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Applicant: 
 
C/O Agent    
 
Description: 
Erection of a two storey extension to the Mabre Road elevation and a six storey 
extension to the riverside elevation, including infill roof level extensions at fourth and 
fifth floor levels in connection with the refurbishment and extension of existing B1 office 
building known as the 'Refinery' Building, incorporating ancillary uses (cafe / restaurant; 
co-working incubator space; and events space), a new green roof, comprehensive 
public realm improvements and associated works. 
Drg Nos: 1299/PL/101D; 102D; 103E; 104D; 105D; 106D; 107D; 108D;109E; 110D; 
111D; 112D; 113D; 114D; 115D;1186-010 P1; 1186-011 P1; 1186-012 P1; 1186-013 
P1;1186-014 P1; 1186-015 P1; 1186-016 P1; 1186-017 P1;1186-018 P1; 1186-019 P1; 
1186-201 P2; 1186-002 P2;186-SK002A; 186-SK004; 186-SK005; 186-SK006A;186-
SK007; 186-401 P1; 186-402 P1;1186-SK007; 
 
 
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 development hereby permitted shall not commence later than the expiration of 

3 years beginning with the date of this planning permission. 
    
 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 not be erected otherwise than in accordance with the 

following approved drawings:  1299/PL/101D; 102D; 103E; 104D; 105D; 106D; 
107D; 108D;   109E; 110D; 111D; 112D; 113D; 114D; 115D;   1186-010 P1; 1186-
011 P1; 1186-012 P1; 1186-013 P1;   1186-014 P1; 1186-015 P1; 1186-016 P1; 
1186-017 P1;   1186-018 P1; 1186-019 P1; 1186-201 P2; 1186-002 P2;   186-
SK002A; 186-SK004; 186-SK005; 186-SK006A;   186-SK007; 186-401 P1; 186-
402 P1; 1186-SK007. 

   
 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 DC1, DC4, and DC8 of the Local Plan 2018. 



 

 
 3) The development hereby permitted shall not commence until a Construction 

Management Plan has been 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 numbers, 
size and routes of demolition vehicles, any vehicle holding areas, access 
arrangements and delivery locations on the site, use of Ultra Low Emission 
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, and other matters relating 
to traffic management to be agreed. The Construction Management Plan shall be 
implemented in accordance with the approved details throughout the relevant 
project period. 

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

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

 
 4) The development hereby permitted shall not commence until a detailed 

Construction Logistics Plan has been submitted to and approved in writing by the 
Local Planning Authority. This shall be in accordance with Transport for London 
Guidance on Construction Logistics Plans and shall include the demolition phase 
of the development. The Construction Logistics Plan shall be implemented in 
accordance with the approved details throughout the relevant project period. 

      
 To minimise the impacts of construction-related vehicle movements and facilitate 

sustainable construction travel to the site in accordance with policies T1 and T6 of 
the Local Plan 2018. 

 
 5) Prior to commencement of demolition, a method statement detailing the method of 

protection of the retained facades during the demolition and construction process 
and details of the all works to the retained Hurlingham Road façade of the Building 
of Merit including the method statement of paint removal to façade of Building of 
Merit shall be submitted to the Council for its approval and the works shall be 
carried out in accordance with such details as have been approved. The extent of 
demolition shall not exceed that shown on the approved drawings D_01; 02; 03; 
13; 14; 15; 16; 21; 22; 23; 24; 25; 26 and the Hurlingham Road facade shall be 
retained in accordance with the approved drawings (refer to drawing nos. of 
proposed elevations). 

    
 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 area; 
and the setting and special architectural and historic interest of the locally 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. 

 



 

 6) The relevant parts of the development hereby permitted shall not commence until 
detailed drawings in plan, section and elevation at a scale of no less than 1:20 of: 

  a.) typical bays, to include cladding details, soffits, balustrades, entrances, 
brise soleils, external light installations, plant room enclosures and separate bin 
store;  

  b.)detailed roof plan and typical sections showing all roof surfaces and 
installations including the green roof, plant, rooflights, railings, hatches, flues etcl; 
and 

  c.) landscape plans and sections, planting schedules/tree specifications, hard 
landscaping material samples, and details of light installations are submitted to 
and approved in writing by the Council. The relevant parts of development shall be 
carried out in accordance with such details as have been approved and thereafter 
permanently retained in this form, unless otherwise agreed in writing with the local 
planning authority. 

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

DC4, and DC8 of the Local Plan 2018.    
 
 7) Prior to installation of the relevant parts of the development hereby permitted, 

details of samples of external materials including cladding mock-up panel(s) 
showing all main cladding material and junctions between them, to be viewed on 
site, shall be submitted to, and approved in writing by, the Council. The 
development shall be carried out in accordance with the approved details; and 
permanently retained as such. 

   
 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 area; 
and the setting and special architectural and historic interest of the locally listed 
building in accordance with policies 7.1, 7.6 and 7.9 of the London Plan (2016) 
and Policies DC1, DC4, and DC8 of the Local Plan 2018. 

 
 9) No alterations shall be carried out to the external appearance of the building, 

including the installation of air-conditioning units, ventilation fans or extraction 
equipment not shown on the approved drawings, without planning permission first 
being obtained. Any such changes shall be carried out in accordance with the 
approved details. 

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

amenities of the occupiers of neighbouring residential properties, in accordance 
with Policies DC1, DC4, and DC8 of the Local Plan 2018. 

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

Permitted Development) (England) Order 2015 as amended (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 external part of the approved building, without planning permission 
first being obtained. 

        
 To ensure that the Council can fully consider the effect of telecommunications 

equipment upon the appearance of the buildings in accordance with Policies DC1, 
DC4, and DC8 of the Local Plan 2018. 

 



 

11) Prior to use, machinery, plant or equipment, extract/ ventilation system and 
ducting at the development, details shall be submitted to and approved in writing 
by the Council, of: 

  
 a.) 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 of the development and thereafter 
be permanently retained; and   

  
 b.) Details of anti-vibration measures shall be submitted to and approved in writing 

by the Council.  The measures shall ensure that machinery, plant/equipment 
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/ adjacent 

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

  
 
12) The glass installed for the commercial frontage of Manbre Road shall be clear and 

shall be permanently retained and not obscured in any way. 
      
 To ensure a satisfactory external appearance, in accordance with Policies DC1, 

DC4, DC8 and DC9 of the Local Plan 2018. 
 
13) The green infrastructure hereby approved shall be constructed and planted up in 

full accordance with the approved details 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 order that the Council may be satisfied as to the details of the development in 

the interests of visual amenity of the area in accordance with policy OS5 of the 
Local Plan 2018.   

 
14) With the exception of the terrace at fifth floor level, no part of the flat roof areas 

provided by the development hereby approved shall be used as a terrace or other 
accessible amenity space. No walls, fences, railings or other means of enclosure 



 

other than those shown on the approved drawings shall be erected around the 
roofs, and no alterations shall be carried out to the approved building to form 
access onto these roofs. 

    
 To ensure a satisfactory external appearance and so that the use of the buildings 

does not harm the amenities of the existing neighbouring residential properties 
and future residential occupiers of the development due to overlooking, loss of 
privacy and noise and disturbance, in accordance with Policies DC1, DC4 and 
HO11 of the Local Plan 2018. 

 
15) No part of the development hereby approved shall be occupied prior to the 

provision of the cycle storage for the commercial development hereby approved, 
as indicated on the approved drawing no. 1299/PL/102D and such storage 
facilities shall be permanently retained thereafter in accordance with the approved 
details. 

   
 To promote alternative, sustainable forms of transport, in accordance with Policy 

6.9 and Table 6.3 of the London Plan (2016), and Policy T3 of the Local Plan 
2018.   

 
16) No part of the development hereby approved shall be occupied prior to the 

provision of the refuse storage enclosures, as indicated on the approved drawing 
1299/PL/102D. 

   
 To ensure that the use does not give rise to smell nuisance and to prevent harm to 

the street scene arising from the appearance of accumulated rubbish, in 
accordance with Policies DC8, CC6 and CC7 of the Local Plan 2018.   

 
17) The development shall be implemented in accordance with the recommended 

flood mitigation measures in the Flood Risk Assessment  as hereby approved by 
the local planning authority. In line with advice from Thames Water, a non-return 
valve or other suitable device (which may need to be a pumped device) shall be 
installed to avoid the risk of the sewerage network surcharging wastewater to 
basement/ground level during storm conditions. The recommended mitigation 
measures shall be permanently retained thereafter.  

  
 To reduce the impact of flooding to the proposed development and future 

occupants, in accordance with Policies 5.11, 5.13, 5.14 and 5.15 of the London 
Plan (2016), and Policy CC3 of the Local Plan 2018 

  
 
18) The development hereby permitted shall not be occupied until a revised 

Sustainable Drainage Strategy (SuDS Strategy), which details how surface water 
will be managed on-site in-line with the London Plan Drainage Hierarchy's 
prioritised SuDS measures, shall be submitted to and approved in writing by the 
Council, in consultation with the Environment Agency. Information provided in the 
SuDS Strategy shall include details on the design, location and attenuation 
capabilities of all proposed SuDS features. This includes provision of full details, 
including associated plans, of the proposed rainwater harvesting system, all soft 
landscaping features including the proposed swales and other permeable 
surfaces, including living roofs. The feasibility of managing run-off from 
impermeable surfaces by directing this into landscaped areas including tree pits 



 

should be assessed and integrated where possible. The use of attenuation tanks 
to store stormwater below ground prior to discharge into the River should be 
avoided where possible, but if included full details, including location and drainage 
plans should be provided. Confirmation should be provided that no surface water 
is to be discharged into the sewer network and that surface water will only be 
discharged into the River Thames. Full maintenance information for all SuDS 
features should also be provided. The SuDS Strategy shall be implemented in 
accordance with the approved details, and thereafter all SuDS measures shall be 
retained and maintained in accordance with the approved details and shall 
thereafter be permanently retained in this form.  

  
 To prevent any increased risk of flooding and to ensure the provision of 

sustainable drainage measures in accordance with Policy 5.13 of The London 
Plan 2016; and Policy CC3 and CC4 of the Local Plan 2018. 

 
19) The development hereby permitted shall not be occupied before implementation of 

the sustainable design and construction measures, energy efficiency, low carbon 
and renewable energy measures detailed in the submitted Energy Strategy and 
Sustainability Assessment.  All details shall be implemented prior to 
occupation/use of the development hereby permitted, and thereafter be 
permanently retained.  

    
 To ensure a satisfactory external appearance and the integration of energy 

generation from renewable sources, consistent with the Mayor's sustainable 
design objectives in accordance with Policies 5.1, 5.2, 5.3 and 5.7 of The London 
Plan (2016), and Policies DC1, DC4, DC8, CC1 and CC2 of the Local Plan 2018. 

 
20) 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 council. 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 
must 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. 

  
   

To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the 
London Plan (2016), and Policy CC10 of the Local Plan 2018. 

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

for the operational phase of the B1 class use of the development in order to 
mitigate the impact of air pollution shall be submitted to and approved in writing by 
the Council. 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, (6) Diesel (Euro 6 & Euro VI). Approved details shall be fully 
implemented prior to the occupation/use of the development and thereafter 
permanently retained and maintained. 

   
 To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the 

London Plan (2016), and Policy CC10 of the Local Plan 2018. 
 
22) 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 buildings  

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

each Ultra Low NOx gas boiler and Emergency Diesel Generator Plant to 
demonstrate that all the Ultra Low NOx Gas fired boilers, Emergency Diesel 
Generator Plant and associated abatement technologies shall meet a minimum 
dry NOx emissions standard of 30 mg/kWh (at 0% O2) and 95 mg/Nm-3 (at 5% 
O2) respectively by an 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. 
  
   
 To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the 

London Plan (2016), Policy CC10 of the Local Plan 2018. 
 
23) No development shall commence until a site investigation scheme, if a site 

investigation is to be required under the approved preliminary risk assessment, is 
submitted to and approved in writing by the Council. This scheme shall be based 
upon and target the risks identified in the approved preliminary risk assessment 
and shall provide provisions for, where relevant, the sampling of soil, soil vapour, 
ground gas, surface and groundwater. The site investigation should then progress 
in accordance with the agreed site investigation scheme. All works must be carried 
out in compliance with the approved details 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. 

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

or near to, this site. The 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, and in accordance with policy 5.21 of the 
London Plan (2016), and Policy CC9 of the Local Plan 2018. 

 
24) 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, following the site investigation undertaken in compliance with the 
approved site investigation scheme if required by the approved preliminary risk 
assessment a quantitative risk assessment report is submitted to and approved in 
writing by the Council. This report shall: assess the degree and nature of any 
contamination identified on the site through the site investigation; include a revised 
conceptual site model from the approved preliminary risk assessment based on 
the information gathered through the approved site investigation to confirm the 
existence of any remaining pollutant linkages which would require the submission 
of a remediation method statement and determine the remaining risks posed by 
any contamination to human health, controlled waters and the wider environment. 
All works must be carried out in compliance with the approved details 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. The 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, and in accordance with policy 5.21 of the 
London Plan 2016, and Policy CC9 of the Local Plan 2018. 

 



 

25) 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, if deemed to be required in the 
approved quantitative risk assessment, 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. This statement will also include a plan to verify that the required 
remediation works are undertaken in line with the remediation method statement 
which will be compiled into a verification report. The remediation should then 
progress in accordance with the agreed remediation method statement. All works 
must be carried out in compliance with the approved details 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. The 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, and in accordance with policy 5.21 of the 
London Plan (2016), and Policy CC9 of the Local Plan 2018. 

 
26) 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 if required by the approved quantitative risk assessment, 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 appropriate waste Duty of Care documentation 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 method statement to be submitted and approved by the Council 
and verification of these works included in the verification report. All works must be 
carried out in compliance with the approved details 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. The 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, and in accordance with policy 5.21 of the 
London Plan (2016), and Policy CC9 of the Local Plan 2018. 

 
27) 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 setting out where further monitoring is 



 

required past the completion of development works (as identified in the approved 
site investigation scheme or the approved remediation statement or the approved 
verification report) to verify the success of the remediation undertaken. If required, 
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 the approved 
details 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. The 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, and in accordance with policy 5.21 of the 
London Plan (2016), and Policy CC9 of the Local Plan 2018. 

 
28) Prior to occupation of the commercial units, a Delivery and Servicing Plan shall be 

submitted to and approved in writing by the Council. Details shall include times 
and frequency of deliveries and collections, vehicle movements, silent reversing 
methods, location of loading area and quiet loading/unloading measures. The 
measures/scheme shall be implemented in accordance with the approved details 
prior to occupation of the development hereby permitted, and thereafter 
permanently complied with and maintained in line with the agreed plan. 

     
 To ensure that the resulting servicing arrangements are satisfactory in terms of 

their impact on highway safety and the free-flow of traffic in accordance with 
policies T1 and T6 of the Local Plan 2018.   

 
29) External artificial lighting at the development shall not exceed lux levels of vertical 

illumination at neighbouring premises that are recommended by the Institution of 
Lighting Professionals in the 'Guidance Notes For The Reduction Of Light Pollution 
2011'.  Lighting should be minimized and glare and sky glow should be prevented 
by correctly using, locating, aiming and shielding luminaires, in accordance with 
the Guidance Notes.  

    
 To ensure that lighting does not adversely affect the amenity of occupiers of the 

development site/surrounding premises and natural habitat, in accordance with 
policies 5.11, 7.3 and 7.13 of the London Plan (2016), and policy CC12 of the 
Local Plan 2018. 

  
  
 
30) No part of the development hereby approved shall be used or occupied until a 

scheme for the control and operation of the proposed lighting within the office 
building, during periods of limited or non-occupation, has been submitted to and 
approved in writing by the Local Planning Authority, and the approved details have 
been implemented. The internal lighting shall be operated only in accordance with 
the approved details. 

     
 To ensure that the building does not cause excessive light pollution and to 

conserve energy when they are not occupied, in accordance with policy CC12 of 
the Local Plan 2018. 



 

 
31) The relevant parts of the development hereby approved shall not commence prior 

to the implementation of an archaeological field evaluation in accordance of a 
written scheme of investigation previously submitted to and approved in writing by 
the local planning authority. The archaeological works shall be carried out by a 
suitably qualified investigating body acceptable to the Council.  

        
 In order to ensure the preservation or protection of any archaeological interests 

that may be present on the site, in accordance with Policy DC8 of the Local Plan 
2018 and Policy 7.8 of the London Plan 2016. 

 
32) In the event that the results of the field evaluation required by condition 43 reveal 

the presence of archaeological interests on the site, the development shall not 
commence prior to the implementation in full of a programme of works to ensure 
that the archaeology is either preserved or fully excavated, in accordance with a 
written scheme previously submitted to and approved in writing by the local 
planning authority.  

        
 In order to ensure the preservation or protection of any archaeological interests on 

the site, in accordance with Policy DC8 of the Local Plan 2018 and Policy 7.8 of 
the London Plan 2016. 

 
33) Prior to the occupation of the development hereby approved details of the 

proposed measures to ensure that the development achieves "secured by design" 
status shall be submitted to and approved in writing by the Council. No part of the 
development thereby effected shall be used or occupied prior to the 
implementation of the approved details and thereafter be permanently retained. 

  
 To ensure that the development incorporates suitable design measures to 

minimise opportunities for, and the perception of, crime, in accordance with 
Policies 7.3 and 7.13 of the London Plan (2011) and policies DC1 and DC4 of the 
Local Plan 2018. 

 
34) There shall be no use of the roof terrace at fifth floor level between 9.00pm and 

8am Monday - Friday or on bank holidays and that there will be no music, 
amplified or acoustic, played on the terrace.  

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

affected by noise, in accordance with Policies HO11 and  CC11 and CC13 of the 
Local Plan (2018). 

 
35) Prior to the occupation of the development details of riparian life saving equipment 

shall be submitted to and approved in writing by the Council. No part of the 
development thereby effected shall be used or occupied prior to the 
implementation of the approved details and thereafter be permanently retained. 

  
 To ensure that the development incorporates suitable design measures to ensure 

public safety, in accordance with Policies  RTC1 and RTC2 of the Local Plan 
2018. 

 
 
 



 

 
Justification for Approving the Application: 
 
 
 
  1. Land Use:  It is considered that the proposed land use is acceptable. The 

extension of the existing Class B1 use is acceptable and in accordance with the 
NPPF (2018), Policies 4.2 and 4.3 of the London Plan (2016), and Local Plan 
Policy E1 and E2.  

    
 2. Design:  The proposed development would be a high-quality development which 

would make a positive contribution to the urban environment in this part of the 
Borough. The proposed development would be compatible with the scale and 
character of existing development. The proposal would protect the character and 
appearance of Fulham Reach Conservation Area and the setting of the adjacent 
Crabtree Conservation Area. The development would therefore be acceptable in 
accordance with the NPPF (2018), 7.1, 7.2, 7.3, 7.4, 7.5, 7.6 and 7.8 of the 
London Plan (2016) and Local Plan 2018 Policies DC1, DC4, DC8, RTC1, RTC2 
and RTC3. 

    
 3.  Residential Amenity and Impact on Neighbouring Properties: The impact of the 

proposed development upon adjoining occupiers is considered acceptable with no 
significant worsening of noise, overlooking, loss of sunlight or daylight or outlook to 
cause undue detriment to the amenities of neighbours. In this regard, the 
development would respect the principles of good neighbourliness. The 
development would therefore be acceptable in accordance with Policies HO11 and 
DC4 of the Local Plan 2018, and Key Principles HS6, HS7 and 8 of the Planning 
Guidance Supplementary Planning Document (2018). 

    
 4. Safety and Access: The development would provide a safe and secure 

environment for all users in accordance with London Plan (2016) Policy 7.3 and 
Policy DC1 Local Plan 2013 (2018). The proposal would provide ease of access 
for all people, including disabled people, in accordance with Policy 3.8 of the 
London Plan (2016), and Policies DC1, DC4, HO6, RTC1, RTC2 and RTC3 of the 
Local Plan 2018.  

    
 5. Transport:  There would be no significant adverse impact on traffic generation 

and the scheme would not result in congestion of the road network. Conditions will 
secure provision of cycle and refuse storage. The development would therefore be 
acceptable in accordance with the NPPF (2018), Policies 6.1, 6.3, 6.9, 6.10, 6.11, 
6.13 of the London Plan (2016), and Local Plan 2018 policies T2, T3, T4, T5 and 
T7. 

    
 6.  Flood Risk: A Flood Risk Assessment (FRA) has been submitted and has 

considered risks of flooding to the site and adequate preventative measures have 
been identified. Implementation of the submitted details will be secured by 
condition. Details of SUDS will be secured by a condition. In this respect the 
proposal is therefore in accordance with the NPPF (2018), Policies 5.11, 5.12, 
5.13, 5.14 and 5.15 of the London Plan (2016), and policies CC3 and CC4 in the 
Local Plan 2018.  

    



 

 7. Land Contamination:  Conditions will ensure that the site would be remediated 
to an appropriate level for the sensitive residential and open space uses.  The 
proposed development therefore accords with Policy 5.21 of the London Plan 
(2016), and policy CC9 in the Local Plan 2018.  

    
 8. Air Quality: Subject to additional air quality, mechanical ventilation and fresh air 

intake details, the proposal will ensure neutral air quality outcomes in accordance 
with Policies 3.2, 5.3 and 7.14 of the London Plan (2016) and Policy CC10 of the 
Local Plan 2018. 
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1.0 SITE DESCRIPTION 
       
1.1 The application relates to two large six storey office buildings (Riverside Building 
to the north and Waterfront Building to the south), facing Manbre Road, and an open 
landscaped area fronting the riverside. The Waterfront Building is multi-let to different 
tenants and the Riverside Building is currently vacant and unfurnished. The application 
only relates to the Riverside Building. 
  
1.2 Vehicular access to the Site is achieved from a gated access point on Manbre 
Road and an access at the junction between Winslow Road and Manbre Road to the 
north of the Site. The site includes some 95 basement car parking spaces available 
across the two buildings. 
   
1.3 The surrounding area is a mix of commercial and residential uses. To the north 
west in Fulham Reach and to the south east in Rainville Road there are several 



 

commercial premises. To the north west are blocks of flats in Fulham Reach and to the 
north east are rows of two storey terraced houses in Winslow Road and Lochaline 
Street.  
  
1.4 The site is within the Fulham Reach Conservation Area, and adjacent to the 
Crabtree Conservation Area which is on the opposite side of Manbre Road. The site is 
also within Flood Risk Zones 2 and 3. 
     
1.5 Relevant planning history: 
     
In 1989 permission was granted for the redevelopment of the site for 42,156 square 
metres of B1 Use Class accommodation on 75% of the site area and residential 
accommodation on 25% of the site (1989/01296/OUT). 
  
In 1990 permission was granted for reserved matters for the submission of details 
(Phase A) in part compliance with condition 03 of planning permission dated 21st 
December 1989 (1990/00180/RES). 
  
In 1990 permission was granted for a revised roof plan of Block A and associated 
alterations being revised details in part compliance with Condition 03 of planning 
permission dated 21st December 1989 (RN/89/01296)  amending details approved on 
22nd May 1990 (RN 90/00180), (1990/00946/FUL). 
  
In 1997 permission was granted for revisions to previously approved design and 
external appearance of two office buildings, and submission of materials 
(1997/00860/RES). 
  
In 2000 permission was granted for the erection of a radio antenna on the external roof 
screen (2000/03152/FUL). 
  
In 2003 planning permission was refused for the erection of four 4.9 metre diameter 
satellite dishes on roof (2003/03009/FUL). 
  
In 2004 planning permission was granted for the erection of four 3.7 metre diameter 
satellite dishes on roof; increase in height of plant screen by 1.9 metres around north 
wing of building (2004/00297/FUL). 
  
In 2008 a certificate of lawfulness was granted for the installation of an additional 
generator within the lower ground floor car park (2008/01245/CLP). 
  
In 2009 planning permission was granted for the installation of two generator extract 
flues to the north elevation, at roof level (2009/03061/FUL). 
     
1.6 Current proposal: 
    
1.7 The development involves the erection of a two storey extension to the Mabre 
Road elevation and a six storey extension to the riverside elevation, including infill roof 
level extensions at fourth and fifth floor levels in connection with the refurbishment and 
extension of existing B1 office building known as the 'Refinery' Building. The proposals 
also incorporate ancillary uses (cafe / restaurant; co-working incubator space; and 
events space), a new green roof, comprehensive public realm improvements and 
associated works. 



 

  
2.0 PUBLICITY AND CONSULTATION: 
        
2.1      The application has been advertised by means of a site notice and a press 
advert. Individual notification letters were sent to the occupiers of 1427 neighbouring 
properties.  
  
Thirty-six objections have been received including letters from the Hammersmith, 
Fulham Historic Buildings Group and Fulham Society and Hammersmith Mall Residents 
Association, as well as one neutral response, and one letter of support. The grounds of 
objection can be summarised as follows: 
  
 - Proposed scale would have adverse impact on the character of the conservation 
area and surroundings 
 - Taller building would be harmful to views along the Thames 
 - Loss of light 
 - Loss of outlook 
 - Widening of Thames Path would increase conflict between pedestrians and 
cyclists.  
 - Additional traffic 
 - Increased air pollution 
 - Manbre Road pedestrian gate should be closed in the event of anti-social 
behaviour 
 - Loss of mature trees  
 - Noise and disturbance from building works, larger number of occupants and 
delivery and servicing vehicles  
 - A significant loss of open space 
 - The proposal should provide better access from Manbré and Winslow Roads to 
the Thames Path national trail and the riverside walk.  
 - Proposal fails to ensure the provision, or improvement and greening of the 
Thames Path National Trail (the riverside walk) or accessible and inclusive public 
access to the riverside, including through-site links when riparian development takes 
place and the provision and enhancement of riverside walk. 
  
2.4 Historic England: No objection.  
  
2.5 Environment Agency: No objection. 
  
2.6 Thames Water: No objection subject to conditions.  
  
2.7 Civil Aviation Authority: No objections subject to informatives. 
  
2.8 London Borough of Richmond upon Thames: No objection. 
  
2.9 Disability Forum: No objections following amendments to the proposal.  
  
2.10 Port of London Authority: No objections subject to conditions. 
     
 
 
 
 



 

3.0       CONSIDERATIONS 
                    
3.1 The main planning considerations in light of the London Plan (2016), and the Local 
Plan 2018 (hereafter referred to as LP 2018) and the Planning Guidance 
Supplementary Planning Document 2018 (hereafter referred to as Planning Guidance 
SPD), include: the principle of the development in land use terms; quantum and 
intensity of development; heritage, design and appearance; existing residential 
amenities of neighbouring properties; environmental matters; and traffic impact on the 
highway network.  
 
3.2 The new draft London Plan was published on 29 November 2017. The Plan's 
consultation ended on 2 March 2018. An Examination in Public (EiP) commenced in 
January 2019, and publication of the new Plan is expected in the autumn of 2019. It is 
therefore considered that the new draft London Plan should be given limited weight at 
this stage in determining this application. In the interim, consideration shall be given to 
the London Plan (Consolidated with Further Alterations 2016).     
              
   
LAND USE:  
  
3.3 London Plan Policies 4.2 and 4.3, and Policy E1 are relevant in the proposal. The 
existing site includes underused and outmoded office space. The applicant has agreed 
to a contribution towards the Council's jobs and business employment strategy to 
maximise employment, training and business benefits of the development, which will be 
secured through a S106 agreement. Subject to this, it is considered that the proposal 
would comply with LP 2018 Policy E1.  
        
3.4 The proposed development would result in the retention of employment uses on 
site as well as provide an upgraded modern facility with additional net employment 
generating floorspace within the borough. The proposal accords with LP 2018 Policy 
E1, and as such there is no objection to the principle of the proposal in land use terms.  
  
                                    
HERITAGE IMPACT, DESIGN AND EXTERNAL APPEARANCE 
  
Site  
  
3.5 The site comprises 2 large six storey office buildings, Refinery to the north (built 
2000) and Waterfront to the south (built 1998), located between Manbre Road to the 
east and Riverside Walk. The proposals relates to the Refinery Building which is 
currently vacant and un-refurbished as well as the open areas of the whole site. The site 
faces the Riverside Walk to the west and shares boundaries with the residential 
developments at Fulham Reach to the north and King Henry's Reach to the south. To 
the east the site borders on Manbre Road, a street with a distinct lack of relationship to 
its built edges due to a lack of principal elevations facing the street and to overgrown 
landscaping on the western side that forms the site boundary. 
  
3.6 The Refinery is arranged over 6 storeys with plant located at roof level behind 
recessed, louvred screens. The facades are composed of terracotta coloured concrete 
panels combined with large areas of glazing and solid white spandrel panels. The 4th 
floor below the plant floor is set back from the edges. The riverside frontage comprises 
2 "fingers" of different depths, between which a glazed atrium is located in a recessed 



 

position. The Waterfront building is of similar, related design. The development as a 
whole, including the access and servicing arrangements as well as the landscaping 
reflects very much the popular style and concepts of 1990's office buildings. 
  
Proposal 
  
3.7 The application relates to the refurbishment and extension of the Refinery. The 
proposed alterations include reconfiguring the open spaces around the site and and 
alterations to vehicular and pedestrian access and to open spaces and landscaping on 
site to create a contemporary, high quality office complex with amenity provision on the 
site and improved links into the neighbourhood. In more detail the development 
comprises: 
  
 - Extensions to the east and west elevations of the Refinery plus roof 
extensions and alterations 
 - Improvements to the relationship with the Riverside walk through hard and 
soft landscaping, improved views across the site, creating public access to the 
proposed onsite amenities  
 - Improvements to the relationship with Manbre Road by creating a better 
defined and welcoming urban edge with landscaping, activation of the proposed 
elevation and openings into the site. 
  
Heritage context 
  
3.8 The site lies within Fulham Reach Conservation Area and borders Crabtree 
Conservation Area to the east. These are the only heritage assets potentially affected 
by the proposals. In more recent history, the site was part of the industrial area along 
the river that developed in the early Victorian period and was occupied by a sugar 
refinery, the Manbre and Garton Saccharine Works, which shut down in 1979. The 
extent of the site, along with that of its neighbours to the north and south, represents 
typical sizes of the original industrial plots, around which terraced housing for workers 
was developed.  
  
3.9 With the exception of the low scale, Victorian terrace housing to the east, the site 
is surrounded by taller, up to 9 storey, modern residential blocks, some with design 
references to the historically relevant industrial and warehouse architecture. However, 
overall the area is without a strong, unified townscape character. The main historic 
relevance of the conservation area lies in the relationship between the river, the 
riverbank and foreshore, the former large industrial sites and the views along and 
across the river that provide the important characteristics of the conservation area. The 
contrast to the surrounding, small scale workers' terraced housing in the neighbouring 
conservation area provides further historic and townscape interest.  
  
3.10 The site is clearly separated from the residential terraces by Manbre Road that 
forms a strong spatial and visual break between the different uses and the 2 adjacent 
conservation areas. The large scale office buildings Waterfront and Refinery are set 
back from the street edge and screened by a strip of landscaping to maintain a 
respectful distance to the small scale terraces. As a result, Manbre Road suffers from a 
lack of character and activation. 
  



 

3.11 Towards the Riverside Walk, the current hard and soft landscaping obstructs a 
positive relationship to the river, and the narrow public walkway is contained by high 
fencing and hedging along the western boundary of the site. 
  
3.12 The current development proposals offer opportunities to improve the relationships 
between the various building typologies and open spaces to become more cohesive, 
positive and open while retaining their distinct characters that are expressed in the 2 
separate conservation area designations. 
  
  
Design and Appearance 
  
Extensions to the Refinery 
3.13 The proposal is to extent the building westwards towards the river at full height, to 
add a 2-storey extension in the Manbre Road elevation and to infill the existing 2 top 
levels for additional office accommodation and plant enclosures. 
  
3.14 The new river frontage would rake back from the southern return elevation to the 
northern one, following the main external route from the north-east to the entrances of 
both buildings in the river elevations. The new frontage would have a high proportion of 
glazing to maximise views across the river but would also feature horizontal brise soleils 
to limit solar gain. Ground and first floor would be set back behind a colonnade to 
provide a protected route with a welcoming character. 
  
3.15 In Manbre Road, a 2-storey extension is added moving the development closer to 
the street. The extension is designed to engage the development with the street scene 
and to provide a more welcoming frontage to visitors approaching from eastern 
direction. The extension would contain co-working, incubator and event spaces at 
ground floor level with additional entrances which potentially could provide a more 
activated and positive relationship with the street frontage in tandem with improvements 
to the design of the external spaces facing the street. This extension has been limited to 
2 storeys to reflect the scale of the terraces to the east and avoid visual intrusion on the 
breathing space between the residential and commercial uses. 
  
3.16 The building's envelope would be replaced with a contemporary cladding system 
comprising vertical glazed (clear and back-painted) slots alternating with weathered 
metal cladding of a colour and finish that, while being sympathetic to the retained 
concrete cladding of the Waterfront building, would draw on the former industrial 
heritage and the exposed riverside nature of the site. Corten steel would be one of the 
possible material options. The new 2-storey base would be emphasised by externally 
exposed steel columns and framing. Further details of the design and materials will be 
considered under the conditions to the permission. 
  
3.17 The new roofscape would feature biodiverse planted roofs, atrium lights, solid 
surfaces and lightweight screens to plant areas, and overall would have an improved 
appearance compared to the existing roof with open plant areas in views from any 
higher developments in the area (such as Fulham Reach and Charing Cross hospital). 
  
3.18 The scale and massing of the proposals for the Refinery Building would increase, 
however, this increase cannot fully be appreciated in any one view of the development. 
The increases are divided into the western extension, the eastern extension, the infills 
of the 2 top floors and additional height resulting from plant, atrium roof lights and lift 



 

overruns. Most of the additional half storey high structures at roof level would not be 
visible from the ground. The extensions would increase the plan form to a size similar to 
the Waterfront Building, and increase the bulk of the top 2 levels so that overall, the 
Refinery would become the slightly larger building of the 2 buildings on site. 
  
Landscaping 
3.19 The external proposals include significant changes to the open space levels. The 
landscape would be lifted up to the existing raised ground level of the building and 
layered downs towards the Thames Path using individual sculpted landscape mounds 
separated by various paths and tree planting to improve the relationship of the site with 
the Riverside Walk. While this does involve the loss of a number of trees on site, the 
replacement planting scheme includes a net increase in the total number of trees 
provided on site. The main access from the Riverside Walk would be a wide and 
shallow paved ramp leading up to the hard landscaped space in front of the Waterfront 
Building and the Refinery Building with its proposed public café. 
  
3.20 The quality of the Riverside Walk would be improved by providing terraced seating 
on the edge of the path along the entire length of the site boundary and by moving 
boundary treatment further into the site so that the path would appear less enclosed. 
The applicants propose to install railings and gates around the site to discourage 
access into the grounds at night in accordance with advice received from the police. 
The railings and gates would be made from weathered steel with a modern, industrial 
design in keeping with the overall design concept for the site, and the railings would be 
integrated with the landscaping of the site to soften their appearance. 
  
3.21 The proposed remodelling of the park including allowing public access would 
provide visual, environmental and functional improvements, and, together with a public 
café facing the river, will provide public amenity and activation on the river frontage as 
well as permeability across the site that would improve links within the local community. 
The planting proposals are designed to provide a greater potential for biodiversity while 
enabling a variety of uses of the open space. In Manbre Road, vehicle access along the 
frontage would be reduced to facilitate the extension, and the existing landscaping 
including the bin storage shed would be remodelled to provide an attractive planted 
edge that would also improve passive surveillance along the street. 
  
3.22 The proposed materials for the hard landscaping overall are thought to be robust, 
natural and hardwearing, such as natural stone, granite, resin bound gravel for the 
paths, timber and steel to complement the design concept for the site. Details of all 
materials will be considered under the conditions (Condition 7), and details of the 
replacement planting and landscaping scheme will be secured through conditions 
(Conditions 15 and 16). 
  
Lighting design 
3.23 The gardens would be lit up during opening hours with tree uplighters and bollard 
lights but kept dark during the night to avoid impact on the River Thames as a bat 
corridor. The building forecourts facing the river would be more extensively lit up as they 
provide the main entrances into the building and require well-lit paths leading to them. 
The paths will be marked by column and landscape bollard lights of a modern design 
with materials to complement the new cladding. Other external lighting includes lighting 
strips on benches and steps. The Refinery Building is proposed to be externally 
illuminated by column uplighters and soffit lighting. Details of all installations and lighting 
levels will be considered under the conditions (Condition 41).  



 

  
Conclusion 
  
3.24 The proposed works are considered to be a welcome opportunity to integrate the 
site more successfully into the surrounding urban grain and to seek significant 
improvements to the Riverside Walk. 
  
3.25 In context with the neighbouring development, the proposed 6-storey development 
would remain below the 8 storeys of the Fulham Reach development and step down 
towards the 3-5 storeys of the residential blocks of King Henry's Reach. The infills at the 
top would not perceived to be intrusive compared to the existing building. 
  
3.26 The 2-storey extension in Manbre Road would project out closer to the streetspace 
but would remain recessed behind the site boundary. Its height would relate to the 
terraces opposite. Another situation of interlinking between the former industrial sites of 
Fulham Reach Conservation Area and the residential terraces within Crabtree 
Conservation Area exists nearby at the junction of King Henry's Reach with Manbre 
Road where one part of the modern 3-storey block is positioned on the Manbre Road 
building line that then continues south with historic 2-storey terraces. On the application 
site, this would be mirrored by the modern 2-storey extension that would project forward 
to align with the northern building line of the much taller Fulham Reach block to the 
north. The extension would have a more animated frontage facing Manbre Road, as 
have the ground floors of the neighbouring Fulham Reach blocks. This would provide a 
positive engagement between 2 different character areas and not have a harmful impact 
on the significance of the two affected conservation areas as the built forms, scales and 
the characteristic contrast between these post-industrial sites of Fulham Reach 
Conservation Area and the residential terraces of the neighbouring Crabtree 
Conservation Area would remain distinct.  
  
3.27 Given that the residential and commercial uses in the area as well as open spaces 
and the river frontage are much more accessible, interlinked and compatible than the 
residential and industrial uses in this area were in the 19th and 20th Century, it makes 
sense that modern development responds to this positively to the benefit of the 
community. Overall, the proposals would improve the Riverside Walk, the park including 
providing public access, the appearance of the building and its relationship with the 
surrounding street and open spaces. In terms of scale and massing the proposed 
building would remain within the general height and scale threshold of existing 
development on these former industrial sites. The proposed scale and design of the 
building and the improved positive engagement of the site with the riverside is 
considered to be sympathetic to the character and appearance of the conservation 
area. The proposals facing the boundary of Crabtree Conservation Area in Manbre 
Road would respect the smaller scale of the adjacent conservation area townscape and 
improve the Manbre Road street scene, and therefore are not considered to harm the 
setting of Crabtree Conservation Area. The development is therefore acceptable in 
accordance with the principles of the NPPF (2018), Policies 7.1, 7.2, 7.4, 7.5 and 7.6 of 
the London Plan (2016), and Policies OS1, DC1, DC4 and DC8 of the Local Plan 
(2018).  
       
RESIDENTIAL AMENITY  
                                                   
3.28 Policies DC1, DC4, CC11, CC13 and HO11 of the LP 2018 require all proposals to 
be formulated to respect the principles of good neighbourliness. SPD Housing Key 



 

Principles 6, 7 and 8 seeks to protect the existing amenities of neighbouring residential 
properties in terms of outlook, light, privacy and noise and disturbance. 
           
3.29 There are residential properties on two sides of the application building. The 
application site is located directly to the south east of two eight storey residential 
properties in Fulham Reach, and to the south west of end of 2 x two storey terraces 
fronting Winslow Road and Lochaline Street.  
  
Outlook: 
                           
3.30 SPD Housing Key Principle Policy HS6 acknowledges that a building's proximity 
can have an overbearing and dominating effect detrimental to the enjoyment by 
adjoining residential occupiers of their properties. 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. 
 
Manbre Road 
  
3.31 To the north east, the ends of the two terraces in Lochaline Street and Winslow 
Road are on the opposite side of Manbre Road to the proposed two storey extension to 
the Manbre Road elevation. The proposed extension would not infringe upon a line 
produced at an angle of 45 degrees from a point 2 metres above the adjoining ground 
level taken from the Manbre Road edge of the application site. It is therefore considered 
that the existing residential amenities of neighbouring residential properties to the north 
east will be retained and would be acceptable in terms of SPD Housing Key Principle 
Policy HS6.  
    
Fulham Reach 
         
3.32 To the north west of the application site, and in relatively close proximity to the 
shared boundary, is the recently completed eight storey residential block known as 
Fulham Reach Building F. The side elevation of the proposed six storey extension, and 
infill extensions at fourth and fifth floor levels therefore face this neighbouring building. 
 
3.32(i) The existing Refinery building already infringes upon a line produced at an angle 
of 45 degrees from a point 2 metres above the adjoining ground level taken from the 
north western boundary. The existing building extends approximately 6m above the 45 
degree line. 
  
3.32(ii) The proposed extension would increase the length of the north west elevation of 
the application building by an additional 18m from the second to fifth floors. The infill 
extensions along the length of the existing building would bring the fourth and fifth floors 
1.3m and 2m closer to the main side elevation building line respectively. Key Principle 
SH6 makes clear that on-site judgement is the determining factor in these situations.    
 
3.32(iii) While the proposed extension would increase the length of the north west 
elevation of the application building by an additional 18m resulting in some additional 
impact, this would be a continuation of the existing relationship between the two 



 

buildings, which has come about due to the positioning of Building F in close proximity 
to the boundary. A separation of at least 17m between the proposed building and 
Building F will be retained, comparable to the existing. Officers consider that the 
proposed development would be maintain a satisfactory sense of openness and no 
closer than other similar schemes within an urban context. The proposed siting and 
reduced massing would not have an overbearing effect compared to the existing 
building, to a degree as to warrant the refusal of planning permission.  
 
3.32(iv) Officers conclude that the development would not give rise to unacceptable 
levels of loss of outlook and sense of enclosure and would therefore be acceptable in 
terms of SPD Housing Key Principle Policy HS6.  
         
Privacy: 
              
3.33 SPD Housing 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. In addition, it states that a roof terrace/balcony is unacceptable if it would result 
in an additional opportunity for overlooking and consequent loss of privacy. 
                
3.34 (i) Manbre Road 
 
The nearest affected windows on the opposite side of Manbre Road are those in the 
side elevations of the back additions to 59 Winslow Road and 60 Lochaline Street at 
first floor level. These windows already face the public realm of Manbre Road and would 
therefore experience an existing degree of overlooking. 
 
(ii) Fulham Reach Building F 
 
The nearest affected windows to the north west elevation extensions are those in 
Fulham Reach Building F. However, the proposed windows would be no closer to the 
opposing windows than the existing windows in that elevation. It is therefore considered 
that the proposal would not result in any additional opportunities for overlooking or loss 
of privacy than which exists with the existing arrangement of windows.  
 
(iii) Fulham Reach Building H 
 
The proposed fifth floor terrace would be at least 25m away from the nearest residential 
units in Fulham Reach Building H. The proposed terrace is therefore more than 18m 
away, complying with SPD Housing Key Principle HS7. 
 
In conclusion, the proposal would therefore not result in any significant loss of privacy or 
overlooking complying with Policies HO11 and DC1 and DC4 of the LP 2018, and SPD 
Housing Key Principle HS7. 
            
Noise and disturbance: 
               
3.35 Policies CC11 and CC13 of the LP 2018 relate 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. SPD Key Principle HS8 adds that roof terraces or balconies likely to cause 



 

harm to the existing amenities of neighbouring properties by reason of noise and 
disturbance will not be supported.    
  
3.36 It is difficult to predict with any accuracy the likely level of noise/disturbance that 
would be generated by the use of the proposed terrace area at fifth floor level. Having 
regard to the size of the proposed terrace (96sqm), together with its location and the 
relationship with adjoining properties, it is considered that the terrace has the potential 
to harm the existing amenities of adjoining occupiers as a result of additional noise and 
disturbance. It is considered that it would be necessary to control the hours of use of the 
terraces to ensure that the development would not harm the existing amenities of 
adjoining occupiers in terms of noise and disturbance. Subject to such a condition 
(Condition 46), it is considered that the proposed development would accord with 
Policies HO11, CC11 and CC13 of the LP 2018 and SPD Key Principle HS8 regarding 
noise. 
                                       
Daylight and Sunlight:  
 
3.37 The British Research Establishment (BRE) guide on 'Site layout planning for 
daylight and sunlight', set out good practice for assessing daylight and sunlight impacts 
for new development. In urban and city centre areas, BRE Guidelines advise that the 
guidance be applied flexibly. The applicant's Daylight and Sunlight report which has 
been carried out in line with BRE and considers the potential impacts of the proposed 
development on daylight, sunlight and overshadowing on existing neighbouring 
residential buildings. Officers have considered applicants report in terms of impact on 
habitable rooms.  
  
Daylight: 
  
3.38 The BRE Guidance sets out three different methods of assessing daylight to or 
within a room, the Vertical Sky Component (VSC) method, the plotting of the no-sky-line 
(NSL) method and the Average Daylight Factor (ADF) method. 
  
3.39 The VSC method 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 erection of a new building. The 
measurements assess the amount of sky that can be seen by converting it into a 
percentage. An unobstructed window will achieve a maximum level of 40% VSC. The 
BRE guide advises that if the VSC is greater than 27% then enough skylight should still 
be reaching the window of the existing window. If the VSC is both less than 27% and 
less than 80% of its former value, occupants of the existing building will notice the 
reduction in the amount of skylight. However, the Guidance makes clear that these 
values are advisory and para 2.2.1 states that 'Different criteria may be used based on 
the requirements for daylighting in an area viewed against other site layout constraints. 
Another important issue is whether the existing building is itself a good neighbour, 
standing a reasonable distance from the boundary and taking no more than its fair 
share of light.' 
  
3.40 No Sky-Line NSL measures the distribution of daylight within a room. It indicates 
the point in a room from where the sky cannot be seen through the window due to the 
presence of an obstructing building. The NSL method is a measure of the distribution of 
daylight at the 'working plane' within a room. In houses, the 'working plane' means a 
horizontal 'desktop' plane 0.85 metres above floor level. This is approximately the height 



 

of a kitchen work surface. The NSL divides those areas of the working plane in a room 
which receive direct sky light through the windows from those areas of the working 
plane which do not. For houses, the rooms to be assessed should include living rooms, 
dining rooms and kitchens. Bedrooms should also be analysed, although in terms of 
NSL they are considered less significant in terms of receiving direct sky light. 
Development will affect daylight if the area within a room receiving direct daylight is less 
than 80% of its former value.  
  
3.41 The Average Daylight Factor (ADF) involves values for the transparency of the 
glass, the net glazed area of the window, the total area of room surfaces, their colour 
reflectance and the angle of visible sky measured from the centre of the window. This is 
a method that measures the general illumination from skylight and considers the size 
and number of windows, room size, room qualities and room use. The BRE test 
recommends an ADF of 5% for a well day lit space or 2% for a partly day lit space. The 
minimum standards for ADF recommended by the BRE for individual rooms are 2% for 
kitchens, 1.5% for living rooms and 1% for bedrooms. However, the BRE guide 
(Appendix F) states that 'Use of the ADF for loss of light to existing buildings is not 
generally recommended' and Officers have therefore not taken account of the ADF 
assessment. 
  
3.42 The application is supported by a Daylight and Sunlight Report which consider the 
impact of the development upon the daylight and sunlight amenities of 236 windows at 
Fulham Reach (Building F), 48 windows at Fulham Reach (Building E), four windows at 
59 Winslow Road and two at 60 Lochaline Street. Officers have assessed this report.  
  
Fulham Reach (Building F) 
  
3.43 It is acknowledged that 28 of the 236 windows tested as a result of the proposals 
would fall short of the target of 80% of their former VSC values. 
  
3.44 Reference to the location plan of Building F shows that the affected windows are 
positioned close to the boundary and directly facing the proposed site. BRE recognises 
the problem created by windows set close to a boundary and their guidance on this 
matter is reiterated below: 
  
 "Note that numerical values given here are purely advisory. Different criteria 
 may be used based on the requirements for daylighting in an area viewed 
 against other site layout constraints. Another important issue is whether the 
 existing building is itself a good neighbour, standing a reasonable distance from 
 the boundary and taking no more than its fair share of light. Appendix F gives 
 further guidance". 
  
Appendix F: 
 "A similar approach may be adopted in cases where an existing building has 
windows that are unusually close to the site boundary and taking more than their fair 
share of light. To ensure that new development matches the height and proportions of 
existing buildings, the VSC and APSH targets for these windows could be set to those 
for a mirror image building of the same height and size, an equal distance away on the 
other side of the boundary". 
  
3.45 The submitted Daylight and Sunlight Report includes a 'mirror image' assessment 
as described by Appendix 3 BRE guidance, which is considered appropriate under the 



 

site circumstances. The results also included in Appendix 3 confirm that 29 out of 94 
rooms have a result below the BRE recommended value, a very similar outcome to the 
original analysis. This concludes that the affected windows take more than their 'fair 
share of light' and cannot be considered using conventional numerical values. 
  
3.46 As noted above, the BRE Guidance makes clear that these values are advisory 
and that 'Different criteria may be used based on the requirements for daylighting in an 
area viewed against other site layout constraints'.  
  
3.47 Given that the BRE recommends that guidance be used flexibly, on balance, 
taking account of this urban townscape setting, it is considered that it would be 
unreasonable in this instance to refuse permission on the impact on these windows 
alone given the overall daylight impact of the whole scheme. 
  
3.48 Overall, the reduction in daylight to Building F when considered against the wider 
benefits of the scheme is considered acceptable. Given that the BRE advises that their 
guidance be applied flexibly, the reduced distribution of daylight to Building F is 
acceptable within an urban setting. 
  
Fulham Reach (Building E), 60 Lochaline Street and 59 Winslow Road 
  
3.49 The relevant BRE criterion would be satisfied and no adverse effect would occur. 
  
3.50 In conclusion, with the exception of the windows as described above, the results of 
the submitted detailed technical assessments have demonstrated that the vast majority 
of habitable windows and rooms facing the site within the existing surrounding 
residential properties at Buildings F and E at Fulham Reach, 60 Lochaline Street and 59 
Winslow Road will satisfy the BRE guidelines for daylight with the proposal in place. On 
balance taking account of this urban townscape setting the overall daylight impact is 
considered acceptable.  
  
Sunlight: 
  
3.51 To assess loss of sunlight to an existing building, the BRE guidance suggests that 
all main living rooms of dwellings, and conservatories, should be checked if they have a 
window facing within 90 degrees of due south. The guidance states that kitchens and 
bedrooms are less important, although care should be taken not to block too much sun. 
The Annual Probable Sunlight Hours (APSH) predicts the sunlight availability during the 
summer and winter for the main windows of each habitable room that faces 90 degrees 
of due south. The summer analysis covers the period 21 March to 21 September, the 
winter analysis 21 September to 21 March. The BRE Guidance states a window may be 
adversely affected if the APSH received at a point on the window is less than 25% of 
the annual probable sunlight hours including at least a 5% of the annual probable 
sunlight hours during the winter months and the percentage reduction of APSH is 20% 
or more. 
  
Fulham Reach (Building F) 
  
3.52 A Sunlight Analysis has been submitted by the applicant to assess the impact of 
the development on the surrounding properties. The Analysis assesses 118 
neighbouring windows.  
  



 

3.53 A number of windows within Building F would fall below the BRE recommended 
value, which is due to the overhanging balconies above many of the windows. BRE 
recognises that where balconies and other overhangs are above the existing windows, 
they inevitably receive less sunlight. Where this occurs, BRE recommends an additional 
calculation, by assessing the sunlight availability without the overhang in place. The 
results in the submitted assessment confirms that, when this test is carried out, the 
results would improve above 0.8 times the existing value, confirming that the major 
obstruction to sunlight is the presence of the existing overhang rather than the proposed 
development. 
  
3.54 Only two exceptions would occur, where the winter sunlight availability would be 
below BRE guidance to two windows, serving a bedroom and a living/dining room at 
ground floor level respectively. While the proposed winter sunlight availability would be 
4% with the value recommended by BRE being 5%, it is considered that the difference 
would be undiscernible by the occupants. Furthermore, BRE states that sunlight to 
bedrooms is less important than to living rooms. In any case, the annual sunlight 
availability would be well above the BRE recommended value.  
  
Overshadowing: 
  
3.55 The nearest amenity spaces are 59 Winslow Road and 60 Lochaline Street. The 
submitted report assesses these spaces and confirms that the BRE criterion for sunlight 
availability on the ground would be satisfied.  
            
3.56 In conclusion, Officers consider that the habitable rooms, and neighbouring 
gardens would on the whole have sufficient access to daylight and sunlight after the 
development has been constructed complying with Policies HO11, DC1 and DC4 of the 
LP 2018, SPD Housing Key Principle HS7 and guidance set out in the Building 
Research Establishments' (BRE) Report 2011 "Site Layout Planning for Daylight and 
Sunlight - A guide to good practice". 
         
Light pollution 
         
3.57 Policy CC12 of the LP 2018 seeks to control the adverse impacts of lighting 
arrangements including that from signage and other sources of illumination. The 
existing buildings would be extended with additional windows to the north west and 
north east elevations. However, officers do not consider the level of illumination likely to 
be harmful or out of character with the location. A condition requiring a strategy securing 
how internal lights to be turned off when not required is recommended to mitigate 
against unnecessary harm to sensitive receptors (Condition 42). In addition, further 
details are sought for approval of all proposed external illumination to secure a positive 
environment without harmful impacts upon adjacent residents or harm to the character 
of the area (Condition 41). As such officers consider that the proposal accords with the 
requirements of Policy CC12 of the LP 2018.     
            
HIGHWAYS 
           
3.58 Policy 6.1, 6.3, 6.10, 6.11 and 6.13 of the London Plan sets 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. 
                
      
3.59 Policy T1 of the LP 2018 supports The London Plan. Policy DC2 of the LP 2018 
requires new development to incorporate ease of access by disabled people and people 
with mobility impairment. Policy T2 of the LP 2018 states that all development proposals 
will be assessed for their contribution to traffic generation and their impact on 
congestion. Policy T4 of the LP 2018 requires new development to accord with the car 
parking standards set out in the London Plan. Policy T6 of the LP 2018 relates to 
development affecting the borough's road network. These are supported by SPD 
Transport Key Principles TR1, TR2, TR3, TR15, TR17, TR21 and TR27. 
              
Car Parking:              
                     
3.60 The site benefits from good level of accessibility as reflected by its 3 PTAL rating 
enabling employees to access the site by a range of public transport facilities. Bus 
routes (190, 211, 220 and 295) operate along Fulham Palace Road providing regular 
services to central London. Hammersmith Tube Station is 850m to the north of the site 
providing regular services to central London. Both bus stops and the station are within 
walking distance of the site for commuters.  
         
3.61 The proposal includes the reduction of car parking within the application site from 
32 to 19 car parking spaces (1 dedicated disabled parking space with another enlarged 
space with the potential for another), which is welcomed. The submitted transport 
assessment concludes that the new offices will be unlikely to impact on the parking 
situation in the area as most employees will either use public transport or bicycles to get 
to work, with 60% of trips will be undertaken by public transport, with a further 11% by 
cycling and 10% by walking. The applicant proposes the provision of 5 electric vehicle 
charging points, in accordance with the Policy T4 of the Local Plan (2018).   
  
         
Cycle: 
                                                                
3.63  Cycle parking should be provided in line with London Plan 2011 Policy 6.9 and 
Table 6.3. Policy T3 of the  LP 2018 encourages increased cycle use by seeking the 
provision of convenient and safe cycle parking facilities.  
                
3.64  The proposal includes the provision of 194 cycle parking spaces within the 
application site, comprising 182 secure long-stay cycle parking spaces to be provided at 
basement level, accessed via a graded access, and the remaining 12 short-stay cycle 
parking spaces at ground floor level would be secured by Condition 23. The proposed 
cycle parking provision is in accordance with LBHF and London Plan policies.  
                
Refuse:  
                
3.65 London Plan Policy 5.16 outlines the Mayors approach to waste management. 
Policy CC6 and CC7 of the LP 2018 requires development to incorporate suitable 
facilities for the storage and collection of segregated waste. The plans indicate an 
expansion of the existing refuse storage and recycling facilities at ground floor level, 
with refuse vehicles being able to service the development on site. The details are 



 

expanded upon in a Service and Delivery Management Plan and will be secured by 
Conditions 24 and 39. 
                
Servicing and Delivery:  
  
3.66 The transport assessment has provided a trip generation assessment which has 
found that there will be an increase in vehicle trips relating to servicing and deliveries, 
and the existing arrangements for these are to be retained which will continue to occur 
off-street within the application site.  
  
3.67 The applicant has submitted a delivery and servicing plan (DSP) in accordance 
with policy T2 of LBHF's Local Plan (2018). The TRICS database was used to establish 
the estimated number of servicing trips associated with the proposed development. It is 
estimated that the proposed development will result in an increase in delivery and 
servicing trips from 33 per day to 54 per day. This equates to less than 5 vehicular 
movements per hour. All servicing and delivery operators will be advised to avoid the 
AM and PM peak hours where possible. Swept-path analysis has been provided which 
demonstrates the ability of servicing vehicles to enter and leave the site in a forward 
gear. The Council's Highways team have reviewed this information and are satisfied 
that there are no grounds for objection.  
    
3.68 The delivery and servicing plan document would be secured through condition 
(Condition 39). In addition, the Travel Plan and monitoring fees for reviewing the travel 
plan would be secured through S106 agreement. 
             
3.69 Overall, subject to conditions and S106 obligations, the development would not 
adversely impact on the local highway network. It is considered that the proposal would 
accord with Policies T2, T4 and T6 of the LP 2018 in this regard.    
                    
           
ENVIRONMENTAL QUALITY 
 
River Thames 
 
3.70 Policies RTC1 (River Thames), RTC2 (Access to the Thames Riverside and 
Foreshore) and RTC3 (Design and appearance of development within the Thames 
Policy Area) are relevant, and require the council will work with its partner organisations, 
including the Environment Agency, Port of London Authority, Thames Water and 
landowners to enhance and increase access to, as well as use of, the waterways in the 
borough, ensuring the provision, or improvement and greening of the Thames Path 
National Trail (the riverside walk) in all riverside developments, and seeking 
improvements to the tidal foreshore in line with the requirements of the Thames River 
Basin Management Plan and the Thames Estuary 2100 Plan. 
 
 
3.71 In this regard, the Port of London Authority (PLA) broadly supports the public 
realm improvements proposed as part of the development, including the widening of the 
Thames Path at this location to 6.2 metres, and the improved footpath leading from 
Winslow Road to the Thames Path. This supports the PLA's Vision for the Tidal Thames 
(2016) which includes the goal to join up and improve the Thames Path from source to 
sea. The PLA also supports the incorporation of CCTV covering this section of the 
Thames Path highlighted in the submitted Management Strategy. In the submitted 



 

preliminary ecological appraisal the PLA welcomes the statement that any new lighting 
should not illuminate the River Thames and any new lighting within the site will be 
designed accordingly to minimise light spillage with a lux level of 1 or under at the 
riverside. Given one of the aims of the development is to improve access to the Thames 
Path, the PLA considers that essential infrastructure of riparian lifesaving equipment 
(including grab chains, access ladders and life buoys) must be provided. Subject to this 
being secured by condition (Condition 47), the proposal is considered to comply with 
Policies RTC1, RTC2 and RTC3 of the Local Plan 2018. 
   
Flood Risk 
                
3.70 A Flood Risk Assessment (FRA) has been provided with the application. The 
application relates to the provision of office and other commercial space uses on the 
site, which are less vulnerable uses in terms of flood risk. Although the site is in Flood 
Zone 3, it is well protected from flooding from the River Thames by the existing flood 
defences in the form of the Thames Barrier and local river wall defences. If these were 
to be breached or overtopped, Environment Agency modelling shows that flood water 
could be expected to impact on the site. Parts of the borough are known the have 
increased potential for elevated groundwater, but this site is not in such an area. In 
terms of sewer/surface water flood risk, the site is not in a flooding hotspot although as 
a basement is planned where it is intended to include facilities such as showers and 
toilets, there could be a risk of sewer surcharge flooding. The submission provides 
details of the structural flood proofing measures for the basement, which are considered 
acceptable and would be secured through Condition 25. 
 
The FRA has also demonstrated to the satisfaction of the Environment Agency that the 
flood defences directly adjacent to the site could be raised in the future to provide 
additional flood protection. 
               
Sustainable Urban Drainage Systems (SUDs): 
      
3.71   In terms of managing surface water run-off from the site, a separate Drainage 
Strategy has been provided which considers sustainable drainage measures for the 
site. The SuDS Strategy proposes soft landscaping features including the proposed 
swales and other permeable areas and an area of green roof in addition to a potential 
underground attenuation tank. The final discharge rate for surface water run-off will be 
at greenfield rate and adequate attenuation storage can be provided by the green roof 
and tank to cope with a 1 in 100 year storm event plus climate change impacts. 
  
3.72 The SuDS Strategy element of the FRA has been reviewed by council officers, 
and considered acceptable. It is proposed to secure final details, and the 
implementation of the SuDS strategy through condition (Condition 26). 
          
Air Quality: 
                
3.73   London Plan Policy 7.14 and Policy CC12 of the LP 2018 seek to reduce the 
potential adverse air quality impacts of new major developments by requiring all major 
developments to provide an air quality assessment that considers the potential impacts 
of pollution from the development on the site and on neighbouring areas and requiring 
mitigation measures to be implemented to reduce emissions where assessments show 
that developments could cause a significant worsening of local air quality or contribute 
to exceedances of the Government's air quality objectives. 



 

              
3.74 The Council's Environmental Quality team have considered the proposal and have 
recommended a few conditions relating to air quality, namely in relation to Air Quality 
Dust Management Plan, Low Emissions Strategy, and Mechanical Ventilation 
(Conditions 29-31). 
           
Sustainable Design and Construction: 
         
3.75 As required, a Sustainability Statement has been submitted, as has a BREEAM 
Assessment. The BREEAM assessment shows that the sustainable design and 
construction measures planned for the new building will achieve the "Very Good" 
BREEAM rating. This is adequate to meet the requirements of Local Plan policy DM H2 
and London Plan policy 5.3 on sustainable design and construction. Measures planned 
for the site include measures to reduce energy use and CO2 emissions, reduced use of 
other resources such as water, make use of building materials with low environmental 
impacts, minimise waste and promote recycling. Conditions 27 and 28 are attached to 
secure the implementation of the sustainability measures as outlined in the 
Sustainability Statement and BREEAM assessment and require submission of a post 
construction BREEAM assessment to confirm that the measures have been 
implemented as required. 
         
Carbon Reduction 
         
3.76 In terms of the submitted Energy Strategy, the London Plan Energy Hierarchy has 
been used to guide the approach to integrating energy efficiency and low/zero carbon 
measures. The new development will include the integration of energy efficiency 
measures, such as improved levels of insulation, improved air permeability measures to 
reduce heat loss and also energy efficient lighting and other building services. The 
energy assessment shows an improvement of 35% in terms of CO2 emissions 
reductions compared to the minimum requirements of the Building Regulations 2013. 
The proposed sustainable energy measures therefore meet the minimum requirement 
of the London Plan target of a 35% reduction in CO2 emissions. The Energy Strategy is 
therefore satisfactory and its implementation can be conditioned (Condition 27).  
            
Contaminated land             
  
3.77   Policy 5.21 of the London Plan and Policy CC9 of the LP 2018 states 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.   
                
       
3.78   Potentially contaminative land uses, past or present, are understood to occur at, 
or near to, this site. To ensure that no unacceptable risks are caused to humans, 
controlled waters, or the wider environment during and following the development works 
conditions would be attached covering the assessment and remediation of 
contaminated land if the application were to be approved (Conditions 33-38).  
  
                            
 
 
 



 

COMMUNITY INFRASTRUCTURE LEVY 
            
Mayoral CIL              
   
3.79   Mayoral CIL came into effect in April 2012 and is a material consideration to 
which regard must be had when determining this planning application. This 
development will be subject to a London-wide community infrastructure levy. This will 
contribute towards the funding of Crossrail, and further details are available via the GLA 
website at www.london.gov.uk. The GLA expect the council, as the collecting authority, 
to secure the levy in accordance with London Plan policy 8.3. An estimate of £ 
£538,080 plus indexation, based on the additional floorspace has been calculated. 
                
Local CIL: 
                
3.80   The Council has also set a CIL charge. The Council's Community Infrastructure 
Levy (CIL) is also a charge levied on the net increase in floorspace arising from 
development to fund infrastructure that is needed to support development in the area. 
The Council's CIL runs alongside Section 106 Agreements (S106s) which will be scaled 
back but will continue to operate. The CIL Charging Schedule was presented to Council 
and approved 20 May and has formally taken effect since the 1st September 2015. 
Office developments are exempt from the Council's CIL.  
       
Planning obligations 
       
3.81 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, using 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. 
       
3.82 Site-specific contributions would be included in the S106 agreement and would 
include the following: 
       
 - A S278/S38 agreement towards highways works including improving surface 
treatments in the vicinity of the site, including the Thames Path and repaving the 
footway along the frontage of the site. 
 -        Travel Plan review and monitoring fees (£3000 per review for Year 1, Year 3 
and Year 5) 
- Cycle infrastructure contribution (for some cycle racks and signage for cyclists) 
- Car club/cycle hire membership to encourage sustainable travel 
- Parking review for zone T (£20K) 
 -          Contribution to economic development including the following: 
       

Construction phase (£84,000) 
                          -          12 apprentices 
                          -          6 work placement (paid) 
                          -          6 unpaid work placements  
                          -          Target of 10% local labour 



 

   Local Procurement (£8,250) 
 

Operational phase 
-   Affordable workspace -  242 sqm incubator space and 

event space (6.1% of the proposal) provided to occupiers on flexible 
short-term contracts for a minimum period of 20 years at a discount of 
35% of market rent. 

 
 - Commitment to meet the costs of the Council's Legal fees.   
      
3.83 The proposed development is considered acceptable subject the above s106 
obligations. 
                
   
4.0 CONCLUSION  
                
4.1 The proposed development create a well-designed scheme that would preserve 
the setting of the Conservation Areas. The design, height and massing of the 
development would be compatible with the surrounding development. The development 
has an acceptable impact on neighbouring living and working conditions. The impact of 
the development subject to conditions would not have a significant impact on the 
highway, parking, flooding or the environment. As such the proposal is considered to be 
in accordance with relevant national guidance, London Plan policies, the Local Plan, 
and Planning Guidance Supplementary Planning Document Key Principles. 
             
 
5.0     RECOMMENDATION: 
             
5.1     That the Committee resolve that the Strategic Director of the Economy 
Department be authorised to determine the application and grant permission upon the 
completion of a satisfactory Deed of Variation to the s106 legal agreement securing the 
heads of terms contained within this report and subject to conditions. 
 
5.2 To authorise that the Strategic Director of The Economy Department in 
consultation with the Director of Law and the Chair of the Planning and Development 
Control Committee to make any minor modifications to the proposed conditions or 
heads of terms or any subsequent minor changes arising out of the detailed 
negotiations with the applicant which may necessitate the modification, variation, 
addition or deletion of the conditions and heads of terms as drafted to ensure 
consistency between the two sets of provisions. 
 
 


