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Constraint Name: Shepherds Bush Conservation 
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Applicant: 
Newco 8915 Ltd 
159 St John Street London EC1V 4QJ   
 
Description: 
Demolition of existing buildings and erection of part 7, part 8 storey plus basement 
building for use as Class C1 Hotel with ancillary restaurant and bar; new retail unit 
(Class A1), and supporting facilities, ancillary plant, servicing, cycle parking, plus 
highway, public realm and landscaping improvements. 
 
Please note: This additional reconsultation follows the submission of revised 
information, in response to the quashing of the original planning approval following the 
recent judicial review. 
Drg Nos: 10383-EPR-00-GF-TP-A-0100, 00-GF-TP-A-0101 Rev3, 01-BA-TP-A-0199 
Rev2, 01-GF-TP-A-0200 Rev3, 01-01-TP-A-0201 Rev. 2, 01-02-TP-A-0202, 01-03-TP-
A-0203, 01-04-TP-A-0204, 01-05-TP-A-0205, 01-06-TP-A-0206, 01-07-TP-A-0207, 01-
RF-TP-A-0208, 01-NO-TP-A-401, 01-WE-TP-A-402, 01-EA-TP-A-403, 01-SO-TP-A-
404, 01-EA-TP-A-407, 01-EA-TP-A-410, 01-AA-TP-A-0501, 01-BB-TP-A-0502, 01-CC-
TP-A-0503, 01-DD-TP-A-0504, 00 XX DR SK07, 17072-05 Rev A; 10383-EPR-01-GR-
DR-A-9525; Site Logistics Plan (John F Hunt, Rev 02, 09.04.2018); Demolition Method 
Statement (John F Hunt, Rev 04); Demolition Environmental Management Plan 
(Second Issue, 18.04.2018). 
 
 
Application Type: 
Full Detailed Planning Application 
 
Officer Recommendation: 
 
 That the Committee resolve that the Strategic Director, Growth and Place be 
authorised to determine the application and grant permission up on the completion of a 
satisfactory legal agreement and subject to the condition(s) listed  
below  
 
To authorise the Strategic Director, Growth and Place, after consultation with the 
Director of Law and the Chair of the Planning and Development Control Committee to 
make any minor changes to the proposed conditions or heads of terms of the legal 
agreement, any such changes shall be within their discretion. 

 
 
 1) The works hereby granted consent shall not commence later than the expiration of 

3 years beginning with the date upon which this consent is granted.  
  
 Condition required to be imposed by section 91(1)(a) of the Town and Country 

Planning Act 1990 (as amended by section 51 of the Planning and Compulsory 
Purchase Act 2004). 

 
 2) The development shall be carried out and completed only in accordance with the 

following approved drawing nos:    
  



 

 10383-EPR-00-GF-TP-A-0100, 00-GF-TP-A-0101 Rev3, 01-BA-TP-A-0199 Rev2, 
01-GF-TP-A-0200 Rev3, 01-01-TP-A-0201 Rev2, 01-02-TP-A-0202, 01-03-TP-A-
0203, 01-04-TP-A-0204, 01-05-TP-A-0205, 01-06-TP-A-0206, 01-07-TP-A-0207, 
01-RF-TP-A-0208, 01-NO-TP-A-401, 01-WE-TP-A-402, 01-EA-TP-A-403, 01-SO-
TP-A-404, 01-EA-TP-A-407, 01-EA-TP-A-410, 01-AA-TP-A-0501, 01-BB-TP-A-
0502, 01-CC-TP-A-0503, 01-DD-TP-A-0504, 00 XX DR SK07 

  
 In order to ensure full compliance with the planning application hereby approved 

and to prevent harm arising through deviations from the approved plans, in 
accordance with policies 7.1, 7.2, 7.3, 7.4, 7.6, and 7.21 of the London Plan and 
Policies DC1 and DC2 of the Local Plan (2018). 

 
 3) Prior to the commencement of the demolition phase of the development hereby 

permitted a detailed Demolition Logistics Plan shall be submitted to and approved 
in writing by the Local Planning Authority. These shall include details of the 
delivery locations, restriction of hours of work. The details shall also include the 
numbers, size and routes of demolition and construction vehicles, any vehicle 
holding areas and access arrangements, delivery locations on the site, use of on-
road Ultra Low  Emission Zone compliant Vehicles e.g. Euro 6 and Euro VI, 
provisions within the site to ensure that all vehicles associated with the demolition 
works , and matters relating to traffic management to be agreed. The Construction 
Logistics Plan shall be implemented in accordance with the approved details 
throughout the relevant project period. 

  
 To ensure that demolition works do not adversely impact on the operation of the 

public highway, in accordance with Policy T7 of the Local Plan (2018). 
 
 4) Prior to the commencement of the demolition phase of the development hereby 

permitted a detailed a Demolition Management Plan shall be submitted to and 
approved in writing by the Local Planning Authority. These shall include details of 
the proposed control measures and monitoring for noise, vibration, lighting, 
delivery locations, restriction of hours of work and all associated activities audible 
beyond the site boundary to 0800-1800hrs Mondays to Fridays and 0800-1300hrs 
on Saturdays, advance notification to neighbours and other interested parties of 
proposed works and public display of contact details including accessible phone 
contact to persons responsible for the site works for the duration of the works. The 
details shall also include the use of on -road Ultra Low Emission Zone compliant 
Vehicles e.g. Euro 6 and Euro VI; provisions within the site to ensure that all 
vehicles associated with the demolition works are properly washed and cleaned to 
prevent the passage of mud and dirt onto the highway. The Demolition 
Management Plan and Construction Management Plan shall be implemented in 
accordance with the approved details throughout the relevant project period. 

  
 To appropriately mitigate the impact of the development during demolition in terms 

of noise, vibration, dust, lighting or other emissions from the building site, in 
accordance with Policies CC11 and CC13 of the Local Plan (2018). 

 
 5) Prior to the commencement of the construction phase of the development hereby 

permitted a detailed Construction Logistics Plan shall be submitted to and 
approved in writing by the Local Planning Authority. These shall include details of 
the delivery locations, restriction of hours of work. The details shall also include 
the numbers, size and routes of demolition and construction vehicles, any vehicle 



 

holding areas and access arrangements, delivery locations on the site, use of on-
road Ultra Low  Emission Zone compliant Vehicles e.g. Euro 6 and Euro VI, 
provisions within the site to ensure that all vehicles associated with the demolition 
and construction works , and matters relating to traffic management to be agreed. 
The Construction Logistics Plan shall be implemented in accordance with the 
approved details throughout the relevant project period. 

  
 To ensure that construction works do not adversely impact on the operation of the 

public highway, and ensure impacts on air quality are not adversely affected  in 
accordance with policies CC11, CC13 and T7 of the Local Plan (2018) and 
London Plan Policy 7.14. 

 
 6) Prior to the commencement of the construction phase of the development hereby 

permitted, a Construction Management Plan shall be submitted to, and approved 
in writing by, the Local Planning Authority . These shall include details of the 
proposed control measures and monitoring for noise, vibration, lighting, delivery 
locations, restriction of hours of work and all associated activities audible beyond 
the site 

 boundary to 0800-1800hrs Mondays to Fridays and 0800-1300hrs on Saturdays, 
advance notification to neighbours and other interested parties of proposed works 
and public display of contact details including accessible phone contact to persons 
responsible for the site works for the duration of the works. The details shall also 
include the use of on -road Ultra Low Emission Zone compliant Vehicles e.g. Euro 
6 and Euro VI; provisions within the site to ensure that all vehicles associated with 
the construction works are properly washed and cleaned to prevent the passage of 
mud and dirt onto the highway. The Construction Management Plan shall be 
implemented in accordance with the approved details throughout the relevant 
project period. 

  
 To appropriately mitigate the impact of the development during construction in 

terms of noise, vibration, dust, lighting or other emissions from the building site, in 
accordance with policies CC11 and CC13 of the Local Plan (2018) and London 
Plan (2015) Policy 7.14. 

 
 7) The demolition works hereby permitted shall not be undertaken before: 
  
 (i) approval by the Council of a valid and enforceable building contract and agreed 

demolition plan for redevelopment of the site in accordance with in accordance 
with this listed building consent, or approval by the Council of an alternative means 
of ensuring that it is satisfied that redevelopment of the site will take place within 6 
months of the discharge of contamination conditions attached to this planning 
permission, and that such redevelopment will be carried out without interruption; 

  
 (ii) written notice of the start date for the demolition process has been submitted to 

the Council. Such notification shall be to the Council's Head of Development 
Management and shall quote the application reference number specified in this 
decision letter. 

  
 To ensure that the demolition does not take place prematurely and to safeguard 

the character and appearance of the conservation area and the settings of 
neighbouring listed buildings and to protect the building of merit, in accordance 
with policies DC1, DC4, and DC8 of the Local Plan (2018). 



 

 
 8) Unless the Council agree in writing that a set extent of development must 

commence to enable compliance with this condition, no development shall 
commence until, a remediation method statement is submitted to and approved in 
writing by the Council. This statement shall detail any required remediation works 
and shall be designed to mitigate any remaining risks identified in the approved 
quantitative risk assessment. All works must be carried out in compliance with and 
by a competent person who conforms to CLR 11: Model Procedures for the 
Management of Land Contamination (Defra 2004) or the current UK requirements 
for sampling and testing. 

  
 Potentially contaminative land uses (past or present) are understood to occur at, 

or near to, this site. This condition is required to ensure that no unacceptable risks 
are caused to humans, controlled waters or the wider environment during and 
following the development works, in accordance with Borough Wide Strategic 
Policy CC4 of the Core Strategy and policies DM H7 and H11 of the Development 
Management Local Plan 2013. 

 
 9) Unless the Council agree in writing that a set extent of development must 

commence to enable compliance with this condition, no development shall 
commence until the approved remediation method statement has been carried out 
in full and a verification report confirming these works has been submitted to, and 
approved in writing, by the Council. This report shall include: details of the 
remediation works carried out; results of any verification sampling, testing or 
monitoring including the analysis of any imported soil; all waste management 
documentation showing the classification of waste, its treatment, movement and 
disposal; and the validation of gas membrane placement. If, during development, 
contamination not previously identified is found to be present at the site, the 
Council is to be informed immediately and no further development (unless 
otherwise agreed in writing by the Council) shall be carried out until a report 
indicating the nature of the contamination and how it is to be dealt with is 
submitted to, and agreed in writing by, the Council. Any required remediation shall 
be detailed in an amendment to the remediation statement and verification of 
these works included in the verification report. All works must be carried out in 
compliance with and by a competent person who conforms to CLR 11: Model 
Procedures for the Management of Land Contamination (Defra 2004) or the 
current UK requirements for sampling and testing. 

  
 Potentially contaminative land uses (past or present) are understood to occur at, 

or near to, this site. This condition is required to ensure that no unacceptable risks 
are caused to humans, controlled waters or the wider environment during and 
following the development works, in accordance with Borough Wide Strategic 
Policy CC4 of the Core Strategy and policies DM H7 and H11 of the Development 
Management Local Plan 2013. 

 
10) Unless the Council agree in writing that a set extent of development must 

commence to enable compliance with this condition, no development shall 
commence until an onward long-term monitoring methodology report is submitted 
to and approved in writing by the Council where further monitoring is required past 
the completion of development works to verify the success of the remediation 
undertaken. A verification report of these monitoring works shall then be submitted 
to and approved in writing by the Council when it may be demonstrated that no 



 

residual adverse risks exist. All works must be carried out in compliance with and 
by a competent person who conforms to CLR 11: Model Procedures for the 
Management of Land Contamination (Defra 2004) or the current UK requirements 
for sampling and testing. 

  
 Potentially contaminative land uses (past or present) are understood to occur at, 

or near to, this site. This condition is required to ensure that no unacceptable risks 
are caused to humans, controlled waters or the wider environment during and 
following the development works, in accordance with Borough Wide Strategic 
Policy CC4 of the Core Strategy and policies DM H7 and H11 of the Development 
Management Local Plan 2013. 

 
11) The development (save demolition and site clearance) shall not commence until a 

statement of how 'Secured by Design' requirements are to be adequately achieved 
has been submitted to and approved in writing by the Council. The approved 
details shall be carried out prior to use of the development hereby approved and 
permanently maintained thereafter.  

  
 To ensure a safe and secure environment for users of the development, in 

accordance with Policy DC2 of the Local Plan (2018). 
  
 
12) The development hereby permitted shall not commence (save for demolition and 

site clearance) until further details of a Sustainable Urban Drainage System 
(SUDS), including maintenance programme have been submitted to and approved 
in writing by the council. The details shall aim to achieve greenfield run-off rates, 
with a minimum target of reducing flows by 50% compared to the pre-development 
situation. The SUDS scheme shall be implemented in accordance with the 
approved details prior to occupation of the development hereby permitted, and 
thereafter permanently retained and maintained in line with the agreed plan. 

  
 To ensure that surface water run-off is managed in a sustainable manner, in 

accordance with policy 5.13 of The London Plan 2016 and Policy CC3 of the Local 
Plan (2018). 

 
13) The development hereby permitted shall not commence (save for demolition and 

site clearance) until a maintenance programme for all sustainable drainage 
systems, including timeframes for the planned maintenance measures and 
confirmation of the maintenance provider, have been submitted to, and approved 
in writing by, the Council. The sustainable drainage systems maintenance scheme 
shall be implemented in accordance with the approved details prior to 
occupation/use of the development hereby permitted, and thereafter be 
permanently retained and maintained in line with the agreed plan.  

  
 To ensure that surface water run-off is managed in a sustainable manner, in 

accordance with policy 5.13 of The London Plan 2016 and Policy CC3 of the Local 
Plan (2018). 

 
14) Prior to use/occupation of the development hereby permitted, details shall be 

submitted to and approved in writing by the Council, of the external sound level 
emitted from plant/ machinery/equipment and mitigation measures as appropriate. 
The measures shall ensure that the external sound level emitted from plant, 



 

machinery/equipment will be lower than the lowest existing background sound 
level by at least 10dBA in order to prevent any adverse impact. The assessment 
shall be made in accordance with BS4142:2014 at the nearest and/or most 
affected noise sensitive premises, with all machinery operating together at 
maximum capacity. A post installation noise assessment shall be carried out 
where required to confirm compliance with the sound criteria and additional steps 
to mitigate noise shall be taken, as necessary. Approved details shall be 
implemented prior to occupation/use of the development and thereafter be 
permanently retained. 

  
 To ensure that the amenity of occupiers of the development site/surrounding 

premises is not adversely affected by noise from plant/mechanical 
installations/equipment, in accordance with Policies CC11 and CC13 of the Local 
Plan (2018). 

 
15) Prior to commencement of the development (excluding site clearance and 

demolition), a noise assessment shall be submitted to the Council for approval of 
external noise levels incl. reflected and reradiated noise and details of the sound 
insulation of the building envelope, orientation of habitable rooms away from major 
noise sources and of acoustically attenuated mechanical ventilation as necessary 
to achieve internal room- and (if provided) external amenity noise standards in 
accordance with the criteria of BS8233:2014. Approved details shall be 
implemented prior to occupation of the development and thereafter be 
permanently retained.  

  
 To ensure that the amenity of occupiers of the development site is not adversely 

affected by noise from transport [industrial/ commercial noise sources], in 
accordance with Policies CC11 and CC13 of the Local Plan (2018). 

 
16) Prior to occupation/use of the development hereby permitted, details of anti-

vibration measures shall be submitted to and approved in writing by the Council. 
The measures shall ensure that machinery, plant/ equipment and extract/ 
ventilation system and ducting are mounted with proprietary anti-vibration isolators 
and fan motors are vibration isolated from the casing and adequately silenced. 
Approved details shall be implemented prior to occupation of the development and 
thereafter be permanently retained.  

  
 To ensure that the amenity of occupiers of the development site/ surrounding 

premises is not adversely affected by vibration, in accordance with Policy CC13 of 
the Local Plan (2018). 

  
 
17) Neither music nor amplified voices emitted from the development shall be audible 

at any residential/noise sensitive premises.  
  
 To ensure that the amenity of occupiers of the development site/ surrounding 

premises is not adversely affected by noise, in accordance with Policies TLC5, 
CC11 or CC13 of the Local Plan (2018). 

 
18) The uses hereby permitted shall not commence until all external doors to the 

premises have been fitted with self-closing devices, which shall be maintained in 



 

an operational condition; and at no time shall any external door be fixed in an open 
position.  

  
 To ensure that the amenity of occupiers of the development site/surrounding 

premises is not adversely affected by noise /odour /smoke /fumes, in accordance 
with Policies TLC5, CC11 and CC13 of the Local Plan (2018). 

 
19) Prior to occupation/use of the relevant part of the development hereby permitted, 

details shall be submitted to and approved in writing by the council of the hours of 
use of each commercial part of the development. The uses hereby approved shall 
only operate as per the details approved.  

  
 To ensure that the amenity of the occupiers of the development site/surrounding 

premises is not adversely affected by noise from activities or people at or leaving 
the site, in accordance with Policies TLC5, CC11 and CC13 of the Local Plan 
(2018). 

 
20) No removal of refuse nor bottles/cans to external bins or external refuse storage 

areas shall be carried out other than between the hours of 08:00 to 20:00 on 
Monday to Friday and 10:00 to 18:00 on Saturdays; and at no time on Sundays 
and Public/Bank Holidays.  

  
 To ensure that the amenity of occupiers of the development site/surrounding 

premises is not adversely affected by noise, in accordance with Policies CC11 and 
CC13 of the Local Plan (2018). 

 
21) Prior to commencement of the development (save demolition and site clearance) 

hereby permitted, details of external artificial lighting shall be submitted to and 
approved in writing by the Council. Lighting contours shall be submitted to 
demonstrate that the vertical illumination of neighbouring premises is in 
accordance with the recommendations of the Institution of Lighting Professionals 
in the 'Guidance Notes For The Reduction Of Light Pollution 2011'.  Details should 
also be submitted for approval of measures to minimise use of lighting and prevent 
glare and sky glow by correctly using, locating, aiming and shielding luminaires. 
Approved details shall be implemented prior to occupation of the development and 
thereafter be permanently retained. 

  
 To ensure that the amenity of occupiers of surrounding premises is not adversely 

affected by lighting, in accordance with Policies DM H10 and H11 of the 
Development Management Local Plan. (2013). 

 
22) Prior to the commencement of each of the demolition and construction phases of 

the development hereby permitted, an Air Quality Dust Management Plan 
(AQDMP) in order to mitigate air pollution shall be submitted to and approved in 
writing by the Local Planning Authority. The AQDMP must include an Air Quality 
Dust Risk Assessment (AQDRA) that considers sensitive receptors off-site of the 
development and is undertaken in compliance with the methodology contained 
within Chapter 4 of the Mayor of London 'The Control of Dust and Emissions 
during Construction and Demolition', SPG, July 2014 and the identified measures 
recommended for inclusion into the AQDMP. The AQDMP submitted must comply 
with the Mayor's SPG and should include: Inventory and Timetable of dust 
generating activities during demolition and construction; Site Specific Dust 



 

mitigation and Emission control measures in the table format as contained within 
Appendix 7 of Mayor's SPG including for on-road and off-road construction traffic; 
Detailed list of Non-Road Mobile Machinery (NRMM) used on the site. The NRMM 
should meet as minimum the Stage IV emission criteria of Directive 97/68/EC and 
its subsequent amendments. This will apply to both variable and constant speed 
engines for both NOx and PM. An inventory of all NRMM for the demolition phase 
shall be registered on the NRMM register https://nrmm.london/user-nrmm/register 
prior to the commencement of demolition works; use of on-road Ultra Low 
Emission Zone (ULEZ) compliant Vehicles in accordance with the emission 
hierarchy (1) Electric (2) Hybrid (Electric-Petrol) (3) Petrol, (4) Hybrid (Electric-
Diesel) (5) Diesel (Euro 6 and Euro VI); Details of Air quality monitoring of PM10 
where appropriate and used to prevent levels exceeding predetermined Air Quality 
threshold trigger levels. Developers must ensure that on-site contractors follow 
best practicable means to minimise dust and emissions at all times. Approved 
details shall be fully implemented and permanently retained and maintained during 
the demolition and construction phases of the development 

  
 In the interest of air quality, to comply with the requirements of the NPPF, Policies 

7.14 a-c of The London Plan (2016) and Policy CC10 of the Local Plan (2018). 
 
23) Prior to commencement of above ground works in the development a Ventilation 

Strategy Report to mitigate the impact of air pollution shall be submitted to and 
approved in writing by the Local Planning Authority. The report shall include the 
following information: 

  
 a)  Details and locations of the air intake locations for C1 use class at rear roof 

level 
  
 b) Details and locations of openable windows for C1 use class 
  
 c) Details and location of the air intakes for A1 use class at rear elevations 
  
 d)  Details and locations of ventilation extracts, chimney/boiler flues, to 

demonstrate that they are located a minimum of 2 metres away from the fresh air 
ventilation intakes, openable windows, balconies, roof gardens, terraces 

  
 e) Details of the independently tested mechanical ventilation system for C1 use 

with Nitrogen Dioxide (NO2) and Particulate Matter (PM2.5, PM10) filtration to 
remove airborne pollutants. The filtration system shall have a minimum efficiency 
of 75% in the removal of Nitrogen Oxides/Dioxides, Particulate Matter (PM2.5, 
PM10) in accordance with BS EN ISO 10121-1:2014 and BS EN ISO 16890:2016 

  
 The whole system shall be designed to prevent summer overheating and minimise 

energy usage. The maintenance and cleaning of the systems shall be undertaken 
regularly in accordance with manufacturer specifications, and shall be the 
responsibility of the primary owner of the property. A post installation certificate of 
the approved ventilation strategy shall be submitted to the Council prior to the 
occupation/use of the development. Approved details shall be fully implemented 
prior to the occupation/use of the development and thereafter permanently 
retained and maintained. 

  



 

 In the interest of air quality, to comply with the requirements of the NPPF, Policies 
7.14 a-c of The London Plan (2016) and Policy CC10 of the Local Plan (2018). 

  
  
 
24) Prior to occupation of the development hereby permitted a Low Emission Strategy 

for the operational phase of the development in order to mitigate the impact of air 
pollution shall be submitted to and approved in writing by the Local Planning 
Authority.. The Low Emission Strategy must detail the remedial action and 
mitigation measures that will be implemented to protect receptors (e.g. design 
solutions). This Strategy must make a commitment to implement the mitigation 
measures that are required to reduce the exposure of poor air quality and to help 
mitigate the development's air pollution impacts, in particular non-combustion 
energy generation sources the emissions of NOx and particulates from on-road 
vehicle transport by the use of Ultra Low Emission Vehicles in accordance with the 
emissions hierarchy (1) Cargo bike (2) Electric Vehicle, (3) Hybrid (non-plug in) 
Electric Vehicle (HEV), (4) Plug-in Hybrid Electric Vehicle (PHEV), (5) Alternative 
Fuel e.g. CNG, LPG. Approved details shall be fully implemented prior to the 
occupation/use of the development and thereafter permanently retained and 
maintained. 

  
 In the interest of air quality, to comply with the requirements of the NPPF, Policies 

7.14 a-c of The London Plan (2016) and Policy CC10 of the Local Plan (2018). 
 
25) Prior to the occupation of the development hereby permitted, a report with details 

of the combustion plant in order to mitigate air pollution shall be submitted to and 
approved in writing by the council. The report shall include the following: 

  
 a) Details to demonstrate that the termination height of the shared Flue stack for 

the combustion Plant has been installed a minimum of 2 metres above any 
openable window and/or roof level amenity area of the development plot and meet 
the overriding minimum requirements for Chimney heights memorandum of the 
third edition of the 1956 Clean Air Act.  

  
 b) Details of emissions certificates, and the results of NOx emissions testing of 

each CHP unit, Ultra Low NOx gas boiler and Emergency Diesel Generator Plant 
to demonstrate that all the CHP Plant, Ultra Low NOx Gas fired boilers, 
Emergency Diesel Generator Plant and associated abatement technologies shall 
meet a minimum dry NOx emissions standard of 25 mg/Nm-3 (at 5% O2), 30 
mg/kWh (at 0% O2) and 95 mg/Nm-3 (at 5% O2) respectively by an MCERTS 
accredited laboratory shall be provided following installation and thereafter on an 
annual basis to verify compliance of the relevant emissions standards in part b). 
Where any combustion plant does not meet the relevant emissions Standards in 
part b) above, it should not be operated without the fitting of suitable secondary 
NOx abatement Equipment or technology as determined by a specialist to ensure 
comparable emissions.  

  
 c) Details to demonstrate where secondary abatement is used for the 

Emergency Diesel Generator the relevant emissions standard in part b) is met 
within 5 minutes of the generator commencing operation. During the operation of 
the emergency Diesel generators there must be no persistent visible emission. 
The maintenance and cleaning of the systems shall be undertaken regularly in 



 

accordance with manufacturer specifications. The diesel fuelled generators shall 
only be used for a maximum of 48 hours when there is a sustained interruption in 
the mains power supply to the site, and the testing of these diesel generators shall 
not exceed a maximum of 12 hours per calendar year.  

  
 Approved details shall be fully implemented prior to the occupation/use of the 

development and thereafter permanently retained and maintained. 
  
 In the interest of air quality, to comply with the requirements of the NPPF, Policies 

7.14 a-c of The London Plan (2016) and Policy CC10 of the Local Plan (2018). 
 
26) Prior to commencement of any above ground works, details of the hard and soft 

landscaping of all areas external to the building, including replacement tree 
planting and paving, detailed drawings at a scale of not less than 1:20 shall be 
submitted to and approved in writing by the Council, and the development shall not 
be occupied or used until such landscaping as is approved has been carried out. 
This shall include planting schedules and details of the species, height and 
maturity of any trees and shrubs and proposed landscape maintenance and 
management.  Any landscaping removed or severely damaged, dying or becoming 
seriously diseased within 5 years of planting shall be replaced with a tree or shrub 
of similar size and species to that originally required to be planted.  

  
 To ensure a satisfactory external appearance and biodiversity in accordance with 

policies OS4, DC2 and DC8 of the Local Plan (2018) and in the interest of air 
quality, to comply with the requirements of the NPPF, Policies 7.14 a-c of The 
London Plan (2016) and Local Plan (2018) Policy CC10. 

 
27) The development hereby permitted shall not be occupied or used until a Refuse 

Management Plan, including for recycling, has been submitted to and approved in 
writing by the council. The development shall thereafter be permanently 
occupied/used in accordance with the approved plan.  

  
 To ensure that there is sufficient waste and recycling management provision, in 

accordance with Policy CC7 of the Local Plan (2018). 
  
 
28) No demolition or construction shall commence prior to the temporary enclosure of 

the site being erected in accordance with approved drawing no. 17072-05 Rev A. 
The enclosure shall be retained for the duration of the demolition and construction 
works.  

  
 To ensure that the site remains in a tidy condition during demolition works and the 

construction phase and to prevent harm to the street scene, in accordance with 
policies DC1, DC2 and DC8 of the Local Plan (2018). 

 
29) Details of methods proposed to identify any television interference caused by the 

proposed development, including during the construction process, and the 
measures proposed to ensure that television interference that might be identified is 
remediated in a satisfactory manner shall be submitted to and approved in writing 
by the council prior to the commencement of the development (excluding site 
clearance and demolition) hereby permitted. The approved remediation measures 
shall be implemented immediately that any television interference is identified.  



 

  
 To ensure that television interference caused by the development is remediated, in 

accordance with Policy 7.7 of The London Plan 2016 and Policies DC2 and DC10 
of the Local Plan (2018). 

 
30) Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (or any Order revoking or re-
enacting that Order with or without modification), no aerials, antennae, satellite 
dishes or related telecommunications equipment shall be erected on any part of 
the development hereby permitted.  

  
 In order to ensure that the Council can fully consider the effect of 

telecommunications equipment upon the appearance of the building, in 
accordance with Policies DC1 and DC2 of the Local Plan (2018). 

 
31) Prior to the commencement of the development (excluding site clearance and 

demolition) hereby permitted, a further BREEAM Assessment shall be submitted 
to show how the scheme will meet the `Very Good` rating (including CO2 
reduction targets). The development hereby permitted shall only be carried out in 
accordance with the recommendations set out in the Sustainability Statement 
prepared by Hoare Lea Rev 02. Within 6 months of first occupation/use of the 
premises, confirmation that the development meets the requirements of the 
agreed BREEAM rating shall be submitted (in the form of a post-construction 
BREEAM assessment), to the council for its written approval.  

  
 To ensure that sustainable design is implemented, in accordance with Policy 5.3 of 

The London Plan 2016 and Policies CC1 and CC2 of the Local Plan (2018). 
 
32) No water tanks, water tank enclosures or other structures shall be erected upon 

the flat roofs of the building hereby permitted, without having first been submitted 
to and approved in writing by the council. The development shall only be carried 
out in accordance with the details hereby approved. The development shall be 
permanently maintained as such thereafter.  

  
 To ensure a satisfactory external appearance, in accordance with Policies DC1 

and DC2 of the Local Plan (2018). 
 
33) Detailed drawings, or samples of materials as appropriate, in respect of the 

following, shall be submitted to and approved in writing by the local planning 
authority before the relevant part of the work is begun:  

  
 a) Details including samples of all external materials to be used in the 

development including brick colour, bond, pointing style, mortar colour and mix; 
and roofing material; 

  
 and 
  
 b) A brick sample panel shall be erected on site for the inspection and approval of 

the Council's conservation officer; 
  
 To ensure a satisfactory external appearance and to prevent harm to the street 

scene and public realm, to preserve the character and appearance of the 



 

conservation area; and the setting and special architectural and historic interest of 
the neighbouring listed building in accordance with policies 7.1, 7.6 and 7.9 of the 
London Plan (2016) and policies DC1 and DC2 of the Local Plan (2018). 

 
34) Prior to commencement of the development hereby permitted (save for demolition 

and site clearance), detailed bays of relevant building sections in plan and 
elevation at scale of no less than 1:20 shall be submitted to, and approved in 
writing by, the Council. The development shall be carried out and permanently 
retained in accordance with the approved details. 

  
 To ensure a satisfactory external appearance and to prevent harm to the street 

scene and public realm, to preserve the character and appearance of the 
conservation area; and the setting of the neighbouring listed building in 
accordance with policies 7.1, 7.6 and 7.9 of the London Plan (2016) and Policies 
DC1, DC2 and DC8 of the Local Plan (2018). 

 
35) No advertisements shall be displayed on the external faces of the development 

hereby permitted, or within the site, unless full details of the proposed signage 
have been previously submitted to and approved in writing by the Council. 

  
 To ensure a satisfactory external appearance and to preserve the integrity of the 

design of the building in accordance with Policies DC1, DC2 and DC8 of the Local 
Plan (2018), and to ensure that the amenity of occupiers of surrounding premises 
is not adversely affected by artificial lighting, in accordance with Policy CC12 of 
the Local Plan (2018). 

 
36) The development hereby permitted shall only be carried out in accordance with the 

submitted Flood Risk Assessment, including the implementation of the identified 
flood resilient design measures it contains.  

  
 To reduce the risk of flooding to the proposed development and future occupants 

in accordance with Policy CC4 of the Local Plan (2018) and policies 5.11, 5.13, 
5.14 and 5.15 of the London Plan (2016) and part 10 of and the Technical 
Guidance to the National Planning Policy Framework (2012). 

 
37) The development (excluding site clearance and demolition to slab) hereby 

permitted shall not commence until a drainage strategy detailing any on and/or off 
site drainage works, has been submitted to and approved in writing by, the local 
planning authority in consultation with the sewerage undertaker. No foul or surface 
water from the site shall be discharged into the public system until the drainage 
works referred to in the strategy as approved have been completed. 

  
 To reduce the risk of flooding to the proposed development and future occupants 

in accordance with Policy CC3 of the Local Plan (2018), policies 5.11, 5.13, 5.14 
and 5.15 of the London Plan (2016) and part 10 of and the Technical Guidance to 
the National Planning Policy Framework (2012). 

 
38) The development hereby permitted shall not be occupied or used until the Low & 

Zero Carbon (LZC) Technologies and renewable energy options, as identified 
within the Energy Assessment , prepared by Hoare Lea, dated  27/11/18 Revision 
R3, submitted with the application, have been implemented. The development 
shall thereafter be permanently retained in this form. Any revised energy strategy 



 

for the development site shall be submitted to and approved in writing by the Local 
Planning Authority and shall result in carbon reductions which would not be less 
than 39.2%. 

   
 To ensure that the development is consistent with the Mayor's carbon emissions 

objectives in accordance with Policies 5.5, 5.6, 5.7, 5.8 and 5.9 of the London Plan 
(2016) and in accordance with Policies CC1 and CC2 of the Local Plan (2018). 

 
39) All trees to be retained on this and adjoining the development site shall be 

protected from damage in accordance with BS5837:2012. No construction shall 
take place until any such trees are adequately protected as per BS5837:2012.  

  
 To ensure that trees on site are retained and to prevent harm during the course of 

construction, in accordance with policy OS5 of the Local Plan (2018). 
 
40) Prior to the commencement of work on the relevant part of each Development 

Plot, details of green/brown roofs, including planting and maintenance schedules, 
and ecological enhancement measures for that Development Plot shall be 
submitted to and approved in writing by the Local Planning Authority. Development 
shall accord with the details as approved.  

  
 To ensure the provision of green and brown roofs in the interests of sustainable 

urban drainage and habitat provision, in accordance with policies 5.11, 5.13 and 
7.19 of the London Plan 2016 and Policies CC3 and OS4 of the Local Plan (2018).  

 
41) The rear outside terrace at ground floor level to the west of the building shall only 

be used between 0900 and 18:00 hours Mondays to Sundays, including Bank 
holidays. 

  
 To ensure that control is exercised over the use of these terraces so that undue 

harm is not caused to the amenities of the occupiers of neighbouring residential 
properties as a result of noise and disturbance, particularly in the quieter night time 
hours, in accordance with policy CC11 of the Local Plan (2018). 

 
42) Prior to commencement of the use, details shall be submitted to and approved in 

writing by the Council, of the installation, operation, and maintenance of the odour 
abatement equipment and extract system, including the height of the extract duct 
and vertical discharge outlet, in accordance with the 'Guidance on the Control of 
Odour and Noise from Commercial Kitchen Exhaust Systems' January 2005 by 
DEFRA.  Approved details shall be implemented prior to the commencement of 
the use and thereafter be permanently retained. 

  
 To ensure that the amenity of occupiers of the development site/ surrounding 

premises is not adversely affected by cooking odour, in accordance with Policy 
CC13 of the Local Plan (2018). 

 
43) The permitted use shall not commence until the parking spaces for use by 

disabled persons (which shall be clearly marked out as such) as detailed on 
drawing no. 01-GF-TP-A-0200 Rev. 3, have been provided. This arrangement 
shall thereafter be retained permanently. 

  



 

 To ensure the provision and permanent retention of space for parking purposes for 
disabled persons, in accordance with London Plan (2016) Policy 7.2, Policy T5 of 
the Local Plan (2018), and Key Principles DA1, DA2 and DA3 of the Planning 
Guidance Supplementary Planning Document (2018).  

 
44) There shall be no access to the open areas to the rear (west) of the building at 

roof level, except for maintenance purposes. 
  
 To ensure that the amenities of the surrounding residential occupiers are not duly 

affected by overlooking and noise and disturbance, in accordance with policies 
DC2 and HO11 and Key Principle HS8 of the Planning Guidance Supplementary 
Planning Document (2018). 

 
45) The hotel use hereby permitted shall have a maximum of 214 bedrooms as 

detailed on approved drawing nos: 01-BA-TP-A-0199 Rev2, 01-GF-TP-A-0200 
Rev3, 01-01-TP-A-0201 Rev2, 01-02-TP-A-0202, 01-03-TP-A-0203, 01-04-TP-A-
0204, 01-05-TP-A-0205, 01-06-TP-A-0206, 01-07-TP-A-0207, 01-RF-TP-A-0208. 

   
 To safeguard the amenities of surrounding neighbours from noise disturbance, in 

accordance with Policies CC11 and CC13 of the Local Plan (2018). 
 
46) The development shall not be occupied until the cycle storage arrangements 

indicated on approved drawing 01 GF TP-A-0200 Rev. 3, which shall include no 
less than 16 bicycle parking spaces to serve staff and guests of the hotel have 
been provided and made available. The facilities shall be permanently retained 
thereafter.   

    
 To ensure the suitable provision of cycle parking within the development to meet 

the needs of future site occupiers, in accordance with policy 6.9 of The London 
Plan 2016 and Policy T3 of the Local Plan (2018). 

 
47) Prior to the first use or occupation of the retail unit hereby approved, 14 short stay 

cycle parking spaces shall be created in accordance with the details shown on 
approved drawing no. 10383-EPR-01-GR-DR-A-9525. Thereafter all of the cycle 
parking spaces shall be permanently retained in this form thereafter. 

  
 To ensure the satisfactory provision of cycle parking, in accordance with policy 6.9 

of The London Plan 2016 and Policy T3 of the Local Plan (2018). 
  
 
48) Prior to the occupation of the basement hereby approved, a non return valve and 

pump device should be installed to prevent sewage 'back-surging' into the 
basement in times of heavy rain and to allow the property's sewage to continue to 
flow properly into the sewer network. 

  
 To protect the new units from flooding, as recommended by Thames Water and in 

accordance with Policies DC11 and CC4 of the Local Plan (2018). 
 
49) The development (excluding site clearance and demolition to slab) hereby 

permitted shall not commence until impact studies of the existing water supply 
infrastructure have been submitted to, and approved in writing by, the local 
planning authority (in consultation with Thames Water). The studies should 



 

determine the magnitude of any new additional capacity required in the system 
and a suitable connection point.  

  
 To ensure that the water supply infrastructure has sufficient capacity to cope with 

the/this additional demand, in accordance with Part 10 of the NPPF. 
 
50) No piling shall take place until a piling method statement (detailing the depth and 

type of piling to be undertaken and the methodology by which such piling will be 
carried out, including measures to prevent and minimise the potential for damage 
to subsurface water infrastructure, and the programme for the works) has been 
submitted to and approved in writing by the local planning authority in consultation 
with Thames Water. Any piling must be undertaken in accordance with the terms 
of the approved piling method statement.  

  
 The proposed works will be in close proximity to underground water utility 

infrastructure. Piling has the potential to impact on local underground water utility 
infrastructure. 

  
 
51) Prior to the occupation of the development hereby permitted, details of the 

construction of green infrastructure (including details of planting species and 
maintenance) in order to mitigate air pollution for public and private amenity area's 
on the site boundaries with Shepherds Bush Green (A219) shall be submitted to 
and approved in writing by the Council. The green infrastructure shall be 
constructed and planted in full accordance with 'Using Green Infrastructure to 
Protect People from Air Pollution', Mayor of London, GLA, April 2019 guidance 
document within the first available planting season following completion of 
Buildings. Any plants which die, are removed, become seriously damaged and 
diseased within a period of five years from completion of these buildings shall be 
replaced in the next planting season with others of similar size and species. 
Approved details shall be fully implemented prior to the occupation/use of the 
development and thereafter permanently retained and maintained. 

  
 In the interest of air quality, to comply with the requirements of the NPPF, Policies 

7.14 a-c of The London Plan (2016) and Policy CC10 of the Local Plan (2018). 
 
 
 
 
Justification for Approving the Application: 
 
 
 
  1) Land Use: The principle of the proposed hotel development is considered to 

be appropriate in land use terms.  The loss of office is considered acceptable 
under Policy E2 of the Local Plan (2018). The loss of the college is considered 
acceptable under Policy CF2 of the Local Plan (2018). The proposed development 
would promote the vitality and viability of Shepherd's Bush Town Centre. The new 
hotel use together with the ancillary retail, restaurant and bar use is considered to 
be an appropriate use for this town centre location, which is highly accessible by 
public transport. Section 1 of the NPPF (2012), London Plan (2016) Policies 4.5, 
and 4.7, and policies  



 

  
 2) Design and heritage: The proposal would use innovative design principles to 

redevelop this site. The proposal would respect the local architectural and 
townscape importance and the setting of the adjacent listed buildings and 
buildings of merit. The visual amenities of the area would be enhanced through 
improved aesthetics. The proposal would use contemporary yet acceptable 
materials, that would preserve and enhance the appearance, character and views 
of the conservation area. Policies DC1, DC2 and DC8 of the Local Plan (2018) 
and Policies 7.6 and 7.9 of The London Plan 2016 are thereby satisfied. 

  
 3) Highways matters: There would be no adverse impact on traffic generation 

and the scheme would not result in congestion of the primary road network. No 
general car parking would be provided and the development is not considered to 
contribute significantly towards pressure on on-street parking, subject to 
satisfactory measures to discourage the use of the private car which would be 
contained in a Travel Plan, secured by legal agreement. Subject to the completion 
of a satisfactory legal agreement preventing coach party bookings, the 
development would not generate congestion or disturbance as a result of coach 
parking. Acceptable provision would be made for cycle parking. The public 
transport accessibility level of the site is high. Acceptable provision for servicing 
and the storage and collection of refuse and recyclables would be provided. The 
proposal is thereby in accordance with policies CC7, T1, T3, T4 and T7 of the 
Local Plan (2018). 

  
 4) Sustainability: The application proposes a number of measures to reduce 

CO2 emissions from the baseline using passive design measures. Any shortfall 
would be off-set by a developer contribution towards off-site carbon reduction 
measures. Renewable technologies would also be included as part of the 
development. The proposal would seek to reduce pollution and waste and 
minimise its environmental impact. Policies CC1 and CC2 of the Local Plan (2018) 
and Policies 5.2, 5.5, 5.6 and 5.7 of The London Plan 2016 are therefore satisfied. 

  
 5) Amenity: On balance, the impact of the proposed development upon 

adjoining occupiers is not considered unacceptable. Measures would be secured 
by conditions to minimise noise and disturbance to nearby occupiers from the 
development. In this regard, the development would respect the principles of good 
neighbourliness, and thereby satisfy Policies DC1, DC2 and HO11 of the Local 
Plan (2018). 

  
 6) Safety and Access: The development would provide a safe and secure 

environment for all users in accordance with London Plan Policy 7.3 and Local 
Plan (2018) Policy DC2. The proposal would provide ease of access for all people, 
including disabled people, in accordance with London Plan Policy 4.5, Core 
Strategy Policy H4 and Key Principles DA1, DA22 and DA3. 

  
 7) Land Contamination: Conditions would ensure that the site would be 

remediated to an appropriate level. The proposed development therefore accords 
with policy 5.21 of The London Plan, and Policy CC9 of the Local Plan (2018). 

 
 
--------------------------------------------------------------------------------------------------------------------- 
 



 

LOCAL GOVERNMENT ACT 2000 
LIST OF BACKGROUND PAPERS 

 
All Background Papers held by Andrew Marshall (Ext:  4841): 
 
Application form received: 5th May 2017 
Drawing Nos:   see above 
 
 
Policy documents: National Planning Policy Framework (NPPF) 2019 

The London Plan 2016 
LBHF - Local Plan 2018 
LBHF – Planning Guidance Supplementary Planning Document  
2018 

 
 
Consultation Comments: 
 
Comments from: Dated:  
Hammersmith & Fulham Historic Buildings Group 03.08.17 
The Hammersmith Society 06.09.17 
Thames Water - Development Control 09.06.17 
Historic England London Region 30.05.17 
Hammersmith And Fulham Disability Forum 27.07.17 
Thames Water - Development Control 27.12.17 
 
 
Neighbour Comments: 
 
Letters from: Dated: 
 
45A Stanlake Road London W12 7HG   06.06.17 
54 Pennard Road London W12 8DS   11.06.17 
Dorsett Shepherds Bush 58 Shepherds Bush Green W12 8QE  16.06.17 
Kemp House 152 City Road London EC1V 2NX  06.09.17 
68 Pennard Road London W12 8DS   15.06.17 
202 Uxbridge Road London W12 7JP   17.04.19 
202 Uxbridge Road London W12 7JP   05.04.19 
62 Pennard Road London W12 8DS   05.03.19 
64 Pennard Road London W12 8DS   05.03.19 
70 Pennard Road London W12 8DS   05.03.19 
45 Pennard Road London W12 8DW   05.03.19 
72 Pennard Road London W12 8DS   15.02.18 
Bush Theatre 7 Uxbridge Road London W12 8LJ  09.10.17 
56 Pennard Road London W12 8 DS   13.02.18 
FLAT 3, BUSH GREEN HOUSE, PENNARD RD 
    SHEPHERDS BUSH GREEN LONDON W12 8LL  10.07.17 
45 Stanlake Road London W12 7HG   13.02.18 
45 Stanlake Road London W12 7HG   08.02.19 
45 Stanlake Road London W12 7HG   22.03.19 
74 pennard road London w12 8ds   13.02.18 
2 Bellridge Place Knotty Green Beaconsfield HP9 2DN  13.02.18 



 

Flat 2, Bush Green House Pennard Road London W12 8LL  14.06.17 
2 Library Mansions Pennard Road London W12 8DR  19.06.17 
70 Pennard Road United Kingdom London W12 8DS  13.02.18 
70 Pennard Road London W12 8DS   14.06.17 
Flat B 52 Pennard Road London W12 8DS  04.02.19 
Flat B 52 Pennard Road London W12 8DS  01.02.19 
70 Pennard Road London London W12 8DS  08.02.19 
72 Pennard Road London W12 8DS   08.02.19 
70 Pennard Road London W12 8DS   14.03.19 
7 Uxbridge Road     13.02.19 
Flat B 52 Pennard Road London W12 8DS  31.01.19 
56 Pennard Road London W12 8DS   06.02.19 
56 Pennard Road London W12 8DS   18.03.19 
72 Pennard Rd London W12 8DS   08.02.19 
56 Pennard Road London W12 8DS   06.02.19 
56 Pennard Road London W12 8DS   18.03.19 
41 Stanlake Road London W12 7hg   26.03.19 
45 Stanlake Road London W12 7HG   11.02.19 
52B Pennard Road London W12 8DS   14.02.19 
44 Warbeck Road London W128NT   22.05.19 
55 Pennard Road London LONDON W12 8DW  18.01.19 
Flat B 52 Pennard Road London W12 8DS  14.02.19 
Flat 3, Bush Green House Pennard Rd London W12 8LL  21.03.19 
 
 
OFFICER REPORT 
 
This application was previously reported to Planning and Development Control 
Committee in October 2017. A S.106 legal agreement was signed in February 2018. 
 
(i) Following a successful claim for Judicial Review by a local resident, the High Court 
quashed the original planning permission. The Judge found that the daylight and 
sunlight report, prepared by GIA, misinterpreted the BRE guidance, and that the 
presentation of the results were significantly misleading and that this was reflected in 
the Officer's report, with the result that Members of the Committee were misled with 
regards to the true impact of the proposed development on neighbouring properties on 
Pennard Road. For this reason, the Judge found that the decision to grant planning 
permission was unlawful and that the planning permission granted by the Council was 
quashed. 
 
(ii) In her written judgement, the Judge clearly sets out why she considered that 
Councillors were significantly misled, namely: 
 
a) They were not told that a reduction in the distribution of daylight is a separate distinct 
reason why daylight may be affected; 
b) They were not informed that the No Sky Line (NSL) results were indicating losses in 
daylight distribution in the Pennard Road properties, some of which appear significant, 
although much might depend on the use of the rooms in question. 
c) In contrast, where it existed, NSL compliance was drawn to their attention as a 
reason for them to take comfort in the overall reduction in amount of daylight at the 
relevant properties; 



 

d) Councillors were not therefore in a position to form a judgement on the impacts of 
daylight distribution at properties on Pennard Road or aware that they needed to do so. 
 
(iii) The judge notes that none of this appeared to be the fault of the Planning Officer, 
who simply repeated the analysis put before him in the GIA report. 
 
(iv) What should have happened, in the Judge's view, was that Councillors should have 
been informed about the NSL exceedances but advised that much might depend on the 
use of the rooms in question. 
 
(v) To address these matters, the applicants have submitted a revised daylight and 
sunlight report, again prepared by GIA, which seeks to address the errors of 
interpretation of the BRE guidance and the misleading presentation of the results. The 
Council has also commissioned an independent review of this document by an expert 
specialist daylight and sunlight surveyor. 
 
(vi) In addition, Officers have also assessed the proposals in accordance with the Local 
Plan (2018) and Planning Guidance Supplementary Planning Document (2018) as the 
original application was first determined under the superseded Core Strategy (2011) 
and Development Management Local Plan (2013). 
 
1.0 BACKGROUND 
 
1.1. The site is currently occupied by a pair of commercial buildings, Threshold House 
and Union House, of matching design dating from the late 1950s. Both buildings 
comprise mostly low specification vacant office floorspace, which has in recent times 
been subdivided in an ad-hoc manner to suit temporary occupiers.  The ground floor 
also accommodates some retail units with generally poor replacement shop frontages. 
 
1.2. The buildings have reached the end of their useful life and site has been identified 
as a future development opportunity by the Council.  Neither buildings are able to offer 
the size or flexibility of floorplate which is desired by prospective companies looking to 
move into the area.    
 
1.3. The site lies on the west side of Shepherds Bush Green in Shepherds Bush town 
centre, and lies within the wider White City Opportunity area. It is Council Policy to 
strengthen the historic town centre by encouraging commercial and leisure based 
development that will help regenerate and establish a long-term viability for the town 
centre and links with the wider opportunity area. 
 
1.4. The immediate neighbour to the north is Lawn House which is a red-brick 
commercial building from the 1980s, and to the south is Dorsett Hotel, a successful 
refurbishment of the former Odeon grade II listed building, which forms the centrepiece 
to the west side of the Green. To the west, the scale of the built form reduces 
considerably and the site adjoins the rear boundaries of the rear gardens of the terraced 
properties in Pennard Road. 
 
1.5. The site faces the heavily-trafficked Shepherds Bush gyratory around the Green. 
The perimeter of the Green is lined by several mature London Plane trees giving a soft 
screen through which the buildings are viewed from around the open space. The Green 
has a varied character to each of its three sides. The west side consists primarily of 
individual stand-alone buildings, and was the focus for leisure and entertainment use. 



 

 
1.6. The site lies within the Shepherds Bush conservation area and there a number of 
heritage assets in the wider area, including the neighbouring Dorsett Hotel (Grade II 
listed), the Odeon cinema 60 Shepherds Bush Green (Grade II listed) and the 
Walkabout, identified as a Building of merit by the Council. 
 
1.7. The area is well served by public transport with a Public Transport Accessibility 
Level (PTAL) of 6a, on a scale of 1-6a/b where 1 is 'poor' and 6 being rated as 
'excellent'. The Hammersmith and City Line Stations at Goldhawk Road and Shepherd's 
Bush Market are both approximately 300m from the site and the Central Line station at 
Shepherd's Bush is approximately 450m away. There are also numerous bus routes 
which stop outside the property on Shepherd's Bush Green. 
 
Relevant planning history: 
 
1.8. The planning history of the existing buildings on site date back to the 1950s and 
1960s. The Council's planning records indicate that the operative planning consent for 
Threshold House was granted in 1954, when permissions were secured for "the 
erection of a five-storey building with a two storey back addition and space for car 
parking with access" (1954/00450/HIST) and "the erection of an office building" 
(1954/00451/HIST). The operative planning consent for Union House appears to date 
back to 1960, when planning consent was granted for "the erection of a six-storey office 
building" (1960/00555/HIST). 
 
1.9. Historically, the office floorspace within both buildings was used as overspill BBC 
office accommodation until the year 2000. Between 2000 and 2016 the office 
accommodation was crudely sub-divided into ad-hoc spaces for short term licenses 
(typically 12-month terms). All office tenancies expired at the end of 2016. 
 
1.10. Grafton College (a higher education institution offering courses in London, Dublin 
and Islamabad) also previously occupied floorspace at ground, first and second floor 
levels. In 2012, the College obtained planning permission for the use of 400sqm of the 
ground and first floor for use as an education centre and training college (ref. 
2012/03184/FUL) for use by no more than 150 students at any one time. Although the 
second floor was also used by the College, it is not clear that planning permission was 
ever obtained for use of the second for as an education centre and therefore the use of 
this floorspace is likely to remain within office use. 
 
1.11. The ground floor level of Threshold House was most recently occupied by the Post 
Office, Dessertz café and a hair and beauty salon. The building is now completely 
vacant and internal strip out works have begun. 
 
1.12. Until 2017, the Post Office occupied 3,400 sq ft (316sq m net) of retail floorspace. 
During 2016 the Post office undertook statutory consultation on a proposed relocation of 
the facility as part of a nationwide reconfiguration of PO counter services. In March 
2017, the Post Office issued a public notice that, having considered over 200 
representations, it decided to relocate the service into a branch of WH Smith in 
Westfield White City Shopping Centre.  
 
 
 
 



 

Proposal: 
 
1.13 The current application seeks planning permission for demolition of the existing 
buildings and erection of a part 7, part 8 storey plus basement building for use as  a 
hotel (Class C1) containing 214 rooms, with an ancillary restaurant and bar; a new retail 
unit (Class A1), and supporting facilities, ancillary plant, servicing, cycle parking, plus 
highway, public realm, and landscaping improvements. 
 
Pre-application engagement and community involvement: 
 
1.14 In respect of community involvement, the applicants undertook a continuous 
programme of engagement with local stakeholders throughout a pre-application period 
of approximately 13 months. 
 
1.15 This included pre-application meetings with officers; two full-day exhibitions of the 
scheme proposals held on site (November 2016 and March 2017); engagements with 
the Hammersmith Society and Hammersmith & Fulham Historic Buildings Group and 
other local amenity groups; councillor briefings; meetings with tenants and residents 
representatives; the Shepherds Bush Town Centre Forum; meetings with the Bush 
Theatre; the Dorsett Hotel; and two presentations to the council's Design Review Panel.  
 
1.16 The emerging proposals were first presented to the Design Review Panel on 23 
November 2016. The panel welcomed the prospect of a new Hoxton hotel, which would 
strongly support the further regeneration of the Green. It was noted that the Dorsett had 
been a benefit to the area and it was considered that the Hoxton would be a valuable 
addition to the activity along the west side of this space. 
 
1.17 The Panel supported the active frontage and outdoor dining along the building 
frontage that would be possible. The panel felt the scheme did not yet meet the 
architectural opportunities of its site and that the facade design was somewhat under-
whelming, and over-scale in relation to the Dorsett Hotel. It was felt that there should be 
'a winner' between the three pavilion elements proposed within the front elevation, and 
that this most prominent element should relate more directly to the main entrance, thus 
focussing this more clearly. 
   
1.18 In response to the comments received from the DRP and other interested parties, 
the emerging proposals were comprehensively reviewed and a number of significant 
improvements and amendments were made to the scheme.  The key amendments 
made were as follows:  
 
- Height and massing of the scheme was revised so as not to challenge the Dorsett. 
The overall height of the scheme was reduced and special quality to upper floors 
introduced through façade details. 
 
- A 'winner' pavilion was introduced to the centre through height and alternative window 
style, providing a strong connection between tallest element and main entrance and a 
beacon for way-finding. 
 
- Lighter brickwork was introduced to address the 'heaviness'. The base was also toned 
down to better integrate with the upper floors. 
 



 

1.19 The revised pre-application proposals were presented for a second time to the 
Council's Design Review Panel on 21 February 2017, who welcomed the revised 
massing strategy. The moving of the focus of height /mass and centre of gravity away 
from the listed Dorsett Hotel (to a more balanced relationship centred on the central 
bay) was considered to be positive, providing the building with more confidence, 
integrity and individual identity whilst remaining a polite neighbour.  
 
1.20 The Panel welcomed the change in brick colour at the base of the building to a 
lighter tone, and the proposed programme to engage with the public realm along the 
important street frontage of Shepherd's Bush Green, taking advantage of the 
opportunity to provide much needed animation. The Panel welcomed the scheme in 
principle and advised recommended that the detailed design continue to be developed 
to address to address the following comments:  
 
1. The central portion should read more strongly and be more confident;  
2. The central top part of the building could be better articulated and break the cornice 
line;  
3. The top of the building should have an aspirational quality; 
4. More depth and richness could be added to the front facade;  
5. An improved hierarchy between the top, middle and base of the building should be 
established;  
6. Stronger immediate and detailed scales should be explored;  
7. Windows could benefit from a finer grain to assist with the facade scale;  
8. The ground floor space could be more permeable visually and physically;  
9. Servicing strategies should avoid compromise to the boundary tree amenity for 
residents;  
10. The southern and northern elevations should celebrate their visual prominence;  
11. The handover between elevations should be reviewed.  
1.21 In response to further consultation exercises and the above DRP comments, the 
applicants introduced a number of detailed design measures prior to the submission of 
the application. 
1.22 The applicant has also continued an ongoing dialogue with interested parties 
throughout the application period with interested parties including residents of Pennard 
Road and the proposals have been revised in response to application consultation 
feedback. 
 
2.0 PUBLICITY AND CONSULTATATION RESPONSES 
 
Consultation on original application, September 2017: 
 
2.1 When the application was first received, it was advertised as a major development 
and was publicised by way of a press notice and site notices. 698 residential 
owners/occupiers and commercial operators in the neighbourhood were also notified by 
letter advising of the planning application. 
 
2.2 In total, 8 objections were received, from neighbouring properties in Bush Green 
House, Library Mansions, Pennard Road and the Dorsett Hotel. The objections received 
can be summarised as follows: 
 
- Concerns regarding noise and disturbance associated with building works, following 
building works at Dorsett Hotel and Bush theatre.  



 

- Objection to another hotel in Shepherds Bush next to the Dorsett. The existing building 
should be reused by an existing business. 
- Loss of privacy. 
- Loss of daylight, sunlight, and overshadowing. 
- This is a densely populated area with no parking, so building another hotel is a bad 
idea. 
- The proposed development would have a dominating impact, and our right to the quiet 
enjoyment of our properties, as per Article 8 of the Human Rights Act. 
- Concerns regarding the height and bulk of the new building which exceeds the existing 
building. 
- With respect to Landscaping and trees the current proposal is vague in relation to the 
existing trees between the rear of the residential properties on Pennard Road and the 
new development which contribute to the privacy for residents. Concerns regarding the 
loss of these trees which would result in loss of privacy.  Also concerns regarding harm 
to biodiversity and character of the area associated with the loss of these trees. The 
planting of young trees will not provide the same benefits as described above. 
 
2.3 The Dorsett Hotel objected to the proposal and raises the following concerns: 
 
- Concerns regarding the impact the development would have on the operation the 
Dorsett Hotel. 
- The proposed development would result in an impact to the surrounding residential 
area and our hotel. Currently we have not been fully consulted by the applicant on their 
scheme and more specifically on how they are proposing to deal with the impact to our 
operation. 
- Concerns regarding the proposed transport and servicing to the new hotel. 
- Concerns regarding loss of daylight and sunlight.  
- How the proposed hotel will be built and what measures are proposed to be 
implemented to have minimal impact on our operation. 
 
2.4 Four responses were received in support of the application from neighbouring 
properties, including neighbours in Pennard Road and Bush Theatre.  Comments can 
be summarised as follows: 
 
- Great news to see an uninteresting building go away and for something new which 
enhances the area. Hope the same awaits other monstrosities which have spoilt the 
green over time. 
 
2.5 The following groups and statutory bodies were also consulted: Hammersmith and 
Fulham Historic Buildings Group, Hammersmith Society, Pennard Neighbourhood 
Watch, Greenside Residents Action Group, Grampians Residents Association, Granville 
Mansions Association; Shepherd's Bush Town Centre Manager, Crime Prevention 
Design Advisor, Environment Agency, Historic England; Thames Water, Transport for 
London, London Fire and Emergency Planning Authority. 
 
2.6 The Hammersmith and Fulham Historic Buildings Group also responded in support 
of the proposal. They stated: 
 
- We consider that the current proposals are much more acceptable than earlier pre-
application versions.  



 

- We are pleased to note that the two wings have been set back giving the central 
section more prominence and breaking the building line. This distinction is increased by 
the differing pattern of the glazing bars.  
- We note that the windows on the rear elevation are smaller, resulting in an overall 
reduced percentage of glazing compared to the existing building. 
- Given the reduced height and the stepping back of the southern wing, the building now 
sits more comfortably next to the Dorsett Hotel which we consider should be the 
dominant structure at this end of the Common. 
- We are pleased to note that the plant and machinery on the roof will be behind 
occluded glazing on the front elevation. 
- We feel the success of the scheme will be dependent on the tone of the brickwork, 
therefore we request that we can view brick samples prior to approval. 
 
2.7 The Hammersmith Society also responded objecting to the proposal. They stated: 
 
- We were initially invited by the development team in November 2016 to a joint viewing 
of preliminary proposals together with members of the Hammersmith and Fulham 
Historic Buildings Group. 
- We wrote a response on 1 December and welcomed the community aspects of the 
proposed Hoxton Hotel, and supported the Change of Use. We also welcomed the 
ground floor 'retail plinth' and the choice of brick as the overall material, which we felt 
should be empathetic with that used on the Dorsett Hotel. We expressed concerns 
about the height and bulk specifically in relation to the adjoining Dorsett Hotel: We were 
also concerned at the overbearing effect onto the residential properties in Pennard 
Road, particularly at the northern end of the site. We thought that the three block 
elements of the design should be more articulated in a symmetrical overall elevation 
onto the Green, with lower sections at each end. 
- We were sent some draft revised coloured drawings of the east elevation in February 
of this year. These appeared to largely overcome our concerns about the bulk and form 
of the proposals. 
- We have studied the latest revisions which now form the basis of this application. We 
are pleased to note that the elevations have been further revised in their bulk and 
articulation, and that the two bookends of the composition are both lower and set back 
from the central section. The introduction of a largely glazed clerestory upper floor 
treatment is welcome as an effort to reduce the bulk of the scheme, although we still 
feel that the overall height is still too dominant in its relationship with the Dorsett Hotel. 
- We are disappointed that nowhere in the documentation could we find an east 
elevation (or front on visualisation) showing the two buildings in context. We also note 
that despite the stepping back of the rear west elevation in section, there is still 
infringement of the daylight angles from the properties on Pennard Road: This is hardly 
acceptable for a new building. 
- We still find the overall design is mediocre and uninspired and in our opinion, should 
aspire to be better. We note that the styling of the brickwork is described in the 
documentation (eg. The Planning Statement) as 'warehouse/industrial', apparently 
welcomed by Council officers and the Design Review Panel. This aspiration is in itself 
laudable and there many excellent examples of the type (eg. The Dimco and 
DunnHumby buildings locally) where simple design and assured detailing around 
windows and elsewhere lift them above the ordinary and provide suitable dignity. This 
building requires similar uplifting in its detail design. 
- In our initial response in December, we also commented on the importance of the 
choice of brickwork. Early proposals indicated a colouring similar to the Dorsett Hotel, 
which we would welcome. However, the latest colour renderings indicate a much paler 



 

reddish yellow brick for the main areas which we feel would be less suitable. We agree 
with the HBG that before the colour of this and the grey brickwork for the ground floor 
are chosen that there should be further consultation based on a large-scale sample 
panel on site. 
- We are pleased to note that the existing trees on the Green are to be protected as part 
of the proposals. There is limited opportunity for soft landscaping on the site but we 
welcome the new trees proposed at the rear of the site to assist with screening to the 
Pennard Road properties. We would emphasise the importance of consultation with the 
residents affected. 
- While we welcome the principle of a Hoxton hotel and the retail element in this 
location, and its potential community benefits, we are disappointed with its architectural 
expression which we feel could be further improved. We are also concerned at the 
overbearing nature of the proposed building on the residents of Pennard Road. We 
therefore suggest that a decision is refused or deferred while the design is 
reconsidered. 
 
2.8 Planning matters raised by residents, businesses and consultees not commented 
on above will be discussed in the body of the report. 
 
2.9 Historic England raised no objection.  
 
2.10 Thames Water raised no objection subject to conditions.  
 
Consultation on amended application, January 2019: 
 
2.11 Following receipt of the updated daylight and sunlight study in December 2018, 
further notifications were carried out, giving residents the further opportunity to comment 
on the revised information. 
 
2.12    In response, 4 support comments were received from 3 properties (55 and 56 
Pennard Road, and the Bush Theatre at 7 Uxbridge Road), making the following 
comments:  
 
- The site currently blights Shepherd's Bush Town Centre, and every effort must be 
made to accelerate the development proposals to ensure a high-quality operator can 
progress to reignite the local area 
- The Hoxton is a tremendous supporter of local culture and plays a vital role in 
enhancing the offer in the northern wards of Hammersmith and Fulham 
- Two of the support comments registered did not contain any specific comments. 
 
2.13 In addition 5 objection comments were also received from 4 properties (52B, 70 
and 72 Pennard Road and 45 Stanlake Road) making the following comments: 
 
- The proposed building is significantly higher than the existing and does not meet the 
tests set out in Local Plan Policy DC3 
- Development does not meet the tests set out in Local Plan Policy DC8 with regards to 
heritage and conservation 
- Will result in inconvenience, noise, and pollution for those who live on Pennard Road 
- Tree removal will cause heave and subsidence of properties on Pennard Road 
- Project remains unchanged and therefore the same concerns are raised as per 
comments to the original planning application 



 

- Massive breaches of residential amenity in terms of openness, daylight, privacy, 
outlook, and noise 
- No effort to adapt the supporting documentation to the 2018 Local Plan, no mention of 
updated policy principles 
- Council urged to reassess the proposals in their entirety, on the basis that the 
developers misled residents and council officials 
- NSL method that has been added to the report show significant losses to Pennard 
Road properties 
- Noise disturbance from restaurant of ground floor. 
 
2.14 A further revised version of the Daylight and Sunlight Report was received dated 
28.02.2019, and as a result new neighbour letters were sent out  (7th March 2019) 
giving residents opportunity again to comment on the updated information.  
 
2.15 In response two support comments were received from one property (56 Pennard 
Road). The support comments did not give any specific reasons for supporting the 
development. 
 
2.16 7 objection comments have been received from 5 properties (62, 64, and 70 
Pennard Road, 45 Stanlake Road, and Flat 3, Bush Green House). No new matters 
have been raised in previous consultation responses. 
 
- Extra traffic on Pennard Road, e.g. for trucks for the development 
- How many brand new developments do we need from Wood Lane to Shepherd's Bush 
Green, surely the market is over-saturated by now 
 
2.17 In addition, Officers received emails from three residents requesting additional 
time to respond to the latest consultation in order to commission their own daylight and 
sunlight assessments. (Officer Comment:  We have not been provided with any 
daylight/sunlight assessment as commissioned by residents).  
 
2.18    It was also advised that some of the letters had not clearly stated response 
dates. Accordingly, a further round of letters was sent on the 29th March 2019.  This 
generated 1 objection and 1 letter of support, neither of these raised any new issues.  
 
3.0 PLANNING CONSIDERATIONS 
 
3.1 The main planning considerations to determine the merit of the proposed 
development are: land use and acceptability of a hotel use in this location; the scale, 
bulk, design and appearance of the proposed building; the impact of the development 
on the street scene and character and appearance of the conservation area and setting 
of adjacent listed buildings and buildings of merit; impacts on the existing amenity of the 
neighbouring properties in terms of noise, light, privacy, outlook and glare; traffic 
generation, servicing and parking; accessibility; energy efficiency and sustainability; and 
environmental impacts. 
 
+ PRINCIPLE 
 
3.2 The NPPF supports the delivery of mixed and balanced communities, with the key 
focus being on growth, regeneration, and development. It supports the effective use of 
land by reusing land that has been previously developed (brownfield land). 
 



 

3.3 The site is located within the historic core of Shepherd's Bush Metropolitan Centre 
where hotel and leisure uses are supported in strategic terms by both the GLA and 
LBHF. 
 
3.4 The site is also located within the White City Opportunity Area (London Plan 2016 
designation, translated into the White City Regeneration Area designation in the Local 
Plan 2018). Strategic Policy WCRA applies. Shepherd's Bush Town Centre is the key 
location for arts, cultural and leisure facilities in the regeneration area, as well as for 
related hospitality and tourism. It has a longstanding reputation for a vibrant night-time 
economy, with venues such as Shepherd's Bush Empire, Bush Theatre, two cinemas, 
the Ginglik (now closed), and numerous other pubs, restaurants, and bars. Strategic 
Policy WCRA states that development proposals should sustain regeneration of the 
historic town centre, and promote its vitality. Local Plan Policy E3 states that permission 
will be granted for new visitor accommodation and other facilities in the borough's three 
town centres and opportunity areas subject to certain criteria being met. The London 
Plan seeks 40,000 additional hotel bedrooms by 2031 located primarily in town centres 
and opportunity areas.' 
 
3.5 The Hoxton hotel proposals will strongly assist in meeting the council's aspirations 
to reinvigorate the historic town centre of Shepherd's Bush. Unlike usual hotel models 
with an inward focus, The Hoxton looks outwards, actively seeking interaction with local 
residents, businesses and creatives. In addition to welcoming and publicly accessible 
bars and restaurants, The Hoxton also runs 'Hoxtown', an events platform ranging from 
pop up shops and exhibitions to yoga and performances. These are open to the local 
community, typically free or good value and are run by The Hoxton as a social 
investment with no direct financial profits made by the hotel. 
 
3.6 The application comprises the demolition of two unremarkable 1950s commercial 
buildings and their replacement with an enhanced building of a more appropriate use. 
The Hoxton proposals will provide a vibrant and creative place with a stimulating and 
high-quality building where people will want to live, work, shop and spend their leisure 
time. 
 
3.7 The synergy and connections between The Hoxton and other existing venues 
such as the Bush Theatre will help to revive Shepherd's Bush town centre as a thriving 
destination, as well as an increasingly attractive place to live work, in turn attracting 
further major investment opportunities to Shepherd's Bush. 
 
3.8 The council's Urban Design and Conservation Officers have advised that the 
demolition of the existing buildings is considered to be acceptable, subject to 
appropriate redevelopment proposals. 
 
3.9 Pre-application proposals were also presented to Economic Development Officers, 
the Shepherd's Bush Town Centre Forum and the Council's Design Review Panel, who 
all welcomed the prospect of a new Hoxton hotel, which would strongly support the 
further regeneration of Shepherd's Bush Town Centre.  
 
 
 
 
 
 



 

LAND USE  
 
Hotel: 
 
3.10 The applicant owners acquired the site in late 2015 after it had been marketed for 
sale unsuccessfully for at least five years. They hope, through this application and 
subsequent redevelopment, to ensure a smooth transition into the permanent hotel use 
within a new building that makes a positive contribution to the economy, setting and life 
of Shepherds Bush Town Centre.  
 
3.11 In addition to strongly supporting the regeneration of Shepherd's Bush town 
centre, the proposals will also assist London in meeting the London Plan (2016) aim of 
40,000 additional hotel bedrooms by 2031 located primarily in London's town centres 
and opportunity areas (such as the White City Opportunity Area and Shepherd's Bush 
Metropolitan Centre), as well as the London Plan's targets for a greater dispersal of 
accommodation outside London's central area, an improvement in the range and quality 
of provision and for accommodation that meets the needs of businesses.  
 
3.12 The proposed development will also adhere to criteria that new hotel development 
within the town centre is expected to meet under Local Plan Policy E3 as follows:  
 
- The site is well located in relation to public transport. 
- As detailed within this planning statement and other technical reports submitted in 
support of the application, the development and its associated uses will not have a 
detrimental impact on the local area.  Further details on the operation of the hotel are 
provided below. 
- There will be no loss of permanent housing. The principle of the loss of office, retail 
and education floorspace is considered further below. 
- Provision of adequate off-street servicing will be provided, which has been developed 
in consultation with LBHF Highway Officers. 
- At least 10% of the hotel bedrooms are designed as wheelchair accessible (see below 
for further details). 
- the facility being of a high standard of design.  The scheme was taken twice to 
Hammersmith and Fulham's Design Review Panel during pre-application design 
development.  This process was fundamental to securing a design that reflects local 
pride in the location and responsiveness to the prevailing character of the area as 
expressed in the materiality and architecture of the buildings that surround the Green. 
- The scheme will add to the variety and quality of visitor accommodation available 
locally. 
 
3.13 The applicant owners have also advised that Hoxton hotel proposals will provide 
the following benefits: 
- It's redevelopment to provide a Hoxton Hotel will help the Council meet one of its key 
aims of extending the range and quality of facilities available to employment, leisure and 
the arts to the western side of the Green. 
- Hoxton's London hotels are designed to serve the needs of the whole population who 
live, work and visit the area. Hoxton hotels contains extensive facilities that are fully 
publicly accessible, as well as programmable spaces that are used by community, 
business and arts groups for meetings, events, launches, performances and exhibitions. 
- The public facing aspects of the proposed hotel will provide facilities throughout the 
day and until late. It will serve as a destination for local people and the area's increasing 
numbers of visitors. In so doing it will help to connect movement across the Green, so 



 

reducing the perceived separation of Goldhawk Road/Uxbridge Road and Shepherd's 
Bush Market from the transport and retail facilities within the Westfield scheme. 
- The Hoxton Hotel will act as a platform for local creative business, art and community 
groups. Hoxtown events within existing hotels range from pop up shops, event launches 
and exhibitions to yoga and theatrical performances. All events will be open to the local 
community (typically fewer than 5% of attendees are hotel guests) and will typically be 
free or good value. In respect of Shepherd's Bush, contact has already been made with 
the Bush Theatre to discuss possible future collaborations with Hoxtown. 
- In addition to 'Hoxtown' events, Hoxton hotels provide a hub for local entrepreneurs at 
any time of day. All day hospitality and free wi-fi make the Hoxton an ideal destination 
for entrepreneurs and start-ups, as well as media and creative businesses, offering 
informal work space, meeting areas and networking opportunities. 
- The Hoxton Hotel also will bring additional employment to the Shepherd's Bush area 
including full time skilled hotel and hospitality staff. Based on projected requirements, 
the scheme will provide circa 151 Hoxton employees, plus a further 40 agency jobs. 
40% of who will reside within the local area. Typically, the average length of service 
within a Hoxton Hotel is 3 years versus industry norm of only 1 year and contract work 
accounts for only 16% of total staff numbers. 2.4.7 As well as being a major employer of 
local people in its own right Hoxton will also act as a catalyst for business growth within 
the regeneration area by addressing unmet demand for destination café/bar/restaurant 
facilities, all of which are important considerations for relocating businesses. 
 
3.14 The proposed hotel development therefore accords with London Plan (2016) 
Policy 4.5 for providing additional accommodation within town centres (and Opportunity 
Areas) and also the criteria outlined in Policy E3 of the Local Plan (2018). 
 
Retail (including hotel restaurants and bar): 
 
3.15 The application site is located within Shepherds Bush town centre which is 
designated as a metropolitan centre in the London Plan.  
 
3.16 The three complementary retail 'anchors' of Westfield shopping centre, West 12 
shopping centre and Shepherd's Bush Market serve as the main retail destinations in 
the town centre. Retail frontages along Goldhawk Road and Uxbridge Road connect the 
3 anchors with smaller retail activities.  
 
3.17 In contrast the site itself is located within a non-prime retail frontage within the 
historic centre of Shepherd's Bush Town Centre, within which the growth of retail, arts, 
cultural, leisure and night time economy is a land-use priority of the Council.  The 
'historic' town centre has started to adapt to capitalise on the growth of the centre 
(brought about by increased footfall to Shepherd's Bush from Westfield). 
 
3.18 Accordingly, Local Plan Policy TLC1 confirms the Council's priority will be to 
strengthen the historic town centre by encouraging commercial and leisure based 
development and uses that will help regenerate town centre functions and link with the 
White City Regeneration Area. 
 
3.19 With regard to site specific development proposals Local Plan Policy TLC1 
supports proposals that enhance the viability and vitality of the town centres, seeks to 
ensure a range of accessible shopping and other town centre uses to meet the needs of 
local residents, workers and visitors, and seeks a mix of retail units in major 
developments. 



 

 
3.20 The proposed retail and mixed uses are also supported by Policy TLC1 which 
encourages diversity and distinctiveness in the shopping mix in the Boroughs town 
centres.  The Strategic Policy for White City Regeneration Area encourages the 
regeneration of the White City and adjacent estates. In addition, the proposed mixed 
use, especially the bar and restaurant use, is further supported by Strategic Policy 
WCRA as the council aim to maintain and encourage Shepherds Bush's role as a 
centre for entertainment and, to create a vibrant and creative place with a stimulating 
and high-quality environment where people will want to live, work, shop and spend their 
leisure time. 
 
3.21 With regard to the loss of existing A classes within non-prime retail town centre 
frontages, Local Plan Policy TLC2 states that within non-prime retail frontages such as 
Shepherd's Bush Green, the following criteria (3-6) of the policy will apply and that 
changes of use from A1 will be considered on the following basis: 
 
- The nature and characteristics of the proposed use are complementary to the 
shopping frontage; 
- The proposed use contributes to the function of the centre in terms of the size of the 
unit, the length of its frontage and the location of the unit within the centre; 
- Planning conditions will be imposed in any permission for such changes of use to 
secure provision of a shop style fascia, and window display at street level, and to control 
the hours of opening of class A3-A5 uses; and 
- Consent will not be granted for residential use within the ground floor frontage. 
 
3.22 The nature and characteristics of the proposed ground floor uses will fully accord 
with the non-prime retail requirements of Policy TLC2. They are complementary to the 
shopping frontage and the town centre, providing publicly accessible restaurant, bar and 
coffee shop facilities at ground level and shop style active frontage.  
 
Loss of office and college floorspace: 
 
3.23 With regard to the loss of existing office use on site, Local Plan Policy E2 states 
permission for the loss of employment floorspace will only be granted where: 
1. continued use would adversely impact on residential areas; or 
2. an alternative use would give a demonstrably greater benefit that could not be 
provided on another site; or 
3. it can be evidenced that the property is no longer required for employment 
purposes. 
 
3.24 Where the loss of employment use is proposed in line with sub para.3 above, the 
council will have regard to: 
- The suitability of the site or premises for continued employment use with or without 
adaptation; 
- Evidence of unsuccessful marketing over a period of at least 12 months; the need to 
avoid adverse impact on established clusters of employment use; and 
- The need to ensure a sufficient stock of premises and sites to meet local need for a 
range of types of employment uses, including small and medium sized enterprises, in 
appropriate locations. 
 
3.25 Paragraph 6.74 of Local Plan advises that where accommodation is poorly suited 
to meet the requirements of modern occupiers and where the cost of modernisation 



 

cannot be justified, the council may grant change of use. Robust evidence will be 
required to support change of use on this basis in the absence of marketing information. 
 
3.26 In respect of community uses, Local Plan Policy CF2 seeks to protect existing 
community facilities and services where there is an identified need. Existing community 
uses should be retained or replaced, unless there is clear evidence that there is no 
longer an identified need for a particular facility. 
 
3.27 The site is presently occupied by two conjoined buildings constructed in or around 
the late 1950's/early 1960's as speculative offices. After a period of occupation by the 
BBC the building underwent a very basic conversion into low-grade serviced office use. 
That use of the upper floors declined from 2015 onwards and ceased entirely during 
2016. 
 
3.28 The existing low specification office floorspace has reached a point of functional 
and economic redundancy. Its original specification was basic and its amenities, layout 
and dimensions are distant from modern office requirements. In addition, its services 
and installations were all dysfunctional prior to closure. 
 
3.29 The upper office floors are vacant, having been previously tenanted on short term 
licenses. This includes floorspace previously tenanted Grafton College of Management 
Sciences, who relocated from the in October 2016, moving to a new Campus at Illford 
House on Oxford Street, City of Westminster. 
 
3.30 Ashdown Phillips commenced management of Threshold and Union House, 
following purchase of the building by Newco 8915 Ltd in January 2016, the Site having 
been previously marketed unsuccessfully for at least five years. They have confirmed 
that the previous management of the building was poor, with no current statutory 
compliance and no. periodic maintenance. In particular: 
- There was no evidence of any regular electrical maintenance or a recent 5 year fixed 
wire testing (a statutory compliance). Given the amount of works required, serious 
consideration was given to close the building. To resolve the defects, Capitol 
Engineering had 2 engineers working 12 hour shifts for 8 weeks to make the building 
safe for the occupants. Approximately 30 vacant units where the electrics were isolated, 
in order that the areas are safe. These office suites are currently not able to be 
occupied. 
- The fire risk assessor found around 30 faults related to the fire safety in the building. 
The faults were rectified in the short term and the risk of fire has contained, however the 
only long term solution would be to take all the partitions down and re-wire the building 
which is a major and costly thing to do. 
- There was an incident of a section of external concrete falling onto a vehicle. A 
subsequent structural survey of the area highlighted the external concrete is in a poor 
condition and requires further monitoring. Following advice from the structural surveyor, 
we will be installing netting to the Threshold House side elevation, as a temporary 
solution/protection. Following installation of the netting, the area will require further 
investigation after 2 years. 
- A fascia panel to front of building above ground level windows, had fallen adjacent to 
the car park entrance. Wooden battens fixings for all panels are rotten. All fascia's were 
subsequently removed. 
- The heating system is obsolete and inefficient and will require replacing in the short 
term. 



 

- The air-conditioning within the building is not working efficiently, again this requires 
replacement in the short term. 
 
3.31 With regard to the loss of existing office building, it is clear existing office 
accommodation in the building has reached the end of useable life span and unlikely to 
attract occupation without significant major refurbishment, the cost of which cannot be 
justified. 
 
3.32 In comparison, the Hoxton hotel proposals will achieve the aims of Strategic Policy 
WCRA to reinvigorate this historic part of the town centre within a single building, 
providing a vibrant and creative meeting place and an important link between the 
surrounding attractions such as Shepherd's Bush Market, The Bush Theatre and 
Westfield White City. It would generate a demonstrably greater benefit to Shepherd's 
Bush, helping to revive the historic centre as a thriving destination, better achieve the 
strategic objectives of the regeneration area and attracting further major investment 
opportunities to the area. 
 
3.33 The proposals will not lead to the displacement of office or educational use 
occupiers, as the upper floors are vacant and previous tenants relocated. While the 
design of the development is such that it's not possible to provide new office or 
community use floorspace on site, the proposals will provide a number of employment 
and community benefits that are inherent to the Hoxton and Hoxtown. 
 
3.34 A particular interest for the council and the applicant is the potential of Hoxton 
Hotel to support the borough's Arts and Cultural Strategy. Shepherds Bush is being 
increasingly recognised as an area of national and metropolitan scale importance for 
arts and creativity. The area has a long history of artistic and musical creation and 
performance. From the BBC to The Bush Theatre and including Bush Hall, the 
Shepherds Bush Empire, Bush Studios and London College of Fashion - amongst many 
other locally-base institutions - Shepherds Bush has the potential to continue to attract 
an increasingly large cluster of creative agencies and a growing audience from across 
London and beyond. 
 
3.35 Hoxton's own events brand - 'Hoxtown' - is a very strong fit with this aspiration. As 
well as providing new venues for events, launches, performances and exhibitions the 
proposed Hoxton Hotel will provide new food and drink offers and increase the appeal 
of Shepherds Bush as a visitor destination in its own right. 
 
3.36 The applicant has confirmed its enthusiasm for becoming a fully committed partner 
in the Council's Arts and Cultural programmes and has already stressed its openness to 
support plans for a local festival. There have also been very encouraging discussions 
with the Bush Theatre about opportunities for joint marketing and shared performances. 
Ennismore has already provided support to the theatre and we have discussed long-
term arrangements to encourage and promote its further success. Performance 
promotions and possibly ticket sales alongside hotel bookings are one option being 
considered alongside the potential for readings, promenade and festival performances, 
and even live screening relays into the Hoxton's public spaces.  
 
3.37 The proposals also have the potential to create new jobs for local people. Hotels 
run day and night and therefore create 3 cycles of employment in each 24 hour period. 
Hoxton is a committed local employer with a market-leading record for average length of 
stay in post - close to 3 years as compared to a market norm of only 12 months. Hoxton 



 

seek to recruit locally to their hotels wherever possible. Not only does this help to 
embed each hotel in its own neighbourhood - with obvious benefits for all of our guests 
and customers - it also minimises travel to work issues and improves our efficiency.  
With circa 190 jobs likely to be created in the new hotel, Hoxton wish to work with the 
borough and local training, employment and education agencies to maximise local take 
up of these positions. With a planning consent in place it will be possible to use the 
approximately 24 months prior to opening to help encourage local job seekers into 
training in readiness for the commencement of operations. 
 
3.38 The principle of the loss of the office, education, and A1 retail floorspace in this 
location is therefore considered acceptable and in accordance with the NPPF and local 
plan policies given the nature of the proposed use. 
 
3.39 The main planning issues arising out of this proposal therefore relate to the design 
and form of the proposed new build and whether the development would impact 
unacceptably impact on the amenities of neighbouring properties and the local area or 
impact significantly on the highway network and the generation of traffic which is further 
examined below. 
 
TREES 
 
3.40 London Plan Policy 7.19 'Biodiversity and Access to Nature' and Policy 7.21 'Trees 
and Woodland' are concerned with protecting biodiversity and trees. The policies 
requires that if a tree is to be removed, it should be replaced following the principle of 
'right tree, right place'. 3.19 Local Plan Policy OS5 'Greening the Borough' seeks to 
protect existing trees and maximise planting; and Key Principle BD9 of the Planning 
Guidance SPD also encourages the planting of additional trees. 
 
3.41 A total of 20 trees (on and adjacent to the site) with the potential to be affected by 
the proposals were surveyed as part of the application.  Of the 20 surveyed trees none 
are A category *(High Quality), 5 are B category *(Moderate Quality), 5 are B/C 
category *(Moderate / Low Quality), 8 are C category *(Low Quality), 1 is C/U category 
*(Low Quality / Unsuitable for Retention) and 1 is U category *(Unsuitable for 
Retention).  
 
3.42 The tree species on site comprise Norway maple, Leyland cypress, common lime, 
mimosa, sycamore, and common ash.  Lime trees T7-13 have an approved history (e.g. 
2006/03035/TREE) of hard pruning (cyclical removal of canopies) to mitigate nuisance 
to neighbours. 
 
3.43 The principal impact of the application proposals comprises the removal of T7-T13 
pollarded limes.  5 of these trees were assessed as being of moderate / low quality with 
the remaining being of low quality.  
 
3.44 The applicant's design team has confirmed that alternative means of retaining 
these trees (with e.g. no-dig construction access) is not considered to be viable. In 
addition, the cyclical removal of their canopies has been allowed in the past to mitigate 
nuisance complaints from neighbours.   The net fossil fuel consumption of routinely 
removing the leafy character of these trees outweighs any environmental benefit they 
would otherwise accrue and therefore the benefit of these trees relates solely to the 
visual amenity and screening that they provide between the rear of the site and the 
Pennard Road rear gardens. 



 

 
3.45 The applicant's arboriculturalist has advised that replacing the 7 pollarded limes 
with the principle of right plant: right place (as endorsed in the London plan) would be 
more environmentally responsible, reduce nuisance associated with existing sticky 
deposits and maintain long term visual amenity provided by tree canopies over the long 
term. 
 
3.46 Accordingly, during the course of the application, a replacement tree planting 
strategy is proposed, which has been developed in consultation with the Council's tree 
officer and residents of Pennard Road. Adjoining residents on Pennard Road were re-
notified in writing with regards to these changes. Following this further consultation no 
further comments were received from neighbours.  
 
3.47 The tree replacement proposals comprise the planting of 8 x Carpinus betulus 
Frans Fontaine to be planted as specimen trees, wire root balled or containerised with 
approximately 150cm spread, a height between 700 - 900cm and 35/40cm girth.    
Carpinus betulus Frans Fontaine is an attractive and tidy columnar Hornbeam which is 
ideal for restricted spaces. It grows to a height of approximately 10 meters, but only 3 
meters wide. The foliage is a bright green in spring, turning to gold and orange in the 
autumn time. Unlike the more ubiquitous 'Fastigiata' form, Frans Fontaine preserves the 
attractive lateral boughs of the species and retains its columnar habit throughout its life. 
 
3.48 The tree species has been selected for its columnar habit and limited growth. As 
such, the trees should not require any pruning to restrict growth. Rather than blocking 
the views altogether with a green wall of canopy that can be oppressive and cast dense 
shade, the replacement trees will break up / punctuate the view with clear daylight 
between each tree, but provide enough individual screening for privacy.  The overall 
effect of these measures will be to provide an attractive screen which breaks up views 
in and out of site without becoming overbearing and repeating the mistakes of the 
previous planting scheme. 
 
3.49 The full potential of the impacts of the development on trees to be retained can be 
largely mitigated through design and precautionary measures. These measures can be 
elaborated in Method Statements in the discharge of planning conditions. 
 
3.50 The Council's Arboricultural officer has assessed the proposals and considers that 
the replanting proposals will re-provide the visual amenity that will be lost. In this 
respect the proposal complies with the above policies. 
 
HERITAGE AND DESIGN 
 
3.51 The proposals are for the demolition of Union and Threshold House, and the 
removal of the open car park to the rear. To be replaced by a 200-bed hotel with bar 
restaurant and meeting rooms. The Hotel would be run by the Hoxton chain where the 
aim is to locate in distinctive areas in order that they can contribute to the general 
regeneration and uplift in areas. In this sense, Hoxton are outward looking and actively 
seek interaction with the local community and have an open-door policy to events held 
at the Hotel. 
 
 
 
 



 

Location and heritage context: 
 
3.52 The site lies on the west side of Shepherds Bush Green in Shepherds Bush town 
centre, and lies within the wider White City Regeneration Area. It is Council Policy to 
strengthen the historic town centre by encouraging commercial and leisure based 
development that will help regenerate and establish long term viability for the town 
centre and links with the wider opportunity area. 
 
3.53 The site faces the heavily-trafficked Shepherds Bush gyratory around the Green. 
The perimeter of the Green is lined by several mature London Plane trees giving a soft 
screen through which the buildings are viewed from around the open space. The Green 
has a varied character to each of its three sides. The west side consists primarily of 
individual stand-alone buildings, and was the focus for leisure and entertainment use. 
 
3.54 The immediate neighbour to the north is Lawn House which is a red-brick 
commercial building from the 1980s, and to the south is Dorsett Hotel a successful 
refurbishment of the former Odeon grade II listed building, which forms the centrepiece 
to the west side of the Green. 
 
3.55 To the west, the scale of the built form reduces considerably and the site adjoins 
the rear boundaries of the rear gardens of the terraced properties in Pennard Road. 
 
3.56 The site lies within the Shepherds Bush conservation area and there are a number 
of heritage assets in the wider area. However, of most significance in relation to the 
development of this site, would be: 
 
- Odeon cinema 60 Shepherds Bush Green - grade II listed 
- Former BBC Television Theatre Shepherds Bush Green - grade II listed 
- War memorial Shepherds Bush Common - grade II listed 
And the following Buildings of merit: 
- Former Cinematograph Theatre & Odeon II 
- Former Bush Hotel PH 
- Former Shepherds bush library [now Bush theatre] 
- Nos 1-5 Uxbridge Road 
- Nos 134- 142 Uxbridge Road 
- Nos 156-162 Uxbridge Road 
 
History: 
 
3.57 Up until the mid-19th century the area was largely open fields. The Common area 
was used by shepherds for pasture on their way to Smithfield Market. With the arrival of 
the railways, residential development in the form of dense terraced housing began to 
spread in the areas around the Green. By 1916, Pennard Road had been laid out and 
its junction with Uxbridge Road was flanked by a fire station and the library in 
recognition of its municipal importance as a local centre. The Empire and Picture 
Theatre had been built either side of Rockwood Place and the entertainment focus was 
later enhanced by the construction of the Odeon in 1923. Threshold and Union House 
replaced the last of the houses on the west side of the Green in the 1960s. 
 
 
 
 



 

Existing buildings: 
 
3.58 The site is currently occupied by a pair of commercial buildings, Threshold House 
and Union House, of matching design dating from the late 1950s. The buildings are set 
back from the street edge creating a wide paved footpath which accommodates five 
mature trees along the frontage. The buildings rise to six storeys with a common 
parapet. 
 
3.59 The ground floor accommodates some retail units with generally poor replacement 
shop frontages. The main part of the elevation has a predominantly horizontal 
architectural expression with horizontal proportioned windows alternating with brick 
bands. The strong horizontal emphasis is counterbalanced to some extent by narrow 
stone piers which divide the façade into vertical bays. 
 
3.60 Both office buildings have reached the end of their useful life as neither is able to 
offer the size or flexibility of floorplate which is desired by prospective companies 
looking to move into the area. The buildings have in recent times been subdivided in an 
ad-hoc manner to suit temporary occupiers. 
 
3.61 Both buildings have an outdated design and have limited architectural quality, 
having a negative impact in the group of buildings along this edge of the Green.  
 
Townscape and surrounding context: 
 
3.62 The townscape around the application site is varied in character and this is typified 
by the distinct architectural characters to the three edges of the common.  The western 
edge contains the large entertainment palaces whose scale addresses the open space 
at their frontage but is in stark contrast to the residential terraced streets to the rear. In 
this sense the new development would take its place amongst a group of individual and 
unique pavilion-style buildings which despite their differing architectural characters form 
a coherent piece of townscape defining the edge of the Common. The successful 
integration of the new design into this group would mean that the heritage assets would 
remain unharmed with the opportunity to enhance this part of the conservation area. 
 
3.63 In addition to respecting the group on the frontage, the proposal would need to be 
mindful, in terms of massing and design, of the terraced properties to the rear in 
Pennard Road. 
 
Urban design: 
 
3.64 The successful integration of the site with its surroundings is key to any 
development on this site. The design of the new hotel building would need to respect its 
setting on the west side of Shepherds Bush Green, be of high quality and contribute to 
the fine group of buildings along this edge. The proposal is described in further detail 
below. 
 
3.65 The National Planning Policy Framework (NPPF, 2019) seeks to secure high 
quality design and a good standard of amenity for all existing and future occupants of 
land and buildings. The NPPF also requires that proposals should conserve heritage 
assets in a manner appropriate to their significance, so that they can be enjoyed for 
their contribution to the quality of life of this and future generations. 
 



 

3.66 The NPPF states that good design is a key aspect of sustainable development, 
and should contribute positively to making places better for people. Part 12 of the NPPF 
outlines the requirement for good design and sets out that development should: 
- Function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development; 
- Establish a strong sense of place, using streetscapes and buildings to create attractive 
and comfortable places to live, work and visit; 
- Optimise the potential of the site to accommodate development, create and sustain an 
appropriate mix of uses (including incorporation of green and other public space as part 
of developments) and support local facilities and transport networks;  
- Respond to local character and history, and reflect the identity of local surroundings 
and materials, while not preventing or discouraging appropriate innovation; 
- Create safe and accessible environments where crime and disorder, and the fear of 
crime, do not undermine quality of life or community cohesion; and 
- Be visually attractive as a result of good architecture and appropriate landscaping. 
 
3.67 Chapter 7 of the London Plan sets out the Mayor's policies on a range of issues 
regarding places and space, setting out fundamental principles for design. Policy 7.1 - 
Lifetime Neighbourhoods states that the design of new buildings and the spaces they 
create should help reinforce or enhance the character, legibility, permeability, and 
accessibility of the neighbourhood. Policy 7.2 - An Inclusive Environment requires all 
new development in London to achieve the highest standards of accessible and 
inclusive design. Policy 7.3 - Designing Out Crime seeks to ensure that developments 
reduce the opportunities for criminal behaviour and contribute to a sense of security, 
without being overbearing or intimidating. 
 
3.68 Policies 7.4 (Local Character), 7.5 (Public Realm) and 7.6 (Architecture) of the 
London Plan are all relevant and promote the high quality design of buildings and 
streets. Policy 7.4 states that development should have regard to the form and function, 
and structure of an area, place or street and the scale, mass and orientation of 
surrounding buildings whilst policy 7.6 states that buildings and structures should not 
cause unacceptable harm to the amenity of surrounding land and buildings. Policy 7.8 - 
Heritage Assets and Archaeology states that development affecting heritage assets and 
their setting should conserve their significance by being sympathetic to their form, scale, 
materials and architectural detail. 
 
3.69 Local Plan DC1 states that all development within the borough should create a 
high quality urban environment that respects and enhances its townscape context and 
heritage assets. There should be an approach to accessible and inclusive urban design 
that considers how good design, quality public realm, landscaping and land use can be 
integrated to help regenerate places. 
 
3.70 The policies contained within Section 12 of the Local Plan sets out to preserve and 
enhance the quality, character and identity of the borough's natural and built 
environment. Policy DC2 builds on the above-mentioned policies and other design and 
conservation policies. It states that new build development will be permitted if it is of a 
high standard of design and compatible with the scale and character of existing 
development and its setting. Policy DC8 seeks to protect, restore or enhance the 
quality, character, appearance and setting of the borough's heritage assets.  
 
3.71 This is a significant piece of redevelopment, which due to its scale will be visible 
from various locations in the surrounding townscape. The acceptability of the proposed 



 

building then needs to be judged on the impact that it would have on views from the 
surrounding townscape and in particular the impact on the setting of the surrounding 
heritage assets. A series of visual studies have been prepared in order to assess the 
impact. A detailed analysis of these is carried out in the Townscape Assessment.  
 
Design evolution: 
 
3.72 The design sets out to achieve several objectives. It needs to accommodate the 
capacity required for the hotel without causing significant harm to the surrounding 
townscape. It also must be of the highest architectural quality, positively contributing to 
the townscape of this edge of Shepherds Bush Green and providing a cohesive design 
which gives positive identity to such a prominent site in the Borough. 
 
3.73 The key aims for the frontage were identified and agreed with the applicants at the 
outset. Most importantly, the new building should integrate into the frontage of rich 
diverse and confident individual buildings forming their unique setting to the Green. The 
façade should be equally confident with a civic quality, which acknowledges its 
prominent position and visibility from across the Green.  The design should provide an 
active frontage taking advantage of the opportunity afforded by the wide expanse of 
footway fronting the site. 
 
3.74 At the rear, the massing needs to respond to the terraced housing on Pennard 
Road whilst respecting privacy and providing an improved outlook for residents. 
 
3.75 The proposed design has been developed from these initial aims and adjusted in 
response to comments received. 
 
3.76 During the development of the proposed design, comments were received both 
from the public consultation exercises carried out and the scheme reviews at the Design 
Review Panel in November 2016 and February 2017. All comments have assisted the 
applicants in developing the proposal and have been adopted where possible. 
 
Design: 
 
3.77 The architects sought to bring together the key objectives in the architectural 
design for the site. 
 
3.78 Various options were explored for the massing along the frontage. The proposed 
massing is a symmetrical composition with increased height in the central pavilion with 
lower end wings.  The massing at the upper levels is recessed back from the flank 
walls. The symmetrical composition is a direct response to the broad vistas afforded to 
the development across the Green and that it enables the massing to be stepped away 
from the neighbouring listed Dorsett Hotel to the south. 
 
3.79 The elevation adopts a clear expression of base, middle and top which is assisted 
by the change in materials in each part. The main body of the elevation is composed in 
red brick with deeply recessed dark-grey metal framed windows which on the outer 
bays have a more vertical proportion set within full height brick piers giving the façade 
articulation and interest, and a finer grain and variation from the central bay where the 
brick façade is simpler and the windows balanced in proportion.  
 



 

3.80    The central pavilion is 7 bays wide and above the consistent alignment at the 
base of the building, sets itself forward of the end wings. The central block is expressed 
with a more regular grid and larger window openings than the two end wings. Brick on 
the central pavilion is taken through the brick-corbelled cornice to strengthen this 
component in the frontage. Here, the brickwork would be complemented by castellated 
glazed brick creating a distinct top to the building which will contribute to the skyline 
silhouette of the buildings along this edge of the Green. 
 
3.81 The architects have been developing the detailed design of the elevation, in 
particular the depth and modelling to the façade, which has now given officers comfort 
that the proposed scheme will result in high quality elevations. 
 
3.82 The design acknowledges that the return elevations would be visible in oblique 
views along the street. Brickwork on these elevations would be detailed by channelling 
into vertical bays of a scale similar to the window bays on the main elevation. 
 
3.83 On the rear elevation, the massing steps down to respect the residential terraces. 
The hierarchical composition and materiality is repeated with simpler detailing and 
smaller windows in response to the neighbouring residential properties in Pennard road. 
 
3.84 The majority of plant equipment would be located in the basement. Only essential 
roof top plant such as a/c units would be housed at roof level in a discrete screened 
enclosure that would be barely visible in views. 
 
3.85 The building would be L-shaped in plan with the main entrance located centrally 
on the Shepherds Bush Green elevation. The ground floor would provide restaurant bar 
and meeting room functions taking advantage of the wide pavement and accessible to 
the public as well as hotel guests. The upper floors would contain the bedrooms with 
larger rooms at the upper levels taking advantage of the views across the Green. 
 
Public realm and landscaping: 
 
3.86 The design utilises the wide pavement to the front of the site, enlivening it with 
seating as an extension to the bar and restaurant, whilst also ensuring that the frontage 
is as permeable and welcoming to both hotel guests and the general public visiting the 
facilities provided. All existing trees along the street frontage would be retained. 
 
3.87 At the rear of the new development a replacement 2.5m boundary brick wall would 
be provided to those properties where greater security and privacy would be required. 
This would assist in providing acoustic and visual screening. A landscaped strip against 
the boundary wall would comprise of low level planting as well as retained and 
replacement trees which would provide a setting for the rear of the new development as 
well as a soft screen for the residential properties in Pennard Road. 
 
Design Review Panel: 
 
3.88 The scheme was presented to the Council's Design Review Panel in November 
2016 and again in February 2017 following further development of the design. The 
Panel raised comments on the following topics and encouraged the design team to 
ensure that they are carefully considered so that the design fulfils its potential: 
 



 

- To pursue the revised massing strategy which moves the focus and centre of gravity 
away from the listed Dorsett hotel 
- To consider greater depth and more generous modelling to the facade to help it read 
more strongly and engage in views across the Green 
- To pursue the option of taking the brick through the cornice line engaging the middle 
portion with the top in a calmer more coherent manner 
- To explore lightening and celebrating the top of the building 
 
3.89 The Panel welcomed the proposal to bring the hotel and associated uses to the 
Green, and considered that the proposals would bring the much-needed animation to 
this side of Shepherds Bush green. The applicants have addressed the points raised by 
the Design review panel in their development of the design. 
 
HERITAGE ASSETS 
 
3.90 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
principal statutory duties which must be considered in the determination of any 
application affecting listed buildings or conservation areas. 
 
3.91 It is key to the assessment of this application that the decision-making process is 
based on the understanding of specific duties in relation to the listed buildings and 
conservation areas required by the relevant legislation, particularly the Section 66 and 
72 duties of the Planning (Listed Buildings and Conservation Areas) Act 1990 together 
with the requirements set out in the NPPF.  
 
3.92 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires that: In considering whether to grant planning permission for development 
which affects a listed building or its setting, the local planning authority, or as the case 
may be, the Secretary of State shall have special regard to the desirability of preserving 
the building or its setting or any features of special architectural or historic interest which 
it possesses. 
 
3.93 Section 72 of the above Act states in relation to conservation areas that: In the 
exercise, with respect to any buildings or other land in a conservation area, of any 
functions under or by virtue of any of the provisions mentioned in subsection (2), special 
attention shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area. 
 
3.94 Paragraph 193 of the NPPF states that: When considering the impact of a 
proposed development on the significance of a designated heritage asset, great weight 
should be given to the asset's conservation. The more important the asset, the greater 
the weight should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. As heritage assets 
are irreplaceable, any harm or loss should require clear and convincing justification. 
 
3.95 Paragraph 200 of the NPPF states that: Local Planning authorities should look for 
opportunities for new development within conservation areas and within the setting of 
heritage assets to enhance or better reveal their significance. Proposal that preserve 
those elements of the setting that make a positive contribution to or better reveal the 
significance of the asset should be treated favourably. 
 



 

3.96 Paragraph 201 then recognises that: not all elements of a conservation area will 
necessarily contribute to its significance. 
 
3.97 These paragraphs require the local authority to in the first instance make a 
judgement on the existing building both in terms of its contribution to the significance of 
the conservation area and then in relation to the setting of the adjoining listed building. 
 
3.98 The existing buildings have been described in paragraphs 1.1-1.2 and 3.31-3.35 of 
this report. The buildings are of limited architectural quality in stark contrast to 
architecturally rich buildings that make up most the group on the west side of the Green. 
Overall the buildings contribution to the significance of the conservation area is minimal 
and in relation to the setting of the adjoining listed Dorset Hotel it can be assessed as 
neutral at best. In the event of an acceptable replacement being secured the loss of the 
existing buildings would not cause harm to the heritage assets. 
 
3.99 In order to assess the impact of the proposed replacement building, officers 
agreed areas for assessment and detailed viewpoint locations with the applicants. The 
applicant's statement submitted with the application seeks to identify the significance of 
surrounding heritage assets impacted upon by the proposed development. 
 
3.100 Key views were tested along Wood Lane to the north, from viewpoints on the 
Shepherds Bush Green, and the more local views along the west side of the Green 
where its impact on the setting of the adjoining buildings could be assessed. Views from 
the west are limited, the scheme would be largely hidden from view or only minimal 
areas of the top of the building would be seen over the roof tops of the foreground 
buildings. 
 
Wood Lane views: 
 
3.101 As the development is approached from the north. It would become visible as 
the termination of the vista along Wood lane. Due to the angled nature of the street it is 
the application site alone which is visible in these views. The adjoining Lawn House and 
Dorset Hotel are largely unseen. 
 
3.102 These mid distance views indicate the importance of the reduced massing at 
the top of the building together with the detailing on the central bay. 
 
Shepherds Bush Green views: 
 
3.103 These views demonstrate that the building would have a comfortable 
relationship with group of buildings on the west side of the Green and in particular the 
neighbouring Dorset Hotel. In summer the buildings are heavily screened by trees on 
the common but the symmetrical form articulation to the facade and silhouette to the top 
of the building would all bring a positive contribution to this part of the conservation and 
the setting of the listed building. 
 
Shepherds Bush Green local street views: 
 
3.104 The views close to the site reveal the importance of the depth and layering to 
the vertical bays. The clear sense of order and rhythm to the façade is noticeable. As 
the viewpoint moves closer to the site the open permeable nature of the ground floor 
and its contribution to the street scene becomes apparent. 



 

 
Impact on heritage assets: 
 
3.105 The view studies enabled officers to assess the impact of the proposed 
development. It is considered that the proposed development would not result in any 
harm to the significance of the surrounding heritage assets and would indeed bring 
significant enhancement to the character and appearance of the conservation and 
improvements to the surrounding townscape. 
 
3.106 The submitted scheme has responded to its immediate townscape setting 
and indicates high quality detailed design of the elevations and the public realm. The 
proposal is in line with both national guidance in the Planning Policy framework and 
strategic and local policies on design of new buildings in a heritage context. Officers 
consider that in design terms the proposal would add a significant new piece of high 
quality townscape to the borough. 
 
Design conclusions: 
 
3.107 The scheme accords with urban design and conservation policies of the 
council. It would enhance the quality of the townscape in this part of the Shepherds 
Bush conservation area and would not harm the setting of the neighbouring listed 
Dorset Hotel. Not only would it provide a destination hotel for this part of the borough it 
would also contain extensive facilities for the local community to engage with including 
programmable spaces for the use by local creative businesses and community groups 
for event launches exhibitions classes performances etc. 
 
3.108 The proposed scheme represents an opportunity to regenerate this part of 
the town centre. In this respect it meets the aims of the Council's Local Plan. Currently, 
this site presents a poor aspect in the local built environment. Development of this site 
provides an opportunity for significant enhancement of the area. 
 
3.109 The submitted scheme would connect the site with the surrounding 
townscape. The proposed built form has a massing which responds to the adjoining 
built form. The elevations have an architectural character and materiality which 
responds to the adjoining group of buildings and provides interest across the frontage. 
The relationship between this building and its neighbours would assist in the creation of 
a sense of place. 
 
3.110 Officers have assessed the impact of the proposal on the heritage assets and 
consider that it is compliant with Section 66 and Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990. The proposal is also in line with national 
guidance in the NPPF and strategic local policies on the historic environment and urban 
design. 
 
ACCESSIBILITY 
 
3.111 London Plan Policy 7.2 'An Inclusive Environment', Local Plan Policy DC2 
'Design of New Build' and Key Principles SD1, SD2 and SD3 all relate to access to 
buildings, requiring that buildings should be accessible and inclusive both internally and 
externally.    
 



 

3.112 Access to and within the new building has been designed to be wheelchair 
accessible and is achieved by the following: 
 
- The proposal provides 11 no. (5%) wheelchair accessible rooms, plus an additional 14 
large standard rooms (over 5%) that have the facility for future adaptations to be made; 
- All entrances from the street would be level and internally there would be no changes 
in level on any one floor (with the exception of maintenance only access); 
- A wheelchair accessible lift is provided to basement level and upper floors, corridor 
widths are designed to accommodate wheelchair users, and fire lobbies and doors are 
designed to comply with Building Regulations Approved Document M; 
- Back of house facilities have been designed to be accessible and female and male 
changing areas will include accessible shower and changing facilities. 
 
3.113 The applicant and their design team also met with the Council's Disability 
Planning Forum Group who confirmed that they were really pleased with the dimensions 
and layouts of the wheelchair accessible and wheelchair adaptable bedrooms layouts. 
 
3.114 In response to Forum recommendations the proposals were further amended 
to include further access improvements as follows: 
- The basement washroom area has been amended to provide a dedicated accessible 
WC, with a wider corridor and better designed approach to it; 
- The upper floor bedroom layouts have been reviewed and the following additions have 
been made: 
- Storage zones within accessible and adaptable bedrooms have been identified 
- Wheelchair parking zones have been identified within accessible rooms 
- Wheelchair charging points have been included within accessible rooms 
- Interconnecting doors between some of the accessible rooms and the adjacent 
bedroom have been provided. 
- At ground level the baby change functions will now be separate from the accessible 
WC to address the Forum's key concern that the accessible WC could be rendered 
unusable by people leaving the baby change unit in the down position.  
- Clarification has been provided with regard to hotel guests that may have a need for 
"blue badge: car parking (see highway matters below for further details). 
 
3.115 Officers are satisfied that the access arrangements of the proposal are in 
accordance with London Plan Policy 7.2 'An Inclusive Environment', Local Plan Policy 
DC2 and Key Principles SD1, SD2 and SD3. 
 
CRIME PREVENTION 
 
3.116 Policy 7.3 of The London Plan advises that new development should seek to 
create safe, secure, and appropriately accessible environments. Local Plan DC2 
requires new development to respect the principles of Secure by Design. 
 
3.117 Full details of how the proposed development would incorporate crime 
prevention measures to provide a safe and secure environment would be secured by a 
condition (no.11). 
 
HIGHWAY MATTERS 
 
3.118 The NPPF requires that developments which generate significant movement 
are located where the need to travel would be minimised, and the use of sustainable 



 

transport modes can be maximised; and that development should protect and exploit 
opportunities for the use of sustainable transport modes for the movement of goods or 
people. 
 
3.119 Policies 6.1, 6.3, 6.10, 6.11 and 6.13 of The London Plan set out the intention 
to encourage consideration of transport implications as a fundamental element of 
sustainable transport, supporting development patterns that reduce the need to travel or 
that locate development with high trip generation in proximity of public transport 
services. The policies also provide guidance for the establishment of maximum car 
parking standards. 
 
3.120 Policy T1 of the Local Plan states that all development proposals will be 
assessed for their contribution to traffic generation and their impact on congestion. 
Policy T4 of the Local Plan set out vehicle parking standards, which brings them in line 
with London Plan standards and circumstances when they need not be met. These are 
supported by Key Principles TR4 and TR5 of the Planning Guidance SPD. 
 
3.121 The site is very well served by public transport and has a Public Transport 
Accessibility level (PTAL) of 6a, which is classified as 'excellent' in terms of its proximity 
to the public transport networks, service availability and walking time to public transport. 
There are a variety of shops and services locally, with easy access to central London 
and links to major transport nodes. Shepherd's Bush Green is classified as a Borough 
Distributor Road. There are bus lanes and bus stops immediately outside the site with 
no parking at any time. To the rear, Pennard Road is a residential street within a CPZ 
(Zone G, operating between 9am and 10pm Monday-Sunday). 
 
Trip Generation: 
 
3.122 In order to assess the relative traffic impact of the development proposals, 
the applicant has estimated the number of trips that would be generated by the 
proposed development and compared this with that generated by the existing office land 
use. 
 
3.123 It is stated that the existing vacant office floorspace comprises 3,615 square 
metres floor area and has the capacity to accommodate up to 713 person arrivals and 
departures each day between the hours of 07:00 and 19:00, predominantly by walking 
and public transport. 
 
3.124 The peak of the previous use would be during the AM (08:00-09:00) and 
during the PM (17:00-18:00), which would have resulting in approximately 99 and 98 
total person movements respectively.   
 
3.125 The proposed hotel accommodation incorporates restaurant and bar use 
facilities; the proposed hotel operator will be "The Hoxton", which currently operates 
similar hotels in Shoreditch (Great Eastern Street) and Holborn (High Holborn). Trip rate 
information for The Hoxton Hotel, Shoreditch is available within the TRICS database, 
and, as such, it is considered an appropriate site for comparison to the proposed hotel 
use on Shepherd's Bush Green.  Given the town centre location, the small scale of the 
unit, and the expectation that footfall will largely comprise of "passing trade" the 
assessment does not take specific account of the 20sqm retail unit/coffee bar. 
 



 

3.126 The assessment indicates that the proposals are expected to generate a total 
of 152 and 199 two-way journeys within the AM and PM peak hours and over 900 
people movements to and from the hotel each day. 
     
3.127 Whilst the proposed hotel is expected to generate an increase in footfall 
activity when compared with the existing office floorspace it is not considered to be at a 
scale which would be problematic. For example an increase of 102 persons travelling 
during the evening peak hour would be distributed between walking, bus, tube rail and 
pick-up/drop-off modes. Given the frequency of public transport services the change in 
travel demand is unlikely to be noticeable and it is not considered that the development 
is likely to have an unacceptable impact on the highway. 
 
Car Parking: 
 
3.129 The London Plan sets no maximum parking standards for hotels, but notes 
that in PTAL 4-6 areas, on-site parking should be limited to operational needs, parking 
for disabled people and the needs for servicing and coach parking (para. 6A.8) as 
necessary, it is considered consistent with the aim of The London Plan and the NPPF to 
achieve sustainable development, that no additional parking is provided. 
 
3.130  No general off-street parking spaces would be provided as part of the proposed 
development (30 exist in association with the building currently).  However, the 
development would provide one on-site disabled car parking space at ground floor level, 
which would be secured in the legal agreement.  
 
3.131  The use and management of the delivery area is expected to be subject to 
monitoring and review under the Delivery and Servicing Plan (to be secured by legal 
agreement), which is part of a wider Hotel Management Plan which will include the 
monitoring and review of the arrangements for disabled persons to bring a vehicle to the 
hotel. 
 
Access and Pedestrian Safety: 
 
3.132 The existing building has a vehicle entrance approximately midway along its 
frontage which serves the car park to the rear. However, retaining such an 
arrangement, with a required headroom for goods vehicles, would have the effect of 
severing the ground and first floor areas of the hotel in two, making it impractical to 
accommodate the Hoxton lobby area and ancillary informal meeting spaces, bar/ café 
areas, etc. 
 
3.133 Relocating the vehicle access at the north end of the frontage is not practical 
due to the proximity to the traffic signals for the Uxbridge Road/Wood Lane junction and 
the safety implications of conflicting vehicle turning movements. Therefore the 
application proposes to create a new vehicle access toward the south end of the site 
frontage.  The primary consideration for locating the access was to maintain a suitable 
distance along the footway between the proposed access and the existing vehicle 
access serving the Dorsett Hotel. 
 
3.134 Highway Officers accepted the principle of the servicing and access strategy 
at pre-application stage subject to a Stage 1 Road Safety Audit being provided as part 
of the planning application. The Road Safety Audit was commissioned by the applicant 
prior to the submission of the application, which included the results of peak period 



 

pedestrian count surveys along the footway in front of the site as well as a vehicle count 
to/from the adjacent Dorsett Hotel. 
 
3.135 The Road Safety Audit identified very few matters with the proposals, all 
capable of resolution as the design develops, and no concerns which would suggest an 
in-principle objection. The main comment of the audit which needs to be accounted for 
as the scheme's design evolves is the need to treat the building elevation immediately 
adjacent to the vehicle access in a manner which allows for intervisibility between 
pedestrians potentially walking along the back edge of the footway and vehicles 
emerging from the hotel on to the footway. The Road Safety Audit is included within the 
Transport Assessment submitted in support of the application. 
Deliveries, servicing and refuse collection 
 
3.136 Key Principle TR27 of the Planning Guidance SPD seeks off-street servicing 
for all new developments. Deliveries, servicing and refuse collection are proposed to 
take place predominantly on-site from a service bay to ease the transfer of delivered or 
collected goods and reduce the impact on the immediate highway network. 
 
3.137 In addition to two refuse vehicles per day and four 7.5t box vans per day 
there is expected to be 6 to 8 regular daily light panel vans. 
   
3.138 The service bay takes access from Shepherd's Bush Green. The proposed 
yard is designed to accommodate all activity for vehicles up to medium sized refuse 
vehicles, and all vehicles will be able to enter and exit the service area in forward gear. 
The significant majority of goods vehicle activity relating to the hotel and catering 
sectors is undertaken from vehicles of up to 7.5t. The most frequent vehicle attending 
the site which is larger than 7.5t will be the refuse collection vehicles.   
 
3.139 Deliveries to the service area will be managed by a member of staff. 
Durations of stay will vary by activity but are not expected to extend beyond 10-minutes.   
 
3.140 There are double yellow lines along the site frontage which prevent vehicles 
stopping Monday to Saturday between 08:00 and 09:30 and between 16:30 and 20:00. 
As such no deliveries will be undertaken on-street from Shepherd's Bush Green 
between these hours. 
 
3.141 Refuse stores would be provided to the rear of the site adjacent to the 
service yard.  Refuse will be transferred to the bins adjacent to the staff exit point into 
the servicing yard. These bins will be transferred into the larger refuse store and 
replaced when this is deemed necessary. Both bins stores are located adjacent to 
where the refuse vehicle will wait on-site and drag distances are in accordance with 
standards.  
 
3.142  A Delivery and Servicing Plan (DSP) would be secured by legal agreement to 
mitigate the potential impacts of servicing activity associated with the development. 
 
Cycle Parking: 
 
3.143 Policy T3 and Appendix 8 of the Local Plan seek to ensure that satisfactory 
cycle parking is provided for all developments. 
 



 

3.144 The applicant's Transport Assessment (TA) states that the cycle parking is 
proposed to be achieved through delivery of a secure cycle storage facility within the 
site. In total there will be 16 cycle parking spaces using two-tier Josta style racks. The 
London Plan standards require hotels to provide 1 space per 20 beds for staff and 1 
space per 50 beds for visitors. Hence a minimum of 14 spaces are required. It is 
proposed that the store would be used by staff and any resident guests at the hotel who 
have cycled. A member of staff would accompany the guest to the cycle store. All short 
stay visitor cycle parking will rely on the public realm. 
 
3.145 There are currently three Sheffield stands on-street along the site frontage, 
which allow for up to 6 bicycles. The TA talks about monitoring of future demand and 
confirms that the developer is also willing to fund additional short stay cycle parking for 
visitors on the footway along the site frontage, should it be considered necessary, thus 
encouraging more visitors to travel to the site using sustainable means.  
 
Impact on public transport: 
 
3.146 Whilst the proposed hotel is expected to generate an increase in footfall 
activity when compared with the existing office floorspace it is not considered to be at a 
scale which would be problematic. For example, an increase of 102 persons travelling 
during the evening peak hour would be distributed between walking, bus, tube rail and 
pick-up/drop-off modes. Given the frequency of public transport services the change in 
travel demand is unlikely to be noticeable. 
 
Travel Plan: 
 
3.147 A framework Travel Plan has been submitted, alongside the Transport 
Assessment. As part of any S106 agreement the applicants would be required to 
produce a more detailed Travel Plan for the different uses which would be subject to 
ongoing monitoring and review, to encourage users of the development to travel by 
modes other than the car. It is considered that there is capacity within the existing public 
transport network to accommodate the trips proposed from this development. Officers 
welcome the provision of a Travel Plan in support of the proposal for sustainable travel 
for occupiers of the development. 
 
Demolition and Construction Logistic Plans: 
 
3.148 A Construction Management Plan (including details of demolition and 
construction logistics) was submitted with the application. At this early stage the 
information has yet to be fully detailed, and the documents need to be developed. 
Officers consider this information needs to be provided in compliance with TfL 
guidelines. A satisfactory Demolition Logistics Plan (DLP) has been submitted, and 
compliance can be secured by condition. A Construction Logistics Plan (CLP) would still 
be required to include demolition details, contractors' construction method statements, 
waste classification and disposal procedures and locations, dust and noise monitoring 
and control, provisions within the site to ensure that all vehicles associated with the 
demolition/construction works are properly washed and cleaned to prevent the passage 
of mud and dirt onto the highway, and other matters relating to traffic management to be 
agreed. The documents would need to be developed to be in accordance with Transport 
for London (TfL) requirements, which seeks to minimise the impact of construction 
traffic on nearby roads and restrict construction trips to off peak hours only.  
 



 

Conclusions on highway matters: 
 
3.149 Given the nature of the proposed uses and the highly accessible location, 
(and no parking) officers do not consider that it is likely that the proposals would have 
adverse impact on traffic generation or parking pressure. It is considered that the 
capacity of the existing highway network could sufficiently support the development 
without further detriment, and that the public transport capacity is sufficient to serve the 
trips that would be generated. 
 
3.150 Off site highway improvement works to Shepherds Bush Green are proposed 
which would be secured via the s.106 agreement (and S278 notices). These proposals 
include upgrade the existing footways. 
 
+ IMPACT ON RESIDENTIAL AMENITY 
 
3.151 Policies DC1, DC3 and HO11 of the Local Plan require all proposals to be 
formulated to respect the principles of good neighbourliness. Key Principles HS6 and 
HS7 of the Planning Guidance SPD seek to protect the existing amenities of 
neighbouring residential properties, in terms of outlook, light, and privacy. Policy 7.6 of 
The London Plan states that buildings and structures should not cause unacceptable 
harm to the amenity of surrounding land and buildings, particularly residential buildings, 
in relation to privacy, overshadowing, wind, and microclimate. 
 
Light: 
 
3.152  The site's most immediate residential neighbours are to the rear on Pennard 
Road. Whilst other residential properties in the area would be able to see the proposed 
development, residents on the eastern side of Pennard Road have the greatest 
potential to be directly affected in terms of light, outlook, privacy, and noise/nuisance 
due to their proximity. 
 
3.153  The applicants have submitted an updated Daylight and Sunlight Report to 
address the shortcomings of the previous version which led to the original planning 
permission being quashed. The amended report tests the impact of the proposed 
development in accordance with the Building Research Establishment (BRE) document 
"Site Layout Planning for Daylight and Sunlight: A Good Practice Guide' (2011)". 
 
3.154  The council appointed an independent expert consultant to review the report. 
Officers asked the consultant to comment on the report's scope and methodology, to 
identify any anomalies or inconsistencies in the data presented, and to provide advice 
as to whether the conclusions drawn in the applicant's report were fairly and reasonably 
consistent with the technical data and analysis. Lumina were not asked to undertake 
their own data generation or analysis. 
 
3.155  The council's independent expert is satisfied that GIA have adhered to the 
methodologies and recommendations in the BRE guidance. Extensive background 
information is provided demonstrating that GIA surveyed 10 properties internally; results 
are more reliable when they are based on known layouts and dimensions. Although the 
surveyors were not able to gain access to all properties, this is not unusual or 
erroneous. It is standard practice to use estimated and assumed internal layouts, and in 
this case GIA have made reasonable assumptions about unknown layouts. The final 
version of the report presents the results on a property-by-property basis in a consistent 



 

way, setting out the percentage reductions and residual values for each test together. 
As such, both Officers and the council's independent expert are satisfied that the 
submitted final BRE report provides a robust assessment which has been carried out in 
full compliance with the BRE Guidance.  
 
3.156  The impact of the proposed development on 44 neighbouring residential 
properties has been considered. The properties considered in the assessment are 28-
76 (even) and 53-77 (odd) Pennard Road, Bush Green House, Library Mansions, 166-
168 Uxbridge Road, 172-174 Uxbridge Road, 176 Uxbridge Road, and the Dorsett 
Hotel. Due the existing spatial relationship between the Dorsett Hotel and the existing 
and proposed buildings on the site, even a modest new obstruction would have a 
disproportionately large effect when expressed as a percentage change of the current 
daylight and sunlight levels. The impact of the proposal on the Dorsett Hotel is not, 
however, of significant concern, because guests will be transient and only affected for a 
short period of time. 
 
Daylight: 
 
3.157  Existing and proposed daylight levels for affected windows and rooms have been 
analysed in accordance with the BRE's 'Vertical Sky Component' (VSC) test for 
individual windows and 'No-Sky Line' (NSL) test for whole rooms.  
 
3.158  The VSC test measures the amount of sky that can be seen from the centre of 
an existing window and compares it to the amount of sky that would still be capable of 
being seen from that same position following the construction of a new building. The 
measurements assess the amount of sky that can be seen by converting it into a 
percentage. If the VSC value, with the new development in place, is both less than 27% 
and less than 0.8 times its former value, occupants of the existing building will notice the 
reduction in the amount of skylight. 
 
3.159  Where room layouts are known (or can be reasonably assumed, as is the case 
here) the impact on daylight distribution in the existing building can be found by plotting 
the "no-sky line" in each of the main rooms. For houses this would include living rooms, 
dining rooms and kitchens; bedrooms should also be analysed although under the BRE 
guidelines they are not considered as important. The no-sky line divides points on the 
'working plane' (taken as a horizontal line 0.85m above the finished floor level, 
approximately the height of a kitchen work surface) which can and cannot see the sky. 
If, following the construction of a new development, the no-sky line moves so that the 
area of an existing room which does receive direct skylight is reduced to less than 0.8 
times its former value, then this will be noticeable to its occupants. 
 
3.160  When assessing the proposed development's impact on daylight to a 
neighbouring property, both VSC and NSL are important and should be given equal 
weight. In summary, the BRE guidance advises that daylighting of an existing building 
that is relevant for analysis may be adversely affected if either: 
 
- The VSC measured at the centre of an existing main window is less than 27% and 
less than 0.8 times its former value 
- The area of the working plane in a room which can receive direct skylight is reduced to 
less than 0.8 times its former value. 
 
 



 

Sunlight: 
 
3.161  In houses, the main requirement for sunlight is within living rooms (and 
conservatories if any are present). It is less important in bedrooms and kitchens. If a 
living room of an existing dwelling has a main window facing within 90 degrees of due 
south, then sun lighting of the existing dwelling may be adversely affected by a 
proposed development if the centre of the window: 
 
- Receives less than 25% of annual probable sunlight hours, or less than 5% of annual 
probable sunlight hours in the winter months between 21 September and 21 March; 
- Receives less than 0.8 times its former sunlight hours during either period; and 
- Has a reduction in sunlight received over the whole year greater than 4% of annual 
probable sunlight hours. 
 
Flexibility in applying the guidance: 
 
3.162  The numerical standards within the BRE guidance are based on a lower-density, 
suburban housing model. The guidance itself states that these are purely advisory and 
that much depends on the special circumstances of the development site and its 
location. Therefore, it is considered entirely appropriate to adopt a more flexible 
approach when dealing with a denser urban environment where the height and scale of 
buildings is generally greater. In addition, it is also acknowledged that existing buildings 
may have specific design features (such as projecting balconies, deep recesses, or bay 
windows) that already affect the amount of light they receive. It is valid to apply a 
degree of flexibility to take account of the effect of these design features.  
 
Results: 
 
3.163  With the development in place, the GIA report states that 28 out of the 44 
properties tested will still meet the VSC daylight criteria (in the case of all relevant 
windows), NSL daylight criteria (in the case of all relevant rooms) and the APSH 
sunlight criteria with the proposed development in place. 
 
3.164  The remaining 16 properties tested have windows or rooms that will not meet 
one or more of the VSC, NSL and APSH criteria with the proposed development in 
place. These are Nos. 48, 52, 54, 56, 58, 60, 62, 64, 66, 68, 70, 72, 74 and 76 Pennard 
Road and Bush Green House, as well as the Dorsett Hotel. These 16 properties have a 
total of 478 windows that are relevant for consideration under the VSC criteria; and 
have a total of 162 rooms that are relevant for consideration under the NSL criteria. 
These properties have 68 rooms which are relevant for consideration under the APSH 
criteria. 
 
3.165  Considering the VSC results in isolation, a relatively small proportion of windows 
(50 out of 478, or 10.5%) would not meet the BRE criteria. Of these 50 windows, 45 
would experience a reduction of between 20-30% compared to their former value. 
Officers consider this to be a relatively minor reduction, and is within a range that might 
reasonably be expected in a built up urban environment such as this. Only Bush Green 
House and the Dorsett Hotel have windows that would experience a reduction in VSC of 
more than 30%. In Bush Green House, a first-floor window would experience a 
reduction of 31.2%, however it is noted that this window has an extremely low existing 
VSC value of 1.6%, which is likely to be caused by its position underneath an 
overhanging walkway/stairwell structure and directly adjacent to a three-storey wall. 



 

 
3.166  Considering the NSL results in isolation, 58 of the 162 rooms would not meet the 
criteria (36.2%). Of these 58, most of the rooms will experience alterations of between 
20.5%-48.5% compared to their former value, some of which are significant losses (the 
exception is the Dorsett Hotel, but as explained above, this is not of concern due to its 
use class). The houses on Pennard Road have traditional paired back additions, which 
result in a 'tunnel effect' within the side returns. One consequence of this is that a new 
development can have a disproportionate effect on daylight and sunlight on rooms 
within the 'tunnel'. The results for windows/ rooms located in between back additions 
should be taken in this context. The number of rooms/ windows which would experience 
more significant losses and do not appear to be overly constrained by existing building 
forms is small. 
 
3.167  Considering the APSH results in isolation, 59 of the 68 relevant rooms (86.8%) 
meet the APSH criteria. 9 do not. Three are understood to be bedrooms where sunlight 
is viewed as being less important; and the six remaining rooms either have low existing 
sunlight levels or experience small alterations against the APSH criteria which are 
considered by Officers to be within acceptable limits for an urban development site. 
 
Sun Hours On the Ground: 
 
3.168  The BRE guidelines also provide a methodology for assessing light to outdoor 
amenity spaces surrounding a development site. The 'Sun Hours on the Ground' 
(SHOG) test specifies that at least half of a garden or amenity space should receive at 
least 2 hours of sunlight on 21st March. If, as a result of new development, an existing 
amenity space does not meet the 50% minimum requirement and the area which 
receives two hours of sunlight on 21st March is less than 0.8 times its former value, 
then loss of sunlight is likely to be noticeable for users. 
 
3.169  GIA have carried out the BRE SHOG test for 16 private gardens to Pennard 
Road properties located to the west of the site. 12 of the 16 spaces tested will 
experience no change. Three spaces will experience minor reductions within the 20% 
threshold where the loss is unlikely to be noticeable. The remaining space, at 76 
Pennard Road, will experience a loss of 28% compared to the existing situation, with a 
resultant 41.5% of the area experiencing at least 2 hours of direct sunlight on 21st 
March. Given the transgression of the BRE guidance in this instance affects only one 
property, and that more than a third of the affected amenity space will still receive direct 
sunlight on 21st March, no objections would be raised and the benefits of the scheme 
outweigh the limited extent of the harm.  
 
3.170  In conclusion, Officers consider that the daylight and sunlight results 
demonstrate a very good rate of compliance. Most of the windows or rooms relevant for 
assessment show conformity with the BRE guidelines or relatively minor exceedances. 
Where more significant transgressions from the BRE guidance are noted, there are 
generally clear mitigating reasons for them, such as the form of the existing buildings 
(deep side returns, overhanging balconies). Only in a very limited number of instances 
are there significant losses for windows or rooms which are otherwise unobstructed. On 
balance, officers consider that the relatively limited losses outlined would not outweigh 
the benefit to the area of the proposed development and consider that, on balance, the 
scheme is acceptable in terms of its impact on sunlight to adjacent premises and no 
objections would be raised in terms of policies DC1 and DC2 of the Local Plan (2018). 
 



 

Outlook: 
 
3.171  Key Principle HS6 of the Planning Guidance SPD states that 'The proximity 
of a new building or an extension to an existing building can have an overbearing and 
dominating effect detrimental to the enjoyment by adjoining residential occupiers of their 
properties' and prescribes a method for assessment of outlook: 'Although it is 
dependent upon the proximity and scale of the proposed development a general 
standard can be adopted by reference to a line produced at an angle of 45 degrees 
from a point 2 metres above the adjoining ground level of the boundaries of the site 
where it adjoins residential properties. If any part of the proposed building extends 
beyond these lines then on-site judgement will be a determining factor in assessing the 
effect which the extension will have on the existing amenities of neighbouring 
properties.' Where original rear gardens are less than 9 metres depth a measurement is 
taken from ground level at the boundary. Where there are existing circumstances, such 
as buildings which would be replaced in a redevelopment, it would be inappropriate not 
to have regard to these. 
 
3.172 The properties which directly back onto the application site (nos. 48-72 
Pennard Road) would be deemed to be most affected, as although the development 
would be visible from other properties, the impact on sense of enclosure decreases with 
greater distance. 
 
3.173 The prevailing existing condition along the rear of the properties to Pennard 
Road is one of large meeting small, as the large volume civic architecture of the city 
fringe along The Green meets the suburban edge of the residential part of Shepherd's 
Bush.  The proposed development is in keeping with this prevailing condition in the 
area.   
 
3.174 The stand of existing and proposed trees will also help to preclude any view 
beyond the rear line of the gardens.  Consequently, officers' assessment is that the 
application of the 45% degree sense of enclosure test becomes somewhat redundant, 
as in reality the new hotel building will not be visible at all from this position.  As a result 
the applicants have submitted an image of a sight line from closer to the rear of the 
house, which is considered a more likely viewpoint. The image demonstrates that the 
sky view to the east will be limited by the tops of the trees - as is currently the case - 
meaning that the hotel will be obscured as the tree canopies grow and merge. 
 
3.175 The impacts resulting from the proposed Hoxton Hotel are, in absolute terms, 
measurably less than those in relation to the Dorsett, the Walkabout or the Empire and 
are small in relation to precedent studies of residential properties enjoying such close 
proximity to all of the town centre facilities. 
 
3.176 On balance, then, it is considered that the proposed building would not result 
in a significant loss of outlook to neighbouring properties, and as such it is considered 
that it complies with Policies DC1, DC2, HO11 and Key Principle HS6 of the Planning 
Guidance SPD. 
 
Privacy: 
 
3.177 Key Principle HS7 states that new windows should normally be positioned so 
that they are a minimum of 18 metres away from existing residential windows as 
measured by an arc of 60 degrees taken from the centre of the proposed window. 



 

 
3.178 The Design and Access Statement submitted in support of the application 
includes diagrams to demonstrate that the development is fully compliant with Key 
Principle HS7.  Consequently, Officers are of the opinion that the proposal would not 
have an unacceptable impact on the privacy to neighbouring properties. 
 
Noise and disturbance: 
 
3.179 London Plan Policy 7.15 states that development proposals should seek to 
reduce noise by minimising the existing and potential adverse impacts of noise, 
separating new noise sensitive development from major noise sources through the use 
of distance screening, or internal layout and promoting new technologies and improved 
practices to prevent noise. Policy CC11 of the Local Plan advises that the Council would 
seek to minimise the impact of noise, by managing the development and distribution of 
noise sensitive development in the borough. Policy DC2 sets out that new development 
should respect the principles of good neighbourliness. Local Plan Policy CC13 relates to 
environmental nuisance and require all development to ensure that there is no undue 
detriment to the general amenities enjoyed by existing surrounding occupiers, 
particularly those of residential properties. Policy CC10 relates to light pollution. SPD 
Amenity Policy 25 states that outdoor uses will need to be assessed in regard to the 
frequency and times of use, and the noise level likely to be emitted from activities. Key 
Principle NN1 refers to noise and vibration and requires a survey and report for 
residential developments proposed near existing noise sources and for developments 
that have the potential to increase existing noise or vibration levels. Key Principle NN4 
also sets out that need to protect residential and other noise sensitive amenity. 
 
3.180 The site is located in the town centre, close to busy main roads and existing 
commercial activity (including late night activity associated with the Shepherd's Bush 
Empire), and is therefore in an area with a high level of background noise. 
 
3.181 It is acknowledged that the proposed building and land uses could have its 
own noise/disturbance impacts, particularly with regard to operational noise breakout, 
deliveries and collection and the potential for noise from new plant and equipment. 
 
3.182 A preliminary Acoustic Assessment has been submitted with the application. 
This has undertaken an assessment of the existing background noise, in order to 
understand both the requirements for limiting noise in relation to neighbouring 
properties and the requirement for the treatment of the building envelope to preserve 
good noise conditions within the proposed development.  
  
Operational noise breakout: 
 
3.183 Hoxton Hotel's Operator requirements for indoor noise level are more 
stringent than the requirements of the Local Planning Authority.  
 
3.184 Daytime noise levels have been assessed against the BS 8233 guidance for 
noise levels within external amenity areas and all assessments show that ambient noise 
levels will remain within the BS 8233 guideline limits. 
 
3.185 At night-time the limit should ensure noise does not give rise to sleep 
disturbance for neighbouring residents. In order to achieve this the following measures 
will be adopted: 



 

- Music noise levels will be controlled to 85 dB(A) internally through the installation of a 
hardwired electronic noise limiter device (ENLD) that can monitor music levels and cut 
off power to the sound system above a predefined noise level threshold; 
-Guests/customers will be prevented from accessing the rear external areas of the hotel 
after 18:00 hours and hotel employees will access these areas using doors that do not 
open out from areas playing music.  
 
3.186 These matters could also be controlled by planning condition which could 
ensure, amongst other things, that windows are kept shut, tables are not placed outside 
and music is not audible from outside the premises. A condition (no.19) is 
recommended to limit the hours of use for the ancillary bar and restaurant areas.  It is 
therefore considered that with suitable conditions, the development could be adequately 
controlled to ensure that there is no harmful impact on local amenity in terms of noise 
and disturbance. 
 
Noise from deliveries and collections: 
 
3.187 Servicing and deliveries would take place within an off-street service area to 
the rear of the hotel.  The assessment of noise from deliveries and collections shows 
that overall there will be no material increase in noise level at the residential dwellings of 
Pennard Road (the closest noise sensitive receptor). A Delivery and Service 
Management Plan, to be secured in the legal agreement, would also ensure that the 
times for servicing and deliveries are restricted to reasonable daytime hours. 
 
Plant: 
 
3.188 Noise from new mechanical plant will be designed to be capable of achieving 
compliance with the Council's noise standards (i.e. ensuring that the noise is at least 
10dB below background noise).  Officers concur that noise and vibration from 
mechanical plant could be adequately controlled by planning condition (see conditions 
14 - 17). 
 
Demolition and Construction: 
 
3.189 The disruption of demolition and construction works and the noise and 
disturbance to nearby residents and businesses is acknowledged to be a key local 
concern. Whilst it would be unreasonable to refuse planning permission for a 
development scheme based on the temporary impact of demolition/construction works, 
it would be sensible to ensure that disruption and noise/disturbance are minimised as 
far as possible in the redevelopment. A satisfactory Demolition Management Plan has 
already been submitted and compliance is to be secured by condition. A construction 
management plan and an Air Quality Dust Management Plan would be required to be 
submitted and agreed by planning conditions, and these documents would be required 
to take into account the impacts and logistics any existing nearby construction sites. 
 
3.190 For the reasons given above, it is considered that the development, subject 
to suitably worded conditions, would not give rise to unacceptable harm from noise and 
disturbance to neighbouring occupiers and that the proposal therefore complies in these 
respects with the relevant sections of policies DC1, DC2, CC11 and CC13 of the Local 
Plan, and Key Principles NN1 and NN4.  
 
 



 

Light pollution: 
 
3.191 The number of window openings proposed in the rear elevation of the 
building where it directly faces neighbouring properties is minimal/limited. The applicant 
has also submitted a Lighting Design strategy as part of the application, including an 
obtrusive lighting analysis.  The Lighting Design strategy confirms that illumination to 
the front facade will be sensitively considered and will focus on key architectural 
elements, rather than illumination as a singular object. This will ensure its night time 
visibility is within keeping with its surroundings, rather than trying to dominate. 
 
3.192 The lighting to the rear of the building will generally take the form of wall 
mounted luminaires arranged at ground floor level. The final style of these fittings is yet 
to be defined, however these will be generally low output units, lighting the immediate 
surrounding area with a controlled lighting distribution to ensure there is no spill light or 
light trespass onto neighbouring properties.  Lighting to the service area will be by 
discrete wall mounted bulkheads, with controlled light distribution.  Above ground floor 
level no external lighting is proposed and windows would be stepped back from the 
neighbouring properties in Pennard Road, further reducing their impact.  Consequently, 
it is not considered that properties would be adversely affected by light spillage from this 
element. As such no objections are raised in this regard. 
 
Odour: 
 
3.193 The scheme proposes a restaurant at ground and basement levels of the 
development, which necessitate the use of commercial grade kitchen ventilation 
systems.  Accordingly, an Odour Assessment has been provided as part of the 
application, which proposes a number of mitigation measures including ultraviolet (UV) 
filtration to remove grease from the extracted airstreams prior to the main ductwork to 
roof level, at which point it will connect to packaged extract air handling units.  Subject 
to an appropriate condition (42) requiring further details relating to the installation, 
operation and maintenance of the odour abatement equipment, the development would 
meet the Council's requirements. 
 
ENVIRONMENTAL MATTERS  
 
Carbon reduction: 
 
3.194 Policy CC2 of the Local Plan is concerned with promoting sustainable design 
and construction and states that sustainable measures should be included in 
developments and sustainability statements are required for all major developments to 
ensure that a full range of sustainability uses are taken into account. Key Principle 
SDC1 requires all developments to implement the London Plan's sustainable design 
and construction policies to ensure developments incorporate sustainability measures. 
 
3.195 As required, an Energy Statement has been submitted with the application. 
This outlines the energy efficiency and low/zero carbon measures proposed to be 
implemented in the scheme. The baseline energy use of the development, if designed 
only to meet the minimum requirements of the Building Regulations, is calculated to 
produce just over 533.6 tonnes of CO2 a year (from regulated energy use). Passive 
design and energy efficiency measures are calculated to reduce energy use sufficiently 
to cut CO2 emissions by 11.4 tonnes a year. Greater CO2 savings would be provided 
by utilising a gas fired CHP engine and incorporating a very high efficiency VRF heating 



 

and cooling system.  This would reduce CO2 emissions by a further 197.9 tonnes a 
year. 
 
3.196 Overall, the energy strategy is calculated to reduce annual CO2 emissions by 
209.3 tonnes - equivalent to 39.2% compared to The London Plan CO2 reduction target 
of 35%. No objection is therefore raised under the above mentioned policies. These 
details would be secured by condition 38.  
 
Sustainable design and construction: 
 
3.197 A Sustainability Statement has been submitted, alongside the Energy 
Statement, which includes information on wider sustainable design and construction 
issues. The assessment shows that the new building would be designed to implement a 
range of measures such as water efficient fittings and appliances, use of 
environmentally friendly materials, promotion of sustainable waste behaviour and 
recycling, reducing pollution impacts, promoting sustainable transport etc. 
 
3.198 A BREEAM Pre-assessment was carried out and submitted which showed that 
the development would achieve a 'Very Good' rating. A condition (no.31) is 
recommended requiring the submission of a revised BREEAM assessment to show how 
the scheme will meet the 'Very Good' rating. 
 
3.199 Officers consider that these levels of performance would demonstrate 
compliance with the Council's sustainability requirements in Local Plan Policy CC2. 
Integration of the proposed sustainable design and construction measures would be 
conditioned within an acceptable development. 
 
Flood Risk/SuDS: 
 
3.200 The site is in the Environment Agency's Flood Zone 1 which indicates a low 
risk to flooding from the Thames.  A Flood Risk Assessment (FRA) and Drainage 
Strategy have been submitted which refer to potential SUDS measures that could help 
mitigate surface water run-off from the site. In consultation with the Council's 
Environmental Policy Team during the course of the application, revisions have been 
made to the drainage strategy to improve surface water management.   
 
3.201 The proposed measures would be through managing surface water run off 
through the implementation of the following measures: 
- Permeable paving, within the hardstanding areas to the rear of the building; 
- 146 sq m of green roofs provided at roof and rear first floor roof levels; 
- A rainwater harvesting system serving the non-potable requirements of the basement 
and ground floor public and back of house areas; 
- Permeable landscaping and new trees; and, 
- Below ground cellular storage systems.  
 
3.202 As a result of these measures the proposed run-off rates for the development 
have increased from 50% to over a 70% reduction to existing site runoff.  While a 
greenfield run-off rate has not been achieved Officers are satisfied that SUDs measures 
have been maximised as far as practicable. The exact nature of the proposals are 
subject to further detailed design work, and as such conditions are proposed (12 and 
13) for the submission of further details of the SUDS measures, including maintenance 
information for our approval prior to commencement of the development. 



 

 
Contamination: 
 
3.203 Policy 5.21 of The London Plan, and Policy CC9 of the Local Plan state that 
the Council will support the remediation of contaminated land and that it will take 
measures to minimise the potential harm of contaminated sites and ensure that 
mitigation measures are put in place. Key Principles LC1-LC7 of the Planning Guidance 
SPD relate to contamination. Policy 16 sets out the common submission requirements 
for planning conditions relating to contamination and policy 17 deals with sustainable 
remediation. 
 
3.204 A Preliminary Geo-Environmental Risk Assessment and site investigation 
scheme has been submitted and agreed as part of this application. Potentially 
contaminative land uses, past or present, are understood to occur at, or near to this site. 
Further details covering remediation and long term monitoring would need to be carried 
out during and following any redevelopment works, to ensure that no unacceptable risks 
would be caused to humans, controlled waters or the wider environment Conditions to 
this effect (8 1- 10) have been attached, in accordance with Local Plan Policy CC9. 
 
Air quality: 
 
3.205 The entire borough was designated as an Air Quality Management Area 
(AQMA) in 2000 for two pollutants - Nitrogen Dioxide (NO2) and Particulate Matter 
(PM10). The main local sources of these pollutants are road traffic and buildings (gas 
boiler emissions). 
 
3.206 Policy 7.14 of The London Plan seeks that development proposals minimise 
pollutant emissions and promote sustainable design and construction to reduce 
emissions from the demolition and construction of the buildings and also to minimise 
exposure to poor air quality. Policy CC10 of the Local Plan (2018) explains that the 
Council will reduce levels of local air pollution and improve air quality in line with the 
national air quality objectives. This policy is supported by Key Principles AQ1-AQ4 of 
the Planning Guidance SPD. 
 
3.207 An air quality assessment has been carried out. This assesses the 
development's potential impacts on local air quality and also considers the issue of 
exposure to pollution for occupiers within the new scheme. The assessment takes 
account of the potential temporary impacts during the construction phase and the 
operational impacts caused by increase in traffic flows and emissions from the plant on 
the site. The air quality assessment indicates that the general sources of air pollution 
(construction activities, road traffic and space heating) emission arising from the 
proposed development would be during the construction phases and on completion of 
the development the assessment predicts the development to have negligible effect on 
air quality. 
 
3.208 In terms of exposure of new occupiers to poor air quality, the applicants 
report concludes that there is a risk of exceedances of the 1-hour NO2 objective at the 
front façade on the ground and first floor. Mitigation, in the form of mechanical 
ventilation, is recommended. 
 
3.209 Accordingly, officers consider that subject to appropriate conditions (26-30), 
the development would meet policy requirements.  



 

 
Planning obligations: 
 
3.210 In dealing with planning proposals, local planning authorities consider each 
on its merits and reach a decision based on whether the application accords with the 
relevant development plan, unless material considerations indicate otherwise. Where 
applications do not meet these requirements, they may be refused. However, in some 
instances, it may be possible to make acceptable development proposals which might 
otherwise be unacceptable, through the use of planning conditions or, where this is not 
possible, through planning obligations. London Plan policy 8.2 recognises the role of 
planning obligations in mitigating the effects of development and provides guidance on 
the priorities for obligations in the context of overall scheme viability. 
 
Community Infrastructure Levy: 
 
3.211 Mayoral CIL (Community Infrastructure Levy) came into effect in April 2012 
and is a material consideration to which regard must be had when determining this 
planning application. Under the London-wide Mayoral CIL the development, according 
to the figures provided in the applicant's mayor CIL form, is estimated to be liable for 
£169,600 (plus indexation) payment. This would contribute towards the funding of 
Crossrail. The GLA expect the Council, as the Collecting Authority, to secure the levy in 
accordance with London Plan Policy 8.3. 
 
3.212 The borough's own community infrastructure levy came into effect on 1st 
September 2015. The proposed charge for this part of the borough would be £80 per 
sqm for other uses including class A1 uses, but a nil charge for hotel (Class C1) use.  
This would entail a contribution of approximately £1,600 + Indexation for local CIL. 
 
3.213 Site-specific contributions would be included in the S106 agreement and 
would include the following: 
 
- Development to be 'Coach free' 
- Provision of a Travel Plan, plus review with monitoring fees to be met by the applicant.  
Monitoring cost at £3000 per review and review will be carried out in year 1, 3 and 5. 
- Provision of a Servicing and Deliveries Management Plan (including refuse collection). 
- A S278 agreement towards highways works including improving surface treatments in 
the vicinity of the site. 
- Provision of an apprenticeship/training scheme in construction and hospitality, 
including a contribution of £76,450. 
- Fund liaison with Local Contractor Monitoring Group associated with monitoring of the 
demolition and construction process at a cost of £2000 per year for the duration of the 
construction/demolition activities.  
- Management Plan for the disabled parking space, and 
- Commitment to meet the costs of the Council's Legal fees. 
 
3.214 Overall, the proposed development is considered to be acceptable subject to 
conditions and s106 obligations. 
 
 
 
 
 



 

4.0 CONCLUSION and RECOMMENDATION 
 
4.1 The proposed hotel development is considered to be an appropriate use for this 
town centre location, which is highly accessible by public transport. Section 1 of the 
NPPF (2012), London Plan (2016) Policies 4.5, and 4.7 and Local Plan (2018) Policies 
E2, E3, TLC1, TLC2 and CF2. 
 
4.2 The scheme accords with urban design and conservation policies of the council. It 
would enhance the quality of the townscape in this part of the Shepherds Bush 
conservation area and would not harm the setting of the neighbouring listed Dorset 
Hotel. Not only would it provide a destination hotel for this part of the borough it would 
also contain extensive facilities for the local community to engage with including 
programmable spaces for the use by local creative businesses and community groups 
for event launches exhibitions classes performances etc. 
 
4.3 The proposed scheme represents an opportunity to regenerate this part of the town 
centre. In this respect it meets the aims of the Council's Local Plan. Currently, this site 
presents a poor aspect in the local built environment. Development of this site provides 
an opportunity for significant enhancement of the area.  
 
4.4 The submitted scheme would connect the site with the surrounding townscape. The 
proposed built form has a massing which responds to the adjoining built form. The 
elevations have an architectural character and materiality which responds to the 
adjoining group of buildings and provides interest across the frontage. The relationship 
between this building and its neighbours would assist in the creation of a sense of 
place. 
 
4.5 Officers have assessed the impact of the proposal on the heritage assets and 
consider that it is compliant with Section 66 and Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990. The proposal is also in line with national 
guidance in the NPPF and strategic local policies on the historic environment and urban 
design. Policies DC1, DC2 and DC8 of the Local Plan (2018) are thereby satisfied. 
 
4.6 There would be no adverse impact on traffic generation and the scheme would not 
result in congestion of the primary road network. No general car parking would be 
provided and the development is not considered to contribute significantly towards 
pressure on on-street parking, subject to satisfactory measures to discourage the use of 
the private car which would be contained in a Travel Plan, secured by legal agreement. 
Subject to the completion of a satisfactory legal agreement preventing coach party 
bookings, the development would not generate congestion or disturbance as a result of 
coach parking. Acceptable provision would be made for cycle parking. The public 
transport accessibility level of the site is high. Acceptable provision for servicing and the 
storage and collection of refuse and recyclables would be provided. The proposal is 
thereby in accordance with policies CC7, T1, T3, T4 and T7 of the Local Plan (2018). 
 
4.7 The application proposes a number of measures to reduce CO2 emissions from 
the baseline using passive design measures as well as a Combined Heat and Power 
(CHP) system. The proposal would seek to reduce pollution and waste and minimise its 
environmental impact. Policies CC1 and CC2 of the Local Plan (2018) and Policies 5.2, 
5.5, 5.6 and 5.7 of The London Plan 2016 are therefore satisfied. 
 



 

4.8 On balance, the impact of the proposed development upon adjoining occupiers is 
not considered unacceptable. Measures would be secured by conditions to minimise 
noise and disturbance to nearby occupiers from the development. In this regard, the 
development would respect the principles of good neighbourliness, and thereby satisfy 
policies TLC5, DC2, HO11, CC11 and CC13 of the Local Plan (2018). 
 
4.9 The development would provide a safe and secure environment for all users in 
accordance with London Plan Policy 7.3 and Local Plan Policy DC2. The proposal 
would provide ease of access for all people, including disabled people, in accordance 
with London Plan Policy 4.5, Local Plan Policy DC2, and the Council's Adopted 
Supplementary Planning Document (SDP) 'Access for All'. 
 
4.10 Conditions would ensure that the site would be remediated to an appropriate level. 
The proposed development therefore accords with policy 5.21 of The London Plan 
2016, and Policy CC9 of the Local Plan (2018). 
 
4.11 It is therefore recommended that planning permission be granted, subject to 
conditions and a satisfactory legal agreement being entered into. 
 
4.12 In view of the fact the Section 106 agreement will be the subject of negotiations, 
officers consider that circumstances may arise which may result in the need to make 
minor modifications to the conditions and obligations (which may include the variation, 
addition, or deletion). Accordingly, the second recommendation has been drafted to 
authorise the Director of Regeneration, Planning and Housing Services in consultation 
with the Chair of the Planning Applications Committee, to authorise the changes he/she 
considers necessary and appropriate, within the scope of such delegated authority. 
 
 


