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16.02.2012 

Case Officer: 
John Sanchez 
 
Conservation Area: 
 

 



Applicant: 
EC Properties 
C/o Agent       
 
Description: 
Demolition of all existing buildings and the redevelopment of the site to provide 808 
residential units, comprising 8 residential blocks (Blocks A-H) ranging from 4-storeys 
(plus basement) to 16-storeys (plus basement) and including 30 townhouses; a gym 
facility with associated café; 485 car parking spaces (455 of which are within a 
basement car park); open space and landscaping; plant; cycle parking; servicing and 
new vehicular access arrangements to Seagrave Road. 
Drg. Nos:  1376-G200-P-LP/A; G200-P-XSP/A; P-DP/A; P-SP/A; G-200-E-01/A; E-A-
NSEW/A; E-B-NSEW/A; E-C-NS; E-C-EW;  E-D-N/A; E-D-S/A; E-D-EW1; E-D-EW2; E-
D-EW3; E-D-EW4;  E-E-NSEW/A; E-F-NS/A; E-F-EW/A; E-G-NSEW/A; E-H-NSEW/A;    
G200-E-A-D01/A; E-B-D01/A; E-C-D01-A; E-D-D01/A; E-D-D02/A;  E-D-D03/A; E-E-
D01/A; E-F-D01/A; E-G-D01/A; E-H-D01/A; G200-S-01/A; G200-P-AB-01/A; P-AB-02/A; 
P-AB-03/A;    P-AB-04/A; P-AB-05/A; P-AB-06/A; P-AB/07/A; G-200-P-C-01/A;  P-C-
02/A; P-C-03/A; P-D-01/A; P-D-02/A; P-D-03/A; P-D-04A;  P-E-01/A; P-E-02/A; P-F-
01/A; P-F-02/A; P-GH-01/A;   P-GH-02/A; P-GH-03/A; P-GH-04/A; F900-P-B1/B;  
P-00/A; P-01/A; P-02/A- P-03/A; P-04/A; P-05/A; P-06/A;  P-07/A; P-08/A; P-09/A; P-
10/A; P-11/A; P-12/A; P13/A;  P14/A; P15/A; P-RF/A; 1569 (PL) 001/B; (PL) 002/D;   
(PL) 003/B; 004/B; 005/C; 006/D; 007/E; 008/D; 386-01-L00-1000/P04; L16-1000/P03; 
L17-1000/P02; L00-2000/P02; L00-3000/P01; 366-06-S01-1000/P1; 386-06-S01-
1000/1001/P01; S02-1001/P01; S03-1002/P01;  S05-1004/P02; S06-1005/P01; S07-
1006/P01; S08-1007/P01; 386-50-L00/1000-P01    
 
 
Application type: 
Full Detailed Planning Application 
 
Officer Recommendation: 
Subject to there being no contrary direction from the Mayor for London that the 
Committee resolve that the Executive Director of Transport and Technical Services be 
authorised to determine the application and grant permission upon the completion of a 
satisfactory legal agreement to the condition(s) set out below: 
 
 
 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 building development shall not be erected otherwise than in accordance with 

the following detailed drawings submitted which have been approved:  
 Drawing Nos. 1376-G200-P-LP/A; G200-P-XSP/A; P-DP/A; P-SP/A;  G-200-E-

01/A; E-A-NSEW/A; E-B-NSEW/A; E-C-NS; E-C-EW;  E-D-N/A; E-D-S/A; E-D-
EW1; E-D-EW2; E-D-EW3; E-D-EW4;  E-E-NSEW/A; E-F-NS/A; E-F-EW/A; E-G-
NSEW/A; E-H-NSEW/A;  G200-E-A-D01/A; E-B-D01/A; E-C-D01-A; E-D-D01/A; 
E-D-D02/A;  E-D-D03/A; E-E-D01/A; E-F-D01/A; E-G-D01/A; E-H-D01/A;  G200-S-
01/A; G200-P-AB-01/A; P-AB-02/A; P-AB-03/A;  P-AB-04/A; P-AB-05/A; P-AB-



06/A; P-AB/07/A; G-200-P-C-01/A;  P-C-02/A; P-C-03/A; P-D-01/A; P-D-02/A; P-
D-03/A; P-D-04A;  P-E-01/A; P-E-02/A; P-F-01/A; P-F-02/A; P-GH-01/A;  P-GH-
02/A; P-GH-03/A; P-GH-04/A; F900-P-B1/B;  P-00/A; P-01/A; P-02/A- P-03/A; P-
04/A; P-05/A; P-06/A;  P-07/A; P-08/A; P-09/A; P-10/A; P-11/A; P-12/A; P13/A;  
P14/A; P15/A; P-RF/A; 1569 (PL) 001/B; (PL) 002/D; (PL) 003/B; 004/B; 005/C; 
006/D; 007/E; 008/D; 386-01-L00-1000/P04; L16-1000/P03; L17-1000/P02;  
L00-2000/P02; L00-3000/P01; 366-06-S01-1000/P1; 386-06-S01-1000/1001/P01; 
S02-1001/P01; S03-1002/P01;  S05-1004/P02; S06-1005/P01; S07-1006/P01; 
S08-1007/P01; 386-50-L00/1000-P01.    

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

and to prevent harm arising through deviations from the approved plans, in 
accordance with policies 3.1, 3.6, 5.3, 5.5, 5.6, 5.7, 5.10, 5.11, 5.13, 6.9, 6.13, 7.1, 
7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.9, 7.14, 7.15 and 7.21 of the London Plan 2011 
and policies EN2B, EN3, EN8, EN10, EN26 of the Unitary Development Plan as 
amended 2007 and 2011 and policies FRA, FRA 1, H1, H2, H3, OS1, and BE1 of 
the Core Strategy 2011. 

 
 3) Development phase plans for each of the five phases as identified on the 

indicative phasing plan in Chapter 5 of the Environment Statement shall be 
submitted to and approved in writing by the Council prior to the commencement of 
any development within the relevant phase. Each of the development phase plans 
shall address the following and form the basis of the detailed submissions for each 
phase or sub-phase, subject to any modifications agreed in writing by the Council: 

 i) The mix of uses of sub phases of development within the phase; 
 ii) A scheme to provide a balanced mix of housing (including details of affordable 

housing provision) by size, density and type and a programme for its development; 
 iii) The road network and alignment (including road layout and hierarchy and 

measures for speed restraint), footway and cycleway networks including links to 
any other phases or sub phases, signing and lighting; 

 iv) Proposed landscaping, including any advanced planting, and the phasing for 
such planting with the landscape master plan; and 

 v) Car parking strategy. 
  
 To ensure that the development accords with the provisions and assessment of 

the approved Environmental Statement and Addendum and to ensure that the 
development is carried out in a satisfactory manner in accordance with policies 
EN2B, EN8 and EN10 and Standards S5A, S7, S18 and S20 of the Unitary 
Development Plan, as amended 2007and 2011 and policies FRA, FRA1, H1, H2, 
H3, OS1, and BE1 of the Core Strategy 2011. 

 
 4) No demolition or construction works shall commence prior to the submission and 

approval in writing by the Council of a demolition method statement, a construction 
management plan and a construction logistics plan for each operational phase of 
development (in accordance with Transport for London guidelines), which shall 
include details of the steps to be taken to re-use and recycle waste, details of site 
enclosure throughout construction and details of the measures proposed to 
minimise the impact of the construction processes on the existing amenities of the 
occupiers of neighbouring properties, including monitoring and control measures 
for dust, noise, vibration, lighting and working hours, waste classification and 
secure off-street loading and drop off facilities, and the measures proposed to 
prevent the passage of mud and dirt onto the highway by vehicles entering and 



leaving the site in connection with the demolition and construction processes. The 
plan shall also investigate ways to use rail transport for bulk materials, particularly 
during demolition and construction phases. All construction works shall be carried 
out in accordance with the approved details.  

   
 To ensure that appropriate steps are taken to limit the impact of the proposed 

demolition and construction works on the amenities of local residents and the area 
generally, in accordance with policies 5.18 and 7.14 of the London Plan 2011 and 
policies EN2B, EN8, EN19A, EN20A, EN20B, EN20C and EN21 and of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
 5) The development of each phase shall not commence until a scheme for temporary 

fencing and/or enclosure of the site where necessary has been submitted to and 
approved in writing by the Council, and such enclosure has been erected in 
accordance with the approved details and retained for the duration of the building 
works. No part of the temporary fencing and/or enclosure of the site shall be used 
for the display of advertisement hoardings. 

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

scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011.  

  
 6) The development of each phase above the basement level shall not commence 

until details and samples of all the materials to be used for that phase on the 
external faces of the buildings have been submitted to and approved in writing by 
the Council including: 

  
 - Samples of brickwork and details of the bond, pointing style, mortar mix and  

  colour, 
 - Samples and details of the colour, composition and texture of the stone work, 
 - Samples and details of the colour, composition and texture of the render and, 
 - Samples and details of the clear and opaque glazing to Building B. 
  
 No part of that phase shall be used or occupied prior to the implementation of the 

approved details. The development shall be carried out in accordance with such 
details as have been approved. 

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

scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
 7) The development of each phase above the basement level shall not commence 

until all the details and samples, where appropriate, of all paving and external hard 
surfaces, including boundary walls, railings, gates, fences and other means of 
enclosure for that phase have been submitted to and approved in writing by the 
Council, and no part of that phase shall be used or occupied prior to the 
implementation of the approved details. The development shall be carried out in 
accordance with such details as have been approved. 

   



 To ensure a satisfactory external appearance and to prevent harm to the street 
scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
 8) The development of each phase above the basement level shall not commence 

before details at a scale no less than 1:20 in plan, section and elevation of a 
typical section of each proposed building type in that phase, showing details of 
proposed cladding, fenestration (including framing and glazing details), balconies 
(including roof terraces) and entrances shall be submitted and approved in writing 
by the Council and no part of that phase shall be used or occupied prior to the 
implementation of the approved details. The development shall be carried out in 
accordance with the approved details. 

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

scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
 9) The development of each phase above the basement level shall not commence 

before details at a scale no less than 1:20, including drawings in plan, section and 
elevation of the  boundary treatments of the site, including details of fencing and 
other means of enclosure to lower ground and ground floor private amenity 
spaces, have been submitted to and approved in writing by the Council for that 
phase and the development shall not be occupied or used until the details as 
approved have been fully carried out and shall be retained thereafter for the 
lifetime of the development. 

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

scene and public realm and that the needs of the visually impaired are catered for 
in accordance with Equality Act 2010, policies 3.1, 3.9, 7.1 and 7.6 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
10) No phase of the development above the basement level shall commence prior to 

the submission and approval in writing by the Council of full details of the 
proposed soft landscaping of the site, including planting schedules and details of 
the species, height and maturity of any trees and shrubs and proposed landscape 
maintenance plan, including sections through the mounds, tree containers and 
raised shrub beds above the basement car park and communal roof top gardens. 
Details relating to the access of each building, the shared vehicular and pedestrian 
surfaces, including surface materials and kerb details that ensure a safe and 
convenient environment for blind and partially sighted people shall also be 
provided. The approved landscaping scheme shall be implemented in the next 
winter planting season following completion of the building works for that phase, or 
before the occupation of and use of any part of the buildings, whichever is the 
earlier, and the landscaping shall thereafter be retained and maintained in 
accordance with the approved details. 

   
 To ensure a satisfactory external appearance, and that the needs of the visually 

impaired are catered for in accordance with the Equality Act 2010, policies 3.1, 
3.9, 7.1, 7.6 and 7.21 of the London Plan 2011, policies EN2B, EN8 and EN26 of 



the Unitary Development Plan, as amended 2007 and 2011 and policy BE1 of the 
Core Strategy 2011. 

 
11) Any tree or shrub planted pursuant to the approved landscape details that is 

removed or severely damaged, dying or becoming seriously diseased within 5 
years of planting shall be replaced with a tree or shrub of similar size and species 
to that originally required to be planted.  

    
 To ensure a satisfactory provision for planting, in accordance with policies 7.1, 7.6 

and 7.21 of the London Plan 2011 and policies EN2B, EN8 and EN26 of the 
Unitary Development Plan, as amended 2007 and 2011. 

 
12) The development shall not commence above the basement level before a 

Landscape Management Plan for each phase of the development, including long 
term design objectives, management responsibilities and maintenance schedules 
for all landscape areas through the different phases of the development, has been 
submitted to and approved in writing by the Council. The landscape management 
plan shall be carried out in accordance with the approved details for each phase of 
the development. 

      
 To ensure that the development provides an attractive natural and visual 

environment in accordance with policies 7.1, 7.6 and 7.21 of the London Plan 
2011, policies EN2B, EN8, EN26  and EN29 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
13) No plant, water tanks, water tank enclosures, external ventilation or other 

structures, other than the details shown on the approved plans, shall be erected 
upon the roofs of the buildings or at ground level, above the basement car park 
hereby permitted. 

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

scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
14) No plumbing or pipes, other than rainwater pipes on the approved elevations, shall 

be fixed externally to the buildings hereby permitted. 
   
 To ensure a satisfactory external appearance and to prevent harm to the street 

scene and public realm, in accordance with policies 7.1, 7.6 and 7.9 of the London 
Plan 2011, policies EN2B, EN3 and EN8 of the Unitary Development Plan, as 
amended 2007 and 2011 and policy BE1 of the Core Strategy 2011. 

 
15) No phase of the development above the basement level shall commence prior to 

the submission and approval in writing by the Council of details and a sample of 
the Lumistry glazing system or other means of obscure glazing or opaque panel 
treatment to be applied in the construction of the windows. Prior to occupation the 
windows for that phase of the development shall be constructed in accordance 
with the approved details and shall thereafter be retained in this form. 

     
 In order to safeguard the existing and future residential amenities of the occupiers 

of neighbouring properties and avoid unnecessary overlooking and loss of privacy, 



in accordance with Standard 13.2 of the Unitary Development Plan, as amended 
2007 and 2011. 

 
16) No phase of the development hereby approved shall be used or occupied prior to 

the submission and approval in writing by the Council of details of the design and 
appearance of the proposed screens to balconies and around the roof terraces in 
that phase and a sample of the material to be used in the construction of the 
screens. The screens shall be constructed in accordance with the approved 
details, and shall thereafter be retained in this form.  

      
 To ensure a satisfactory appearance and to safeguard the amenities of the 

existing neighbouring properties and future residential occupiers and to avoid 
unnecessary overlooking and loss of privacy, in accordance with Policy EN2B and 
EN8 and Standard S13.2 of the Unitary Development Plan, as amended 2007 and 
2011. 

 
17) With exception to the private and communal roof terrace areas shown on 

approved drawings, no part of the remainder of the flat roof areas provided by the 
development hereby approved shall be used as a terrace or other accessible 
amenity space.  

   
 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 as a result of overlooking, loss 
of privacy and noise and disturbance, in accordance with EN2B, EN8, EN20A, 
EN20B, EN21 and standards S13.2, and S13.2A of the Unitary Development Plan 
as amended 2007 and 2011. 

 
18) The development hereby permitted shall not be occupied until full details of the 

proposed photovoltaic (PV's) system to Building E and F are submitted to and 
approved in writing by the Council at a scale no less than 1:20 in plan, section and 
elevation. Such details shall be implemented prior to occupation or use of the 
building and shall be retained thereafter. 

     
 To ensure that the development is consistent with the Mayor's sustainable design 

objectives, to ensure a satisfactory external appearance and to prevent harm to 
the street scene and public realm, in accordance with policies in accordance with 
policies 5.3 and 5.7 and 7.1 and 7.6 of the London Plan 2011 policies EN2B, EN3 
and EN8 of the Unitary Development Plan, as amended 2007 and 2011 and policy 
BE1 of the Core Strategy 2011. 

 
19) Prior to commencement of the development details of measures to accord with the 

Metropolitan Police `Secure by Design' scheme shall be submitted to and 
approved in writing by the Council. Such details shall include, but not be limited to, 
CCTV coverage, access controls, basement security measures, and means to 
secure the site throughout construction. Development shall proceed in accordance 
with the approved details and measures shall be retained thereafter.   

    
 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, policy BE1 of the Core Strategy 2011 and 
policy EN10 of the Unitary Development Plan, as amended 2007 and 2011. 



20) Prior to first occupation of the development, a detailed CCTV strategy including 
measures linking the site wide public realm CCTV to the Council's borough wide 
system shall be submitted to and approved in writing by the Council. The approved 
measures shall be implemented and continued thereafter. 

   
 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, policy BE1 of the Core Strategy 2011 and 
policy EN10 of the Unitary Development Plan, as amended 2007 and 2011. 

 
21) Notwithstanding the provisions of Classes A, B, C, D, E, F and G of Part 1 of 

Schedule 2 to the Town and Country Planning (General Permitted Development) 
(Amendment) (No. 2) (England) Order 2008, no development within the curtilage 
of the dwelling houses which forms part of the overall development hereby 
approved shall be carried out without the prior permission of the Council, obtained 
through the submission of a planning application. 

   
 In the interests of the living conditions of neighbouring properties within the 

development, in accordance with policies EN2B and EN8 of the Unitary 
Development Plan as amended 2007 and 2011. 

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

Permitted Development) (Amendment) (No.2) (England) Order 2008 (or any Order 
revoking or re-enacting that Order with or without modification), no aerials, 
antennae, satellite dishes or related telecommunications equipment shall be 
erected on any part of the development hereby permitted, without planning 
permission first being granted. 

   
 To ensure that the visual impact of telecommunication equipment can be 

considered, in accordance with policies EN2B, and EN8 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
23) Details of an integrated communal satellite reception system shall be submitted to 

and approved in writing by the Council prior to first occupation of each phase of 
the development and implemented in accordance with the approved details.  

  
 To reduce the need to install individual satellite dishes and antennae on the 

buildings and to ensure that the visual impact of telecommunication equipment can 
be considered in the interests of ensuring a satisfactory external appearance and 
to prevent harm to the street scene and public realm, in accordance with Policy 
EN2B, and EN8 of the Unitary Development Plan, as amended 2007 and 2011. 

 
24) The development above the basement level shall not commence prior to the 

submission and approval in writing by the Council of details of the methods 
proposed to identify any television interference caused by the proposed 
development, including periods during the demolition and construction phases, 
and the measures proposed to ensure that that television interference that might 
be identified is remediated in a satisfactory manner. The approved remediation 
measures shall be implemented immediately if any television interference is 
identified during each phase and up to 6 months on completion of the 
development. 

   



 To ensure that television interference caused by the development is remediated, in 
accordance with Policy 7.7 of the London Plan 2011 and policy EN21 of the 
Unitary Development Plan, as amended 2007 and 2011. 

 
25) Details of the measures to be incorporated into the design of the development to 

enable the operation of emergency services communications equipment 
throughout all levels of the scheme shall be submitted to and approved by the 
Council prior to the commencement of each phase of the development, other than 
site preparation works or site remediation, and the detail as approved shall be 
implemented in accordance with an agreed scheme prior to the occupation of that 
relevant phase of the development.  

    
 To ensure that emergency services communications equipment functions 

effectively throughout the development in accordance with policy 7.13 of the 
London Plan (2011).  

 
26) No development shall take place until the applicant has secured the 

implementation of a programme of archaeological work in accordance with a 
written scheme for investigation which has been submitted by the applicant and 
approved by the Council. The scheme should make provision for: 

 a) Evaluation to assess the presence and significance of archaeology.  
 b) Excavation to record any significant archaeological features, that cannot be  

conserved. 
 c) The assessment of the results, and proposals for their publication. 
 d) The publication of the results 
 e) The deposition of the site archive. 
 The archaeological works shall be carried out by a suitably qualified investigating 

body acceptable to the Council. 
   
 To ensure that if any archaeological heritage is identified on the application site its 

presence is properly investigated in accordance with Policy 7.8 of the London Plan 
2011, Policy BE1 of the Core Strategy 2011 and Policy EN7 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
27) No development shall commence until a preliminary risk assessment report is 

submitted to and approved in writing by the Council. This report should comprise: 
a desktop study which identifies all current and previous uses at the site and 
surrounding area as well as the potential contaminants associated with those 
uses; a site reconnaissance; and a conceptual model indicating potential pollutant 
linkages between sources, pathways and receptors, including those in the 
surrounding area and those planned at the site; and a qualitative risk assessment 
of any potentially unacceptable risks arising from the identified pollutant linkages 
to human health, controlled waters and the wider environment including ecological 
receptors and building materials. All works must be carried out in compliance with 
and by a competent person who conforms to CLR 11: Model Procedures for the 
Management of Land Contamination (Defra 2004) or the current UK requirements 
for sampling and testing. 

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

or near to, this site.  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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
28) No development shall commence until a site investigation scheme is submitted to 

and approved in writing by the Council. This scheme should be based upon and 
target the risks identified in the approved preliminary risk assessment and should 
provide provisions for, where relevant, the sampling of soil, soil vapour, ground 
gas, surface and groundwater. All works must be carried out in compliance with 
and by a competent person who conforms to CLR 11: Model Procedures for the 
Management of Land Contamination (Defra 2004) or the current UK requirements 
for sampling and testing. 

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

or near to, this site.  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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
29) Unless otherwise agreed in writing by the Council, the development hereby 

approved shall not commence until, following a site investigation undertaken in 
compliance with the approved site investigation scheme, 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 
preliminary risk assessment based on the information gathered through the site 
investigation to confirm the existence of any remaining pollutant linkages and 
determine the risks posed by any contamination to human health, controlled 
waters and the wider environment. All works must be carried out in compliance 
with and by a competent person who conforms to CLR 11: Model Procedures for 
the Management of Land Contamination (Defra 2004) or the current UK 
requirements for sampling and testing. 

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

or near to, this site.  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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
30) Unless otherwise agreed in writing by the Council, the development hereby 

approved shall not commence until a remediation method statement is submitted 
to and approved in writing by the Council. This statement shall detail any required 
remediation works and shall be designed to mitigate any remaining risks identified 
in the approved quantitative risk assessment. All works must be carried out in 
compliance with and by a competent person who conforms to CLR 11: Model 
Procedures for the Management of Land Contamination (Defra 2004) or the 
current UK requirements for sampling and testing. 

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

or near to, this site. 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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
31) Unless otherwise agreed in writing by the Council, the development hereby 

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

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

or near to, this site. 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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
32) Unless otherwise agreed in writing by the Council, the development hereby 

approved shall not commence until an onward long-term monitoring methodology 
report is submitted to and approved in writing by the Council where further 
monitoring is required past the completion of development works to verify the 
success of the remediation undertaken. A verification report of these monitoring 
works shall then be submitted to and approved in writing by the Council when it 
may be demonstrated that no residual adverse risks exist. All works must be 
carried out in compliance with and by a competent person who conforms to CLR 
11: Model Procedures for the Management of Land Contamination (Defra 2004) or 
the current UK requirements for sampling and testing. 

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

or near to, this site.  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 2011, policies EN20A, and EN21 of the Unitary Development Plan 
2007 and 2011 and policy CC4 of the Core Strategy 2011. 

 
33) The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment (FRA) carried out by ARUP 
with job no: 125066 dated October 2011 and the following mitigation measures 
detailed within the FRA: 



 -  Finished floor levels for sleeping accommodation are set no lower than 4.513 m 
above Ordnance Datum (AOD) 

 -  A Flood Management Plan shall be submitted to the Local Planning Authority in 
accordance with the FRA recommendations, for approval and implementation. 
This shall provide identification and provision of safe route(s) or safe refuge areas 
within the buildings for occupants to use during times of flood. 

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

occupants in accordance with PPS25 and policies 5.11, 5.12, 5.13, 5.14 and 5.15  
London Plan (2011) and policies CC1 and CC2 of the Core Strategy 2011. 

 
34) The development shall not begin until a surface water drainage scheme for the 

site, based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development, has been submitted 
to and approved in writing by the Local Planning Authority. The scheme shall 
include a maintenance programme and subsequently be implemented in 
accordance with the approved details before the development is completed. 

  
 To reduce the risk of flooding from surface water through SUDS in accordance 

with PPS25 and policies 5.11, 5.13, 5.14 and 5.15  London Plan (2011) and 
policies CC1 and CC2 of the Core Strategy 2011. 

  
35) Piling or any other foundation designs using penetrative methods shall not be 

permitted to extend deeper than -30m AOD or 30m below basement level other 
than with the express written consent of the Local Planning Authority, which may 
be given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to groundwater. 

  
 To prevent pollution of the water environment in accordance with PPS25 and 

policies 5.11, 5.13, 5.14 and 5.15  London Plan (2011) and policies CC1 and CC2 
of the Core Strategy 2011. 

  
36) The development hereby permitted shall not be commenced until such time as a 

scheme to dispose of foul and surface water has been submitted to, and approved 
in writing by, the Council. The scheme shall be implemented as approved. 

  
 To protect water quality and prevent pollution of the water environment in 

accordance with PPS25 and policies 5.11, 5.13, 5.14 and 5.15  London Plan 
(2011) and policies CC1 and CC2 of the Core Strategy 2011. 

 
37) Prior to the commencement of each phase of the development above the 

basement level, details of green/brown roofs, including planting and maintenance 
schedules, and ecological enhancement measures shall be submitted to and 
approved in writing by the Council.  Development shall accord with the details as 
approved.   

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

urban drainage and habitat provision, in accordance with policies 5.11, 5.13 and 
7.19 of the London Plan 2011 and policy EN28 of the Unitary Development Plan 
as amended 2007 and 2011. 

 



38) Details of bird and bat boxes to be provided in the development shall be submitted 
to and approved in writing by the Council no later than three months from the 
commencement of each phase. The approved bird and bat boxes shall be installed 
before any respective phase are first occupied. Thereafter the approved bird and 
bat boxes shall be retained in accordance with approved details. 

   
 To ensure that the development enhances biodiversity in the interests of nature 

conservation and biodiversity protection in accordance with policies EN25, EN28A 
and EN29 of the Unitary Development Plan, as amended 2007 and 2011. 

  
39) Prior to the commencement of the development above the basement level, other 

than ground works, site preparation or remediation, details of the provision of 
children's play space on the site shall be submitted to and approved in writing by 
the Council. Details of compliance with the details shall be submitted prior to the 
commencement of each phase of the development, and the measure shall be 
implemented as approved and retained thereafter.   

    
 To ensure the suitable provision of play space and incidental play opportunities for 

children throughout the development, in accordance with policy 3.6 of the London 
Plan (2011) and policy EN23B of the Unitary Development Plan as amended 2007 
and 2011. 

 
40) Prior to commencement of the development above the basement level, details 

shall be submitted to and approved in writing by the Council, of details of sound 
insulation measures for the building envelope, of orientation of habitable rooms 
away from major noise sources and of silenced mechanical ventilation, in order 
that internal room and (if provided) external amenity noise standards will be 
achieved, in accordance with BS8233:1999. Approved details shall be 
implemented prior to occupation of the development and thereafter be 
permanently retained.  

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

affected by noise/ vibration from dominant transport [and industrial/ commercial 
noise sources], in accordance with Policy EN20B and EN21 of the Unitary 
Development Plan, as amended 2007 and 2011.  

 
41) Prior to commencement of the development hereby approved, details shall be 

submitted to and approved in writing by the Council, of appropriate mitigation 
measures that ensure that adverse comment will be unlikely, according to BS 
6472:1992.  No part of the development shall be occupied until the approved 
details have been implemented. Approved details shall thereafter be permanently 
retained.  

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

premises is not adversely affected by ground or airborne vibration, in accordance 
with Policy EN20B and EN21 of the Unitary Development Plan, as amended 2007 
and 2011.  

 
42) Prior to commencement of each phase of the development hereby approved, 

details shall be submitted to and approved in writing by the Council, of an 
enhanced sound insulation value (DnT,w and L'nT,w ) for the floor/ceiling structure 
separating different types of rooms/uses in adjoining dwellings, namely living/ 



dining rooms and kitchens next to/ above bedrooms of separate dwellings.  
Approved details shall be implemented prior to occupation of the development and 
thereafter be permanently retained.  

    
 Reason: To ensure that the amenity of occupiers of the development site is not 

adversely affected by noise, in accordance with Policy EN20A, EN20B and EN21 
of the Unitary Development Plan, as amended 2007 and 2011. 

  
43) Prior to commencement of the development hereby approved, details shall be 

submitted to and approved in writing by the Council, of the sound insulation of the 
floor/ceiling /walls separating the commercial part(s) of the premises, namely the 
gym and cafe from noise sensitive premises. Details shall ensure that the sound 
insulation and any other mitigation measures are sufficiently enhanced in order to 
prevent breakout of noise to noise sensitive premises including external amenity 
areas. Approved details shall be implemented prior to occupation of the 
development and thereafter be permanently retained.  

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

affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
Unitary Development Plan, as amended 2007 and 2011. 

 
44) Prior to commencement of any phase of the development hereby approved, 

details shall be submitted to and approved in writing by the Council, of the external 
noise level emitted from plant machinery or equipment and mitigation measures. 
The measures shall ensure that the external noise level emitted from plant, 
machinery and/or equipment will be lower than the lowest existing background 
noise level by at least 10dBA, as assessed according to BS4142:1997 at the 
nearest and/or most affected noise sensitive premises, with all machinery 
operating together. Approved details shall be implemented prior to occupation of 
the development and thereafter be permanently retained.   

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

affected by noise from mechanical installations/equipment and their uses, in 
accordance with Policy EN20A, EN20B and EN21 of the Unitary Development 
Plan, as amended 2007 and 2011.   

 
45) Prior to commencement of the use hereby approved, details shall be submitted to 

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

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

affected by cooking odour, in accordance with Policy EN20A and EN21 of the 
Unitary Development Plan, as amended 2007 and 2011.   

 
46) No music emitted from the commercial parts of the development hereby approved 

shall be audible at any noise sensitive premises.  
   



 To ensure that the amenity of occupiers of surrounding premises is not adversely 
affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
Unitary Development Plan, as amended 2007 and 2011. 

  
47) Prior to commencement of the development hereby approved, details of anti-

vibration measures shall be submitted to and approved in writing by the Council. 
The measures shall ensure that all plant and equipment including exercise 
equipment and loud speakers, machinery, extract/ventilation systems 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 surrounding premises is not adversely 

affected by vibration, in accordance with Policy EN20A, EN20B and EN21 of the 
Unitary Development Plan, as amended 2007 and 2011. 

  
48) Prior to commencement of the development hereby approved, details shall be 

submitted to and approved in writing by the Council, of the installation, operation, 
and maintenance of the extraction and ventilation system for the swimming pool 
including ducting. Approved details shall be implemented prior to occupation of the 
development and thereafter be permanently maintained and retained. 

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

affected by smell, steam and other effluent. in accordance with Policy EN20A, 
EN20B and EN21 of the Unitary Development Plan, as amended 2007 and 2011.    

 
49) Prior to the commencement of each phase of the development, details of 

compliance with the approved Energy Strategy for the development shall be 
submitted to and approved in writing by the Council.  Development shall proceed 
in accordance with the details as approved and the details shall be maintained in 
full working order for the lifetime of the development.   

    
 In the interests of energy conservation and reduction of CO2 emissions, in 

accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London Plan 2011 and 
policy CC1 of the Core Strategy 2011.  

 
50) Prior to the commencement of each phase of the development above the 

basement level, details of compliance with the sustainable design and construction 
measures proposed relating to the buildings hereby approved, as outlined in the 
Sustainability Statement for the development, including use of renewable 
technologies shall be submitted to and approved in writing by the Council. 
Development shall proceed in accordance with the details as approved and the 
details shall be maintained in full working order for the lifetime of the development.   

   
 In the interests of energy conservation and reduction of CO2 emissions, in 

accordance with Policies 5.1, 5.2, 5.3, 5.6 and 5.7 relating to energy demand, 
energy efficiency and renewable energy of The London Plan 2011 and policy CC1 
of the Core Strategy 2011. 

 
51) No development shall commence until a Low Emission Strategy is submitted to 

and approved in writing by the Council. This Strategy should outline the measures 



to be implemented to help mitigate the development's air pollution impacts, in 
particular the emissions of NOx and Particulates from on-site transport and energy 
generation sources. 

  
 To ensure the development's air pollution impacts are mitigated in accordance with 

the requirements of policy 7.14 of the London Plan 2011 and policy CC4 of the 
Core Strategy 2011. 

  
52) Prior to commencement of any phase of development above the basement level, 

details of micro climate mitigation measures necessary to provide an appropriate 
wind environment throughout and surrounding the development shall be submitted 
to and approved in writing by the Council.  Development shall proceed in 
accordance with the approved details and be retained as such thereafter.    

    
 To ensure that suitable measures are incorporated to mitigate potential adverse 

wind environments arising from the development, in accordance with policies 7.6 
and 7.7 of the London Plan 2011. 

 
53) Prior to the commencement of each phase of the development above the 

basement level, details of the proposed external artificial lighting, including details 
of lighting to the pedestrian routes shall be submitted to and approved in writing by 
the Council. The development shall be implemented in accordance with the 
approved details. Details shall include the proposed locations of the lighting 
columns, design and height and shall demonstrate that the recommendations of 
the Institution of Lighting Engineers in the `Guidance Notes For The Reduction Of 
Light Pollution 2005' have been taken into account in respect of:  

 -  minimising glare,  
 -  preventing upward illumination and sky glow,  
 -  controlling vertical illuminance of neighbouring property facades to a maximum 

of 10 lux at ground floor level and 5 lux at first floor.  
   
 To ensure that adequate lighting is provided to the pedestrian pathways for safety 

and security and that the lighting does not adversely affect the amenities of 
occupiers of the surrounding premises, in accordance with Policies EN10, EN20C 
and EN21 of the Unitary Development Plan, as amended 2007 and 2011. 

 
54) Prior to first occupation of any phase of the development, details of site 

management arrangements shall be submitted to an approved in writing by the 
Council.  Such details shall include detail of concierge management of the site and 
public realm management, including details of any arrangements for private use of 
public realm.  Development shall accord with the details as approved.   

    
 To ensure suitable management of the site in the interests of future occupiers and 

site users, in accordance with policies 6.10, 7.1, 7.2, 7.3, 7.5 of the London Plan 
2011 and policies EN8, EN10, EN17, EN21, TN4, TN5, TN6, and TN28 of the 
Unitary Development Plan, as amended 2007 and 2011 

 
55) Each phase of the development shall not be occupied until details of refuse 

storage as indicated on approved drawing 1376-F900-P-00-00 Rev A and B1 Rev 
B, including provision for the storage of refuse and recyclable materials have been 
submitted to and approved in writing by the Council for that phase. The details 
shall include a waste management plan indicating details of designated refuse 



areas, how refuse and recyclable materials shall be segregated, where refuse 
shall be placed on collection days and who shall be responsible for removing and 
returning bins from the refuse stores to their collection points. The approved refuse 
storage arrangements shall thereafter be permanently retained. 

    
 In order to ensure that satisfactory provision is made for refuse storage and 

collection, in accordance with policy EN17 of the Unitary Development Plan, as 
amended 2007 and 2011 and the Council's supplementary planning document 
`Storage of Refuse and Recyclables'. 

 
56) Prior to first occupation of each phase of the development, a site servicing 

strategy, including vehicle tracking, shall be submitted to and approved in writing 
by the Council detailing management of deliveries to and throughout the site, 
emergency access throughout the site, collection of waste and recyclables, times 
of deliveries and collections/ silent reversing methods/ location of loading bays and 
vehicle movement. The approved measures shall be implemented and continued 
thereafter for the lifetime of the development.   

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

premises is not adversely affected by noise and providing adequately for the 
needs of pedestrians, in accordance with Policy EN20A, EN20B, EN21, TN5, 
TN13 and Standard S21 of the Unitary Development Plan 2007 and 2011. 

 
57) Prior to the occupation of the buildings in each phase of the development, the 

parking spaces as shown on the approved drawing nos. 1376-F900-P-00-00 Rev 
A and B1 Rev B shall be provided and thereafter be retained permanently for the 
accommodation of motor vehicles of the residential occupiers of the development 
and shall not be used for any other purposes. 

  
 To ensure the provision and permanent retention of the parking spaces so as to 

ensure that the development does not result in additional on-street parking stress 
detrimental to the amenity of surrounding residents, in accordance with policy 6.13 
of the London Plan 2011 and policies TN13 and standard S18 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
58) Prior to occupation of each phase of the development, a car parking management 

plan detailing with the allocation of the parking spaces hereby approved shall be 
submitted to and approved in writing by the Council. Approved details shall be 
implemented prior to occupation of each phase of the development and thereafter 
be permanently retained.    

    
 To ensure the appropriate distribution of parking through the development and that 

all spaces can be readily accessed by vehicles, in accordance with policies 6.13 
and 7.2 of the London Plan 2011 and policies TN4 and TN15 of the Unitary 
Development Plan as amended 2007 and 2011.  

 
59) Prior to the occupation of each phase of the development, details of the 81 

disabled parking bays designed for wheelchair users (comprising 10% of the total 
number of spaces), as shown on the approved drawing nos. 1376-F900-P-00-00 
Rev A and B1 Rev A, shall be submitted to and approved in writing by the Council. 
The parking spaces shall be provided, marked out and reserved for persons in the 
case of disabled parking solely for Blue Badge Holder residents or for Blue Badge 



Holder visitors. All such approved details shall be installed and maintained in full 
working order for the lifetime of the development. 

  
 To ensure the satisfactory provision and retention of car parking spaces for 

wheelchair users and so that the development does not result in additional on 
 street car parking stress, detrimental to the amenity of surrounding residents, in 

accordance with policy 6.13 of the London Plan 2011, policy H4 of the Core 
Strategy 2011 and policies TN15 and standards S18 and S19 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
60) Prior to the first occupation of the development, the car club scheme, including the 

specification for operation of the car club and off street car parking arrangements, 
shall be submitted to and approved in writing by the Council. The car club scheme 
shall be implemented prior to the first occupation of the development. 

  
 To encourage sustainable travel in accordance with Policies 7.2 and 6.13 of the 

London Plan 2011. 
  
61) Prior to occupation of each phase of the development details of the installation 

including location and type of active electric vehicle charger points within the car 
parking areas must be submitted to and approved in writing by the Council. The 
electric vehicle charger points comprising 20% of the total number of parking 
spaces shall be installed and retained in working order for the lifetime of the 
development.  

   
 To encourage sustainable travel in accordance with policies 5.8 and 6.13 of the 

London Plan 2011. 
 
62) The development hereby permitted shall not commence until details of the 

footway/kerbs and access ramps to the basement car park (including confirmation 
of the vertical clearance, width and gradient) and future connections with the 'Lost 
River Park' are submitted to and approved in writing by the Council, and such 
details as are approved shall be implemented prior to the occupation or use of the 
residential units and permanently retained thereafter. 

   
 To ensure that the detailed design of the access ramps provides sufficient vertical 

clearance and capacity for vehicle manoeuvring In the interest of public safety and 
to avoid vehicle/pedestrian conflict in accordance with Policies TN5 ,TN15 and 
TN28 of the Unitary Development Plan, as amended 2007 and 2011. 

 
63) Prior to the commencement of each phase of the development, details of secure 

cycle storage as identified on approved drawings 1376-F900-P-00-00 Rev A and 
B1 Rev B (including location plans, sections and elevation of cycle racks and 
storage facilities) for both occupiers and visitors of the development, have been 
submitted and approved in writing by the Council. The cycle storage facilities shall 
accord with the details as approved and the cycle parking provision shall be 
retained permanently thereafter in accordance with the approved details. 

  
 To ensure the suitable provision and permanent retention of the cycle parking 

spaces in the development and to meet the needs of future site occupiers and 
users, in accordance with policies 6.9 and 6.13 of the London Plan (2011) and 
policy TN6 and Standard S20.1 of the Unitary Plan as amended 2007 and 2011. 



  
64) A Stage 3 Safety Audit shall be carried out on the vehicular access arrangements 

to the site within one year of first occupation of the development, and any 
measures recommended in the audit shall be carried out to the satisfaction of the 
Local Planning Authority within a period of three months from receipt of the Audit 
report or within such longer period as may previously be agreed in writing by the 
Council. 

    
 To ensure that all access points provided into the site are safe for site and 

highway users in accordance with Policies 6.3 and 6.10 of the London Plan 2011 
and Policy TN5 of the Unitary Development Plan, as amended 2007 and 2011. 

  
65) Prior to the construction of each residential building of development, details of 

compliance with lifetime homes standards for the residential units and of the 
provision of 10% of the residential units to wheelchair housing standard or 
accessible to this standard, shall be submitted to and approved in writing by the 
Council. The Development shall accord with the details as approved.   

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan 2011 and policy HO6 of the Unitary Development 
Plan, as amended 2007 and 2011. 

 
66) Notwithstanding details shown on the drawings as approved, before any part of 

the development on the site above the basement level commences, there shall 
first be submitted to and approved by the Council details that show the location 
and internal layout of the 81 wheelchair accessible apartments proposed, including 
appropriate wheelchair and related storage and turning space, circulation space in 
accessible bedrooms and bathrooms, provision for en-suite bathroom access, and 
corridor widths that accord with the Mayor of London's Interim London Housing 
Design Guide 2010 and Local Development Framework supplementary planning 
document general guidance.  

   
 Core Strategy 2011 Policy H4 for meeting housing needs seeks for 10% of 

dwellings to be accessible or readily adaptable for residents who are wheelchair 
users in the context of a continuing need for housing for people who need care 
and support; and the Mayor of London's 2007 "Best Practice Guidance - 
Wheelchair Accessible Housing" which is summarised and distinguished from 
Lifetime Homes housing in Appendix 3 of the Mayor's Interim London Housing 
Design Guide 2010. 

 
67) The development shall not commence before full details of the means by which 

wheelchair access is provided to the building, dwellings and open spaces, 
including the provision of parking spaces, have been submitted to and approved in 
writing by the Council. Such details as approved shall be carried out prior to any 
use or occupation of the buildings or open spaces and thereafter permanently 
retained. 

   
 To ensure satisfactory access provision is made for people in wheelchairs in 

accordance with policy HO6 and TN4 of the adopted Unitary Development Plan, 
as amended 2007 and 2011 and the Council's SPD on Access for All. 

 



68) Each lift core within the development shall contain a fire rated lift, details of which 
shall be submitted to the Council and approved in writing prior to the occupation of 
any building containing a lift including details to the basement car park. All lifts 
should have enhanced lift repair service running 365 day/24 hour cover to ensure 
no wheelchair occupiers are trapped if the single lift breaks down. The fire rated 
lifts shall be installed as approved and maintained in full working order for the 
lifetime of the development. 

   
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan 2011, policy H4 of the Core Strategy 2011 and policy 
HO6 of the Unitary Development Plan, as amended 2007 and 2011. 

 
69) Before any part of the development is commenced above the basement level, the 

developer shall undertake consultation with the H & F Disability Planning Forum to 
confirm how the development will protect the access of particular disability groups 
to public amenities on the site.  

   
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policies 3.1 and 3.8 of the London Plan 2011 and policy HO6 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
70) Notwithstanding the provisions of the Town and Country Planning (Use Classes) 

Order 1987 (as amended), the gym facility and associated cafe use (Class D2) 
shall be restricted to those uses identified in the application description and the 
approved plans, and no changes to this use shall be permitted without the prior 
written approval of the Council, through the submission of a full planning 
application for change of use. 

  
 To ensure that no changes of use are undertaken that result in impacts not 

previously assessed, in accordance with policies 6.3, and 6.13 of the London Plan 
(2011) and policies EN8, EN10, EN20B, SH1 and TN13 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007). 

 
 
 REASONS FOR GRANTING PLANNING PERMISSION: 
  
  (1) Land Use: The provision of a residential led redevelopment in this location in 

accordance with national, regional and local planning policies. The loss of 
employment land in this location is not precluded by any Unitary Development 
Plan policies; however, both national and regional policy (PPS3 Housing 
paragraph 38 and 44 and London Plan policies 3A.2 and 3B.2) and local policy 
LE1 of the Core Strategy 2011 specify that employment land and premises should 
be retained where needed and intensified where appropriate, but unwanted land or 
premises should be released to provide for increased housing either as a single 
use or as a mixed use scheme. It is considered that the loss of the existing 
employment uses is justified. The proposed development is generally in 
accordance with the guidance set out in strategic site policy FRA and FRA1, 
overriding borough wide policy LE1 of the Core Strategy 2011. It has been 
demonstrated that the continuation of the employment use on this site would be 
non-viable or inappropriate. The redevelopment of the site to provide residential 



use would make a more effective use of this under-utilised site and is considered 
to be an appropriate use for this location which is highly accessible by public 
transport. The proposed development would provide a similar quantum of 
employment floorspace to that which currently exists on the site and would see an 
increase in the total number of people employed on the site. The non-residential 
uses proposed would also offer opportunities for leisure uses and services to meet 
the needs of future occupiers. The proposed development therefore accords with 
policies 2.13, 2.15, 4.2 and 4.4 of the London Plan (2011), Policies FRA, FRA 1 
and LE1 of the Core Strategy 2011. 

   
 (2) Housing: The proposed development would contribute towards providing 

much needed additional housing, in accordance with London Plan Policies 3.3B 
and 3.3D and would help the borough meet its housing targets, in accordance with 
Table 3.1 of the London Plan and Policy H1 of the Core Strategy 2011. Policy 3.12 
states that boroughs should seek the maximum reasonable amount of affordable 
housing when negotiating on individual mixed-use schemes. The density of 
development provided would fall outside the parameters expressed in the London 
Plan for site in urban centres with PTAL ratings of 4-6 however, the Mayor's 
Housing SPG (EiP Draft) (2011) states that as a broad generality, sites are 
capable of defining their own setting. The Seagrave Road site sits within the Earl's 
Court and West Kensington Opportunity Area. Para 2.55 of the London Plan sets 
out that Opportunity Areas are the capital's major reservoir of brownfield land with 
significant capacity to accommodate new housing, commercial and other 
development. Although the setting around Seagrave Road is considered to reflect 
that identified as 'urban' in Table 3.2 of the Mayor's London Plan, it is not 
appropriate to apply the density range mechanistically as stated in paragraph 3.28 
of the London Plan. It is considered that away from the edges of the Seagrave 
Road site, there is potential for densities to exceed the range without harm. In 
terms of affordable housing regard has been given to Strategic policy FRA 1 of the 
Core Strategy 2011, the Viability Assessment, the individual circumstances of the 
site and the wider planning benefits and it is considered that the provision of 
affordable housing as set out in the housing section is in accordance with London 
Plan Policy 3.8, 3.10, 3.11 and 3.12 and policies H1 and H2 2011. The internal 
design and layout of the new residential units are considered satisfactory having 
regard to Standard S7.A, and the amenity space provision is also considered 
satisfactory, having regard to the physical constraints of the site, judged against 
Standard S5.A of the UDP, as amended 2007 and 2001. Overall it is considered 
good quality living conditions would be provided for future occupiers including the 
provision of a safe and secure environment, and overall the units would benefit 
from good levels of daylight/sunlight, outlook and privacy.  

  
 (3) Design and Conservation: The proposed development would be a high 

quality development which would make a positive contribution to the character and 
appearance of the Opportunity Area. The proposal preserves and enhances the 
character and appearance of the adjoining conservation areas, heritage assets. 
The proposed design and layout is considered to address its setting appropriately 
and its relationship with surrounding heritage assets including Brompton 
Cemetery. Although the proposed development would be visible and would have 
an impact on views it is considered that the impact is not one of significant harm 
and would contribute to the skyline of this part of the borough. The proposed 
development therefore accords with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 
7.21, 7.27 of the London Plan 2011 and policies BE1, FRA and FRA 1 of the Core 



Strategy 2011 and policies EN2, EN3, EN6, EN8, EN25 and EN29 of the Unitary 
Development Plan, as amended 2007 and 2011. 

   
 (4) Residential Amenity and impact on Neighbouring Properties: The impact of 

the proposed development upon adjoining occupiers is considered acceptable. As 
the majority of the site is currently used as a car park, the development would 
result in notable changes to the amenity of some of the neighbouring properties. 
However, the resulting impact is generally minor in scale and overall the 
development would not result in degradation to unsatisfactory levels of amenity for 
neighbouring properties. Therefore, it is considered the proposed development 
would not have an undue impact upon the amenities of adjoining occupiers in 
terms of daylight and sunlight, outlook, privacy, with no significant adverse impact 
on air quality or undue noise. In this regard, the development would respect the 
principles of good neighbourliness. The proposed development therefore accords 
with policies 3.5, 3.6, 3.8, 7.3, 7.6, 7.7 and 7.14 of the London Plan (2011) and 
policies EN10, HO6, EN8, EN20A, EN23, EN23B and Standards S5A.1, S5A.2, 
S6, S7.1, S7A, S13.1, S13.2 and S13.3 of the Unitary Development Plan as 
amended 2007 and 2011, and policies H3 and CC4 of the Core Strategy.   

   
 (5) Highways: Modelling of the development has shown that the resulting vehicle 

trip generation from these proposals on a stand alone basis would not result in 
unacceptable congestion of nearby road junctions. The development layout would 
integrate with surrounding roads. Subject to a satisfactory strategy secured 
through the legal agreement to cover the re-provision of parking spaces in the 
event that the Earl's Court Exhibition Centres remain open, it is considered that 
there would be no adverse impact on traffic generation, and modelling of the 
potential impacts of the proposed development has shown that the scheme would 
not result in unacceptable congestion of the surrounding road network. 
Satisfactory provision would be made for cycle parking. Adequate provision for 
storage and collection of refuse and recyclables would be provided. The 
accessibility level of the site is very good, and is well served by public transport. 
External impacts of the development would be controlled by conditions and section 
106 provisions to contribute towards highways improvements and prevent an 
undue increase in on-street parking pressures in surrounding roads. In addition, 
servicing and road safety and travel planning initiatives would be implemented in 
and around the site to mitigate against potential issues.  The proposed 
development therefore accords with policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13 of the 
London Plan (2011) and policies TN4, TN5, TN6, TN8, TN13, TN15, TN21, TN28 
and Standards S18, S19, S20, S21 and S23 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007 and 2011) and policy T1 of the 
Core Strategy. 

  
 (6)       Access: The development would provide a safe and secure environment for 

all users. The development would therefore be acceptable in accordance with 
policy 3.9 of the London Plan 2011, policy H4 of the Core Strategy 2011, policy 
EN10 of the Unitary Development Plan as amended 2007 and 2011, and the 
Council's adopted supplementary planning document 'Access for all'. 

   
 (7) Sustainability: The proposed development has been designed to meet the 

highest standards of sustainable design and construction. The proposal would 
thereby seek to reduce pollution and waste and minimise its environmental impact. 
The proposed development has been designed to meet the London Plan 



guidelines of sustainability by incorporating modern insulation technology and an 
energy efficient form of development utilising a combined heat and power unit and 
photovoltaic panels, which would result in a significant reduction of CO2 emission 
beyond the Building Regulations 2010 compliant level. Ecological enhancements 
are proposed to offset the loss of existing habitat on the site. The proposed 
development therefore accords with policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.8, 5.9, 5.11, 
5.12, 5.13, 5.14, 5.15 and 7.19 of the London Plan (2011) and policies EN28A, 
EN29 of the London Borough of Hammersmith and Fulham UDP (as amended 
2007 and 2011) and policies CC1, CC2, H3, and FRA 1 of the Core Strategy 2011. 

   
 (8) 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. The development would therefore be acceptable in accordance 
with Planning Policy Statement 25 and policies 5.11, 5.13, 5.14 of the London Plan 
(2011) and policy CC2 of the Core Strategy 2011. 

   
 (9)       Land Contamination:  The application proposes 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 (2011) and policy CC4 of the Core Strategy 2011. 

   
 (10) Archaeology:  The site is unlikely to have surviving archaeological remains 

but is located close to an Archaeological Priority Area. A condition will secure the 
implementation of a programme of archaeological work by way of a watching brief 
throughout relevant construction times. The proposed development therefore 
accords with policy 7.8 of the London Plan (2011), policy EN7 of the London 
Borough of Unitary Development Plan as amended 2007 and 2011 and policy BE1 
of the Core Strategy 2011.  

  
 (11) Planning Obligations:  The application proposes that its impacts are mitigated 

by way of a comprehensive package of planning obligations to fund improvements 
that are necessary as a consequence of the increased use arising from the 
population yield from the development.  A range of such contributions and 
significant provision of education, health, employment and community facilities are 
proposed. The proposed development would therefore mitigate external impacts 
and would accord with policy 8.2 of the London Plan (2011), policy EN23 of the 
Unitary Development Plan as amended 2007 and 2011 and policy CF1 of the Core 
Strategy 2011. 

 
That the applicant be informed as follows: 

 
 1) Permitted hours for building work:  
 Construction and demolition works and associated activities at the development 

hereby approved, audible beyond the boundary of the site should not be carried 
out other than between the hours of 0800 - 1800hrs Mondays to Fridays and 0800 
- 1300hrs on Saturdays and at no other times, including Sundays and Public/Bank 
Holidays, unless otherwise agreed with the Environmental Health Officer. 

  
 Dark smoke and nuisance: 
 No waste materials should be burnt on site of the development hereby approved.  
 Vibration and noise from demolition, piling, concrete crushing, drilling, excavating, 

etc:   



 Best Practicable Means (BPM) should be used, including low vibration methods 
and silenced equipment and machinery, in accordance with the Approved Codes 
of Practice of BS5228:2009 for noise and vibration control on construction and 
open sites.   

   
 Dust: 
 Best Practicable Means (BPM) should be used in controlling dust emissions, in 

accordance with the Best Practice Guidance by the GLA 2006 for The Control of 
Dust and Emissions from Construction and Demolition.  

  
 Notification to neighbours of demolition/ building:   
 At least 21 days prior to the commencement of any site works, all occupiers 

surrounding the site should be notified in writing of the nature and duration of 
works to be undertaken. The name and contact details of a person responsible for 
the site works should be made available for enquiries and complaints for the entire 
duration of the works and updates of work should be provided regularly. Any 
complaints should be properly addressed as quickly as possible. 

   
 Concrete crushing: 
 Concrete crushing requires a permit under the Pollution Prevention and Control 

Act 1990.  Please contact the Council's Environmental Quality team, Environment 
Services Department on Tel. 0208 753 3454. 

   
 Asbestos: 
 Where works involve materials containing asbestos, specialist licensed contractors  

and carriers should be employed for the safe handling and disposal of asbestos 
materials. 

  
 2) Given the nature of the proposed development, cranes will be required during its 

construction. We would, therefore, draw the applicant's attention to the 
requirement within the British Standard Code of Practice for the safe use of 
Cranes, for crane operators to consult the aerodrome before erecting a crane in 
close proximity to an aerodrome. This is explained further in Advice Note 4, 
'Cranes and Other Construction Issues'. 

  
 3) The development of this site is likely to damage archaeological remains. The 

applicant should therefore submit detailed proposals in the form of an 
archaeological project design. The design should be in accordance with 
appropriate English Heritage guidelines. 

 
 4) To prevent pollution of the water environment in accordance with PPS25 and 

policies 5.11, 5.13, 5.14 and 5.15  London Plan (2011) and policies CC1 and CC2 
of the Core Strategy 2011 the applicant is advised that the site is located on a 
Secondary A Aquifer (Kempton Park Gravels) and at depth beneath the London 
Clay (which could be penetrated by piling) a Principal Aquifer in the Chalk. 
Previous use of the site may have resulted in contamination. Piling would provide 
a potential pathway for contamination to migrate into groundwater. 
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English Heritage London Region         
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Transport For London - Land Use Planning Team     
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16.01.12               
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09.12.11                   
21.12.11    
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17.08.11    
12.10.11   
22.12.11 
17.01.12                                    
26.09.11         
06.09.11     
01.09.11     
02.09.11   
23.09.11 
14.12.11 

 
 



Neighbour Comments: 
 
Letters from: Dated: 
41 Seagrave Road London SW6 1SA   16.08.11 
41 Seagrave Road  London SW6 1SA  18.08.11 
41 Seagrave Road, London SW6 1SA     17.08.11 
41 Seagrave Road London SW6 1SA   18.08.11 
41 Seagrave Road London SW6 1SA     21.09.11 
Flat 3 45 Seagrave Road London SW6 1SB  16.08.11 
49A Seagrave Road London SW6 1SB   30.09.11 
49c Seagrave Road  Fulham  London   30.09.11 
65 Seagrave Road SW6 1SA  03.11.11  
161 Seagrave Road London SW6 1SS   21.09.11 
161 Seagrave Road Fulham    28.11.11 
161Seagrave Road Fulham    28.11.11 
185 Seagrave Road London SW6 1ST   28.09.11 
3 Rickett Street London SW6 1RU   22.09.11 
3 Rickett Street London SW6 1RU   22.09.11 
3 Rickett Street London SW6 1RU  16.12.11 
89 Brompton Park Crescent London SW6 1SP   13.08.11 
114 Brompton Park Crescent London   23.11.11 
128 Brompton Park Crescent London SW6 1SP   07.08.11 
138 Brompton Park Crescent London SW6 1SP   14.09.11 
144 Brompton Park Crescent London SW6 1SU   06.09.11 
144 Brompton Park Crescent  London SW6 1SU  06.09.11 
186 Brompton Park Crescent London SW6 1SX   25.09.11 
186 Brompton Park Crescent London SW6 1SX   25.09.11 
189 Brompton Park Crescent  SW6 1SX   20.09.11 
189 Brompton Park Crescent, Fulham     21.12.11 
194 Brompton Park Crescent London    19.09.11 
210 Brompton Park Crescent London    20.09.11 
210 Brompton Park Crescent London SW6 1SY   15.11.11 
213 Brompton Park Crescent London    22.09.11 
213 Brompton Park Crescent London SW6 1SY   22.09.11 
240 Brompton Park Crescent London SW6 1SZ   09.09.11 
266 Brompton Park Crescent London SW6 1SZ   02.09.11 
305 Brompton Park Crescent London SW6 1SE   25.09.11 
21A Halford Road London SW6 1JS   13.08.11 
23 Halford Road London SW6 1JS   12.08.11 
47 Halford Road SW6 1JS  10.12.11 
63 Halford Road London SW6 1LA   19.08.11 
63 Halford Road London SW6 1LA  01.12.11 
83 Halford Road London SW6 1LA   21.08.11 
83 Halford Road London SW6 1LA   19.08.11 
126 Halford Road SW6 1JX  31.08.11 
Flat 12  Viking Court 162 Halford Road   12.12.11 
2 Hildyard Road. Fulham SW6 1SQ   21.09.11 
Flat B 8 Hildyard Road London SW6 1SQ  22.08.11 
Flat B 9 Hildyard Road Fulham    12.12.11 
Flat B 9 Hildyard Road Fulham   25.09.11 
Flat B 9 Hildyard Road, London   22.08.11 
8 Micklethwaite Road London SW6 1QD   15.08.11 



28 Micklethwaite Road     07.12.11 
7 Tamworth Street London SW6    11.08.11 
102 Tamworth Street London SW6 1LE   21.08.11 
32 Lillie Road London SW6 1TN   01.09.11 
32 Lillie Road London SW6 1TN   15.12.11 
48 Lillie Road London SW6 1TN   21.09.11 
Flat 14 Block A Peabody Trust Lillie Road London SW6 1UH   11.08.11 
Flat17h Peabody Estate Lillie Road London SW6 1UT     14.12.11 
Flat 18 G Block Peabody Estate Lillie Road London SW6 1UR  18.08.11 
Flat 18/G Peabody Estate Lillie Road Fulham   20.08.11 
39 Sedlescombe Road London SW6 1RE   17.09.11 
47 Sedlescombe Road  SW6 1RE   02.09.11 
32 Ongar Road  London SW6 1SJ   14.08.11 
32 Ongar Road London SW6 1SJ   14.08.11 
53 Ongar Road London SW6 1SH   07.09.11 
53 Ongar Road London SW6 1SH  30.11.11 
Garden Flat 59a Ongar Road SW6 1SH    15.08.11 
Garden Flat  59A Ongar Road London SW6 1SH  15.08.11 
32A Anselm Road SW6 1LJ  06.09.11 
32A Anselm Road SW6 1LJ  29.11.11 
43 Anselm Road London SW6 1LH   22.09.11 
43 Anselm Road London SW6 1LH   16.11.11 
47 Anselm Road, Fulham SW6 1LH   23.09.11 
45 Anselm Road London SW6 1LH   02.09.11 
65 Anselm Road London SW6 1LH    29.11.11 
69 Anselm Road Fulham SW6 1LH   02.10.11 
29 Racton Road London SW6 1LW   03.09.11 
4 Walham Grove London SW6 1QP  19.08.11 
4 Walham Grove London SW6 1QP   18.08.11 
27 Walham Grove London SW6 1QR   05.09.11 
30 Walham Grove London SW6 1QR   22.09.11 
31 Walham Grove London SW6 1QR   03.09.11 
Walham Grove     12.08.11 
16 Farm Lane London    12.12.11 
Places for People – NAG  27.01.12 
14 Brandon Mansions Queens Club Gardens London W14 9RE  22.09.11 
5 Chaucer Mansions Queens Club Gardens London W14 9RF  26.09.11 
On Behalf of Hammersmith and Fulham Liberal Democrats,  
5 Chaucer Mansions,  Queens Club Gardens  London   30.09.11 
16 Heber Mansions Queen's Club Gardens London W14 9RL  15.09.11 
2 Aisgill Avenue London W14 9NF   22.09.11 
42 Aisgill Avenue London W14 9NF   22.09.11 
42 Aisgill Avenue London W14 9NF   22.09.11 
42 Aisgill Avenue London W14 9NF   22.09.11 
23 Dieppe Close London W14 9NN   15.08.11 
19 Gibbs Green London W14 9NB   21.09.11 
13 Gibbs Green London W14 9NB   22.09.11 
105 Gibbs Green W14 9NE  28.10.11 
113 Gibbs Green London W14 9NE   21.09.11 
151 Gibbs Green London W14 9NE   22.09.11 
150 Gibbs Green London W14 9NE   21.09.11 
150 Gibbs Green London W14 9NE   22.09.11 



160 Gibbs Green London W14 9NE   21.09.11 
7 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
9 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
15 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
18 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
17 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
23 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
36 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
49 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
45 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
76 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
67 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
57 Churchward House 25 Ivatt Place London W14 9LW  22.09.11 
24 Fairburn House 26 Ivatt Place London W14 9LZ  16.11.11 
24 Fairburn House 26 Ivatt Place London W14 9LZ  21.09.11 
21 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
17 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
86 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
41 Fairburn House 26 Ivatt Place London W14 9LZ  16.08.11 
41 Fairburn House 26 Ivatt Place London W14 9LZ  16.08.11 
34 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
36 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
36 Fairburn House 26 Ivatt Place London W14 9LZ  21.09.11 
36 Fairburn House 26 Ivatt Place London W14 9LZ  22.09.11 
67 Fairburn House Ivatt Place W14 9LZ   21.09.11 
55 Fairburn House 26 Ivatt Place London W14 9LZ  23.09.11 
1 Marchbank Road London W14 9PJ   22.09.11 
1 Marchbank Road London W14 9PJ   22.09.11 
19 Marchbank Road W14 9PJ  21.09.11 
42 Sharnbrook House Marchbank Road London   15.08.11 
42 Sharnbrook House 61 Marchbank Road London W14 9PL  15.08.11 
131 Rylston Road SW6 7HP 19.01.12 
4 Archel Road London W14 9QH   23.09.11 
267 Samuel Lewis Trust Dwellings Vanston Place London 
SW6 1AW  11.08.11 
215 North End Road London W14 9NP   15.08.11 
Flat 7, 231 North End Road W14 9UQ  28.10.11 
Ff&sf Maisonette 359 North End Road London SW6 1NW  13.09.11 
12 Mirabel Road London    14.08.11 
12 Mirabel Road London SW6 7EH   14.08.11 
Flat 2,130 Wandsworth Br Rd     14.09.11 
6 Empress Place     28.11.11 
45 St Dunstans Road London    17.09.11 
39A Moore Park Road London SW6 2HU   19.09.11 
63 Colwith Road  London  W6 9EY   21.09.11 
1 Sandilands Road London SW6 2BD   22.09.11 
10 Ashcombe Street London SW6 3AN   23.09.11 
Flat 2 130 Wandsworth Bridge Road London SW6 2UL  14.09.11 
1 Rosaville Road SW6 7BN  24.09.11 
31 St Peter’s Square W6 9NW                                                       05.1011 
17 Upper Mall London W6 9TA   11.09.11 
22 Chancellors Wharf Crisp Road London W6 9RT  29.09.11 



45 St Dunstan's Road London W6 8RE   17.09.11 
63 Colwith Road London W6 9EY   21.09.11 
1 Sandilands Road, London     22.09.11 
10 Ashcombe Street  SW6 3AN  23.09.11 
308 Fulham Road SW10 9UC    16.11.11 
3/361 Fulham Road London SW10 9TW   16.09.11 
22 Hereford House 370 Fulham Rd London   22.09.11 
40 Hereford House 370 Fulham Road London SW10 9UY  22.09.11 
Flat 2  Old Brompton Road SW5 0AN   15.09.11 
348 Old Brompton Road     17.09.11 
Flat 35A The Mansions 252 Old Brompton Road SW5 9HW   16.08.11 
1c Eardley Crescent     22.09.11 
1C Eardley Crescent London SW5 9JS   22.09.11 
Flat 2 3 Eardley Crescent SW5 9JS   16.11.11 
Flat 2, 3 Eardley Crescent London   23.09.11 
Flat 3, 3 Eardley Crescent London    23.09.11 
Flat 3 3 Eardley Crescent London SW5 9JS  22.09.11 
5 Eardley Crescent London SW5 9JS   23.09.11 
13A Eardley Crescent London SW10 9JY   30.09.11 
FLAT 15, 43 EARDLEY CRESCENT. LONDON     24.08.11 
FLAT 15, 43 EARDLEY CRESCENT LONDON    28.11.11 
28 Eardley Crescent AND 58 Redcliffe Close    22.09.11 
Flat 15 43 Eardley Crescent London SW5 9JT  24.08.11 
Basement Flat  45 Ifield Road    12.09.11 
54 Ifield Road SW10 9AD  19.09.11 
54 Ifield Road SW10 9AD  01.12.11 
64 Ifield Road Kensington London   14.09.11 
22 Ifield Road London SW10 9AA   22.09.11 
37 Ifield Road London SW10 9AX   22.09.11 
64 Ifield Road London SW10 9AD   14.09.11 
BSMT Flat 45 Ifield Road London SW10 9AD  12.09.11 
13A Philbeach Gardens London SW5 9DY   26.09.11 
Flat B 13 Philbeach Gardens London  SW5 9DY  12.09.11 
68 Philbeach Gardens London SW5 9EE   08.09.11 
85 Philbeach Gardens London SW5 9EU   22.09.11 
85 Philbeach Gardens London SW5 9EU   23.09.11 
95E Philbeach Gardens London SW5 9ET   09.09.11 
Flat 3 17 Finborough Road London SW10 9DF  23.09.11 
75 Finborough Road London SW10 9AJ   29.09.11 
175 Finborough Road London    29.09.11 
176 Finborough Road Earl’s Court London   11.12.11 
14 Kensington Mansions Trebovir Road SW5   18.09.11 
21 Kensington Mansions Trebovir Road London SW5 9TE  23.09.11 
23A Kensington Mansions Trebovir Road London SW5 9TF  23.09.11 
49 Kensington Mansions Trebovir Road London SW5 9TE  20.09.11 
49 Kensington Mansions Trebovir Road London SW5 9TE  20.09.11 
50 Kensington Mansions Trebovir Road London SW5 0ES  21.09.11 
51A Kensington Mansions Trebovir Road London SW5 9TE  21.09.11 
53A Kensington Mansions Trebovir Road London SW5 9TE  23.09.11 
61 Kensington Mansions Trebovir Road London SW5 9TD  23.09.11 
11 Lang ham Mansions Earls Court Square London SW5 9UH  18.09.11 
12A Langham Mansions Earls Court Square London SW5 9UH  14.09.11 



8 Orpen House 12/14 Trebovir Road Earls Court SW5 9LY  22.09.11 
8,Orpen House , 12/14 Trebovir Road. Earls Court. 
London SW5 9LY     26.10.11 
8,Orpen House, 12/14 Trebovir Road , Earl's Court , London     14.12.11 
GFF Redcliffe Street London SW10 9DR  15.11.11 
2 Redcliffe Place SW10 9DD    17.08.11 
18 Redcliffe Street London SW10 9DT   15.09.11 
Ground Floor Flat 23 Redcliffe Street London   17.09.11 
Flat 1 56 Redcliffe Square London SW10 9HQ  29.09.11 
Flat 1, 56 Redcliffe Square, London Sw10 9HQ, London     29.09.11 
88 Redcliffe Gardens London SW10 8HH   20.09.11 
BSMT Flat 3A Redcliffe Gardens  London SW10 9AD  14.09.11 
169 Coleherne Court Redcliffe Gardens London SW5 0DX   04.10.11 
18 Redfield Lane Earls Court   11.09.11 
The Annexe 2 Gunter Grove London SW10 0UJ  15.09.11 
2 Longridge Road, London.     13.12.11 
12 Longridge Road London SW5 9SL   23.09.11 
29 Kempsford Gardens London    14.08.11 
29 Kempsford Gardens London SW5 9LA   14.08.11 
2-3 Pembroke Studios Pembroke Gardens London   13.09.11 
Kempsford Gardens Residents Association, 29 Kempsford 
Gardens,  London        07.09.11 
127 Dovehouse Street     21.09.11 
22 Cottesmore Gardens     24.09.11 
Flat 4, 30 Bramham Gardens     22.09.11 
Flat 1, 7, Coleherne Road, London    20.09.11 
Flat G 44-46 Elystan Place London SW3 3JU  20.09.11 
14 Sydney Close London SW3 6HW   21.09.11 
127 Dovehouse Street London SW3 6JZ   21.09.11 
27 Paradise Walk SW3 4JL    19.09.11 
27 Osmonde Gate London SW3 4EX   17.09.11 
27 Osmonde Gate London SW3 4EX   16.11.11 
47 Bury Walk London SW3 6QE   10.09.11 
Flat 4 19 Collingham Gardens London SW5 0HL  27.09.11 
BSMT Flat 63 Warwick Road London SW5 9HB  29.09.11 
Flat 14 30 Bramham Gardens London SW5 0HJ  21.09.11 
Flat 4 30 Bramham Gardens London SW5 0HF  22.09.11 
21.09.1113/30 Bramham Gardens London SW5 0HF   16.09.11 
12 Childs Street London SW5 9RY   23.09.11 
11 Moscow Mansions 224 Cromwell Avenue London SW5 0SP  22.09.11 
49 Kenway Road London SW5 0RE   08.09.11 
26 Cathcart Road SW10 9NN    16.11.11 
36 Slaidburn Street London SW10 0JW   15.09.11 
86 Drayton Gardens London SW10 9SD   14.09.11 
102A Drayton Gardens London SW10 9RJ   16.09.11 
21 Hollywood Road London SW10 9HT   17.11.11 
9 Hudson House Hortensia Road London SW10 0QR  19.09.11 
Flat 16 65 Earl's Court Square London   20.09.11 
Basement Flat 63 Warwick Road    29.09.11 
85 Salford Road London    03.10.11 
27 Dean Road London    23.09.11 
31a Stanwick Road London    01.10.11 



Osborn House 7 South Bolton Gardens London SW5 0DH  20.09.11 
Flat 4 32 Bolton Gardens London SW5 0HQ  19.09.11 
Flat 1 3 Kempsford Gardens London SW5 9LA  18.09.11 
Flat 5 31 Kempsford Gardens London SW5 9LA  02.09.11 
Flat 16 Earls Court Square London SW5 9DG  20.09.11 
29 Wetherby Mansions Earls Court Square London SW5 9BH  30.08.11 
29 Wetherby Mansions Earls Court Square London SW5 9BH  20.09.11 
29 Wetherby Mansions Earls Court Square London SW5 9BH  16.11.11 
Flat 7 Sybil Thorndike House Kramer Mews London 
SW5 9JG  20.09.11 
Flat 12 Roberts Court 45 Barkston Gardens London SW5 0ES  21.09.11 
7 Barkston Gardens London SW5 0ES   21.09.11 
Flat 1 7 Coleherne Road London SW10 9BS  20.09.11 
22 Hereford House 370 Fulham Road London SW10 9UY  22.09.11 
11, Langham Mansions Earl's Court Square London   18.09.11 
55 Hollywood Road West Brompton London SW109HX  21.09.11 
Associate Vicar, The Parish Office St Marys Church House 
The Boltons SW10 9TB  19.09.11 
South Lodge Brompton Cemetery London SW10 9UD  20.09.11 
South Lodge Brompton Cemetery Fulham Road  
London SW10 9UG  19.09.11 
South Lodge Brompton Cemetery London SW10 9UD  10.12.11 
65 Cheyne Court  London SW10 5TT   15.09.11 
65 Cheyne Court  London SW10 5TT   20.09.11 
65 Cheyne Court  London SW10 5TT   20.09.11 
65 Cheyne Court  London SW10 5TT   15.09.11 
19 Cheyne Court Flood Street London SW3 5TP  20.09.11 
39 Elm Park Gardens London SW10 9QF   20.09.11 
39 Elm Park Gardens London SW10 9QF   15.11.11 
49 Elm Park House Fulham Road London SW10 9QD  22.09.11 
49 Elm Park House Fulham Road London SW10 9QD     22.09.11 
Flat 5 31 Kempsford Gardens    21.09.11 
3 Fawcett Court Fawcett Street London SW10 9HW  16.09.11 
24 Fawcett Street London SW10 9EZ   14.09.11 
24 Fawcett Street London SW10 9EZ   13.09.11 
24 Fawcett Street London SW10 9EZ   
1 Oakfield Street London SW10 9JA   14.09.11 
1 Oakfield Street London SW10 9JA   21.09.11 
3 Gilston Road London SW10 9SJ   18.09.11 
Greg Hands MP 04.12.11 
Councillor Linda Wade (Earl’s Court Ward) 20.11.11 
Councillor Linda Wade (Earl’s Court Ward) 29.12.11 
Darren Johnson (AM) 
City Hall, The Queen’s Walk, SE1 2AA 23.01.12  
48 Blandford Road Chiswick London W4 1DX     22.09.11 
48 Blandford Road Chiswick London W4 1DX  22.09.11 
22 Cottesmore Gardens London W8 5PR   24.09.11 
2-3 Pembroke Studios Pembroke Gardens London W8 6HX  13.09.11 
6/7 Pollen Street London W1S 1NJ   22.09.11 
NTR Planning 50 Conduit Street W1S 2YT  21.09.11 
NTR Planning 50 Conduit Street W1S 2YT  03.11.11 
Chelsea FC Stamford Bridge SW6 1HS  16.11.11  



5th fl. 29 Bressenden Place SW1E 5EW   2.12.11 
32 Vauxhall Bridge Road SW1V 2SS  22.12.11 
23 St James Gardens W11 4RE  20.09.11 
33 Haydn Park Court Curwen Road London  W12 9AL  19.09.11 
121 Percy Road London W12 9QJ   13.09.11 
76 Archer House, Vicarage Crescent SW11 3LG 
30 Kirkwood Road London  SW15 3XX   14.09.11 
34A Lydden Grove  London SW18 4LL   12.09.11 
79 Durban Road     25.09.11 
79 Durban Road London SE27 9RW   24.09.11 
27 Dean Road London NW2 5AB   23.09.11 
51 Gravelands Road N13 9AL    15.09.11 
33 Cyprus Road Finchley London   25.09.11 
60 Marlborough Court Pembroke Road London   30.09.11 
Emap Ltd Greater London House Hampstead Road London  13.12.11 
59 Osterley Views Westpark Road Southall Middx. 
UB2 4AF  19.09.11 
Thompson Lodge Chesterfield Road Newbury   20.09.11 
National Federation Of Cemetery Friends South Croydon 
Surrey CR2 7LH  26.09.11 
68 Cairns Rd Westbury Park Bristol BS6 7TH  17.09.11 
57 Featherstone Road Kings Heath Birmingham B14 6BD  20.09.11 
80 Torbay Road Harrow    23.09.11 
93 Old Newton Road Newbury RG14 7DE   20.09.11 
Blenheim House 120 Church Street Brighton  
East Sussex   14.12.11 
Romeland House Romeland Hill St Albans Herts                          12.12.11 
Thompson Lodge Chesterfield Road Newbury RG14 7QWB  20.09.11 
11 Russell Avenue Plymouth PLP3 5RA   13.09.11 
2 Beech Court Beech Avenue Southampton SO18 4TS  18.09.11 
3 The Wharri Main Street East Farndon Northampton 
LE16 9SH  15.09.11 
5 Tun Bridge Close  Chew Magna NE Somerset BS40 8SU  16.09.11 
1 St Edwards Meadow Winterbourne Dauntsey Sailsbury 
SP4 9JD  14.09.11 
1 St Edwards Meadow Winterbourne Dauntsey Sailsbury 
SP4 9JD  13.09.11 
Bridge Cottage Warwick Road Stratford-upon-Avon   22.09.11 
80 Torbay Road Harrow HA2 9QJ   22.09.11 
2 Bestwall Cresent Wareham Dorset BH20 4JB  14.09.11 
14 Grimwade Avenue, Croydon CR0 5DG    12.09.11 
98 Manor Way Beckenham Kent BR3 3LR  23.09.11 
8 Stafford Road Ruislip HA4 6PJ   22.09.11 
8 Stafford Road Ruslip  HA4 6PJ   22.09.11 
63 Southlands Avenue Horley Surrey RH6 8BU  16.11.11 
63 Southlands Avenue Horley Surrey   24.10.11 
120 Palace View Bromley Kent BR1 3ER  19.09.11 
49 Fairfield Park Road Bath BA1 6JP   18.09.11 
Friarscot Church Street King's Lynn Norfolk 
PE30 5EB  16.09.11 
MEMORIALS BY ARTISTS The Priory, Priory Road, 
Snape, Saxmundham, Suffolk    22.09.11 



93 Old Newtown Road Newbury Berkshire RG14 7DE  20.09.11 
Raw End Farm, Raw End Road, Warley, Halifax     14.09.11 
Bridge Cottage Warwick Road Stratford-upon-Avon CV37 6YW  22.09.11 
The Priory Priory Road Snape Saxmundham Suffolk IP17 1SA  22.09.11 
33 Cyprus Road London N3 3SD   25.09.11 
London Forum of Amenity & Civic Societies, 
70 Cowcross Street, London   21.08.11 
Upper Street Events Ltd 58 White Lion Street Islington   13.12.11 
Association of Event Organisers 119 High Street 
Berkhamsted, HERTS   12.12.11 
Friends of West Norwood Cemetery 
c/o 20 Selsdon Road London   30.09.11 
Chairman Friends of Arnos Vale Cemetery, 
68 Cairns Rd  Westbury Park Bristol  17.09.11 
The Cottage, 1 The Mount, La Rue de la Petite Falaise,  
Trinity, Jersey, Channel Islands  17.09.11 
The Garden House Carnell Hurlford Kilmarnock 
KA1 5JS  13.09.11 
20 Pieter P Ostlaan 20 2242 Wassenaar The Netherlands   20.09.11 
20 Pieter P Ostlaan 20 2242 Wassenaar The Netherlands   20.09.11 
Pieter Postlaan 20 2242 Wassenaar The Netherlands   20.09.11 
Pieter Postlaan 20 2242 Wassenaar The Netherlands   12.09.11 
Osdorfer Weg 83 22607 Hamberg Germany   17.09.11 
Osdorfer Weg 83 22607 Hamburg Germany   17.09.11 
St Blichersvej 72 A 8210 Aarhus Denmark   12.09.11 
8 Crackenback Court Glenhaven NSW 2156 Australia  22.09.11 
10 Reserve Street Bicton Western Australia 6157  11.09.11 
10 Reserve Street Bicton Western Australia 6157  22.09.11 
NAG  15.09.11 
 
 
OFFICERS' REPORT 
    
1.0    BACKGROUND 
    
Site and Surroundings: 
  
1.1 The application relates to a broadly level site (falls slightly west to east, measuring 
approximately 3.1 hectares, located on the east side of Seagrave Road. The majority of 
the site currently comprises a hard surfaced car park (1,070 spaces), with ancillary 
single-storey prefabricated buildings, used to provide car and coach parking and 
marshalling space for the Earl's Court Exhibition Centres, although a small part of it is 
also used by a vehicle hire company. The remainder of the site (northern part) is 
currently occupied by 2-storey and 3-storey commercial/industrial premises in Rickett 
Street/Roxby Place. 
  
1.2     On the Seagrave Road frontage the existing car park is enclosed by 3 metre high 
brick piers, interspersed with railings and mature planting, and there are 2 vehicular 
access points. There are a number of street trees adjoining the site boundary in 
Seagrave Road. There are also some trees within the application site, but none of these 
are the subject of a Tree Preservation Order (TPO) and the site itself is not in a 



conservation area. Similarly, none of the existing buildings on the application site is 
listed, either locally or on English Heritage's statutory list. 
  
1.3      The application site is bounded to the north by residential and commercial 
buildings in the vicinity of Rickett Street and Roxby Place, beyond which lie West 
Brompton Station and Lillie Road. The opposite (north) side of Lillie Road comprises 
Empress Place, the Earl's Court Exhibition Centres and Eardley Crescent (Royal 
Borough Kensington & Chelsea - RBKC). To the south the site is bounded by a London 
Ambulance Service depot (2-storey), beyond which is Brompton Park Crescent (a 
housing development comprising 4 and 5-storey properties built in the 1980's) and, 
beyond that, Stamford Bridge Stadium.  
  
1.4      The western boundary of the site is defined by Seagrave Road, beyond which is 
an established residential area encompassing the Sedlescombe Conservation Area. To 
the east the site is bounded by a strip of publically inaccessible railway land 
(approximately 20m wide). This land is designated as a Site of Nature Conservation 
Importance (SNCI). Beyond this open space there is a four track railway comprising the 
West London Line and the District Line (Wimbledon Branch). To the east of the railway 
lines, the West Brompton overground and underground stations (the latter is listed 
Grade II) that they serve and a 5-storey/6-storey EDF substation building, is Brompton 
Cemetery. Brompton Cemetery is designated as Metropolitan Open Land, Grade I in the 
Register of Parks & Gardens of Special Historic Interest and within the Brompton 
Cemetery Conservation Area. The Cemetery includes a number of listed buildings and 
structures. The main entrance to the Cemetery is at its northern end, from Old 
Brompton Road via a Grade II* listed triumphal arch. The chapel and arcades are 
separately listed (Grade II*) and the Cemetery also contains a number of monuments, 
seven of which are also listed (Grade II). The gap between the application site and 
Brompton Cemetery is some 33 - 42m. 
  
1.5      Seagrave Road is a secondary road, with parking on both sides, connecting to 
Lillie Road to the north and terminating as a cul-de-sac to the south, with private access 
to the London Oratory School. The properties on the west side of Seagrave Road, 
opposite the application site, are mostly in residential use and comprise a mix of 2-
storey, 3-storey and 4-storey properties, some of which have semi-basement levels. 
   
1.6 Whilst the application site itself is not in a conservation area it is located close to a 
number of conservation areas in both Hammersmith & Fulham (e.g. the Sedlescombe 
Road Conservation Area is some 50m to the west of the site, and the Walham Grove, 
Walham Green and Moore Park Conservation Areas are further to the south) and the 
Royal Borough of Kensington and Chelsea (e.g. the Brompton Cemetery CA, and The 
Bolton's,  Philbeach and Earl's Court Square CA's).  
  
1.7 The Public Transport Accessibility Level (PTAL) of the site ranges between 6 (at 
the northern end) and 3 (at the southern end, adjoining the London Ambulance station), 
with the majority of the site being within PTALs  4, 5 and 6 - on a scale where 6 is high 
and 1 is low. This reflects the excellent access to West Brompton Station, which is 
served by both the underground (District Line - Wimbledon branch) and over ground 
(service between Clapham Junction and Willesden Junction and by Southern Rail 
services). The site is also located close to other important transport hubs, with Earl's 
Court underground station within 10 minutes walk to the north east, and further public 
transport links in Fulham Town Centre to the south. There are also numerous bus 



routes within walking distance, including the 28, 74, 190, 391 and 430 in Hammersmith 
and Fulham, and the  C1, C3 and 328 in nearby Warwick Road.  
  
1.8     The site is within a Controlled Parking Zone (CPZ) F, which operates restricted 
parking Monday to Saturday (09:00 - 20:00) along Seagrave Road, Lillie Road and 
North End Road.  
  
1.9 The application site is in the Earl's Court and West Kensington Regeneration Area, 
and is part of the designated Earl's Court and West Kensington Opportunity Area 
(EC&WKOA). The site is the subject of a strategic site policy in both the London Plan 
(2011) and in Hammersmith and Fulham Council's adopted Core Strategy (19 October 
2011).  
 
Relevant Planning History: 
  
1.10    The site was part of a coal yard until the 1960's. The current car park use 
commenced circa 1986, when planning permission was granted for use of the site to 
provide lorry stacking facilities and a car park for the Earl's Court Exhibition Centre. 
There followed a number of  further applications primarily related to the use of the car 
park in connection with the exhibition centre, including permissions in 1993 for the 
erection of a traffic control office, control barriers and CCTV cameras, and in 2006 for 
the erection of 3 single-storey prefabricated buildings and their use for vehicle 
marshalling purposes. 
  
1.11    More recently, in September 2011 National Grid obtained planning permission to 
construct a head house and shaft tunnel in the southeast corner of the site, in 
connection with their proposed Wimbledon-Kensal Green cable tunnel project. The 
head house would be in the form of a single-storey building with an associated hard-
standing area. The building would house a shaft and spur tunnel providing maintenance 
access, emergency access/egress and ventilation to the main tunnel. Construction 
works on the head house and tunnel are due to commencement shortly, and the 
development is designed and integrated into the footprint and layout of Building D in the 
current redevelopment scheme.  
  
Overview of the Current Application: 
  
1.12 The application for Seagrave Road is the smallest of three applications submitted 
by EC Properties Ltd within the Earl's Court and West Kensington Opportunity Area. 
The other two applications cover land occupied by the Earl's Court Exhibition Centres 
(EC1 & 2), Lillie Bridge Road Depot and Gibbs Green and West Kensington housing 
estates to the north of the site, and are generally split to reflect the administrative 
boundary between LBHF and RBKC. 
  
1.13    Earl's Court Application 1 (RBKC) proposes the demolition and alteration of 
existing buildings/structures (including the EC Exhibition Centre building - EC1) and the 
comprehensive redevelopment of the site (maximum quantum of 195,796 sq.m. 
including residential floor space of 138,339 sq.m. GEA). including new open space, 
vehicular and pedestrian accesses and routes and a mixed use development 
comprising buildings to accommodate office use, retail use, hotel and serviced 
apartment uses, leisure use, community and culture uses, below ground ancillary space 
(parking/plant/servicing etc), residential use (up to 930 homes, depending on the 
precise unit size mix and other uses), works to the existing ticket 



hall/escalators/pedestrian tunnel to create direct access between the site and Earl's 
Court Station, vehicle parking and associated highways alterations, structures for 
decking over existing rail lines and tunnels, waste and utilities, enabling works including 
related temporary works and structures and other works incidental to the development. 
  
1.14    Earl's Court Application 2 (LBHF) proposes the demolition and alteration of 
existing buildings and structures and the comprehensive redevelopment of the site 
(maximum quantum of 932,831 sq.m. floor space GEA), including new open space, 
vehicular and pedestrian access and routes and a mixed use development comprising 
buildings to accommodate office use, retail use, hotel and serviced apartment use, 
leisure uses, below ground ancillary space (parking/plant/servicing etc), residential use 
(up to 5,845 residential units, depending on the precise mix), replacement of the 
existing depot structure with new stabling facilities, vehicle parking and associated 
highway alterations, structures for decking over existing rail lines and tunnels, waste 
and utilities, enabling works including related temporary works and structures and other 
works incidental to the development. These two applications are currently under 
consideration by LBHF and RBKC Council's. 
  
1.15    The three applications are based on an overarching masterplan and have been 
prepared and submitted simultaneously, providing the potential for a comprehensive 
approach to the redevelopment of the Opportunity Area as required by the London Plan, 
borough core strategies and the draft supplementary planning guidance for the area. 
Aspects of the development proposals in respect of affordable housing for Seagrave 
Road will be influenced by decisions regarding the redevelopment of the Council 
housing estates. The interrelationship and cumulative affects of the proposals are 
considered under a series of development scenarios in the environmental impact 
assessment. These matters are addressed where relevant in the current report.  
  
Details of the Current Proposal: 
  
1.16    The application is accompanied by an Environmental Statement, in accordance 
with the Environmental Impact Assessment Regulations 1999, and the environmental 
information submitted has been taken into account in the consideration of this case.  
  
1.17    The application is for full planning permission for the demolition of all existing 
buildings and the redevelopment of the site to provide a total of 109,240 sqm gross 
external (GEA) floorspace for residential (808 units) and some related leisure use. A 
more detailed breakdown of the proposals is set out below.   
  
Demolition:  
1.18    This involves the breakout of the existing car park and the demolition of the 
associated structures (which accounts for the vast majority of the site) and the 
demolition of a small number of office/industrial premises at the north end of the site, 
accessed from Rickett Street. These include a unit at the end off Rickett Street used for 
the production and display of glass graphics (with ancillary offices above); a 2-storey 
cottage building used for office purposes; and an office/storage use building in Roxby 
Place.  
  
Proposed Uses: 
1.19    The application is for a predominantly residential (Class C3) development 
providing 808 separate units (2,339 habitable rooms), with a total floorspace (GEA) of 
88,233 sqm. The residential units are provided in a mix of unit sizes (ranging from 1-bed 



to 3-bed flats and maisonettes to 3-bed and 4-bed houses). 200 of the residential units 
(25%) would be provided for affordable housing purposes (68 1-bed units; 85 2-bed; 33 
3-bed; and 14 4-bed houses), either for use by the Council for re-housing purposes, 
should the decision be taken to proceed with estate redevelopment, or, in the event that 
estate redevelopment does not go ahead, as intermediate tenure housing (these 
scenarios are explained in more detail below).   
  
1.20    In addition to the 808 residential units, the proposals also include a small 
ancillary gymnasium and associated café (Class D2), comprising 1,167 sqm of floor 
space; 485 car parking spaces (455 of which are provided in a purpose built basement 
car park); public and private green open space (including a modern interpretation of the 
traditional London Square in the centre of the development), communal and private 
gardens and associated landscaping; cycle parking; and new servicing, vehicular and 
pedestrian access arrangements from Seagrave Road. It is proposed that the roads 
within the development, together with the public open space at its centre, would be fully 
accessible to the general public as well as to the residents within the development.   
   
1.21    The 200 affordable housing units would be provided on the basis of two 
alternative scenarios. If the residential accommodation is required for estate 
redevelopment purposes then the Seagrave Road scheme would provide the first phase 
of new affordable housing units in the Opportunity Area as part of a re-housing strategy 
for the existing residents of these estates. These 200 units would be provided for the 
Council as social rented units, although the final "mix" would reflect the requirements of 
the families being re-housed, and the development has been designed to accommodate 
this flexibility.  
  
1.22     In the event that the 200 residential units are not required as part of a re-housing 
strategy for existing residents, the fallback position is that the affordable housing could 
be provided as intermediate tenure, as part of a stand alone scheme. The applicants 
state that this fallback position safeguards  their position in the event that estate 
redevelopment does not happen. 
  
Description of the Buildings and General Layout: 
1.23    The 808 residential units would be provided in the form of 8 buildings (Buildings 
A-H) and 30 terraced town houses - 24 of which are in the form of terraces fronting 
Seagrave Road. The heights of the buildings range from 3-storeys and 4-storeys plus 
basement, on the Seagrave Road frontage, up to 16-storeys (plus basement level and 
roof top plant elements) in the case of the proposed tower (Building B). The applicant's 
Design and Access Statement states that the buildings can be divided into four distinct 
zones and that each zone has its own architectural approach, that relates to the existing 
landscape, adjacent buildings and their role within the overall master plan. The layout of 
the proposed development is arranged around a contemporary interpretation of the 
C19th garden square and has been informed by the Farrell’s master plan for the 
Opportunity Area, including the location of the tall building at the northern end of the site 
(Building B). 
  
1.24    The gym and café use are located at the base of Building A (northeast corner of 
the site). The entrance to the café would be at ground level with the gym and swimming 
pool located in the basement. A concierge service is proposed for all of the private 
dwellings on the site, and this would be located at ground level between buildings A and 
B).  
   



1.25    Vehicular and pedestrian access across the site is provided by two east-west 
routes from Seagrave Road, aligned with the junctions of Merrington Road and Halford 
Road. There is a further vehicular access point at the southern end of the site, which 
would provide for refuse and recycling collections in Building D and also serve the 
proposed National Grid Head House development (paragraph 1.11 above). 
  
1.26    485 car parking spaces are proposed as part of the development (a ratio of 0.6 
spaces per dwelling). 455 of these are located in a proposed single level basement 
(2.4m clear head height) that would span the whole of the site, with the remaining 30 at 
ground level (25 of which are intended for disabled persons, and 2 would be car club 
parking bays). Electric car charging facilities would be provided at both ground and 
basement levels. Pedestrian and cycle access would also be provided via Rickett 
Street. 
   
1.27    The main vehicle access point to the basement car parking would be from 
Seagrave Road, in between Building G and the main terrace of 16 town houses. This 
entrance would access 385 parking spaces. The other entrance to the basement would 
be from within the site, via an internal street north of Building D. This would access 70 
parking spaces. 81 disabled parking spaces are proposed, 56 of which are at basement 
level. The basement would also accommodate self-contained garaging for the terrace of 
16 houses (included in the total figure) and 40 motor cycle bays. Cycle parking for all 
the residents is provided in the basement (978 in total), with a further 81 cycle spaces 
provided at ground level. Plant, refuse and communal residential storage space would 
also be located in the basement, together with two dedicated Energy Centres, with 
combined heat and power (CHP) plant rooms and plant associated with the swimming 
pool. Multiple access cores connect the basement level it to the proposed buildings 
above.   
   
1.28    The distribution of the residential units within the proposed development is as 
follows:  
  
BUILDING A: is a long, cranked linear building with a copper clad finish and protruding 
balconies on the western elevation. The building is located in the northeast corner of the 
site, along the railway boundary. The building is 9-storeys (plus basement) in scale at its 
highest point, dropping to 6-storeys adjacent to the northern site boundary. This building 
would provide 103 residential units (a mix of 1-bed, 2-bed and 3-bed units). The building 
would have a concierge and access to cafe/crèche at ground level and to an ancillary 
health club/gym with a swimming pool in the basement.  
   
BUILDING B: is a 16-storey glazed tower (finished in a mix of clear and opaque glass 
panels with interspaced and protruding glazed balcony panels) located at the northern 
end of the site and connected to Building A at ground floor level. This building would 
provide 53 residential units (maisonettes at ground and first floor level with a mix of 1-
bed, 2-bed and 3-bed flats on the upper floors accessed from a central core (4 flats per 
floor). A northern garden courtyard provides access to the concierge, café/crèche and 
the club/gym in Building A. The roof top plant has been reduced (in height and area) 
and the top floor modified since the application was originally submitted. 
   
BUILDING C: in reality this is more accurately a series of four 8-storey (plus lower 
ground) "mansion blocks" or "pavilions" linked by 6-storey recessed infill elements. The 
buildings are arranged in a linear form, running parallel to the eastern site boundary with 
the railway line and wrapping around one side of the garden square. The main blocks 



are proposed to be clad in reconstituted stone, and the recessed infill elements would 
be of brick construction. The four "blocks" in Building C provides a total of 188 
residential units (maisonettes at ground and lower ground floor level, with access to 
private gardens set in light wells, and a mix of 1-bed, 2-bed and 3-bed flats on the upper 
floors, with the exception of the top floor of each block which comprises a fully recessed 
glazed penthouse with access to a private terrace. 
   
BUILDING D:  an "E" shaped building located at the southern end of the site, 
addressing an internal road to the north and opening up onto a series of private and 
communal courtyard gardens to the south. The building would consist of 7-storey, 8-
storey and 9-storey "finger" blocks running on a north-south axis, interlinked with two 
short terraces of 3-storey townhouses. The building would be constructed in 
reconstituted stone on the east, west and north elevations, with a matching render 
treatment to the south elevation, and with glazing and timber elements. This building 
would provide 192 affordable units, comprising family sized maisonettes and 4-bed town 
houses with separate door entrances and private front and rear gardens, together with a 
mix of 1-bed, 2-bed and 3-bed flats with balconies on the upper levels. Two of the three 
"blocks" making up this building include communal roof top gardens.   
   
BUILDING E: a free standing 10-storey (plus basement) building, with a set back top 
floor, providing 56 residential units; a mix of 1-bed, 2-bed and 3-bed flats. This building 
is to the south of the central square and is designed in a similar fashion to Building C, 
with reconstituted stone and full height glazed panels. The building comprises 
maisonettes at lower ground/ground level with access to individual private gardens, and 
flats above. The recessed top floor would provide 2 units with access to private 
terraces. 
   
BUILDING F: is a 7-storey (plus basement) linear block providing 111 residential units, 
framing the west side of garden square. This building is based on the mansion block 
typology of Building C, although the applicants state that it has been designed not to 
compete with its neighbours, and is intended to complete the garden square concept. 
The proposed materials include the use of reconstituted stone and glazing facing the 
open space, but with brickwork on the west elevation, facing the rear of the terrace of 
houses on Seagrave Road. Again the residential accommodation is provided in the form 
of maisonettes at ground and lower ground floor level, with their own entrance doors 
and rear gardens, and a mix of 1-bed and 2-bed flats on the upper floors, with 8 flats in 
the set back top/penthouse floor. 
   
BUILDING G: this building, together with building H, is intended to act as a gateway to 
the proposed development from Seagrave Road. The building would be between 4-
storeys and 7-storeys in height and of brick construction, where the highest part of the 
building would facing the open space, adjoining Building F. This building provides 44 
residential units, arranged as maisonettes at ground and first floor level (with their own 
front doors and private amenity space, with additional maisonettes and a mix of 1-bed 
and 2-bed flats on the upper floors, accessed from a central core. The main access to 
the basement car park level and substations is also at ground level on the Seagrave 
Road frontage.  
   
BUILDING H: is a similar design to Building G but between 4-storeys and 6-storeys in 
height. Building H adjoins the Atlas Public House and provides 37 residential units in a 
mix of 1-bed, 2-bed and 3-bed flats. There is a small communal garden to the rear of 
the building, adjoining the northern boundary of the site, and a green wall is proposed 



on the northern elevation of the building to match the treatment of the existing public 
house site next door. 
   
SEAGRAVE ROAD HOUSES: these are provided in the form of a terrace of 16 houses 
and a separate shorter terrace of 8 houses fronting Seagrave Road. The terrace of 8 
houses, which is located at the southern end of the site, forms part of the 200 units of 
affordable housing proposed. The townhouses are 3-storeys (plus basement) and 4-
storeys (plus basement) in scale and have been designed to respond to the heights and 
vernacular of Seagrave Road and the local area. The design of the houses seeks to 
reflect the existing brick built housing in Seagrave Road together with railings, light wells 
and timber front doors features. All the houses would have private rear gardens. Vehicle 
access and private garaging to the terrace of 16 houses would be provided from the 
basement car park.  
  
LANDSCAPING & PUBLIC REALM: The development is arranged around a publicly 
accessible garden square located in the centre of the site. This contemporary 
interpretation of a typical London square and has been informed by the Farrell's Master 
Plan for the Opportunity Area. Other less formal communal open spaces would also be 
provided on the site. There is a courtyard at the northern end of the site, between 
Building A and Building B, that is closed off to vehicular traffic from Rickett Street, and a 
second smaller area would be provided adjacent to the north elevation of Building H, 
intended primarily for use by the residents of this building. This space would look onto a 
small public square and a feature green wall next to the Atlas Public House. At the 
southern end of the site, a family orientated garden would be provided to the south of 
Building D, with a combination of relaxation and recreation areas, combining elements 
of the design of the northern courtyard with a play-zone (comprising equipment and play 
features) along the southern edge. In addition two small children play areas are 
proposed at either end of Building C, opposite Building A and Building D respectively. 
Streetscape improvements are proposed along the Seagrave Road frontage, 
comprising the widening of the existing pavement and the planting of street trees.  
  
1.29   The tenure breakdown of the residential accommodation is as follows: 
  
Affordable Housing: 200 units (25% of the total number of residential units) comprising 
601 habitable rooms, in a mix of 1-bed (68 units), 2-bed (85 units), 3-bed (33 units) and 
14 4-bedroom town houses. 
  
Market Housing: 608 units (75% of the total number of residential units) comprising 
1,738 habitable rooms, in a mix of 1-bed (233 units), 2-bed (253 units), 3-bed (98 units), 
8 penthouses, and 16 4-bedroom town houses.     
   
The percentage split of the total number of 808 residential units (2,339 habitable rooms) 
by unit size is therefore: 1-bed (301 units; 37% of the total); 2-bed (338 units; 42%); 3-
bed (131 units; 16%); 30 4-bed houses (4% of the total); and 8 penthouses (1% of the 
total).  
   
1.30    The distribution of habitable rooms amongst the various buildings is listed below:  
  
Building A - 103 residential units (294 habitable rooms) 
Building B - 53 residential units (143 habitable rooms) 
Building C - 188 residential units (528 habitable rooms) 
Building D - 192 residential units (553 habitable rooms) 



Building E - 56 residential units (158 habitable rooms) 
Building F - 111 residential units (299 habitable rooms) 
Building G - 44 residential units (114 habitable rooms) 
Building H - 37 residential units (113 habitable rooms) 
Terraced Houses (Seagrave Road) - 24 houses (137 habitable rooms) 
  
1.31    A preliminary assessment of potential future development sites on adjacent land 
is included in the Design and Access statement. The plots identified include land 
currently occupied by the Ambulance Station to the south of the application site and a 
series of buildings in different uses to the north, up to the Lillie Road frontage. The 
Design and Access Statement provides only illustrative information indicating how 
development on these sites might be taken forward and integrated into the development 
currently proposed. Any such development would of course necessitate the submission 
a further planning applications, which would be the subject of consultation with local 
residents and other parties in the usual way prior to any decision being taken. 
  
Environmental Statement: 
  
1.32    The application requires an Environmental Impact Assessment (EIA), and the 
applicant has submitted an Environmental Statement (ES) in accordance with the Town 
and Country Planning (Environmental Impact Assessment) (England and Wales) 
Regulations 1999. The submission of the ES follows a Scoping Opinion issued by the 
Council on 3 June 2011.  
  
1.33    The ES as originally submitted refers to the findings of an EIA and contains the 
following documents in 3 volumes:  
   
Volume I  Environmental Statement: 
- Chapter 1: Introduction  
- Chapter 2: Environmental Impact Assessment Methodology 
- Chapter 3: Alternative and Design Evolution 
- Chapter 4: The Seagrave Road Development Proposals 
- Chapter 5: Demolition and Construction 
- Chapter 6: Operational Waste Management 
- Chapter 7: Air Quality 
- Chapter 8: Buried Heritage Assets 
- Chapter 9: Daylight, Sunlight, Overshadowing 
- Chapter 10: Ecology 
- Chapter 11 Ground Conditions 
- Chapter 12: Electronic Interference 
- Chapter 13: Noise and Vibration 
- Chapter 14: Socio Economics  
- Chapter 15: Transportation and Access 
- Chapter 16: Water Resources, Drainage and Flood Risk 
- Chapter 17: Wind Climate 
- Chapter 18: Residual Impact Assessments and Conclusions 
- Chapter 19: Glossary and Abbreviations 
  
Volume II: Townscape and Visual Impact Assessment 
  
Volume III: Technical Appendices, plus  
  



A Non Technical Summary of the ES. 
  
1.34    The applicant has also submitted a number of other documents in support of the 
application, including: a  Planning Statement; a Housing Statement; a Design and 
Access Statement; a Transport Assessment, including a Travel Plan and a Delivery and 
Servicing Management Plan; Sustainability and Energy Strategies; a Statement of 
Community Involvement; a Flood Risk Assessment; a Tree Survey; and a Statement of 
Developer S106 contributions.  
  
1.35    The Statement of Community Involvement (SCI) sets out details the public 
consultation undertaken by the applicants since late 2009 in respect of the Earl's Court 
Master plan and related planning applications. The community engagement 
commenced with meetings with community organisations to introduce the proposals. 
This was followed by drop in sessions in February/March 2010. The third stage took 
place in from July 2010 and comprised two drop in sessions on the Earl's Court Master 
plan, and two further drop in sessions on the Master plan were held November 2010 as 
part of phase 4 of the community involvement process. A public exhibition followed in 
March 2011. The supporting statement indicates that the event was well attended (700 
people) with a further 300 persons attending stakeholders and other exhibition events. A 
further exhibition was held in June 2011, prior to the submission of the current planning 
applications, which the applicant states was attended by 407 persons. 
  
1.36    The applicants have also submitted a viability appraisal in support of the 
quantum and mix of the affordable housing proposed as part of the development. This 
viability appraisal has been independently assessed on behalf of the Council by the 
District Valuers Service. The results of this appraisal are discussed in more detail later 
in this report.   
  
Revisions made to the application since it was originally submitted: 
1.37    Following a review of the submitted information, further information was 
requested by officers in relation to the Environment Statement (ES), under the 
requirements of Regulations 19 of the Town and Country Planning (Environment Impact 
Assessment) (England and Wales) 1999. This followed an independent review of the 
ES on behalf of the Council by external consultants, and resulted in the submission of 
further information in the form of an addendum to the ES (mainly dealing with light 
spillage and solar glare, with further information on the daylight, sunlight and 
overshadowing assessments, including consideration of these issues as part of the 
development process. The ES Addendum also incorporates a new chapter relating to 
cumulative impacts). This additional information was also assessed by the Council's 
external consultants. 
  
1.38    Revisions to the original planning application were also submitted, and include 
revised planning drawings, revisions to the planning statement,  addendums to the 
design and access, housing and transport assessment statements. The changes to the 
planning application do not involve a reduction in the overall number of residential units 
originally proposed, nor the number of parking spaces. The main changes can be 
summarised as follows: 
- reduction in the heights of Buildings B, C, E, F, G and H (by lowering the roof level  
  plant rooms and podium level) 
- reduction of the size of the plant enclosures at roof level on Buildings B, C, D, E and F; 
- removal of the overhang above the top floor on Building B; 
- the choice of a darker stone treatment on the external elevations of certain buildings 



  (C and D), particularly the elevations of the "mansion" block buildings facing the  
  Cemetery and Building D; 
- reduction in the footprint of Building E, and revisions to its design;  
- removal of a communal roof terrace from Building D (eastern block, nearest the 
  Cemetery) and a reduction in the height of Building D involving the lowering of the  
  parapet walls to the eastern block nearest the Cemetery and podium level . 
 
2.0 PUBLICITY AND CONSULTATIONS 
  
2.1 In addition to the publicity/community engagement carried out by the applicants 
themselves, as set out in their Statement of Community Involvement (paragraph 1.35 
above) the application has been the subject of two rounds of separate publicity and 
consultations by the Council, in accordance with statutory requirements. 
 
2.2   The original application was advertised by means a press advert and a number of 
site notices displayed in the vicinity of the application site. In addition, approximately 
5,000 individual notification letters were sent to the occupiers of properties in 
Hammersmith and Fulham on and around the application site, including the properties 
on the West Kensington and Gibbs Green estates. RBKC were notified of the 
application as the adjoining borough and carried out their own consultation with their 
residents.  
  
2.3    The application has been referred to the Mayor of London (at stage 1) as required 
by the Mayor of London Order 2008. In addition to the Greater London Authority (GLA) 
and Transport for London (TfL), a number of other statutory bodies and non-statutory 
amenity groups were also consulted/notified of the application.  These include English 
Heritage, the Health and Safety Executive, the Environment Agency, Thames Water 
Utilities, EDF Energy, Natural England, London Underground, London Fire and 
Emergency Planning Authority, Network Rail, Crossrail, British Airport, Civil Aviation 
Authority, Royal Parks, Primary Care Trust, Hammersmith and Fulham Historic 
Buildings Group, the Fulham Society and the Friends of Brompton Cemetery. The 
proposal was also presented to the Design Review Panel (DRP) in September 2011.  
  
2.4 The application has since been revised (including additional information submitted 
as an addendum to the original Environmental Statement) and there has been a further 
round of publicity/consultations on these revised proposals - which are the proposals 
currently before the Committee. This second round of consultation/publicity was 
undertaken between November-December 2011, and followed the same process as the 
first. More particularly, the revised application was publicised by means of site notices 
and a press advert, and individual notification letters were sent to the occupiers of all of 
the properties that had previously been notified of the application, together with the 
same statutory consultees and amenity groups. In this case individual notification letter 
were also sent to any other persons or organisations that had made representations on 
the original application submission.  
  
Summary of Representations Received in Response: 
  
2.5     272 representations were received from local residents/occupiers objecting to the 
development in response to the first round of consultations (including a representation 
from a ward councillor in RBKC), and 44 representations were received in support. 
Representations were received from residents in Hammersmith and Fulham (including 
residents on West Kensington and Gibbs Green Estates) and the Royal Borough of 



Kensington and Chelsea, including Friends of Brompton Cemetery and other amenity 
groups/resident associations in both boroughs. A further 35 representations objecting to 
the development were received in response to the second round of consultation, and 1 
further representation in support. The main content of these representations is 
summarised below:  
  
Representations in support of the proposals: 
 
2.6     A total of 45 representations have been received in support of the proposed 
development, primarily on the grounds that they welcome the creation of the proposed 
new homes, together with the employment and wider regeneration benefits for the wider 
area that they believe would result. 41 of these representations are from residents of the 
West Kensington and Gibbs Green estates. 
 
Representations objecting to the proposals: 
  
2.7     The objections contained in these representations can be summarised as follows: 
-  overdevelopment of the site (too large and intense) 
-  does not accord with Government guidance, London Plan policies, the Inspector's 
Report on the Examination in Public into the Council's core strategy, Council's UDP 
policies or the draft SPD guidelines. 
-  application should be considered in context (with the outline applications for the main 
Earl's Court site) and not in isolation. 
-  proposal will set an undesirable precedent for the Earl's Court Exhibition Centre 
redevelopment. 
-  excessive residential density (incomparable to the density of the surrounding area). 
Does not comply with LP policies. 
-  height of buildings. Out of scale/keeping with surroundings - would be over dominant 
and harm the character of the surrounding area (height should complement Brompton 
Park Crescent and Seagrave Road). Too many tall buildings proposed (six of the 
proposed blocks are higher than 7-storeys). Scheme should be halved and height of 
buildings should be lowered/capped. 
-  existing car park provides feeling of space/openness to adjacent streets and 
compliments the Brompton Cemetery. 
-  development will harm important vistas/views and skyline (particularly views to and 
from Brompton Cemetery). 
-  would encroach/detract from the peaceful historical setting of Brompton Cemetery 
(scale and massing of buildings too high, close and dense on this boundary - Buildings 
should be lower and set further away from cemetery boundary). 
-  loss of natural light and sunshine and increased overshadowing of Brompton 
Cemetery and the wider area. 
-  overlooking would disturb the tranquillity of people visiting a working cemetery.  
-  increased light pollution. 
-  development would obscure tree line views and spire of St Mary the Bolton's. 
-  development should allow a clear line if sight to St Luke's Church, Redcliffe Square.  
-  would harm views into and out of nearby conservation areas. 
-  16-storey glass tower should be reduced in height (too intrusive; out of character; 
would harm the appearance of the skyline, obstruct views, block out daylight/sunlight 
and overshadow the area). 
-  proposed architecture is inappropriate and bland, resulting in development that is 
harmful in its appearance, and out of keeping with existing buildings. 
-  not enough family houses provided. 



-  proposed flats are too small. 
-  the houses fronting Seagrave Road are a “token”, do not blend with surrounding 
properties and would be dwarfed by taller buildings. 
-  Building A too high and would dominate existing buildings in Rickett Street making it 
dark, overshadowed and cramped. 
-  Building E should be removed to avoid cramming. 
-  Building D will impact on the amenity of residents of Brompton Park Cemetery and 
ambulance services in terms of loss of light, outlook, privacy and views. 
-  Buildings near Atlas PH too high. 
-  not enough private or public amenity space. Roof gardens no replacement for 
communal open space or private gardens.  
-  central square too small and linear for public use. 
-  development relies on Brompton Park being available. 
-  insufficient children's play space, especially for older children. 
-  would compromise adjacent green corridor as green space (should be included within 
proposals to provide a pedestrian walkway from Seagrave Road to Lillie Road bridge). 
-  not enough affordable housing and other community benefits. 
-  some residents do not want to sell or relocate to this site from existing housing 
estates. 
-  fearful of being surrounded by social housing projects. 
-  best option would be to address social housing issues on the existing estates. 
-  will provide fewer affordable housing units than those lost on the existing estates. 
-  area already overcrowded and increase in population will further harm local 
community. 
-  existing infrastructure cannot cope with the impact of this number of new residents. 
-  not enough childcare and school provision in the area to cater for this development. -  
health services including local GP practices will suffer more. 
-  light to habitable rooms below BRE standards. 
-  Environmental Statement is flawed. 
-  disruption from noise, dust and traffic disturbance during lengthy construction period. 
-  development would worsen existing traffic congestion problems (existing busy roads 
already at gridlock particularly on match days. Existing cul de sac unable to cope with 
additional traffic). Insufficient evidence provided on the impact of the development on 
local traffic and existing parking in the area. 
-  top of Seagrave Road/Lillie Road too narrow. 
-  not enough on-site parking proposed (0.6 per unit insufficient for a development of 
this size). 
- 0.6 car parking spaces per unit ratio is inconsistent with draft SPD (0.4 ratio). 
-  on street parking permits should be prohibited for residents of the proposed 
development. 
- West Brompton station already at capacity and inadequate to handle extra flow of 
people. Will add pressure to District line and generate further overcrowding. 
-  development should fund new secondary access to West Brompton station. 
-  Transport Assessment does not reflect National Rail passenger numbers. 
-  pedestrian routes to West Brompton via corner of Seagrave and Lillie Road is too 
narrow and already dangerous. 
-  development could adversely effect ambulance and other emergency services  
-  loss of Earl's Court Exhibition Centre should be resisted. Provides unique commercial 
resource and should be capitalised on. 
-  potential impact of parking generated by Earls Court Exhibition Centre 
-  site contaminated from previous historical uses. 
-  underground car park would disturb aquifers. 



-  development will increase the risk of localised flooding. 
-  reduced water pressure and extra pressure on drainage system. 
-  light pollution would harm local ecology, including birds and bats. 
-  potential structural damage to neighbouring properties 
-  impact on health conditions 
-  would devalue surrounding properties 
  
2.8     In addition to the above, representations have been received from: The GLA; TfL; 
Kensington and Chelsea Council; the Environment Agency; Thames Water; English 
Heritage; Civil Aviation Authority; BAA Airports; Natural England; Network Rail; Sports 
England; The Royal Parks; Campaign to Protect Rural England; Cross Rail Limited; 
Health and Safety Executive; London Fire and Emergency Planning Authority; West 
London Line Group; Greg Hands (MP); Cllr. Darren Johnson AM (London Assembly); 
Hammersmith and Fulham Liberal Democrats; the Crime Prevention Design Advisor; 
Hammersmith and Fulham Historic Buildings Group; the Fulham Society; West 
Kensington and Gibbs Green Community Homes Limited and the West Kensington and 
Gibbs Green Community Homes Tenants and Residents Association; NTR Planning Ltd 
(on behalf of the London Ambulance Service), Chelsea Football Club; and the Council's 
Disability Forum. 
  
2.9     Representations have also been received from Councillor Linda Wade (Earl's 
Court Ward; K&C); Friends of Brompton Cemetery; Eardley Crescent Residents 
Association; The Bolton's Association; The Chelsea Society; The Earl's Court Society; 
Earl's Court Village Residents Association; The Kensington Society;  Kensington 
Mansions Residents Association; National Federation of Cemetery Friends (NFCF); 
Friends of Arnos Vale Cemetery; Friends of West Norwood Cemetery; Friends of 
Newtown Road Cemetery (Newbury, Berks); and the Courtoy Mausoleum Trust. 
  
2.10    The contents of these representations are summarised below: 
 
Greater London Authority (GLA: 
 
2.11    The Stage 1 report (received 17 October 2011), states that the application 
complies with some of the London Plan policies but not with others, for the reasons set 
out below, but it goes on to identify possible remedies that could address these 
deficiencies. 
- Land Use: the proposal is consistent with London Plan policies 2.9, 2.13 and the land 
use guidance in the draft ECWKOA  SPG. 
- Housing: the proposal is consistent with London Plan policies 3.5 and 3.8. The 
proposal should fully address London Plan policies 3.4, 3.10, 3.11, 3.12. 
- Children's Play Space: the proposal is consistent with London Plan policy 3.6. 
- Urban Design: the proposal is consistent with the design policies of the London Plan, 
specifically 7.1, 7.4, 7.5, 7.6, 7.7, 7.8 and 7.22. 
- Inclusive Access: the proposal is potentially consistent with London Plan policies 3.8 
and 7.2 but further information requested should be provided. 
 Biodiversity: the proposal does not raise any strategic concerns but the local authority 
should confirm that the proposal would be consistent with London Plan policy 7.19. 
- Noise and Air Quality: the proposal does not raise any strategic concerns but the local 
authority should confirm that the proposal would be consistent with London Plan policies 
7.14 and 7.15. 



- Climate Change Mitigation and Adaption: the proposal should be revised to 
demonstrate compliance with London Plan policies 5.2, 5.5 and 5.6. The proposal is 
consistent with London Plan policies 5.3, 5.7 and 5.9-5.15. 
  
Transport for London (TfL): 
 
2.12    TfL comments in the Stage 1 report as follows: 
 
At present the original planning application is inconsistent with London Plan policies 6.1, 
6.2, 6.3, 6.7, 6.9, 6.10 and 8.2. The following points need to be addressed before the 
proposal is considered acceptable in transport terms. 
- The original transport assessment needs to be amended based on additional 
modelling required.  
- The submitted travel plan does not meet TFL's guidance and needs to be revised. 
- Car parking levels are inconsistent with both London Plan and the draft ECWKOA 
SPG. 
- TfL welcome the cycle provision proposed but need to be safe, secure and well lit. 
- TfL request a Cycle Hire docking station within the vicinity of the site.  
- TfL request mitigation works to West Brompton Station including platform extensions 
(Network Rail); station capacity enhancements via additional gates and enhance ticket 
hall; address step free access issues with feasibility study to TfL's specification to 
examine providing direct access from Seagrave Road and need for station and 
accessibility improvements. 
- Improvements to existing bus stops, two on Lillie Road and two in the vicinity of West 
Brompton station are welcomed. 
- Improvements to adjacent roads and pedestrian routes should be agreed. 
- A Construction Logistics Plan is welcomed and alternative methods of freight 
movement need to the subject to further discussion. 
  
Royal Borough of Kensington and Chelsea (RBKC): 
 
2.13 Object to the development on the grounds that “the proposed development by 
virtue of its scale, massing and detailed design is considered to result in harm to views 
from, and the setting of the Brompton Cemetery Conservation Area. The proposal is 
also considered to harm its setting as a Registered Park and Garden of Special 
Historical Interest together with the listed buildings included within it. The proposal will 
also be harmful to views from the Philbeach Gardens Conservation Area”. 
  
English Heritage: 
  
2.14    Do not object in principle to the redevelopment of the site, and acknowledge that 
the site has a significant role to play in terms of the regeneration of the area, but object 
to the following aspects of the current proposals: 
- consider the development fails to recognise and respond appropriately to Brompton 
Cemetery.  
- acknowledge changes to the proposed eight storey blocks on the eastern boundary 
and set backs to the penthouse floor were included following the pre-application stage 
but consider further mitigation is required to reduce this visual impact on the character 
and setting of the cemetery. 
- refer specifically to the effect of the proposed white reconstituted stone on this 
elevation. Suggest given the sensitive settings, "a darker and contextual palette of 



materials would be a better response" and indicate brick is characteristic of the 
surroundings and conservation areas. 
- consider the development will alter the appearance of the setting of the cemetery and 
the character of the conservation area as the cemetery space will be overlooked by new 
residential development and the 16-storey block, particularly when viewed in 
conjunction with the 31 storey Empress State Building, would cumulatively have an 
adverse visual impact of the setting of the cemetery.  
- consider that the proposal fails to address PPS5 Policy HE7.5 regarding the 
desirability of new development making a positive contribution to the historic 
environment; and HE10.2 regarding identifying opportunities for changes in the setting 
to enhance or better reveal the significance of heritage assets.  
- recommend that the 16-storey building should be “significantly reduced in height” and 
that further mitigation of the visual impact of the eight storey blocks is required, 
suggesting the materiality be changed from stone to brick. 
- recommend that any S106 agreement should include a contribution to the repair of the 
Grade II* Triumphal Arch, chapel and arcades within Brompton Cemetery. 
  
2.15    In response to the subsequent revisions to the proposed development, EH state 
that these revisions are minor and fail to provide an appropriate response to the setting 
of Brompton Cemetery. They confirm that their previously expressed concerns 
regarding the height of the 16-storey building and the need for further mitigation 
regarding the visual impact of the 8-storey blocks on the boundary closest to the 
Cemetery still stand. EH recommend that the application be refused in its present form 
and that revisions should be sought to reduce the harm in relation to the setting of the 
Cemetery. 
  
2.16 English Heritage (Archaeological Advisor) recommend a condition be attached to 
any planning permission requiring archaeological investigation and recording in 
advance of any construction. 
   
Thames Water: 
  
2.17 Initially Thames Water raised concerns with regard to the ability of the existing 
waste water infrastructure to accommodate the needs of this development. However in 
response to the ES Addendum, Thames Water has confirmed they have agreed the 
drainage strategy dealing with waste matters and in terms of water are satisfied there is 
sufficient capacity to accommodate the development.  
  
Environment Agency: 
  
2.18 No objections, subject to the inclusion of conditions, including a requirement that 
the development is carried out in accordance with the submitted Flood Risk 
Assessment.  
  
Natural England: 
  
2.19  Points out that the site abuts the linear SINC West London line and is adjacent to 
Brompton Cemetery and comment as follows:  
- expect any development to respect the setting of the Cemetery and recommend 
provision of a buffer of public open space to enhance the habitats and connectivity of 
the site.  



- consider development is likely to result in more people having access to the SINC and 
it may be subject to increased recreational pressure.  
- any potential adverse effects should be avoided as far as possible in the first instance, 
or if effects cannot be avoided mitigation measures should be put in place. 
- compensation for the loss of a SINC or part of a SINC should only be considered as a 
last resort: this is in line with London Plan policy 7.19.  
- development has many opportunities to incorporate features into the design which are 
beneficial to wildlife e.g. the installation of bird nest boxes or the use of native species in 
the landscape planting, and to contribute to the wider network of green infrastructure.  
- supports the inclusion of living roofs in all development in principle as they can provide 
useful habitat for local wildlife, contribute to sustainable urban drainage and can be 
applied to an industrial setting. 
- recommends the use of bespoke solutions based on the needs of the wildlife specific 
to the site and adjacent area. 
  
Network Rail: 
  
2.20    State that significant overcrowding at peak times has been identified on the West 
London and Southern lines services, and that a costed scheme for platform lengthening 
(to allow 8 car services instead of the existing 4 car capability at West Brompton and on 
other stations on this line) is proposed to relieve this overcrowding. In the light of the 
existing overcrowding Network Rail request a commitment towards funding linked to the 
earliest stages of the Earl's Court Development. They are also of the opinion that the 
applicant needs to work with TfL to enhance West Brompton station in terms of gateline, 
concourse and platform stair capacity. If this can be achieved Network Rail state that 
they would be in a position to support the development. 
  
London Fire and Emergency Planning Authority: 
  
2.21    No objection, subject to Fire Brigade's access being retained. The LFEPA's 
water office has added that consideration has been given to the provision of fire 
hydrants and it would be necessary for five new fire hydrants to be installed within the 
proposed development. 
  
Civil Aviation Authority (CAA): 
  
2.22    No objection, but some en-route aviation obstruction lighting would be 
appropriate. The CAA also point out that the development would lay beneath/within 
airspace that is critical to operations associated with Heathrow Airport, and that it is 
therefore essential that BAA is also provided the opportunity to comment on the 
proposals (see below).  
   
BAA Airports: 
  
2.23    No objection. 
  
London Underground Limited: 
  
2. 24    No objection.  
  
Crossrail Ltd: 
  



2.25    No objection.  
  
Sport England: 
  
2.26    No objection. 
  
Health and Safety Executive: 
  
2.27    No objection. 
  
The Royal Parks: 
 
2.28    Support the objections from the Friends of Brompton Cemetery (see below). 
- object to the height, density and massing of the proposed development relative to the 
Cemetery, and to its impact on the nearby conservation areas and listed buildings. 
- loss of light during daytime hours and light pollution during the hours of darkness 
- loss of amenity and harm to wildlife in the cemetery 
- loss of privacy and visual intrusion during funeral services. 
  
Campaign to Protect Rural England: 
  
2.29    Object on the grounds of harm to the setting of Brompton Cemetery (in particular 
building heights and density, especially along the boundary facing the cemetery) and 
also on the following grounds:  
- not in accordance with the Development Plan.  
- application is premature given status of the SPD. 
- density should be reduced and building heights should be a maximum of 4-storeys 
(heights should be reduced to allow views of St Luke's Church). 
- increased traffic generation in Seagrave Road, at its junction with Lillie Road. 
- loss of natural light in daylight and light pollution at night, to the detriment of wildlife. 
- Brompton Cemetery is a working cemetery with burials still being preformed.  
  
The Crime Prevention Officer: 
  
2.30 No objection in principle, but request that the development should attain Secured 
by Design status.  
  
The Hammersmith and Fulham Disability Forum (HAFAD): 
 
2.31    Viewed the application and commented as follows: 
- all residential units should be designed to achieve Life Time Home standards.  
- properties should be adaptable for the installation of a through lift at a later date.  
- should be resting spaces on the route to Lillie Road from the bottom of the site.  
- possibility of transport links within the site should be investigated.  
- lifts proposed should be accessible in the event of a fire. Question whether there are 
enough lifts per tower.  
- blue badge space allocation and their position around the site should be confirmed. 
- refuse and recycling areas should be fully accessible.  
- some concerns regarding the shared surface within the development. Suggested that 
a designated lower speed limit might be considered appropriate.  
 
  



Greg Hands MP (Chelsea & Fulham): 
  
2.32 Supports the principle of the redevelopment of the site and the wider benefits that 
this would bring, but is concerned about the impacts of the current proposals on the 
Cemetery: 
- height and proximity of the proposed buildings on eastern side, including the effect of 
the taller building. The Cemetery is a very significant historical site, as well as being a 
much-loved local park and working burial ground.  
- the majority of other buildings around the Cemetery are 4-storeys (such as Brompton 
Park Crescent in H&F and The Billings and Ifield Road in RBKC). The only exception is 
Chelsea FC, but this is in one corner of the site, and its impact is therefore more 
tangential. 
- acknowledges that the railway line in between the application site and the Cemetery 
reduces the impact somewhat, but considers the buildings on the eastern edge of the 
proposed development to be too high. By contrast, the Seagrave Road frontage is 
considered to be a more acceptable height. 
  
Darren Johnson AM (London Assembly): 
  
2.33    Writes in support of the objections raised by a local family who have contacted 
him (scale, density and height of the development) and confirms his own objection to 
the proposals on similar grounds. Considers that the height of the 16-storey tower would 
be out of character with surrounding residential properties, and that largest blocks would 
conflict with London Plan policy 7.6D. 
  
Hammersmith and Fulham Liberal Democrats: 
  
2.34 Objections are relevant to all three planning applications relating to the Earls Court 
Opportunity Area (i.e. the current application and the applications for the main EC site): 
- proposal would demolish 800 homes, including a large amount of social housing and 
provide substantially fewer units for local residents within the Seagrave Road 
development which will be different in character from the existing social housing. The 
homes provided will not be as suitable for the needs of those being re-housed.    
- development is too large and too dense . 
- not enough social housing.  
- number of units proposed requires buildings which are too big, tall and dense to fit the 
existing character of the area. 
- proposed buildings are not of a “human scale”, in contrast to the surrounding housing, 
and would dominate the area.  
- would harm the skyline and domestic character of the area. 
- overlooking and loss of light. 
- local infrastructure could not support population increase without further investment. – 
would lead to a significant deterioration in local amenity at “massive” costs to local 
taxpayers 
- would lead to significant and dangerous overcrowding at tube stations during peak 
hours 
- local roads are already significantly congested and some are at capacity;  
- submitted that some of the worst air quality black spots in Europe are within the 
immediate area. Pollution would increase and additional congestion could result in air 
quality falling below legally acceptable minimums, impacting on the health service;  
- development does not include enough open space and park area.  



- area already suffers from reduced water pressure and the drains cannot cope with 
heavy rainfall; area has a history of causing local flooding in basements and basement 
courtyards in the adjacent area. Essential that water, drainage and flooding be 
considered as core elements 
  
Hammersmith and Fulham Historic Buildings Group (HFHB&G):  
 
2.35 Object to the proposal on the following grounds:  
- application precedes adoption of the SPD. Should recognise the importance of the 
historic environment and advocate heritage led-regeneration where appropriate. 
- reference to London Plan policy 7.9. Proposal does not respect Brompton Cemetery, a 
Grade I heritage asset. 
- ES does not identify and assess `undesignated' heritage assets on the site, including 
the surviving north wall of the former skating and proximity of the former Kensington 
Canal route. Might warrant archaeological consideration. 
- the application is adjacent to a large scheme in the Earl's Court and West Kensington 
Opportunity Area which is not yet considered. May affect this scheme for example in it's 
relationship with the proposed `lost river park'.  
- contrary to London Plan policies, particularly policy 7.4 and guidance of PPS5 in 
relation to historic assets. The `significance' of the cemetery appears not to be 
recognised and considered. 
- welcome retention of 19C terraces in Seagrave Rd, Ricketts Street and the Atlas PH of 
1868. However disappointed that the proposed development adjacent to these buildings 
does not respond to their character. 
- proposal is over-dense and out of scale with the immediate character of the area. 
Taller massing behind proposed houses on Seagrave Road will dominate the nearby 
existing residential streets. The tower will be very dominant and overbearing, and of a 
distinctly different character from the surrounding existing townscape. Both density and 
the scale should be reduced. 
- scale of the buildings culminating in the 16-storey glass tower will have a very 
damaging effect on Brompton Cemetery. 
- the proposals should contain more public open space and go some way to improving 
the open space deficiency of the immediate area. 
- no attempt to reinforce green corridor along the railway line by suitable landscaping as 
required by policy EN28 of the UDP. Reference made to the appeal decision on the 
Olympia Car Park site. 
- no provision made for a replacement of existing workshops/studios.  
- if permission is granted, it is requested that appropriate conditions are attached to 
require fuller archaeological investigation to identify and assess any 'hidden' heritage 
assets; together with a photographic recording and commemorative plaque.  
  
Fulham Society: 
  
2.36    Object to the proposal on the following grounds: 
- size and height of proposed development (out of proportion with adjacent townhouses 
and would prefer to see lower buildings). 
- 16- storey building is inappropriate, would dominate the neighbourhood and would not 
enhance any of the adjacent conservation areas (tower is  unnecessarily high; visible 
from all the neighbouring conservation areas, especially the Brompton Cemetery and 
should be no higher than other buildings of the site). 
- concerned about the location of all the affordable housing together at the southern end 
of the site (this part of the development much denser than the rest of the site; little open 



space, particularly space suitable for children; buildings too close together; 
overlooking/loss of privacy).  
- increased traffic generation in Seagrave Road, up to the busy junction at Lillie Road 
which is “frequently gridlocked at busy times of the day”. 
  
West Kensington and Gibbs Green Tenants And Residents Association /Community 
Homes Limited: 
  
2.37    Object to all three planning applications in the EC Opportunity Area.  
- lack of an agreed planning framework - no adopted SPD in place. 
- missed opportunity for job creation on part of Seagrave Road. 
- LBHF Core Strategy states Earls Court Exhibition Centre may not be available for 
development until after 2012. 
- Environment Statement is flawed; concentrates on justifying the proposal rather than 
assessing the benefits and dis-benefits. 
- Affordable housing quantity is stated (200 units) but not whether they will be social 
rented.  
- applications are premature and contrary to a number of policies in the London Plan, as 
follows:  
- unsustainable - policies 1.1A and B;  
- inadequate affordable housing (in terms of amount and split between intermediate and 
social rented) - policies 3.10,3.11 and 3.12 
- overdevelopment - policies 3.4,7.4, 7.6 and 7.7 
- unsustainable transport impacts - policies 6.1 and 6.3 
- inadequate proposals for community facilities, cultural facilities and environmental 
sustainability - policies 3.16, 4.4, 5.2, 5.3 and 5.5 
- Opportunity Area framework progressed as an SPD rather than an Area Action Plan.  
   
The West London Line Group: 
  
2.38    Generally welcome new development in the West London Line (WLL) corridor, 
especially where there is good access to rail stations on the Line. However, the WLLG 
feel strongly that developments such as this should not proceed without sufficient 
regard being given to the need to improve accesses with and facilities on relevant 
stations. They make reference to recommendations in Network Rail's recently published 
London & South East Route Utilisation Strategy (RUS) for platform extensions at all 
WLL stations, and consider that the proposed development should cement this 
recommendation in relation to West Brompton Station. In addition, the WLLG believe 
that access should be provided from and across the site from neighbouring streets to 
the southern end of all four of the station's platforms.  
  
NTR Planning Ltd. (on behalf of the London Ambulance Service): 
  
2.39    London Ambulance Service own and occupy the site immediately south of the 
application site. This LAS land is currently in use as an operational ambulance station, 
vehicle workshop and training centre for LAS staff. The operational role of these 
premises is however being reviewed as part of a broader LAS estates strategy for 
Greater London, and it is anticipated that the LAS site will become vacant and will come 
forward for a residential development in the future.  
 
2.40    In response to the current application LAS state they welcome redevelopment of 
the site and consider a residential development wholly compatible with the predominant 



surrounding land use. LAS raise no objection to the scale, height or quantum of 
proposed development in general terms, but they have expressed some concerns about 
the proximity of the flank ends to the “wings” of Building D, facing the shared boundary. 
They consider this could limit the opportunity to incorporate northerly facing windows 
within any future residential scheme on the LAS site, and are also concerned that the 
proximity of windows on the application site could make achieving a BRE compliance 
scheme on their own site challenging. They would prefer that the wings of the proposed 
development be recessed further away from the site's southern boundary, in order to 
address these concerns. 
  
Chelsea Football Club (CFC): 
 
2.41    Have commented on both the application relating to the Seagrave Road site and 
the application relating to the main site. In their view the current applications fail to take 
advantage of the potential for a new strategic leisure, cultural and visitor attraction, such 
as might be provided by a new stadium with conference and exhibition spaces. They 
therefore consider the applications premature in advance of the EC&WKOA SPD and 
have requested that any decisions on the applications are deferred until the SPD has 
been adopted.   
  
Representations from residents in the Royal Borough of Kensington & Chelsea: 
  
Councillor Linda Wade (Earl's Court Ward - RBKC): 
  
2.42    Objects to the scale, height, and massing of the proposals, and on the following 
grounds: 
- excessive scale, height and massing result in a development that is too dense and out 
of context and character with the adjacent Sedlescombe and Brompton Cemetery 
Conservation Areas.  
- would have a harmful impact on Brompton Cemetery in terms of overlooking, loss of 
sunlight and by substantially altering the existing skyline, vistas and openness within the 
Cemetery. 
- the architecture is “too bland and out of character with its surroundings”. 
- excessive density. Consideration should be given to local character, context, amenities 
and transport. 
- unclear whether the affordable housing would be for social rented or intermediate 
housing. 
- questions the size, distribution and functionality of the proposed open space and 
landscaping, and whether there will be public access to the gym and swimming pool. - 
in transport terms the development should be assessed within the context of the wider 
proposals for the EC&WKOA and not set apart. 
- submits that West Brompton Station is at full capacity and suffers from overcrowding.  
- the amount of paved areas should be reduced and drainage facilities increased. 
- loss of light to adjacent properties and reduction of sunlight to the Cemetery.  
- air quality needs to be considered as part of an over arching strategy. 
  
2.43    In response to the more recent revisions to the original proposals Cllr Wade has 
confirmed that she still considers the buildings to be too high, and that her previous 
objections still stand, particularly with regard to the likely impact on Brompton Cemetery. 
She considers that the 16-storey tower is particularly out of keeping with its 
surroundings, and is concerned that the amount of open space does not seem to have 
increased. 



The Committee of the Friends of Brompton Cemetery: 
  
2.44    Object to the application on the following grounds: 
- fails to reflect the local, national and international status of Brompton Cemetery; 
- proposed buildings opposite the cemetery are too high and too dense. Height, density 
and mass fail to comply with LP policies 7.4 (Local character), 7.7 (Location and Design 
of tall and large buildings), 7.8 (Heritage assets and archaeology) and 7.12 (London 
Implementing the London View Framework); 
- application is premature (outline applications on main Earl's Court site and 
consultation on SPD not finalised; Transport, Traffic and Air Quality studies not 
completed and publicised). 
- does not adequately take into account July 2011 Examination In Public Inspector's 
Report into the LBHF Core Strategy relating to appropriate height levels for buildings 
within their context; respecting surrounding context; views into and out of adjacent 
conservation areas; importance of preserving and enhancing the character and 
appearance of Brompton Cemetery as a conservation area; SPD requirements relating 
to `edge conditions'; local nature conservation. 
- development is out of character with its surrounding.  
- 16-storey glass clad building would be set back only slightly from the cemetery; only 
slightly hidden behind the EDF building and visible from many areas in the cemetery. 
This building would be at least twice the height of other residential buildings in the area 
and therefore visible from many parts of the Cemetery. 
- tree planting would not adequately screen the development. 
- overlooking of parts of the Cemetery that are not currently overlooked. 
- West Brompton Cemetery is still a working cemetery; 
- vistas from the Cemetery to St Luke's Church would be lost/harmed. 
- harm to existing wildlife, as a result of shading, night light and noise. 
- harmful to residents in Ifield Road in terms of overlooking and lighting at night. 
- loss of sunlight. 
- development provides little open space and light between the buildings on the site 
boundary closest to the Cemetery. 
- development would obstruct clear lines of sight from the car park area through to St 
Luke's Church. 
- Inappropriate design, in the context of the surrounding area. 
- suggest that the buildings adjacent the cemetery should be no more than 4-storeys in 
height, with a fifth floor only for service equipment, and that they should be set back 
further from the eastern site boundary.  
- suggest also that the glass building should be no more than 5-storeys in height; and  
provide wider sight-line through to St Luke's Church.  
- number of units should be substantially reduced, with at least 50% of the elevation 
adjacent to cemetery free of building.  
- central green square should be set alongside east part of the site.  
  
2.45    In response to the revised proposals, the FBC state that they do not begin to 
address their concerns about height and density of the proposed buildings. 
  
The Chelsea Society: 
  
2.46 The CS is not opposed to seeing homes on this site but is opposed to the form 
and urban quality of the proposed development. They consider it will result in an over-
urbanised environment, alien to Chelsea and Fulham. They object to the effect of the 
blocks on Brompton Cemetery and to the impact on its quiet and green peaceful setting. 



The CS consider that further buildings encroaching on the edges of the Cemetery would 
corrupt it listed setting.    
  
The Earl's Court Society: 
  
2.47 Object to the scale of development, its form and its impact on surrounding areas, 
including the setting of designated heritage assets. The ECS also object on the 
following grounds: 
- proposal does not accord with either the draft SPD or London Plan;  
- layout, height and scale do not respect the existing urban fabric; 
- scale on eastern boundary is inappropriate and harmful to the setting of a number of 
heritage assets; 
- gateway buildings on Seagrave Road are too dominant and should be reduced by one 
storey; 
- no justification given as to why Building B tower is needed as a focal point. Would 
appear incongruous above roofline of surrounding buildings and cause light pollution 
and disturbance to Brompton Cemetery; 
- proposals conflict with the London Plan in terms of its impact on designated heritage 
assets and respect to the impact of tall buildings on the scale and character of the area; 
- materials uninspiring; 
- poor plan layout with large number of single aspect units, some with a north facing 
outlook and units breaching minimum 18 metres standard; 
- central space compares poorly in size with traditional squares. Opportunity to provide 
link with proposed linear park on the main site is not included;    
- London Plan density standards not complied with. 
  
The Kensington Society: 
  
2.48 Object on the following grounds: 
- proposals conflict with the 2011 London Plan in terms of their effect on historic 
environment and respect for the scale and character of the area; 
- any decision would be premature given SPD and wider master plan not adopted; 
- massing does not reflect the surrounding context of the area. Buildings should be 
reduced in height to 4-storeys on eastern boundary and the tall building to 6-storeys 
- density incorrectly calculated and contrary to London Plan; 
- materials and plan layout are uninspiring; 
- poor quality of open space. Proposed layout also minimizes any possible linkage and 
propose linear park on the main site;    
 
Eardley Crescent Residents Association: 
 
2.49    Object to the development on the grounds that it constitutes an overdevelopment 
of the site, that manifests itself in an excessive density and building heights, and 
insufficient open space or sustainable green environment. It is submitted that the design 
and massing of the block fails to respect their surroundings, and would overshadow and 
adversely affect views from the Grade I Brompton Cemetery and the Brompton 
Cemetery and Philbeach Conservation Areas. 
 
 
 
 
 



The Bolton’s Association: 
 
2.50 Object on the following grounds: 
- Bolton’s Conservation Area is very close to the proposed development, and tall 
buildings proposed will be clearly visible; 
- scale and height of the development much too big; 
- existing car park is not a thing of beauty but it has the merit of being at ground level; 
- 16-storey building can not be said to be appropriate given its likely impact on the 
nearby Cemetery and the importance of the Cemetery in historic/heritage terms; 
- Cemetery is currently a haven of peace in a very crowded part of London, and a 
development of the height and density proposed must only harm this; 
- increased traffic problems.  
   
Earl's Court Village Residents Association: 
  
2.51 Object on similar grounds: 
- Development is too dense and will worsen existing traffic problems in the surrounding 
area (in particular the Earl's Court one-way system which is already regularly jammed). 
- West Brompton and Earl's Court stations are already overcrowded and will not be able 
to handle the additional passengers. 
- Brompton Cemetery will be overlooked by the high buildings and will be shaded in the 
afternoon and evening. 
- Cemetery provides vital open space for local residents. 
   
Kensington Mansions Residents Association: 
  
2.52    Express concern about the Seagrave Road application and the wider area of 
Earl's Court and West Kensington, in addition to Brompton Cemetery: 
- want to ensure that local character is not compromised. 
- consider that the heights of the proposed buildings are inappropriate to their 
surroundings - particularly in relation to Brompton Cemetery. 
- proposed buildings do not enhancing the area, but rather would cause harm. 
Represents a lost opportunity to redevelop the site in a more appropriate way. 
- landscaping and open space provision considered to be inadequate. 
- question whether there would be public access to proposed gym and swimming pool.  
- concerned about the likely impact on local transport amenities, and potential pollution 
and reduced air quality. 
- development could increase the risk of localised flooding, and is also likely to reduce 
light to adjacent properties.  
 
Design Review Panel: 
  
2.53 The Design Review Panel met on 28 September 2011. Overall the panel’s opinion 
is that the development lacks a sense of place and does not feel integrated or 
connected to adjoining streets. They have also commented as follows:   
- concerned that there have been few changes to the proposal since they first saw it at 
the pre-application stage in April 2011.  
- density of the scheme is pushing the scale of the development up, particularly on the 
boundaries - but day lighting studies need to be verified.  
- feel that Building A is too close to B in terms of overlooking and impact on day lighting, 
and might be relieved if the step in this building was reversed.  



- question the height of Building B and the details of the glazing and whether Code for 
Sustainable Homes Level 4 could be met.  
- concerned that the 'villa' units could have an adverse effect on the Cemetery because 
of their height and size, position of the plant rooms and screens and the choice of 
materials. Suggested a darker stone instead of the white stone cladding proposed at 
that time.   
- panel acknowledged there was an improvement with regard to the layout of the 
affordable housing (Building D), but expressed concern that units would be located 
together, rather than being integrated with the rest of the development.  
- concerned that Building E isolates the social housing from the rest of the development 
and blocks views of the square. Suggest that this building should be removed or 
reduced in height and bulk. 
- concerned that the basement accommodation surrounding the square would not get 
enough natural light and that residents and visitors arriving by car would not experience 
the 'sense of place' of the square.  
- question the amount of amenity space provided, and note that the proposed extension 
to the main lost river park would need to be the subject of a separate planning 
application. 
- unconvinced by the Energy Strategy in the absence of further information, and 
questioned aspects of the proposed waste collection arrangements. 
  
3.0 PLANNING CONSIDERATIONS 
   
Prematurity 
 
3.1 A number of representations claim that the application should not be determined 
by the Council or permission refused because the revised draft joint SPD is still being 
prepared and has not been adopted by the Council. Officers do not share this view. 
Government guidance (PPS1) is clear that a reason for refusing an application for 
planning permission under grounds of prematurity should only generally be used in 
respect of emerging development plan documents. The Council's recently adopted core 
strategy is an up to date and relevant development plan document which contains 
relevant and independently reviewed strategic site policies. The draft SPD is not a 
development plan document, and even when adopted it will supplement the Core 
Strategy and not supplant it. Government guidance makes it clear that adoption of the 
Core Strategy means that decisions on planning applications can be given a clear steer 
immediately. This is particularly the case where strategic site policies have been 
included in the Strategy. Accordingly, officers have taken the view that there is a 
sufficiency of up to date and relevant policy to determine the application having regard 
to the relevant provisions of the development plan and any other material 
considerations and that there is no reason to delay the determination on grounds of 
prematurity.   
 
Exclusivity and Collaboration Agreement 
  
3.2  Officers are aware that several representations have raised the issue of the 
existence of an Exclusivity and Collaboration Agreement. It is a matter of record that in 
July 2011, the Council entered into an Exclusivity and Collaboration Agreement with 
Capital and Counties Properties PLC. This gives the company an exclusive right to 
negotiate with the Council for a period of one year about the possible inclusion of 
Council owned land consisting of the West Kensington and Gibbs Green Estates within 
the proposed Earls Court comprehensive development proposal. Officers do not 



consider that the existence of this private law contract matter is a material consideration 
and have not taken it into account in forming their planning judgement. 
  
3.3      It is considered that the main considerations relating to this application are: 
  
-  Whether the development would accord with the relevant policies of the Core 
Strategy, UDP, London Plan and National Planning Policy guidance (this will be done 
on a section by section basis);  
-  The principle of a residential led redevelopment and the acceptability of the loss of 
existing uses on the site; 
-  The mix and type of housing provision, including density, the amount of affordable 
housing and type of units proposed; 
-  The standard and quality of living conditions for future occupiers, including unit size 
and amenity; 
-  The proposed layout and locations of the buildings, including the impact of the 
development in terms of height, scale and detailed design, in relation to surrounding 
land uses and heritage assets;  
-  The impact of the development on surrounding properties and occupiers, particularly 
in terms of daylight and sunlight, privacy, outlook and noise and disturbance; 
-  Transport impact, including car parking provision, traffic generation, effect on street 
parking, access points and highway safety for both vehicles and pedestrians and site 
servicing and waste management; 
-  Sustainability, energy efficiency, drainage and ecology;  
-  Land contamination, air quality, wind microclimate, archaeology and phasing and 
construction of the development and; 
-  Planning obligations and impact on community infrastructure. 
    
Principle of Development: 
3.4 National Planning Policy Statement (PPS) 1 (Delivering Sustainable Development) 
sets out the overarching policies for the delivery of sustainable development. It requires 
local authorities to promote more efficient use of land through higher density, mixed use 
development and the use of suitably located previously developed land and buildings. 
Planning should actively seek to bring vacant and underused previously developed land 
and buildings back into beneficial use. This is intended to help achieve the targets the 
Government has set for development on previously developed land.  
  
3.5 The draft National Planning Policy Framework was published on 25 July 2011 for 
consultation. This new framework for the planning system is aimed at safeguarding the 
environment while meeting the need for sustainable growth. It advises that the planning 
system should; a) plan for prosperity by using the planning system to build a strong, 
responsive and competitive economy, by ensuring that sufficient land of the right type, 
and in the right places, is available to allow growth and innovation; and by identifying 
and coordinating development requirements, including the provision of infrastructure; b) 
plan for people (a social role) use the planning system to promote strong, vibrant and 
healthy communities, by providing an increased supply of housing to meet the needs of 
present and future generations; and by creating a good quality built environment, with 
accessible local services that reflect the community's needs and supports its health and 
well-being; and c) plan for places (an environmental role) - use the planning system to 
protect and enhance our natural, built and historic environment, to use natural 
resources prudently and to mitigate and adapt to climate change, including moving to a 
low-carbon economy. The draft Framework also underlines the need for councils to 
work closely with communities and businesses and actively seek opportunities for 



sustainable growth to rebuild the economy; helping to deliver the homes, jobs, and 
infrastructure needed for a growing population whilst protecting the environment. No 
significant weight can be given to this framework until it is formally finalised and 
adopted. 
  
3.6 At a regional level, the London Plan (July 2011) forms part of the statutory 
development plan. Policy 2.5 of the London Plan identifies the site within the West 
London sub region and Policy 2.9 in the Inner London region. Policy 2.13 sets out the 
Mayor's role in relation to Opportunity Areas (OA's), what development proposals within 
OA's should achieve. This policy seeks to ensure proposals in OA's achieve the 
optimum intensity of residential use, but remains compatible with the local context and 
is well served by public transport. The application site is included within the Earl's Court 
and West Kensington Opportunity Area (EC&WKOA). The strategic policy direction for 
the EC&WKOA is referred to in Table A1.1 in Annex 1 (Ref: 8) of the London Plan. It 
identifies the EC&WKOA to deliver a minimum 4,000 new homes and with an indicative 
estimate of employment capacity of 7000 jobs over the plan period. It direction states: 
  
"The Area presents a significant opportunity for regeneration comprising estate renewal 
and housing and employment growth. A comprehensive approach should be taken to 
planning the future of the exhibition complex, the Transport for London Lillie Bridge 
Road depot, the local authority housing estates and other sites in the vicinity. The 
potential for a strategic leisure, cultural and visitor attraction and strategically significant 
offices should be explored together with retail, hotels and supporting social 
infrastructure. The Mayor is working with the boroughs and landowners to develop a 
planning framework for the area. This, informed by a transport study, will determine the 
optimum development capacity for the area which is likely to be significantly higher than 
the minimum figures shown here. Earl's Court has good public transport facilities and 
these should be further enhanced, together with comprehensive highway and 
streetscape improvements. Earl's Court already benefits from a strong identity, 
distinctive townscape and a range of heritage assets, all of which should be upheld and 
promoted through the regeneration and growth of the area". 
  
3.7 At a local level, the application site is the subject of a strategic site policy in the 
Council's recently adopted Core Strategy - Local Development Framework. The 
borough's Core Strategy was adopted on 19th October 2011, following several rounds 
of public consultation, an Examination in Public and receipt and acceptance of an 
inspector's binding report. The Core Strategy supersedes the UDP in part. Therefore, 
for the purposes of determining this planning application, the Core Strategy, the 
remaining UDP policies and the Mayor of London's London Plan comprise the statutory 
development plan for the borough. The Core Strategy identifies the site within part of 
the Fulham Regeneration Area (FRA), one of five regeneration areas identified in the 
borough. The Earl's Court and West Kensington Opportunity Area covers a large part of 
this wider regeneration area which also features Fulham Town Centre. Taking its lead 
from the London Plan, Policy FRA of the Core Strategy states: 
   
"There is a substantial opportunity for major regeneration in this area, based on a 
phased comprehensive approach, that includes the Earl's Court exhibition complex 
(with its car park in Seagrave Road), the TfL Lillie Road depot and adjacent housing 
estates".  
   
3.8 This strategic policy promotes bringing vacant and underused sites into use for 
residential-led mixed use development, optimising regeneration opportunities and 



providing a choice of housing options. The Core Strategy states a comprehensive 
residential led mix use redevelopment of the Earl's Court Exhibition Centre, its 
corresponding car park at Seagrave Road and Fulham Town Centre would contribute 
significantly to the borough's housing target of 3,400 additional dwellings by 2032. The 
policy however adds this number of additional dwellings could be significantly increased 
if the adjacent West Kensington and Gibbs Green housing estates are included.  
   
3.9    Policy FRA 1 of the Core Strategy is site specific and identifies the Seagrave 
Road car park (the majority of the application site) as forming part of a Strategic Site 
and Housing Estate Regeneration Area for the Opportunity Area. With reference to this 
proposal and the wider master plan, this policy sets out the Council's strategic policy in 
relation to this part of the OA in this borough and more specifically refers to the 
application site. It states:  
   
"The Seagrave Road car park must be considered as part of the comprehensive 
approach to the Opportunity Area. It should be primarily for residential purposes with 
supporting facilities, including public open space. Other employment based uses may 
be appropriate as part of a comprehensive development scheme for the site".  
   
The policy also adds the site should provide for the opportunity to deliver affordable 
housing with approximately 25% of all housing as social rented housing subject to 
estate regeneration coming forward, detailed analysis and viability as this would provide 
opportunities for tenants on local housing estates to be re-housed into better 
accommodation and to facilitate regeneration on those estates. The justification for this 
policy (Paragraph 7.119) identifies the redevelopment of the car park would be 
acceptable on the basis it is no longer required for essential servicing of Earl's Court 
Exhibition Centres. Therefore, in principle, the proposed residential development on this 
site would be in accordance with the key objectives as identified in the adopted Core 
Strategy.  
  
3.10    The UDP policies that have not been superseded by those in the Core Strategy 
will be replaced by the emerging Development Management Development Plan 
Document (DM DPD) when this is adopted, which is expected to be in late 2012. The 
draft DM DPD will shortly be the subject of an independent Examination by an Inspector 
on behalf to the Secretary of State. The policies contained therein will replace the 
remaining extant policies in the UDP. Relevant policies in the draft DM DPD are a 
material consideration to which regard must be had in considering the application, 
however as it is still a draft document at an early stage of the adoption procedure the 
weight of the policies is minimal.   
  
3.11    The Council is also in the process of developing a master plan planning 
framework for the wider Earl's Court and West Kensington Opportunity Area. Together 
with RBKC and the Mayor of London (GLA), the Council are producing supplementary 
details to policies contained in the two boroughs' adopted Core Strategy and the 
London Plan, in respect of development in the Earl's Court and West Kensington area. 
This would take the form of a joint planning framework for the Opportunity Area in the 
form of a cross borough Supplementary Planning Document (SPD) and as an (SPG) to 
the Mayor's London Plan.  
  
3.12    This joint document is being prepared in partnership between the 3 authorities, 
with the aim of providing detailed planning guidance on the way in which the 
Opportunity Area could be regenerated and developed over the next 20 years. The 



overarching objective of an adopted SPD would be to bring together local and strategic 
policy guidance for the redevelopment of the wider Opportunity Area and would 
therefore supplement planning policies in the two boroughs' Development Plan and in 
the London Plan. Supplementary Planning Documents are not part of the statutory 
development plan but add detailed guidance on how development plan policies should 
be applied. As such, the SPD must be in conformity with policies contained within the 
Core Strategy. Statements made in an SPD will carry less weight than development 
plan policies when determining planning applications, but they are a material planning 
consideration when deciding planning applications. The Earl's Court and West 
Kensington Opportunity Area Joint SPD is still at a revised draft stage and has not been 
finalised. The SPD has undergone a comprehensive consultation process and was 
published for its second and final round of consultation in November 2011. The 
consultation period has now closed and representations received are now being 
considered. In view of the large number and varied nature of representations received, 
officers consider that the draft SPD should be given limited weight in considering and 
determining this application. Reference to the draft SPD has been made at various parts 
of the report but it should be borne in mind that the weight given to it at this point in time 
must be limited. 
  
3.13    As stated above, the revised draft Joint SPD reflects the land use policies of both 
the London Plan and adopted Core Strategy, seeking to provide both housing and open 
space on the site. Emerging key principles from the revised draft joint SPD of relevance 
to this application are listed in this report. Overall the revised draft joint SPD (in line with 
other relevant parts of the Development Plan) envisages the Opportunity Area 
representing a good opportunity to regenerate an important area of this borough and to 
provide a significant number of new dwellings and employment as part of a 
comprehensive regeneration project. The application site plays an important role in the 
aspiration for a comprehensive regeneration of the OA, as the development of this site 
could enable wider regeneration proposals to come forward across the wider Earl's 
Court and West Kensington site and could provide an opportunity to accommodate an 
initial phase of relocation of existing residents from neighbouring estates. The potential 
redevelopment scheme may include the West Kensington and Gibbs Green estates and 
the Council is currently consulting with local residents of these estates to obtain their 
views prior to making a final decision. If the development of the estates is agreed and 
comes forward, the application site would provide social rented housing in a mix which 
would facilitate the re-provision of housing from an identified proportion of residents of 
these estates.  
    
3.14    Redevelopment of the Seagrave Road site for housing purposes is therefore 
considered to be fully supported by national policies those in the development plan (the 
London Plan and Core Strategy) and in the revised draft Joint SPD. The proposed 
development would make the best use of an existing undeveloped brown field site and 
would provide an opportunity to design new homes in a highly sustainable location to 
meet population growth. At a local level, the proposal is also considered to be fully in 
line with the Core Strategy allocation for the site, which as a site specific policy, is of 
particular relevance. Reference to regeneration and the renewal of the existing housing 
estates in the Opportunity Area would necessitate the application site being developed 
as part of this comprehensive approach. Delivering estate regeneration within the wider 
Opportunity Area deals with a strategic and borough aspiration to secure new modern 
homes for existing residents (homeowners/tenants and housing association tenants) in 
the West Kensington and Gibbs Green estates. It deals with the shortcomings and 
issues associated with the existing layout of the estates and how to integrate the 



estates with the wider area plus providing new open play space. This element is 
covered in more detail in the Housing section below. 
  
3.15    As explained in paragraph 1.15 above, this application has been prepared and 
submitted simultaneously with outline applications for redevelopment of the opportunity 
area.  Strategic Site and Housing Estate Regeneration Area policy FRA1 states that 
"there should be a phased comprehensive mixed used residential led master plan for 
the opportunity area …".  The objective for this site is set out later in the policy that it 
"provide opportunities for tenants on local housing estates to be re-housed into better 
accommodation and to facilitate estate regeneration on those estates".   Officers 
consider that the scheme and the affordable housing constituent as detailed later on in 
the report will enable comprehensive development of the opportunity area.  The scheme 
provides an acceptable level of affordable housing capable of being used for re-housing 
of tenants from the estates, which will be secured through the s.106 agreement.  
Accordingly, officers do not consider that the scheme prevents comprehensive 
redevelopment of the area as a whole but supports it and have every expectation of this 
happening.  Furthermore, officers consider that if redevelopment of the main site does 
not come forward (either the current outline application it is not granted permission, it is 
not implemented or the council's housing department decides not to include the housing 
estates)  development on this site alone and the fall back positions for the use of the 
affordable housing units will not undermine the council's strategic objective of 
comprehensive redevelopment and is not considered to prejudice any reasonable 
further development on other parts of the opportunity area such that the scheme is 
sufficiently compliant with the provisions of the development plan. 
  
Existing Land Use: 
3.16    Approximately 90% of the site is used as an open car park by Earl's Court 
Exhibition Centres. There is however some B class uses at the northern end of the site 
in Roxby Place and off Rickett Street. The existing buildings including the Diary House 
provide approximately 1,310 sq.m. (GIA) floor space and it is estimated up to 22 
persons are currently employed on the whole site.  
  
3.17    London Plan policies regarding offices and industrial land. Policies 4.2 and 4.4, 
Core Strategy Strategic Policy B, strategic policies FRA and FRA 1 and borough wide 
policy LE1 are of relevance and comprise the appropriate provisions of the development 
plan in relation to employment uses and their loss from the application site. Although of 
little weight as a material consideration, policy B1 of the draft DM DPD seeks to support 
new employment uses and the intensification of existing employment uses whereas 
Policy B3 seeks appropriate employment and training initiatives for local people. 
  
3.18    In respect of employment uses, the Core Strategy policies follow on from those 
policies in the London Plan. The current policy framework in the development plan 
seeks to encourage the retention of valuable, appropriately located employment 
property, whilst releasing surplus, inappropriately located property to provide for 
housing or mixed use. Strategic Policy B seeks to support the local economy by 
providing for inward investment in the preferred locations and by the protection of 
existing employment land where there is significant existing employment. However, 
unused or underused employment land may be permitted to change use to residential 
or mixed use "if there is no clear benefit to the economy in continued employment use".  
More clarification on this is included in Borough wide policy LE1. It seeks to ensure that 
accommodation is available for all sizes of business including small and medium sized 
enterprises by (a) requiring flexible space suitable for small and medium sized 



enterprises in large new business developments; and (b) retaining premises capable of 
providing continued accommodation for local services of significant employment, unless 
certain criteria can be demonstrated. They are (i) "continued use would adversely 
impact on residential areas"; (ii) "an alternative use would give a demonstrably greater 
benefit that could not be provided on another site; (iii) "it can be satisfactorily 
demonstrated that the property is no longer required for employment purposes"; and (iv) 
an alternative use would enable support for essential public services and is otherwise 
acceptable." The application is not a new business development so (a) above is not 
engaged. However, officers do consider that the premises would be capable of 
providing accommodation for local services, engaging part (b) of the policy. Officers 
consider that the application demonstrates why the loss of these business premises is 
justified under part (ii) of the above as 90% of the application site sits within Strategic 
Policy FRA and 90% of the site sits within Strategic Site FRA 1. FRA identifies that 
development within the area should be residential led, whilst FRA allocates Seagrave 
Road for a residential led development, with the provision of affordable housing to 
enable the first phases of housing estate regeneration. Accordingly, officers consider 
that a housing led application gives a demonstrably greater benefit to the borough and 
opportunity area that could not be provided elsewhere. Furthermore, strategic site policy 
FRA 1 is the overriding policy to borough wide policy LE1 when considering the 
development proposals on 90% of this site and as such and as explained below, the 
loss of these business premises is not considered to be contrary to this policy and the 
development plan as a whole. In forming this judgement, officers have also taken into 
account that the application proposals have attracted no opposition from the existing 
occupants to the loss of these particular business premises. 
   
3.19    Strategic site policy FRA 1 is of particular importance to the application site and 
carries significant weight. The policy does not insist upon a replacement employment 
use in any redevelopment proposals on this site. The policy states that employment 
uses may be appropriate on the site, but are not essential in order to demonstrate 
compliance with Policy FRA 1. It is also considered that the proposed residential led 
scheme brings wider regeneration benefits to the area which would help off-set the loss 
of the existing employment uses which accord with policies FRA and FRA 1. It is 
therefore apparent that the site is suitable for a residential led development, which is 
accepted in both the London Plan and Core Strategy policy. Whilst acknowledged to be 
of little weight as a material consideration, the revised draft Joint SPD aims to guide 
employment uses to other more accessible locations in the wider Opportunity Area. 
Additionally, the published draft National Planning Policy Framework, which is not 
adopted policy but a material consideration, states that `Planning policies should avoid 
the long term protection of employment land or floor space, and applications for 
alternative uses of designated land or buildings should be treated on their merits having 
regard to market signals and the relative need for different land uses'. (paragraph 75). 
In the revised draft Joint SPD it is acknowledged that whilst Key principle ES1 seeks to 
assist existing business floor space in the Opportunity Area, a net increase in 
employment uses could to be delivered in other more accessible sites in the area and 
so the net loss on this particular site can be accepted.  
  
3.20    It is therefore considered that the proposal for a residential led scheme without 
the re-provision of employment uses would be compliant with Policy FRA and FRA1 in 
terms of employment use. Notwithstanding this, it is estimated the proposed 
development would employ some 38 persons on the site (gym, café and 
reception/concierge) which indicates an increase in the total number of persons 
currently employed on the site and with a similar quantum of employment generating 



floor space to that which currently exists. Furthermore, the Environment Statement (ES) 
indicates the proposed development would generate on average 348 construction 
related jobs per year over the proposed five year demolition and construction period. 
Whilst the loss of the existing businesses on the site is regrettable, a residential led 
scheme on this site is considered acceptable in land use terms, consistent with policies 
and guidance set out in the London Plan, the Core Strategy and revised draft Joint 
SPD. It is considered the proposal, providing 808 residential units, would make a 
significant contribution to regeneration in the area and achieving the housing targets set 
for the Opportunity Area. A financial contribution has been sought from the applicant, 
secured through the S106 agreement, to fund a Workplace Coordinator and to be in 
place for the estimated five year construction period and towards local procurement 
initiatives. This would be supplemented by Contractor's/Sub-Contractor's own training 
programmes and industry and skills programme funded support and would be in line 
with Key Principle ES8 of the revised draft Joint SPD. 
  
Proposed Housing Provision: 
3.21    The main land use issue is the consideration of the proposed residential use on 
this site in light of current planning policy. National Planning Policy Statement (PPS) 1 
(Delivering Sustainable Development) requires local authorities to promote more 
efficient use of land through higher density, mixed use development and the use of 
suitably located previously developed land and buildings. The London Plan also seeks 
to ensure that proposals achieve the optimum intensity of use that remains compatible 
with the local context and is well served by public transport. 
  
3.22    PPS3 (Housing) emphasises the importance of increasing the delivery of homes 
and seeks to create mixed and balanced communities through encouraging the 
provision of a wide range of well designed housing (including affordable housing) to 
meet a variety of needs. Paragraph 41 sets a national target for 60% of new homes to 
be built on previously developed land. PPS3 states that housing should be located in 
close proximity to community facilities, access to jobs, key services and infrastructure to 
assist in the creation of sustainable communities. It specifies that this should be 
achieved by making effective use of land, existing infrastructure and available public 
and private investment, and include consideration of the opportunity for housing 
provision on surplus public sector land (including land owned by Central Government 
and its bodies or Local Authorities) to create mixed use developments. The priority for 
development should be previously developed land. 
  
3.23    In general, London Plan policies support high density residential development 
within or in proximity of town centres and encourage the provision of additional housing 
above the stated minimum plan targets; subject to compatibility with the local context 
and sustainable principles. Policy 3.3 `Increasing London's Supply of Housing` sets 
minimum borough targets for housing provision up to 2021. Policy 3.3B states that an 
annual average of 32,210 net additional homes should be delivered per annum in 
London. Within this overall aim, Table 3.1 sets a 10 year minimum target for the London 
Borough of Hammersmith and Fulham of 6,150 dwellings, and an annual monitoring 
target of 615 dwellings (excluding an increment in provision in the Earl's Court and West 
Kensington Opportunity Area of a minimum 4,000 new homes). Policy 3.3D of the 
London Plan states that boroughs should seek to achieve and exceed the housing 
targets set out in Table 3.1 of the plan. Policy 3.4 `Optimising Housing Potential` 
specifically requires new development to optimise the intensity of use of sites, taking 
into account the local context and character, design principles and public transport 
accessibility, consistent with the development density guidance that is provided in Table 



3.2. Policy 3.7 `Large Residential Developments' encourages large development sites 
(in excess of 5ha or 500 units) to be located within areas of high public transport 
accessibility and for them to be the subject of plan led and consultative processes to 
coordinate provision of necessary infrastructure and to provide distinctive character, 
consistent with the development density guidance that is provided in Table 3.2.   
  
3.24    Policy H1 of the Core Strategy reflects the guidance of the London Plan. It seeks 
to ensure that this housing target is met and exceeded and explains that the intention to 
address this is by way of the development of strategic sites and other identified 
available sites, windfall sites, and conversions while at the same time retaining existing 
residential accommodation.  
  
3.25    The proposed development would provide 808 units on a strategic site and a 
substantial contribution towards meeting the established London Plan and Core 
Strategy housing targets. As detailed in the density section of this report, the proposed 
development is also considered to optimise the use of the site. Meanwhile, policy HO6 
of the UDP (as amended 2007 and 2011), requires new residential development to 
provide a mixture of units to meet the needs of family and non-family households, also 
covered in this report. Whilst acknowledged to be of little weight as a material 
consideration, the revised draft joint SPD acknowledges the redevelopment of the car 
park site for an alternative use would be acceptable with the anticipated closure of the 
Earl's Court Exhibition Centres. The transport section below considers the implications 
in the event the site is redevelopment but the Earl's Court Exhibition Centre does not 
close as expected. 
  
Density of Development:  
3.26    The proximity of the site to West Brompton station, an important transport 
interchange, along with a number of bus services on Lillie and North End Road, suggest 
suitability for a reasonably high density of development on this site. While it is 
recognised that residential density is not considered to be the sole determinant of 
development acceptability, it can be used as an indicator of the overall character of a 
proposal.   
  
3.27    Applicable guidance for residential development density is provided in policy 3.4 
of the London Plan and Table 3.2 `Sustainable residential quality density matrix'. Policy 
3.4 requires new development to optimise the intensity of use of sites, taking into 
account the local context and character, design principles and public transport 
accessibility, consistent with the development density guidance provided in Table 3.2. 
The density guidance ranges specified in this table are related to the site setting, the 
existing building form and massing, the indicative average dwelling size, and the Public 
Transport Accessibility Level (PTAL) of the site. Paragraph 3.28 of the London Plan 
states that it is not appropriate to apply Table 3.2 mechanistically. The Mayor's Housing 
SPG (EiP Draft) (2011) relating to the London Plan density matrix is also a material 
consideration.  
  
3.28    The definition of the setting of the site has a significant influence on the 
applicable density ranges specified in Table 3.2. In this case, the site exhibits some 
characteristics of both a central and urban setting. The site is located within 800m 
walking distance of a major town centre and is close to large building footprints such as 
the Empress Place and Ibis Hotel buildings. However much of the surrounding area is 
characterised by a finer urban grain of up to four and five storey housing suggesting an 



urban setting. Officers take the view that a bespoke judgemental approach to the site 
guided by the policy matrix is required. 
  
3.29    Policy H3 (Housing Quality and Density) of the Core Strategy will expect all 
housing development to respect the local setting and context, provide a high quality 
residential environment, be well designed and energy efficient in line with the 
requirements of the Code for Sustainable Homes, meet satisfactory internal and 
external space standards, and (subject to the size of scheme) provide a good range of 
housing types and sizes. Acceptable housing density will be dependent primarily on an 
assessment of these factors, taking account of London Plan policies and subject to 
public transport and highway impact and capacity. Adds that some high density housing 
with limited car parking may be appropriate in locations with high levels of public 
transport accessibility (PTAL 4-6) provided it is satisfactory in all other respects.  
   
3.30    The site has a Public Transport Accessibility Level (PTAL) rating ranging from 6 
(excellent) over the northern end of the site to 3 (moderate) at the southern end of the 
site. The PTAL level, taking the centre of the site is PTAL 4. Using the Transport for 
London's methodology for the site this is considered very accessible by public transport. 
According to the London Plan density matrix, a site considered to be set in an urban 
area with this PTAL would support a density of between 200-700 habitable rooms per 
hectare (Hrh) or 70-260 units per hectare. The scheme proposes 808 residential 
dwellings and with a calculation of habitable rooms based on +1 for one, two, three plus 
bed units, shows the amended development to have 2339 habitable rooms on the 
submitted scheme revisions. Set on a net residential area of 3.14 hectares, the density 
calculation for 2339 habitable rooms would give a density of 744 habitable rooms per 
hectare (hr/ha). This figure exceeds the density range identified in Table 3.2 in the 
London Plan.  
  
3.31    A development of this quantum above the upper level of the density range in the 
London Plan density matrix (PTALS 4-6) is not consistent with the normal London Plan 
requirements on this matter. Policy 3.4 of the London Plan and the Mayor's Housing 
SPG (Eip Draft) 2011 however note that where proposals are made for developments 
above the relevant density range they must be tested rigorously, balancing concerns for 
overall housing output against policies which are relevant to higher density 
development. These include different aspects of `liveability' related to proposed dwelling 
mix, design and quality, amenity provision and space, physical access to services, 
sustainable design and construction, car parking. Paragraph 1.3.29 of the Mayor's 
Housing SPG (EiP Draft) (2011) also adds that as a broad generality, sites over 2 
hectares usually have the potential to define their own setting. This setting needs to 
accord with the location of the site including distance to town centres and other 
infrastructure, and with the local and strategic objectives for the area. The Seagrave 
Road site is a large site, over 3 hectares in area and sits within the Earl's Court and 
West Kensington Opportunity Area. Paragraph 2.55 of the London Plan sets out that 
Opportunity Areas are the capital's major reservoir of brown field land with significant 
capacity to accommodate new housing, commercial and other development. Although 
the setting around Seagrave Road is considered to reflect that identified as 'urban' in 
Table 3.2 of the Mayor's London Plan. It is considered that away from the edges there is 
potential for densities to exceed the range. 
  
3.32    In addition, the wider context of the proposal taking account of its contribution to 
local `place shaping' is of particular relevance. Officers have considered the 
development not solely on density calculation per se but a number of other relevant 



factors such as design, environmental quality, the amount and quality of open amenity 
space provision, the capacity of existing services and facilities to accommodate the 
development, the impact on on-street parking and access to the site from a range of 
transport modes and impact on the amenities of neighbouring residents. By satisfying 
these parameters of the scheme, officers consider the proposals would deliver housing 
of an acceptable quality. Design is discussed under the Urban Design heading below 
and officers conclude that this is acceptable. Transport and open space issues are 
addressed in detail under the Transport and Open Space and Landscaping headings 
below and, subject to a number of recommended conditions and obligations, officers 
consider these aspects of the proposal to be acceptable. Sunlight and Daylight impacts 
are discussed in detail under the Impacts on Surrounding Properties and were also 
considered to be acceptable.  
  
3.33    Officers therefore conclude that the proposed level of density for this 
development is acceptable when taking into consideration the overall quality of the 
scheme and the Opportunity Area status of the site. It is considered that the proposed 
development optimises the expected density level but also represents an opportunity to 
exceed the density range identified in the London Plan, on the basis the site forms part 
of an Opportunity Area, is easily accessible by public transport and has been designed 
to ensure its impacts on the surrounding environment are acceptable. 
  
Affordable Housing: 
3.34    PSS3 seeks to encourage schemes with a good mix of housing, creating 
sustainable and balanced communities. Policies 3.9, 3.10 and 3.11 of the London Plan 
are all considered to be of particular relevance to affordable housing. The London Plan 
seeks to ensure that an average of 13,200 new affordable homes are built each year 
across London. This would equate to approximately 40% of the total number of units 
required under housing targets. This affords Local Authorities greater flexibility in how 
they secure affordable housing units. Policy 3.9 of the London Plan seeks to achieve 
mixed and balanced communities, advising that a more balanced mix of tenures should 
be sought in all parts of London, particularly in some neighbourhoods where social 
renting predominates.  
  
3.35    Policy 3.10 of the London Plan defines affordable housing as including "...social 
rented and intermediate housing provided to specified eligible households whose needs 
are not met by the market..." and goes on to specify that affordable housing should also 
a) meet the needs of eligible households, b) include provisions for the unit to remain at 
an affordable price for future generations, and c) if these restrictions are lifted, for the 
subsidy to be recycled for alternative affordable housing provision. The supporting 
justification to policy 3.10 defines the affordability requirements for intermediate housing 
and advises that these will be updated annually. Affordability is currently set at an upper 
annual income of £64,000 with family homes extended to the £74,000 range which 
translates to a maximum sale value of £259,000 (using a 3.5x income multiplier). These 
income bandings are subject to annual review. The £64,000/£74,000 upper band is in 
line with the current London Plan maximum threshold and will be revised in line with the 
GLA review which takes place in February each year.   
  
3.36    Policy 3.11 of the London Plan sets a target for boroughs to `seek to ensure that 
60 per cent of the affordable housing provided is social housing and 40 per cent is 
intermediate housing'. The second part of the policy 3.11 relates to the establishment of 
Borough level affordable housing targets through LDF preparation that takes account of 
a range of considerations that include strategic and local circumstances.   



3.37    Policy 3.12 states `The maximum reasonable amount of affordable housing 
should be sought when negotiating on individual private residential and mixed use 
schemes, having regard to a) current and future requirements for affordable housing at 
local and regional levels identified in line with Policies 3.8 and 3.10 and 3.11; b) 
affordable housing targets adopted in line with policy 3.11; c) the need to encourage 
rather than restrain residential development (Policy 3.3); d) the need to promote mixed 
and balanced communities (Policy 3.9); e) the size and type of affordable housing 
needed in particular locations; and f) the specific circumstances of individual sites'.  
   
3.38    Part B of policy 3.12 seeks negotiation to secure the maximum reasonable 
amount of affordable housing within new development taking account of the individual 
circumstances including development viability. It advises that `negotiations on sites 
should take account of their individual circumstances including development viability, 
the availability of public subsidy, the implications of phased development including 
provisions for re-appraising the viability of schemes prior to implementation (`contingent 
obligation'), and other scheme requirements'. The Homes & Communities Agency 
(HCA) good practice note 'Investment and Planning Obligations Responding to the 
Downturn' (August 2009) seeks the delivery of new affordable housing and outlines that 
where previously achievable affordable housing obligations in years past can not be 
viably supported in today's market, a flexible approach to affordable housing through 
flexible management of planning obligations will be needed. 
  
3.39    On sites with the capacity for ten or more self contained dwellings, Core Strategy 
policy H2 on affordability sets a target for 40% of additional dwellings to be affordable, 
with a preference for "all additional affordable housing to be intermediate and affordable 
rented housing unless a small proportion of new social rented housing is necessary in 
order to enable proposals for the regeneration of council or housing association 
estates", as is the case in the Opportunity Area. The policy also states that in 
`negotiating for affordable housing and for an appropriate mix of intermediate, 
affordable rented and social housing in a proposed development, the council will take 
into account: site size and site constraints; financial viability, having regard to the 
individual circumstances of the site, the availability of public subsidy and the need to 
encourage rather than restrain residential development; and the affordability and profile 
of local housing; the scope for achieving a more mixed and balanced community in the 
borough, or in an area where there are existing concentrations of social rented 
housing.'. 
  
3.40    Strategic policy FRA and FRA 1 of the Core Strategy are of particular relevance 
to the application site and should be considered as the main determining policy in 
respect of the provision of affordable housing and tenure mix. Paragraph 7.104 of the 
justification to policy FRA states that "if estate regeneration takes place, the Seagrave 
Road site provides the potential to enable the first phases of housing estate 
regeneration by providing modern quality homes for many existing estate residents."  
Policy FRA 1 states: 
  
"Development proposals for Seagrave Road should provide for the opportunity to 
deliver approximately 25% of all housing as social rented housing subject to estate 
regeneration coming forward, detailed analysis and viability. This will provide 
opportunities for tenants on local housing estates to be re-housed into better 
accommodation and to facilitate regeneration on those estates".  
  



3.41    Whilst of little weight at this stage to the overall consideration of this application, 
the following key principles of the revised draft Joint SPD are also of relevance: 
Key Principle HO1: Comprehensive approach to the redevelopment of the OA. 
Key Principle HO3: Applications providing affordable housing units to facilitate the 
reprovision of housing for the residents of the West Kensington and Gibbs Green 
estates should be accompanied by an assessment of need. 
Key Principle HO4: 25% of all new housing on the Seagrave Road site should be social 
rented and include a mix suitable to facilitate the reprovision of housing for an identified 
proportion of residents of the West Kensington and Gibbs Green estates. 
Key Principle HO6: 40% of all new housing in the OA should be affordable, subject to 
viability. 
Key Principle HO8: Intermediate Housing should provide a broad range of affordability 
and tenure types. 
Key Principle HO9: Affordable housing must be tenure blind in terms of external 
appearance of the buildings and amenity and any affordable housing should be 
distributed by building or block throughout the OA. 
Key Principle HO11: Authorities will control the affordability of any affordable housing.  
Key Principle HO12: Social Rented housing mix should mirror that identified in the 
Assessment of Need. 
  
3.42    The affordable housing units could be used for re-housing some residents from 
West Kensington and Gibbs Green housing estates as part of any redevelopment of 
those estates. The provision of affordable housing for this purpose is supported by 
policies FRA and FRA 1. However, given the uncertainty surrounding the 
redevelopment of the two housing estates, which is outside of planning control and rests 
with any decision yet to be made by the Council's housing department and Secretary of 
State, fall back positions have had to be considered. Officers' preferred use of the 
affordable housing units would be that which reflects the Development Plan and the 
potential for estate renewal but each fall back outcome is, on its own, considered to be 
capable of being acceptable in land use terms and in accordance with the provisions of 
the development plan in the event that renewal does not proceed. These preferred fall 
back positions would be secured through the s.106 agreement, which would encourage 
financially and practically (within reason) that the units are used for the purposes of re-
housing residents from the estates as part of estate redevelopment should this occur. 
The Council's preferred use is set out below with the fall back positions considered 
thereafter. Officers consider that the fall back positions are only acceptable in the event 
that use of the affordable housing units for re-housing is not deliverable. 
  
3.43    The development would provide 200 affordable units for social rented purposes 
to facilitate the re-housing of some residents from West Kensington and Gibbs Green 
housing estates to allow for redevelopment proposals of the estates and the opportunity 
area to come forward.  Officers consider this provides the best possible outcome in 
terms of affordable housing for this site, re-providing new and modernised affordable 
housing on Seagrave Road as part of the first phase of re-housing some estate 
residents. This tenure mix option is consistent with strategic policy FRA 1 of the Core 
Strategy and Key Principle HO4 of the revised draft Joint SPD. This provision for re-
housing, however, is dependent on the inclusion of the housing estates for 
redevelopment and the implementation of the outline scheme submitted in respect of 
the Opportunity Area. The re-housing of some residents from the estates would be the 
subject of a needs assessment which would be undertaken by the Council's housing 
department, in consultation with residents on the estate, subsequent to any conditional 
land sale agreement. The exact mix of affordable housing will therefore be reliant on 



this assessment and although the units are being provided to the Council as social 
rented housing, this might be subject to change on completion of this assessment and 
may lead to the provision of a small proportion of intermediate units to reflect the 
existing occupation and/or need of those being re-housed. This preferred use would be 
supported by a series of mechanisms and triggers in the s.106 agreement.  To ensure 
that the affordable housing units are not affected by costly service and estate 
maintenance charges, provisions in the s.106 agreement will be secured to ensure they 
are capped and reasonable. 
  
3.44    Three fall back positions have been built into the heads of the s.106 agreement 
to secure 200 affordable housing units for this proposed development. All three 
positions are established only in the event that re-housing from West Kensington and 
Gibbs Green estates does not proceed. These three fall back positions are ordered in 
terms of their land use preference. These first two outcomes involve a choice of either 
utilising the affordable housing provision as social rented accommodation for re-housing 
as part of redevelopment of housing estates, either in the Opportunity Area or within the 
Borough or for the Council to have the option to acquire these units for other affordable 
housing purposes providing intermediate housing. Officers consider these options are 
justified as a fall back positions because there is no guarantee that the re-housing from 
the estates will proceed (this being outside of planning control) and because they would 
promote the vision and objectives of the Core Strategy of estate renewal generally and 
the provision of quality affordable housing. Whilst these positions are not preferable it is 
considered these arrangements would provide an undertaking that affordable housing in 
a quantum and tenure mix that could be supported by officers. 
  
3.45    The final fall back position was presented by the applicant as part of its 
application. It involves the potential for the affordable housing component  consisting of 
a variety of types of intermediate housing only. Of the fall back positions, this is 
preferred the least by officers but is, on balance, considered to be acceptable in the 
event that other options can be shown not to be viably deliverable. The affordable 
housing provision falls below the desired affordable housing target of 40% in the 
London Plan and policy H2 of the Core Strategy. The applicant has however sought to 
demonstrate that this proposal would provide the maximum reasonable amount of 
affordable housing in line with London Plan policies through a viability assessment, as 
mentioned below. The proposed units would be accessible to a wide range of income 
groups. Specifically, one third of the proposed homes will be available to households on 
incomes of up to £35,000, one third will be available to households on up to £45,000 
and one third will be available to households at up to the GLA affordability cap of 
£61,400 for homes with fewer than three bedrooms and £74,000 for three bedroom 
homes and larger. This approach would increase the level of access to intermediate 
housing for low income groups. In the Borough there is a high demand for intermediate 
housing. Policy H2 describes the total intermediate housing stock of the Borough 
equivalent to approximately 2% of the overall housing stock. This proposed tenure mix 
would therefore contribute to addressing this shortfall and also be consistent with the 
creation of mixed and balanced communities complying with policy 3.9 of the London 
Plan.  Policy H2 states that the Council's preference is for "all additional housing to be 
intermediate and affordable rented unless a small proportion is necessary in order to 
enable proposals for regeneration of council or housing association estates..." The use 
of the units for re-housing of residents from the estates is officers' preferred use.  This 
fall back position addresses the possibility of estate regeneration not coming forward 
and so officers consider the provision of all the affordable housing units as intermediate 
units is an acceptable fall back position and in accordance with policy H2, which in this 



instance should be given more weight than policy FRA1. In forming this judgment, 
officers consider the inclusion of this fall back position to be necessary in order to 
ensure the delivery of affordable housing on the site in the event that officers' preferred 
uses of the units are not taken up, rather than restraining development or the units 
remaining empty.  
  
3.46    Both London Plan policy 3.12 and adopted Core Strategy policy H2 set out 
requirements that the maximum reasonable amount of affordable housing should be 
provided. Viability is a key element in determining the maximum reasonable amount of 
affordable housing that can be provided in each case and whether these targets can be 
reached. The applicant has submitted a financial viability assessment that has been 
independently scrutinised on behalf of the Council by the District Valuer Service (DVS). 
The viability appraisal prepared by the applicant is based on an assessment of the 
Council's least preferred position for a stand alone scheme for intermediate housing 
rather than the preferred position for social rented purposes to facilitate a re-housing 
scheme. The advice given by DVS on this point is that this is the appropriate 
methodology to evaluate the viability appraisal. In their assessment the DVS have 
confirmed that the 25% intermediate affordable housing position is the maximum 
reasonable provision that could be viably provided on the site whilst allowing a 
reasonable developers profit as a risk reward. The DVS have subsequently expressed 
that it is reasonable to assume that the social rented position is more costly than the 
intermediate position assessed in this viability assessment and would further erode any 
potential surplus due to increased costs of re-providing social rented accommodation. It 
follows that an analysis of the intermediate housing viability provides a clear guide to 
the viability of the more costly social rented accommodation. Officers are therefore 
content that (subject to the provisions of the s.106 agreement) it would not be 
appropriate to seek further affordable housing than that proposed under the options set 
out above.  
  
3.47    The scheme is designed so that all the affordable housing is at the southern end 
of the site in either Building D, a block ranging in from 3 to 9 storeys in height and 
comprising 192 units (including 6 town houses) or in a terrace of 8 town houses also at 
the southern end of the site facing Seagrave Road. The location of the affordable 
housing is at odds with PPS3 and key principle HO9 of the revised draft Joint SPD 
which suggest that any affordable housing should be distributed across the site. The 
applicant has given two main reasons why the proposal does not follow this advice. 
First, designing the affordable housing in this manner would ensure certainty on early 
delivery of the 200 homes within a defined period. Having regard to the indicative 
phasing plans submitted and discussions with the applicant, the affordable housing 
would be brought forward in one of the earliest phases of the estimated 5 year 
construction programme. Secondly, the layout would facilitate the re-housing of 
residents from housing estates in one single move and enable communities to remain in 
close proximity to each other with minimum disruption. Whilst the location of the 
affordable housing and parking on the site is not dispersed, officers are satisfied that the 
proposal for affordable housing units in this development would still be designed to be 
fully integrated with the overall scheme. The development is designed to be `tenure 
blind' with good size units built to a palette of good quality materials and similar external 
and internal arrangements as those provided for the private housing, together with an 
equivalent level of amenity, with south facing private and communal gardens and with 
accessibility to public open spaces and play spaces on the whole of the site. Through 
mechanisms in the S106 agreement, officers would ensure the delivery of the 200 
affordable units be secured at an early stage of the development.  In view of the above, 



officers consider that the early provision of affordable housing units on the site is of 
considerable benefit to the council in reaching the London Plan and Core Strategy 
targets and furthermore is consistent with policies FRA and FRA1 in respect of any re-
housing which is the preferred use of the units and so the lack of an even distribution is 
outweighed for these reasons. 
  
Housing Mix:  
3.48    Policy 3.8 of the London Plan requires new residential development to offer a 
range of housing choices, in terms of the mix of housing sizes and types, taking account 
of the housing requirements of different groups and the changing roles of different 
sectors. It also requires that housing be built to lifetime homes standards, with 10% of 
units designed to be wheelchair accessible or easily adaptable to this standard. Policy 
H3 of the Core Strategy requires new residential development to provide a good range 
of housing types and sizes and Policy H4 places particular emphasis on the need for 
family sized units. UDP policy HO6 (as amended 2007) requires new residential 
development to provide a mixture of units to meet the needs of family and non-family 
households. Of little weight as a material consideration policy HO12, HO13 and HO14 
of the revised draft Joint SPD are also considered relevant. 
  
3.49    As detailed in the table above, the proposed housing mix provides 301 one-bed 
apartments (37%), 338 two-bed apartments (42%), 131 three-bed apartments (16%), 8 
three bed penthouses (1%) and 30 three/four-bed townhouses (4%). Twenty four of the 
townhouses would face onto Seagrave Road. The proposed mix of units would result in 
a large proportion (63%) of two or larger bedroom units with (21%) of three or more 
bedrooms units. With more than half of the units proposed capable of accommodating 
family households, officers consider this mix to be acceptable in meeting the policy 
requirements for the provision of a range of unit sizes within the new development.  
  
3.50    The 200 affordable units would comprise a similar mix of: 68  (34%) one beds, 85  
(42.5%) two beds, 33  (16.5%) three beds and 14  (7%) four beds. This housing mix for 
the affordable housing would be subject to a needs assessment but is also considered 
acceptable in meeting the policy requirements for the provision of a range of unit sizes 
within the new development in accordance with policy H4 of the Core Strategy.  
  
Access For All: 
3.51    Policy 7.2 of the London Plan requires all new development to achieve the 
highest standards of accessible and inclusive design. UDP policy HO6 and the 
Council's 2006 adopted Supplementary Planning Document (SPD) 'Access for All' is 
relevant in consideration of the acceptability of the scheme in terms of disabled access. 
Policy H4 of the Core Strategy requires all new dwellings be built to 'Lifetime Homes'  
standards with 10% to be wheelchair accessible or easily adaptable for residents that 
are wheelchair users. Policy HO6 states that in developments for 20 or more residential 
units, permission will only be granted if 10% of the units are designed or capable for 
occupation by wheelchair users. Of little weight in consideration of this application the 
following emerging key principles (HO18 and HO19) in the revised draft Joint SPD 
relating to wheelchair accessible and Lifetime Homes standards are also of relevance. 
Of the 808 residential units proposed, 81 are specifically designed to wheelchair 
accessible standards. The exact location of the wheelchair accessible units has not 
been determined at this stage, insofar of their exact distribution in terms of unit sizes 
and tenures. It is therefore proposed that details of the location of the proposed 81 
wheelchair units be secured via a condition (condition 59). In addition 10% of the car 
parking spaces (81 spaces) would be provided at both basement and ground levels. 



Access to 56 spaces provided in the basement would be by means of two vehicle 
ramps. There would be a minimum headroom of 2.6 metres to accommodate high top 
conversion vehicles. All these spaces have dedicated space zones and would be clearly 
marked out. Access from the basement would be via the lift cores to each of the 
buildings. A further 25 spaces would also be provided at street level also capable for 
wheelchair accessible use. The car parking spaces shall be laid out in accordance with 
the approved plans, which is to be secured by condition (Condition 57). 
  
3.52    It is intended that there would be step-free routes and shared spaces running 
through the site to all building entrances and lift access would be provided to all 
apartments from both street level and the basement car park. All the residential units 
are designed to comply with Lifetime Homes principles, with generally good internal 
specifications (Condition 65). The H & F Disability Planning Forum has made comments 
on the scheme, and the developers is to contact representatives of the blind community 
to plan a consultation meeting to debate the non-street based ("shared surface") layout 
for the scheme. A commitment to further consultation would be secured through a 
condition designed to ensure appropriate consultation on detailed proposals for shared 
surface streets and for public play facilities, as envisaged in paragraph 7.18 of the 
London Plan (Condition 69). Conditions are also recommended to ensure that the 
communal landscaped areas are fully accessible to disabled residents and visitors 
(including wheelchair users and the visually impaired) thereby offering rest and 
recreation for both older and disable persons and that there is a level threshold to all 
these spaces and possible future links with the ‘Lost River Park’ (Condition 62).  
  
Standard of Residential Accommodation for future occupiers: 
3.53    Policy 3.5 of the London Plan requires new residential development to be of the 
highest quality internally, externally and in relation to their context and wider 
environment and this is expanded in Mayor's Housing SPG EiP draft (2011). Table 3.3 
of the London Plan specifies minimum unit sizes (expressed as GIA) for new 
development. A caveat is included within the policy stating that development that does 
not accord fully with the policy can be permitted if it exhibits exemplary design and 
contributes to the achievement of other policy objectives. Policy H3 of the Core Strategy 
requires new residential development to provide high quality living conditions for future 
occupiers. Standard S7A of the UDP relates to internal space provisions and requires a 
minimum size be provided for flats and houses of varying sizes. Key principle HO16 of 
the revised draft Joint SPD reiterates that all new housing should accord with the 
standards in the Mayor's Housing SPG EiP draft (2011).  
  
3.54    All of the proposed 808 units have been designed to exceed the minimum 
dwelling size requirements outlined in the Mayor's Housing Design Guidelines and the 
space standards set out in Table 3.3 of the London Plan and Standard S7A of the UDP. 
The proposed one bed flats would have sizes ranging from (47 and 49 m² up to 63 m²), 
two-bed (73 to 89 m²), three-bed (114 to 132 m²), three bed duplexes or town houses 
(144 to 219 m²) and the four bedroom penthouses or town houses (217 to 257 m²). 
Access to the most of the flats is from general circulation areas and all rooms are 
considered to be of appropriate and regular shapes allowing full use and functionality. 
The proposed development would look to meet Code Level 4 requirements of the Code 
for Sustainable Homes which is covered in more detail in the sustainability section 
below. 
 
 
  



Overlooking and Loss of Privacy:  
3.55    It is important to consider the new accommodation against relevant standards 
and policies. As outlined in the daylight and sunlight section below, it is considered the 
overall provision of residential accommodation in the proposal  would be afforded a 
good level of amenity and layout, with the main principle habitable rooms generally 
benefiting from good levels of outlook, privacy and light. UDP Standards S13.1, S13.2 
and S13.3 provide guidance on the loss of outlook and the loss of privacy of 
neighbouring properties arising from new development. Standard S13.1 of the UDP 
seeks to ensure that residential accommodation has sufficient and appropriate outlook. 
Standard S13.2 relates to loss of privacy and states that new windows should normally 
be positioned so that the distance to any residential windows is not less than 18 metres 
taken from the centre, as measured by in arc of 60 degrees taken from the centre of the 
proposed window. Therefore if the standard cannot be met then windows should be 
designed to ensure that no loss of privacy will occur. 
  
3.56    The proposed layout is such that the majority of the units meet Standard S13.2. 
However, some pinch points have identified where the distances between some of the 
facing windows within the development fall short of the 18 metres requirement. S13.2 
adds if the standard cannot be met then windows should be designed to ensure that no 
loss of privacy will occur. In some instances the affected windows identified are either 
secondary habitable windows where serving a dual aspect room and where a principle 
window is orientated towards another primary direction or where a window serve a non 
habitable room. Where this can not be achieved privacy measures have been 
introduced into the design in order to address this standard. A strategy proposed to 
mitigate overlooking is the use of a Lumisty glazing system, comprising a privacy film 
fixed to the interior of the fenestration on the windows of the opposing affected facades, 
up to a height of 1800 mm which based on data would have the same light performance 
as clear transparent glass (Condition 15). Officers consider that this measure is a 
reasonable solution to address this standard and ensures reduced levels of overlooking 
and loss of privacy. To prevent oblique and backward overlooking of future habitable 
rooms, a condition is also suggested requiring the provision of visual screens between 
balconies to be agreed and that those screens are installed prior to the first occupation 
of the residential component of the buildings.  
  
3.57    Windows distances between the western elevation of Building F fall short of the 
18 metres rule when measures against the rear elevation of the townhouses fronting 
Seagrave Road (16.88 metres). The applicants have sought to address this breach in 
standard by introducing `pop out' box window features on the rear elevation of the town 
houses incorporated to the bedroom. The bay windows would have fixed opaque 
glazing on the rear elevation yet clear glazing side hung openings to the sides. 
Bathroom windows would be completed in a standard sash style window with opaque 
glazing. Overall officers consider these measures are satisfactory and overall the 
amenities of proposed neighbours within this development would not be materially 
compromised such that permission should be refused on this basis. 
  
Aspect: 
3.58    Standard S13.3 of the UDP relates to aspect and advises that no dwelling should 
have all its habitable room windows facing exclusively in any northern direction unless 
very special circumstances can be shown to exist. The development has been designed 
to maximise efficiency whilst still ensuring a high standard of residential amenity for 
future residents. Large shares of the flats provide a dual aspect and on the whole, the 
resulting outlook and lighting levels of the units as a whole are considered acceptable. 



There are however some instances where the design and layout can not achieve this 
standard. Overall 26 flats across the whole development have been identified with a 
single northerly aspect, contrary to standard S13.3. Given the size of the development 
and the total number of units proposed, it is considered that this departure from this 
standard represents only a small number of the total units (3%) and on balance this is 
not such a significant deficiency within the scheme to justify a refusal on this issue. 
Overall officers therefore consider the layout on this matter acceptable.  
  
Landscaping & Amenity Space: 
3.59    The relevant national guidance is set out in PPS 1 (Creating Sustainable 
Communities), PPS 3 (Housing) and PPS 9 (Biodiversity and Geology). These policies 
seek to ensure the provision of quality open space and landscaping within new 
developments. Policy 3.6 of the London Plan and the GLA's The Mayor's draft Housing 
SPG (2010) sets out a requirement for the provision of a minimum 5 m² of private 
outdoor space for 1-2 person dwellings and an extra 1 m² to be provided for each 
additional occupant. Standards S5A.1 and S5A.2 of the UDP requires residential 
accommodation at ground floor level to provide no less than 36 square metres for new 
family units and no less than 14 square metres for new non family dwellings. Policy H3 
of the Core Strategy requires gardens and shared amenity to be included within 
development proposals. Whilst acknowledged to be of little weight in the consideration 
of this application, Key Principle HO17 of the draft revised Joint SPD states that all new 
homes should have satisfactory access to outdoor amenity space and family units at 
ground or podium levels should have access to private gardens.  
  
3.60    The existing site is dominated by a large asphalt car park. There are a few trees 
in the car park and a mature shrub bed is positioned behind the Seagrave Road 
boundary, interspersed with young and middle age trees. The application is 
accompanied by an arboriculture-tree survey. An assessment of the quality and value of 
39 existing trees on the site and including the existing robina street trees has been 
carried out and concludes that the trees are predominantly low in value. None of the 
trees are located in a conservation area or have a Tree Preservation Order (TPO). All of 
the trees on the site are proposed to be felled together with majority of the street trees. 
The report concludes that the removal of the trees would have an impact in the short 
term but would be offset by new tree planting as part of the proposed overall landscape 
strategy. The tree strategy identifies the planting of 149 new trees as part of an overall 
landscape design, including planting of new street trees to be covered under proposed 
highway and streetscape/public realm improvement works on Seagrave Road. The 
majority of the soft landscaping planting would be located above the basement car park 
and also on top of buildings in the form of roof top communal gardens. Therefore 
specifications and soil depth in respect to the planting of the proposed trees pits or 
moundings is critical to the overall success of the landscaping scheme. Based on the 
information provided in the Design and Access statement and examples of other similar 
landscaping schemes, officers consider that this is practical however, further details 
would need to be provided of tree planting and drainage over the basement deck 
through a tree and soft landscape strategy for each phase of the development 
(condition 10). 
  
3.61    The proposal provides amenity space for residents and visitors in the form of 
publicly or communal open green spaces, private gardens including light wells and 
balconies, private or communal roof terraces on the upper floors of the buildings. In total 
the proposed development would provide 11,258 sq.m. of amenity area. Together with a 
2700 sq.m. of public open green space in the centre of  the development the amenity 



space provision would comprise 4298 sq.m. of private gardens and light wells (including 
balconies and private terraces), 1420 sq.m. of communal roof terraces, 1790 sq.m. 
communal gardens and 1000 sq.m. of natural and interpretive play areas. All of the 24 
town houses fronting Seagrave Road would have private rear gardens varying between 
36 - 38 sq.m. in accordance with Standard S5A of the UDP. The rest of the ground floor 
family and non family units would be designed  with private gardens in a series of 
different forms, involving rear or front gardens, a combination of front and rear gardens, 
raised terraced areas and for Building C, E and F sunken light wells. The size of these 
private amenity plots varies between 9 up to 100 sq.m. Where these units do not meet 
the standard they would be provided with easy access to a series of communal or 
publically provided spaces.   
  
3.62    With regard to the flats on the upper floors a number of these units would 
designed with private balconies or terraces in excess of 3 square metres. The vast 
majority of balconies within the scheme, with the exception of G and H therefore comply 
with GLA guidance of 1.5 sq.m. On some of the buildings (A and D) communal amenity 
space would be supplemented by roof terraces (1420 sq.m.), providing a mix of soft and 
hard landscaping schemes, whilst also giving consideration to mitigating impact on 
neighbouring properties in terms of set backs terraces and boundary treatment. In the 
same way the majority of the proposed buildings have flat roofs, and approximately 60% 
of this space would comprise a mix of ecological green and brown roofs, incorporating 
SUDS principles. All of the units on the upper floors would have access to either an 
external balcony or private terrace space or would have access to either roof top 
communal amenity spaces or to one of the ground floor gardens or publicly open 
square. Therefore although not all of the units at ground level meet the UDP Standards 
S5A.1 and S5A.2, they are located in close proximity to the either the central square or 
communal gardens and because of the proximity and size of the communal amenity 
spaces proposed, it is considered that this makes up for the small amount of shortfall 
against the relevant standards.  
  
3.63    A garden square is proposed in the centre of the development, modelled on a 
traditional London square, with a mix of railings, hedges and a line of mature and semi 
mature trees providing enclosure. The square would be some 80 metres long and 35 
metres at its widest point, providing some 2600 sq.m. of publicly open green space. The 
square would have a lawn and is designed with intimate seating along the eastern side. 
A perimeter route serving residential buildings with entrances and front doors would 
establish an active street frontage looking onto the square and therefore an important 
part of the public realm. The perimeter route would comprise an informal shared hard 
surface treatment and connect into this green space, with priority given to pedestrians 
and cyclists whilst also allowing vehicular access for deliveries and taxis to the 
residential buildings. Some of the visitor and disabled parking spaces in the 
development would also be located along the western boundary of the square. The 
vehicular and pedestrian routes would be maintained by the management company and 
not adopted. Additional open green space for residents would be provided in the 
development in the form of more intimate areas of communal gardens. Two of these 
spaces would be located at the northern end of the site, serving the residents of 
Building A, B and H, together with the proposed southern gardens, located along  the 
south elevation of Building D, would comprise of semi private communal green and play 
space and private gardens to houses and ground floor units. All these spaces would be 
accessible to the occupiers of all the apartment buildings. Additional private gardens 
would also be provided on the site to the rear of each of the town houses fronting 
Seagrave Road and at all of the ground level or duplex units in Buildings C, D, E and F 



have private outdoor space through the provision of either a private garden, raised 
terrace or light well at either ground or basement levels.  
  
3.64    Fencing is proposed along the eastern boundary with the SCNI on the Network 
Rail land, aimed to provide security, privacy and noise attenuation to the ground floor 
units opposite the railway lines and station yet give some visual appreciation of the 
ecological area. The proposed fencing would comprise of a softer willow treatment on 
the residential side with a metal palisade fence soften by landscaping on the railway 
side. Officers consider the treatment proposed acceptable in principle but request 
further details in both elevation/section at 1:20 be provided, secured by condition 
(condition 9). At the northern end of the site a feature green wall to Building H is 
proposed on the gable wall facing the Atlas PH which is considered to enhance the 
appearance of the development. 
   
Children's play space: 
3.65    Policy 3.6 of the London Plan and the GLA's SPG `Providing for Children and 
Young People's Play and Informal Recreation' (2008) requires the provision of 10 m² of 
dedicated play space for children within new residential development, commensurate 
with the child yield of the development. UDP policy EN23B requires residential 
development that provides family dwellings to incorporate adequate play space 
provision in accordance with Standard S.7. Policy H3 of the core strategy promotes 
shared amenity space in large residential developments. Policy OS1 seeks to ensure 
provision of quality accessible and inclusive open space and children's play in the 
EC&WKOA. Policy BE1 seeks good quality public realm and landscaping to help 
regenerate. Of little weight as a material consideration Policy E2 of the draft DM DPD 
requires on site provision or an off-site contribution where it cannot be provided. 
  
3.66    The children's play space has been calculated on the basis of child yield from the 
development and the provision of play area for 0 - 4 year olds. The GLA SPD seeks 
provision for on site play for the youngest children in a development, but makes 
allowance for play space for older children to be accommodated in local parks. The 
guidance considers it acceptable for 5 to 11 year olds to use existing facilities within 
400m of the site and 12+ year olds to use parks within 800m of the site. 
   
3.67    According to the GLA's SPD calculations the proposal would result in a child 
yield of approximately 307 children. The public and communal gardens within the 
scheme would supplement the publically accessible equipped children’s play spaces 
located at either end of Building C and to the south of Building D. In total 5490 m² of 
children's play space would be duly provided both in dedicated play spaces and 
communal/publically accessible gardens. The proposal includes three play areas based 
around buildings and landscape areas. It is intended the proposed play areas as a 
whole would provide interest and safe play opportunities for children and their location 
would have a good level of surveillance and accessibility.  Normand Park is situated 900 
metres from the site and therefore there is an existing local park for 5+ year olds and 
12+ year olds within close proximity to the site. 
  
3.68    The proposal includes enhancement works to the public highway on Seagrave 
Road. It is proposed to narrow the overall width of Seagrave Road highway to 5.5 
metres in order to create a wider pedestrian zone in front of the site and defensible 
amenity spaces to the front of the town houses and Buildings G and H. The proposed 
works include a 2 metres wide pavement with designed zones for 18 mature street 
trees, lighting fittings and any street furniture. The existing mini roundabouts and 



chevrons on Seagrave Road would also be replaced with raised squares. These works 
would improve the setting of the site in Seagrave Road and surrounding neighbourhood 
and would be secured through the S106 agreement. Officers therefore conclude that 
there is a satisfactory provision of amenity and play space. 
  
Crime Prevention: 
3.69    Policy 7.3 of the London Plan advises that new development should seek to 
create safe, secure and appropriately accessible environments. Core Strategy policy 
BE1 advises that developments throughout the borough should be designed to enhance 
community safety and minimise the opportunities for crime. UDP Policy EN10 requires 
developments to provide a safe and secure environment. The site would be secure and 
the applicant has been in discussion with the Crime Prevention advisor over aspects of 
the design, to ensure compliance with Secure by Design criteria. A condition would be 
attached requiring details to be submitted of how the development achieves SBD 
accreditation (Condition 19). 
   
3.70    The main public garden square and other public accessible areas in the 
development would have natural surveillance, thereby reducing the risk and fear of 
crime. Both pedestrian and vehicular entrances would be overlooked by windows on all 
sides of the development. Access controls would be provided on every entry point and 
would use an intercom system. Access from the basement through stair cores would be 
controlled by use of key fobs, restricting resident access to their particular building. In 
the event of a fire, access from basement to ground would be allowed through all the 
stair cores. Access to the bike stores would also be controlled by use of key fobs. A 
building wide closed circuit television (CCTV) system would also operate across the 
site. The system would cover common areas, such as entrances, the basement car park 
and cycle storage entrances. It is however recommended that the CCTV cameras be 
installed at appropriate locations and the CCTV network would be connected to the 
borough wide CCTV network. This would also be secured through a condition 
(Condition 20). External and internal lighting would be provided in both public and 
communal areas, including the frontage of the site, pedestrian routes and entrances. A 
condition would be required that satisfactory levels of lighting be installed before 
occupation in accordance with Secure by Design criteria (Condition 53). The 
development would also be managed by a concierge during the day and night together 
with other security personnel. Details of the site management arrangements including 
details of the concierge are secured by condition (Condition 54). Therefore, there is no 
significant concern in respect of safety or the generation of crime as a consequence of 
the development. Subject to the conditions, it is considered to meet policy requirements. 
The Crime Prevention Design Advisor has recommended conditions to ensure the 
satisfactory security of future residents in terms of access control to the buildings 
(covered by Condition 19). 
  
Equality Act 2010: 
3.71    In accordance with the provisions of the Equality Act 2010, the Council has had 
due regard for the potential of the proposal to affect the various needs of protected 
`characteristics' and groups. Section 149 of the Equality Act 2010 requires the Council 
to have due regard to the need to (a) eliminate discrimination, harassment, victimisation 
and any other conduct that is prohibited by or under this Act; (b) advance equality of 
opportunity between persons who share a relevant protected characteristic and persons 
who do not share it; (c) foster good relations between persons who share a relevant 
protected characteristic and persons who do not share it. This means that the Council 



must have due regard for the impact on protected groups when exercising its functions, 
and case law establishes that this must be proportionate and relevant. 
  
3.72    The applicant has submitted an equalities impact assessment which concludes 
that there are a wide range of positive impacts varying in significance in respect of 
housing, cultural diversity, employment and enterprise, transport, travel and 
connectivity, urban design, open space and play space, and social infrastructure, 
services and facilities. The assessment also identifies a small number of potential 
negative impacts in relation to the construction phase as well as inadvertent risks that 
may arise during the relocation of people from the estates.  The assessment sets out 
how these can be addressed.  Officers consider that the recommendations in the 
assessment to abide by a considerate construction scheme and to liaise with the 
London Oratory School are appropriate and necessary and will be secured through a 
s.106 agreement as part of the Construction Management Plan. 
  
3.73    Officers consider that the application as a whole does not significantly engage 
the Council's duties under the Equality Act. Approximately 90% of the application site is 
used as a car park and development on this site is not considered to have any adverse 
impact on the majority of users of the car park, which is a visitor car park for events at 
the Earl's Court exhibition centres. Officers have not received any representations from 
bodies on behalf of these  protected groups about the loss of the car park facilities at 
the Earl's Court exhibition centres. In any event, to address any impact on wheelchair 
users who may use the car park, the Council will require the submission of a 
Management Plan as part of the s.106 agreement to ensure that wheelchair users can 
still park in the vicinity of the Earl's Court exhibition centre in the event that the centre 
remains open. The remainder of the site is occupied as B use classes and officers are 
not aware of users constituting protected groups to which the Council's duties would 
apply.  
  
3.74    Officers consider that the development proposals promote the council's duties 
where they are engaged. The following are examples of increased opportunities for 
accessibility by all groups; increased disabled/wheelchair access throughout the site, all 
units to be built to Lifetime Homes standards; and provision of substantial public realm 
within the site. The scheme would not be designed in such a way to exclude or have 
any detrimental impact on any groups in society and therefore it is considered that the 
proposed development would be consistent with the objectives of the Act. The provision 
of affordable housing is the maximum reasonable amount and the scheme would have 
a positive impact in terms of the regeneration of the opportunity area and kick-start 
future schemes in the area which may include new affordable housing in the area. 
  
3.75    The number of affordable housing units provided is considered to be the 
maximum reasonable amount for the development  consistent with London Plan and 
Core Strategy policies. The Council's preferred use of the affordable housing is that 
they are occupied by people relocated from its housing estates in West Kensington and 
Gibbs Green as part of a comprehensive regeneration of the estates and the 
opportunity area. Those people will constitute people from Black and Minority Ethnic 
groups and other protected groups. The decision to re-house people from these estates 
will be outside of the planning process and is separate to the determination of this 
planning application. As part of making this decision, an equalities impact assessment 
will be carried out and the Council will have due regard to its duties then. 
  



3.76    Furthermore, officers consider that the impact of the development on the 
surrounding area has limited engagement with the Council's duties. The proposal is not 
considered to have any adverse impact on protected groups in the vicinity, and the 
benefits of the scheme, such as the provision of open space will comply with access 
requirements. 
  
Design Considerations: 
 
Policy Context: 
3.77    The overarching aim of PPS1 (Delivering Sustainable Communities) is the 
achievement of sustainable development, to be achieved by various means including 
the delivery of high quality development through good and inclusive design. PPS1 
makes clear that design that is inappropriate in its context or which fails to take the 
opportunities available for improving the character and quality of an area should not be 
accepted. PPS5 `Planning for the Historic Environment' sets out the principles and 
guidance necessary for the assessment of the impact of development on heritage 
assets. It promotes the conservation of heritage assets.  
   
3.78    London Plan policy 7.1 requires that all new development is of high quality that 
responds to the surrounding context and improves access to social and community 
infrastructure contributes to the provision of high quality living environments and 
enhances the character, legibility, permeability and accessibility of the surrounding 
neighbourhood. Policy 7.2 requires that new development embraces the principles of 
inclusive design. Policy 7.3 requires new development to incorporate crime prevention 
measures to provide a safe and secure environment.   
  
3.79    Policy 7.4 of the London Plan requires that new development responds to the 
surrounding setting and provides a human scale and relationship with street level 
activity and is informed by the historic context. Policy 7.5 requires the provision of high 
quality public realm that is comprehensible at a human scale. Policy 7.6 requires 
development to be of high architectural quality that is of a scale that is compatible with 
the surrounding area that makes a positive contribution to the immediate, local and 
wider area. Policy 7.7 advises the definition of tall buildings includes those that exceed 
the Mayor of London referral threshold, and requires that such buildings should not 
compromise the character of the surrounding area and should be based on the highest 
standard of architecture and materials. Policy 7.8 requires that development respects 
affected heritage assets by being sympathetic to their form, scale, materials and 
architectural detail. Policy 7.21 seeks the retention of existing trees of value with new 
development, and their replacement when lost.   
  
3.80    Policy FRA 1 of the adopted Core Strategy states "Overall, the design, layout, 
massing and density of development must take account of and respect the local context 
and setting, local conservation areas, and local views. However, development should 
also recognise the substantial scope offered by the scale and location of the 
Opportunity Area to create a new sense of place and range of densities. For the 
Seagrave Road site, the design must also take account of views from the Listed 
Brompton Cemetery and local nature conservation". Core Strategy policy BE1 requires 
that all new development creates a high quality, accessible, urban environment that 
respects the surrounding setting, including heritage assets. The policy defines tall 
buildings as being those that "which are significantly higher than the generally prevailing 
height of buildings in the surrounding area" and states that those which have a 
disruptive and harmful impact on the skyline will generally be resisted. However, it also 



makes clear that there is scope for tall buildings in the regeneration of the borough and 
that the general character of each particular area will be an important consideration in 
assessing the acceptability of tall buildings. It adds that proposals for tall buildings will 
require a full urban design assessment. 
  
3.81    The UDP has the following policies that are of relevance: Policy EN2B states that 
development, including development outside conservation areas, will only be permitted 
if the character or appearance of the conservation area in terms of its setting and views 
into and/or out of it is preserved or enhanced. Policy EN3 requires that new 
development preserves the setting of Listed Buildings. Policy EN8 relates to the design 
of new development and states that `development will not be permitted unless it is of a 
high standard of design and compatible with the scale and character of the existing 
development and its setting'. Schemes must be formulated to respect the historical 
context of the area and its sense of place, the scale, mass, form and grain of the 
surrounding development, relationship to the existing townscape, rhythm and 
articulation of frontages, local building materials, sustainability objectives and the 
principles of good neighbourliness. Policy EN25 seeks the retention of trees with 
development and suitable replacement where removal is considered to be acceptable. 
The draft DM DPD has limited weight at this time. Policy G1 of the draft DM DPD 
however builds on UDP policy EN8 and other design and conservation policies, seeking 
new build development to be of a high standard of design and compatible with the scale 
and character of existing development and its setting. Policy G2 of the draft DM DPD is 
about tall buildings, but in this instance, requires reference back to the Core Strategy 
and Policy FRA 1 and BE1 apply. Policy G6 relates to views and landmarks of local 
importance requiring development to not cause demonstrable harm. Policy G7 relates to 
heritage and conservation. 
  
3.82    Although the revised draft Joint SPD should be given limited weight in 
considering and determining this application the following emerging key principles are 
considered of relevance: 
Key Principle UF3: Establish a clear and well defined network of streets providing a 
variety of environments and a choice of routes. The pattern of new streets should be 
inspired by the street types identified in the surrounding context. 
Key Principle UF4: Extend existing streets into and through the OA. 
Key Principle UF5: Extend the existing pattern of garden squares found around the OA 
into the new neighbourhood and use their most successful features as design precedent 
for new green, public open spaces. 
Key Principle UF6: Retain and/or improve views of special existing local landmarks. 
Key Principle UF7: Create new view compositions in the OA that complement those 
identified in the surrounding area and aid navigation and way finding. 
Key Principle UF11: New public open spaces within the OA will be expected to provide 
for a mix of different leisure pursuits including sports pitches, children's play, court 
games, passive recreation, community gardening and nature conservation. 
Key Principle UF19: Preserve or enhance the character and appearance of nearby 
conservation areas and the settings of listed buildings. 
Key Principle UF20: Preserve or enhance the character and appearance of Brompton 
Cemetery and the setting of its listed buildings. 
Key Principle UF26: The height and massing of new buildings on the edges of the OA 
will be expected to respect the scale and massing of neighbouring buildings. 
Key Principle UF27: Development will be expected to preserve or enhance the 
character and setting of any listed buildings or conservation areas around the edges of 
the OA. 



Key Principle UF29: Sensitively incorporate the existing buildings that remain on the 
edges of the OA into new urban blocks. 
Key Principle UF30: Development within the OA should not prejudice future 
development of other sites outside its boundary. 
Key Principle UF36: All proposals for regeneration within the OA will be expected to 
demonstrate a comprehensive, holistic approach to street design that treats streets as 
places where people will want to spend their time and that encourage cyclists and 
pedestrians. 
  
Design Context 
3.83    The proposed design has been assessed against the relevant national guidance 
and regional and local policies. In order to meet these policies, the proposed design 
must be of an appropriate scale and height such that it does not have a detrimental 
impact on key views and the setting of heritage assets. It needs to be of an appropriate 
form and high quality design to develop a sense of place. It needs to be permeable and 
provide connectivity to link the development area to adjoining pieces of townscape. 
  
3.84    The site is not located in a conservation area. Furthermore, the existing buildings 
on the site are not of any special architectural or historic interest and there are no 
objections to their demolition. The site is however located adjacent to a number of 
conservation areas in both this borough and RBKC and has Brompton Cemetery to the 
east. Brompton Cemetery is Grade I listed in the Register of Parks & Gardens of 
Special Historic Interest and within the grounds of the Brompton Cemetery there are a 
number of Grade II and II* listed monuments and structures. 
  
3.85    The site is currently a car park and appears as a large expanse of vacant land 
with a poor relationship to its surrounding urban grain. Beyond the car park, the 
application site extends to Rickett Street and Roxby Place to the north end of the site, 
where there are industrial buildings and a 2 storey residential cottage. To the south, the 
site boundary is a brick wall on the boundary shared with an Ambulance Station.  
  
3.86    On the car park are two single storey ancillary service buildings for the car park, 
and a few trees on a central planting island. The western boundary has a row of mature 
trees which are up to 10 metres in height and along the eastern boundary there are 
some trees and scrub immediately outside the boundary within a green strip designated 
as a site of Borough Grade I Importance for Nature Conservation (SNCI).   
  
3.87    The surrounding street pattern is dominated by east-west routes that run 
perpendicular to Seagrave Road. These roads are predominantly residential in 
character and with widths of up to 9 metres. Seagrave Road terminates at Lillie Road to 
the north of the site and is predominantly residential, with a number of other uses at 
ground floor. It consists of 2 lanes of traffic and is typically 13 to 16m wide (back edge of 
footway to back edge of footway). 
  
3.88    The surrounding urban context to the application site is made up of terraced town 
houses and blocks of flats. The houses tend to have small set backs from the back 
edge of the footway, typically bordered with iron railings. In many cases they have 
raised ground floors. The vast majority of town houses in this character area are 
terraced with a regular rhythm and strong vertical emphasis. The terraced housing 
creates orthogonal grids that ensure public, active frontages onto streets and public 
realm. In the centre of the blocks are private rear gardens that are secure. There are 
also a series of 4/5 storey apartment blocks which have a vertical or horizontal 



emphasis. The blocks of flats fronting onto Seagrave Road are incongruous in terms of 
architectural style, however they largely observe the same urban block structure as the 
terrace housing. The existing town houses on Seagrave Road, opposite the application 
site have very strong, consistent build lines, created by the railings that border the 
residential threshold space. Other town houses in the area create strong consistent 
building lines with the buildings right up against the back edge of the footway. 
  
3.89    Emerging guidance in the revised draft Joint SPD requires that development 
proposals on the Seagrave Road car park site respond to the existing urban character 
of the application site and surrounding area through ensuring (in keeping with Policy 
FRA1 of the Core Strategy) that: 
-  street grids should be orthogonal with an east- west emphasis; 
-  residential buildings should have a clear distinction between their public fronts and 
   private backs; 
-  small residential threshold spaces should be used to ensure sufficient privacy for  
   ground floor residential accommodation; 
-  strong, consistent build lines should be used; 
-  mixed use buildings can be successful when located within walking distance of a tube  
   station; 
-  footways should be generous and unobstructed; 
-  dead end streets should be avoided; 
-  private parking courts should be avoided; and 
-  blank frontages and poor boundary treatments should be avoided. 
  
3.90    In terms of the conservation area policy context and in regard to the 
requirements of PPS 5, the key aim should be to secure preservation or an 
enhancement of the area through a development which is of high quality and is 
successful in stitching the townscape back together, by providing connections and 
creating links with a high quality public realm.  Where there is no existing built fabric to 
preserve and there is a significant site area, the objective of any development should be 
to create a new place with an identity which is integrated into the existing townscape 
and network of routes, and within the site itself, providing a legible structure of spaces 
and routes.  
  
3.91    The recent English Heritage publication, `The Setting of Heritage Assets' 
(October 2011), provides a definition of, and key concepts associated with, setting. It 
notes that setting is not a heritage asset but can contribute to the significance of 
heritage assets. The document acknowledges that the protection of the setting of 
heritage assets need not prevent change. What are important are the recognition of, 
and the response to setting of heritage assets. 
  
Design Review Panel: 
3.92    The proposals have been reviewed by the Design Review Panel. The panel's 
feedback and views relating to the density of the overall proposal, overlooking between 
Block A and B, the height and design of Building B, the height of Building C, the choice 
of cladding material to Building C, the size and height of visible plant spaces on top of 
all buildings and the sense of place and integration of the proposals to the adjoining 
streets have been taken into consideration by officers. The applicant, in the amended 
scheme, has sought to address the Design Review Panel's feedback and comments by 
either amending its proposal or providing further information and detail to officers of 
particular elements and parts of the scheme that may have been highlighted. Each of 
these matters is expounded upon in more detail in this design assessment.  



The Master Plan and Urban Design 
Layout: 
3.93    The proposals are based on principles of the master plan for the Earl's Court and 
West Kensington Opportunity Area, which is the subject of separate outline planning 
applications to this borough and RBKC. The master plan for this proposal was 
developed from the original master plan by Farrell's and has been developed and 
changed as the detail design of the scheme has developed. The proposal has been 
subject to an extensive public consultation, including public exhibitions which led to 
revisions to the initial design concept prior to the submission of the planning application. 
The design of the current application has been further amended since it was originally 
submitted to take account of feedback received from the statutory/amenity groups and 
residents in respect of the fenestration treatment and height of the buildings on the 
boundary with Brompton Cemetery. 
  
3.94    As stated in paragraph 1.26, the scheme proposes a layout of 8 blocks around a 
publicly accessible garden square. A row of 3 and 4 storey terraced houses is proposed 
along Seagrave Road which responds to the layout and scale to the existing terraces 
and housing on the western side of Seagrave Road. The existing urban grain of the 
area around the application site is established in the layout by continuing the structure 
of the streets and extending existing streets onto the site. The proposed street network 
relates to the site's immediate and wider context so that the development stitches into 
the surrounding urban quarters and creates a clear permeable hierarchy of routes 
through the site. The principle routes through the site are aligned to link up with existing 
east west streets, Halford Road to the south and Merrington Road to the north. These 
two new east west streets in the site increase permeability and provide the main access 
points for the development from Seagrave Road. Two south - north streets are 
proposed on the application site on either side of a garden square. 
  
3.95    Although limited weight can be given towards the consideration of this planning 
application the revised draft Joint SPD sets out that proposed development should 
"Establish an urban grain within the OA that is inspired by the surrounding pattern of 
streets and open space". It is considered the spatial, street and open space layout 
would improve the urban context of the car park in relation to its surroundings and 
create an urban grain that is in keeping with the existing wider urban grain that satisfies 
Core Strategy policy BE1 and revised draft Joint SPD key principles UPF3, UPF4, 
UPF5, UPF6 and UPF7. The proposal demonstrates that spatially, the layout 
successfully integrates into the local surroundings. 
  
3.96    The proposed routes through the site enable the development to be integrated 
with, and connected to the surrounding townscape. The proposal would utilise high 
quality materials for the public realm and all space at ground floor level through the site 
would be permanently publicly accessible. This public realm would be animated through 
landscaping, public art and street furniture, to develop a high quality urban environment 
for the benefit of future occupiers, visitors and those moving through the site. The 
proposed development would be predominantly residential which would have a ground 
floor presence, with entrances that would provide animation and a sense of overlooking 
and natural surveillance of the external spaces. 
  
Public Realm and Open Space: 
3.97    PPS1 states that planning authorities should plan positively for the achievement 
of high quality and inclusive design for all development, including individual buildings 
public and private spaces and wider area development schemes. Good design should 



contribute positively to making places better for people. Design which is inappropriate in 
its context or which fails to take the opportunities available for improving the character 
and quality of an area and the way it functions should not be accepted. 
  
3.98    In total the proposal would provide 1.6 hectares of open space through a variety 
and hierarchy of public and private space for residents use. This is equivalent to 50% of 
the site footprint and fundamentally underpins the proposals layout. 
  
3.99    A publicly accessible garden square is proposed at the centre of the application 
site. This part of the Opportunity Area is deficient in public open space and the 
proposed 0.27 hectare garden square would make a significant contribution towards 
publicly accessible open space in the area. There would also be a smaller public space 
proposed to the north of the site, adjacent to Building A and accessed from Ricketts 
Street and Roxby Place and a further public open space to the south of Building D.  
 
3.100   The proposed central garden square would be comparable to other London 
squares, such as Red Lion Square (100m x 40m), and Craven Hill Gardens (60m x 
30m). It would provide a public open space that is well enclosed and overlooked by 
buildings on all its four sides. The proposal would provide a good public space built on 
the characteristics of a typical London garden square, with many front doors on the 
building facades facing the space. Hard landscaped streets, raised curbs with metal 
rails, hedges, trees of different sizes and species, planting, seating, pathways and 
lawns are proposed. The development is designed to minimise vehicular movements on 
the site and increase pedestrian priority. This goes a long way to creating safe and 
inviting places to play.  
  
3.101   Child play spaces are provided in the scheme between Building A and C and 
Building C and D, and to the south of Building D. Together with the 3 garden squares, 
these spaces create an opportunity for active play and sustainable open space use and 
form part of a cohesive public realm that unifies the built form.   
  
Heights and Massing: 
3.102   The heights of the buildings within the development are an important 
consideration to ensure an appropriate relationship with surrounding development and 
heritage assets. Guidance for the heights of the proposed buildings has been derived, in 
part, from the heights of the emerging Opportunity Area master plan and the revised 
draft Joint SPD. The building heights have also been informed by the heights of the 
adjoining buildings around the site and the impact that the development of the site 
would have on surrounding views, including those related to heritage assets. 
  
3.103   It is considered the proposed massing responds to the site context: lower 
buildings would be located on the edges of the site where they would relate to existing 
building heights in response to the sensitive settings of Seagrave Road and Brompton 
Cemetery. The proposed scheme increases in scale from west to east across the site 
from 3 and 4-storey terrace houses along Seagrave Road up to the 8-storey 
interconnected mansion blocks along the eastern boundary facing the railway and 
Brompton Cemetery. A single 16 storey taller element within the development is 
proposed at the northern end of the new garden square. This would create a focal point 
to the development. The careful articulation of scale and silhouette is a fundamental 
driver of the scheme and particular care has been given to its appearance in local and 
distant views and its impact on the setting of the Grade I listed Brompton Cemetery.  
  



3.104   The revised draft Joint SPD sets out that `no new buildings visible on the skyline 
should have a negative impact on the quality and character of the surrounding 
townscape' and that applications should ensure that `new buildings on the edges of the 
Opportunity Area are sensitively integrated into and enhance the existing context'. The 
massing and form has been carefully designed to create an articulated and layered 
silhouette and a varied skyline that would not dominate the Cemetery or buildings within 
other existing conservation areas close to the site. Around the perimeter of the site 
where the new development directly meets existing urban blocks the proposed 
development would complete the existing urban blocks, maintaining the continuity of 
urban form at the site's perimeter.  
  
The Architectural Proposals: 
3.105   The master plan layout proposes varying architectural expressions for each of 
the buildings on the site, responding to their immediate settings and role. This avoids a 
monolithic form of development which can arise where large schemes are restricted to a 
repetitive design, and provides variation and interest across the site, reflecting the 
diverse mix of designs in the neighbourhood. 
  
3.106   The London Plan policy 7.8 states that new development should be of a 
proportion, composition, scale and orientation that enhances, activates and 
appropriately defines the public realm, and that it should comprise details and materials 
that complement not necessarily replicate the local architectural character, and optimise 
the potential of sites. Policies BE1 and FRA1 of the Council's Core Strategy and UDP 
policies EN2B and EN8 are particularly relevant to the assessment of the design. 
  
3.107   The proposals on the site are divided into four architectural zones relating to 
their scale, orientation and adjacencies to existing buildings. The four zones are 
referred to as,  
-  The metropolitan zone (a more urban feel due to their adjacency to Lillie Road and 
    West Brompton Station). 
- The garden square (mansion blocks wrapping around a modern interpretation of a  
   London square). 
- The southern gardens (materially similar to the square but wrapped around a series of  
   southern more family orientated gardens). 
-  Seagrave Road (traditional style housing complementing the existing urban grain). 
   
3.108   Buildings A and B are described as being in the metropolitan zone due to their 
location on the north end of the site and their adjacency to West Brompton Station and 
Lillie Road which have also informed an urban architectural style to their form and 
materiality. 
  
3.109   Building A is a gateway building that is sited opposite the EDF substation 
building adjacent to West Brompton station. It's height and mass responds directly to 
that of the EDF building and it reduces in height from 9 to 6 floors in response to the 
lower buildings on Rickets Street, Roxby Place and Langtry Place. The building appears 
curved, following the line of the rail tracks and creates the eastern edge of the northern 
garden square. The building is clad in a rain screen copper alloy and this material is 
carried through the projecting balcony elements. The building offers roof top communal 
amenity on each of the four terraces of the building's stepped profile. The building 
creates an edge to the development which frames and provides overlooking to the 
proposed Lost River Park (subject of a separate planning application for the wider 
opportunity area) which runs along the railway line on the designated nature corridor. 



  
3.110   Building B is a 16 storey glass building and is described as the main focal point 
of the development. Opaque and clear glass panels would make up the facade with 
each floor level expressed in an aluminium band. This is also expressed in the 
protruding balconies, which are again wrapped in the same cladding material, glass 
balustrade. A tall building in this location as part of the master plan would create a 
sense of place for the development. Its location on the northern end of the proposed 
master plan, along with the 10 storey block E on the southern end of the master plan, 
would define the garden square at the heart of the development.  
  
3.111   Through consultation with officers, the design of this building has been revised 
to remove the roof level overhang and replace it with a parapet. The result of the 
changes to the plant room and refinement of the details of the top of the building is a 
simpler, more elegant solution, improving the roof top articulation and appearing lighter 
against the skyline.  
  
3.112   The height of the building at 16 storeys is such that only the upper levels of the 
building would be visible when viewed from the wider area, including from Brompton 
Cemetery, where the existing Empress State building would also be visible. The 
proposed development comprises a distinctive grouping of buildings that would have a 
different character from different viewing locations which would enhance the legibility 
and visual richness of the proposed development in this specific urban context as part 
of a layered townscape composition. 
  
3.113   The proposed development would be visible from local conservation areas, in 
particular Brompton Cemetery to the east, Sedlescombe Road to the west and 
Philbeach Gardens to the north-east. During the design process, careful consideration 
has been given to the form and massing of buildings on the site in relation to sensitive 
views from conservation areas and listed buildings. The settings of the relevant 
conservation areas, listed buildings, and registered landscapes have been evaluated in 
the Townscape and Visual Impact Assessment (TVIA) submitted with the planning 
application in relation to specific views, and it has concluded by demonstrating that the 
impact of proposed development would not harm the setting of the historic environment. 
  
3.114   Building B appears on the skyline when viewed from Brompton Cemetery as 
shown in TVIA views 13W, 13S, 14W, 14S, 15W, 16W, 16S, 17W, 18W. It can also be 
seen in view 07 from Eardley Crescent (in the Philbeach Conservation Area) where it 
appears above the roofline of the terrace along the road. It is also visible in View 10 
from Redcliffe Square (in the Boltons Conservation Area). 
  
3.115   View 7 in the TVIA taken from Eardley Crescent demonstrates that due to the 
distance of the viewing position from the site and the architectural treatment of the top 
of Building B, the tall building would be read as a secondary distant object that recedes 
against the sky. The elegant sweep of the existing Victorian crescent would remain the 
foreground focus of this view and the setting of the Philbeach Gardens Conservation 
Area would not be harmed. The glazed cladding of the tower includes insulated opaque 
glass panels as well as transparent areas of window. Building B would not therefore 
appear as a uniformly bright object at night and would not appear more prominent at 
night than during the day.  
  
3.116   In View 10 from Redcliffe Square, parts of the proposed development would be 
visible above the roofline of the terrace on Finborough Road. However the proposed 



Building B would be half a mile away from the viewing position and set against a 
foreground of varied and highly articulated existing buildings and street trees. Building B 
would be recessive in the view. In view 11 taken from Redcliffe Gardens closer to the 
site, less of the proposed development would be visible. From The Bolton’s the 
proposed development would not be visible. The impact on The Bolton’s Conservation 
Area as a whole would be negligible. 
  
3.117   The materiality of Building B ensures that when viewed from the long and 
medium distance (View 07, 10 and 11), there is minimal impact on the skyline. The 
lightness of the building and reflection of the sky on the glass reduces its visual 
presence and thus its impact on these views. It is also evident in the design materials 
submitted for approval, that the architecture of the Building would be of a high quality 
and detail and this would conditioned subject to details (condition 6). This is consistent 
with Guidance 4.4 in the Cabe and English Heritage Guidance for Tall Buildings which 
states `To be acceptable, any new tall building should be in an appropriate location, 
should be of first-class design quality in its own right and should enhance the qualities 
of its immediate location and wider setting. It should produce more benefits than costs 
to the lives of those affected by it. Failure on any of these grounds will make a proposal 
unacceptable" and 5.2 which states `Where full planning permission for a tall building is 
to be granted, the detailed design, materials and finishes, and treatment of the public 
realm should be secured through the appropriate use of planning conditions and 
obligations, including section 106 agreements, where appropriate. Adequate guarantees 
are essential to maintain the original architectural quality and ensure that inferior details 
and materials are not substituted at a later date.' 
  
3.118   Views 13W, 13S, 14W, 14S, 15W, 16W, 16S, 17W, are from Brompton 
Cemetery. In these views the upper levels of Building B appear in the distance behind 
Block C above its roof. Also visible in these views is the 31 storey Empress State 
Building. Although Building B is closer to the these viewing points in Brompton 
Cemetery, it appears in all views against the setting and silhouette of the significantly 
taller Empress State building. This composition of the skyline against an existing local 
tall building, ensures the cumulative impact on the skyline is reduced and the legibility 
and visual richness of the resultant layered townscape enhances the perceived western 
skyline composition from the Cemetery which is currently dominated by the Empress 
State Building. Existing views to the west from the Cemetery are fragmented and 
include a series of large and tall buildings outside the conservation area that do not 
contribute to a harmonious and legible urban scene. It is considered the proposed 
scheme would mitigate the impact of existing tall and large buildings outside the 
conservation area by integrating them within a coherent urban backdrop to views out of 
the Cemetery to the west and the setting of the Cemetery would consequently be 
enhanced. 
  
3.119   Officers are of the opinion the proposal for Building B would be consistent with 
the design policies of the London Plan, specifically 7.1, 7.4, 7.5, 7.6, 7.7, 7.8 and 7.22 
and paragraph 7.25 of the London Plan. The location and scale of the proposed tall 
building is supported by the above analysis and consistent with the relevant policies. In 
townscape terms it would fulfil the role of a way finding structure marking the presence 
of a public space and distinguishing the square within the wider townscape and it would 
appear as a slender and unobtrusive form. 
  
3.120   Buildings C, E and F are described as the Garden Square and take a more 
formal approach to residential design with mansion style blocks that wrap around a 



modern interpretation of the traditional London square. Building C is designed as a 
series of mansion blocks linked by set back brick shoulders. The mansion blocks are 
clad in pre-cast or reconstituted stone cladding with full height glazed panels to all living 
spaces. These have an integrated internal glass balustrade with a Juliette balcony to 
each lounge area. The upper floor would be set back with a distinct protruding roof 
overhang and a mixture of clear and opaque glazing.  
  
3.121   Building C is made up of 4 residential mansion blocks which are 7 storeys to the 
shoulder height with a set back upper level under a roof overhang. There are 3 linking 
set back brick buildings which are 6 storeys in height. The difference in height between 
the mansion blocks and the link blocks create a varied rhythm, but a constant roof line 
along the site boundary. As Building C sits along the eastern boundary of the 
application site it provides enclosure of and frontage onto to the proposed new Garden 
Square. The composition of frontage of the garden square is completed with Building B 
to the north, Building D and E to the south and Building F to the west. The proposed 
Building C together with the eastern end of Building D, face Brompton Cemetery 
creating a built edge to the western edge of the Cemetery.  
  
3.122   The existing scale of the buildings forming an edge to the cemetery along 
Finborough Road on the east edge is predominantly 3 and 4 storeys. Although the 
proposed buildings on the western edge of the cemetery would be higher than those on 
the eastern edge, they would form a defined edge to this side of the cemetery, thereby 
creating a desirable sense of enclosure of the cemetery. The backs of houses on 
Finborough Road and Ifield Road already provide enclosure and definition to the 
eastern boundary of the Cemetery. However views outwards to the west are fragmented 
and include a series of large and tall buildings outside the conservation area that do not 
contribute to a harmonious and legible urban scene or setting for the Cemetery. Views 
to the west are not designated within the Conservation Area Proposals Statement and it 
is noted in the Proposals Statement that the western boundary lacks enclosure and 
would benefit from enhancement.  
  
3.123   The RBKC Conservation Area Proposals Statement for the cemetery states that 
"Formal set-pieces such as the neat and open war graves section contrast with less well 
defined locations such as the flanked Chelsea Pensioners monument and with recent 
internments. These latter areas fail to provide sufficient enclosure where it is most 
needed on the western boundary".  In paragraph 4.62 of the revised draft Joint SPD it 
suggests that "...proposals on the eastern edge of the Seagrave Road site should 
introduce new buildings that enclose, but do not over dominate, the western edge of the 
cemetery and enhance the character of the conservation area." Establishing a building 
edge along the western side of the cemetery is therefore a welcome proposal. The 
submitted TVIA views of the proposed scheme from Brompton Cemetery demonstrate 
that, where visible, the proposed scheme would provide a sombre, low key backdrop to 
the western boundary of the Cemetery. The proposed scheme is a stepped composition 
of massing, and layering and the articulation of the skyline would ensure that the 
Empress State Building would remain visible as a local landmark and aid to orientation, 
but set within a more coherent composition of townscape. 
  
3.124   Brompton Cemetery is a very significant designated heritage asset. In 
accordance with PPS5, the proposed scheme would preserve those elements of the 
setting of Brompton Cemetery that make a positive contribution to its significance, in 
particular the formal composition of the Ceremonial axis, and furthermore it would 



enhance the coherence of the existing urban setting to the west of the Cemetery which 
would better reveal the significance of the Western Burial Zone.  
  
3.125   The mansion blocks proposed on the west are 140 metres from the Central 
avenue of the Cemetery, whereas the existing buildings along Finborough Road are 105 
metres from the central avenue. The angle of enclosure created by the proposed 
development is relative as a result of the buildings being set further back from the 
boundary of Brompton Cemetery than the existing buildings on the east boundary. 
  
3.126  Furthermore, paragraph HE10.2 of PPS 5 requires local planning authorities to 
"identify opportunities for changes in the setting to enhance or better reveal the 
significance of a heritage asset. Taking such opportunities should be seen as a public 
benefit and part of the process of place-shaping." The Practice Guide expands on PPS 
5 Policy HE10 at paragraphs 113-124. The level and nature of impact is determined by 
the design of the Proposed Development: "The contribution of setting to the historic 
significance of an asset can be sustained or enhanced if new buildings are carefully 
designed to respect their setting by virtue of their scale, proportion, height, massing, 
alignment and use of materials. This does not mean that new buildings have to copy 
their older neighbours in detail, but rather that they should together form a harmonious 
group" (paragraph 121).   
  
3.127   In winter the existing western boundary lacks coherent enclosure and definition. 
The proposed scheme would enhance the definition and enclosure of the western 
boundary of the cemetery in winter with a major beneficial impact, making "a positive 
contribution to the character and local distinctiveness of the historic environment" (PPS 
5 policy HE7.5).  
  
3.128   The domed chapel, colonnades and catacombs which are Grade II* listed 
structures on the Brompton Cemetery, are built of honey coloured Bath stone. This 
stone is also used on several monuments, within the site, the North Gate on Old 
Brompton Road, the South Gate on Fulham Road, Gate House cottages and cemetery 
boundary wall along Brompton Road. Following consultation with officers and English 
Heritage, the revised scheme for the application site proposes a reconstituted stone of a 
more natural limestone hue for the 4 mansion houses and the principle elevations in 
Building D including the end wing facing the cemetery. This material choice relates well 
in colour and texture to the honey coloured Bath stone which is the dominant building 
material used on the listed structures within the Brompton Cemetery. The set back 6 
storey link blocks to the mansion houses are proposed as brick buildings which reflects 
the use of brick on the edge buildings along the eastern edge of the cemetery on 
Finborough Road and Ifield Road and the EDF building on the western edge. 
  
3.129   Building E would mark the southern end of the square which it completes as a 
counterpart to Building B. It is of similar elevation treatment and materials to Building C, 
but with stone sides and a mixture of glazed and opaque glazed panels fronting the 
square. The design of the building has been revised following consultation with officers. 
Its footprint has been reduced by up to 4 metres on the frontage with Building C. This 
reduction creates a smaller rectangular footprint and creates more public open space by 
increasing the space between Building C and E. This reduced foot print also improves 
the visual and physical relationship to the southern blocks (Building D) and its 
integration with the main garden square. The top of Building E has  been redesigned to 
lower the plant into the top floor by 1m and remove the roof overhang. 
  



3.130   Building F is part of the `garden square' suite of buildings and marks the western 
edge of the garden square. Its predominant material is reconstituted stone but with a 
brick treatment backing onto the houses facing Seagrave Road. The facade is broken 
into a series of four protruding bays, mirroring the four mansion blocks of Building C on 
the opposite side of the square. These bays are articulated by recessed balconies and 
punctured vertical windows. The ground floor of the building is expressed as duplex 
units with separate entrances to each ground floor apartment. Buildings B, C, E and F 
all have frontages onto the garden square and create an well enclosed and overlooked 
public open space with all the characteristics of a west London garden square. 
  
3.131   Building D described as the Southern Gardens, is designed to accommodate the 
affordable housing and forms a new street pattern to the south of the site, creating a 
series of garden spaces. This building has a materiality similar to the Garden Square 
buildings but is set apart by its massing, introduction of materials such as timber and 
render and its balcony designs. The ground floor of the building is expressed as duplex 
units with separate entrances to each ground floor apartment. Following consultation 
with officers, this building has been reduced in height by 700mm with exception of the 
eastern block facing the railway and Brompton Cemetery which has been reduced in 
height by 1500mm. The building comprise 4 apartment blocks, the Eastern Block facing 
the railway is 8 storeys, the central block is 9 storeys and the western block on the 
Seagrave Road end of the site is 7 storeys. These blocks are linked by 2 short terraces 
of three 3 storey town houses. 
  
3.132   Buildings G, H and the Seagrave Road houses described as Seagrave Road, all 
address the existing Seagrave Road vernacular. A more traditional style of housing and 
the use of brick create a high quality brick frontage to the site. Building G and H are two 
6 storey buildings predominantly brick and reconstituted stone panelling and deep 
punctured windows with a series of small balconies on the facade. On Seagrave Road 
the language and materials are designed to integrate with the adjacent existing 
buildings (such as the Atlas public house) and the new Seagrave Road terrace of 
houses. There is defensible space created to all ground floor flats either with landscape 
buffers or change in levels that protect privacy and security. All accommodation on the 
ground floors have their own street-level entrances. The two buildings create a gateway  
to the development at the junction of Seagrave Road with Merrington Road. The scale 
and height of the buildings respects the existing buildings on Seagrave Road at this end 
of the application site. 
  
3.133   There are 24 town houses proposed along Seagrave Road. The northern 
terrace proposes 16 houses, 9 of them at 4 storeys and 7 at 3 storeys height. The scale 
of the houses reflects the scale of existing housing within the area, including the larger 
Victorian houses on the north end of Seagrave Road. The houses have full height bays 
with entrances to each house on the recessed sections of the house. A defensible zone 
at ground level is created by light wells to lower ground accommodation with metal 
railings as in traditional Victorian terraces. A shorter terrace of 7 houses at 3 storeys 
completes the street frontage. A high quality of detailing has been incorporated into the 
design of the houses with simple use of Flemish bond brick work, voussior arches, 
recessed shadow lines and high performance powder coated sliding sash windows in 
traditional proportions to the front bays and rear elevations and reconstituted stone to 
the recessed sections of the front elevations of the northern terrace, to achieve a 
contemporary interpretation of the architecture of the locality. Detailing on the southern 
terrace of 7 houses follows a more traditional design with a ground floor base material 
of reconstituted stone and upper floors in Flemish bond brickwork. 



3.134   Officers consider that the housing proposed on Seagrave Road integrates the 
development into the surrounding context through buildings of the same scale and 
character with the existing buildings on the edge of the site and create a successful 
street enclosure of Seagrave Road. The proposals demonstrate that these houses 
would achieve this integration and create a coherent urban environment enhancing the 
character of the street. 
   
Design Conclusions: 
3.135   Overall, it is considered that the application proposes an appropriate response 
to the site and would bring substantial benefits in enhancing the townscape. It would 
provide new frontages and repair a gap in the townscape and the fragmented Seagrave 
Road - street scene with activity and enclosure.  Set in an area of varied architectural 
characters the proposed development would provide a new place with its own identity 
that successfully integrated into the surroundings. It would provide new high quality 
public open space and well designed public realm. The development is consistent with 
the requirements for high quality design that are specified in national policy and 
guidance, the London Plan, The Revised draft Joint SPD and the Core Strategy, and it 
is considered that the high quality of the proposal its choice of materials, scale, massing 
and architectural detail are in keeping with Policy HE10 of PPS5 and would not harm 
but enhance the setting of the neighbouring Brompton Cemetery conservation area. It 
would be a high quality development which would make a positive contribution to the 
Earl's Court and West Kensington Opportunity Area. It is considered that the benefits to 
the townscape outweigh the losses. The proposal would add a significant new piece of 
high quality townscape to the Borough. 
  
Impact on the Amenity of Surrounding Properties: 
  
Daylight, Sunlight and Overshadowing: 
3.136   An impact that could possibly arise from the proposed development is whether 
sufficient daylight and sunlight would reach existing neighbouring residential properties. 
A number of objections raise concerns about loss of daylight and sunlight. The issue 
has been assessed against the requirements of policies 7.6 and 7.7 of the London Plan.  
  
3.137   Policy 7.6 of the London Plan (2011) states that buildings and structures should 
not cause unacceptable harm to the amenity of surrounding land and buildings, 
particularly residential buildings, in relation to privacy, overshadowing and wind and 
microclimate. Policy 7.7 adds that tall buildings should not affect their surroundings 
adversely in terms of microclimate, wind turbulence, overshadowing, noise, reflected 
glare, aviation, navigation and telecommunication interference. There are no specific 
policies with regards to daylight, sunlight or overshadowing to neighbouring properties 
either within the saved UDP or the Core Strategy. UDP policy EN8 does however refer 
to impact generally and the principles of `good neighbourless'. 
  
3.138   In assessing daylight and sunlight impacts it is common practice to refer to the 
Building Research Establishment Report "Site Layout Planning for Daylight and Sunlight 
- a Guide to Good Practice" (BRE) 1991. The advice contained in the BRE guide is not 
mandatory and the introduction to the BRE guidelines stress it should not be used as an 
instrument of planning policy. It also adds that it should be interpreted flexibly because 
lighting is only one design factor for any scheme. Furthermore in considering 
development potential it is inevitable that in urban environments there will be some 
adverse impacts from development and there are circumstances that will exist where a 
greater degree of obstruction to light can on occasion be acceptable. Nevertheless the 



BRE guidelines applied together with on-site judgement are useful tools in assessing 
the potential impact of a development on daylight/sunlight to neighbouring properties. 
  
3.139   Despite being located in a built up urban area, surrounded on three sides by 
buildings of both commercial and residential uses, the majority of the site is relatively 
open and used as an open car park. Currently the majority of the neighbouring 
residential properties look out over an almost unobstructed landscape, meaning they 
enjoy daylight and sunlight conditions which are more akin to a suburban location rather 
than an urban environment in central London. It would not be realistic for there to be an 
expectation that this character should prevail given its inner urban location. 
  
3.140   The application is supported by a comprehensive daylight, sunlight and 
overshadowing assessment in line with the BRE guidelines, provided in Chapter 9 of the 
Environment Statement and ES Addendum for both the original and revised schemes. 
All the properties assessed have been broken up into either residential or commercial 
uses. The analysis has been undertaken by using a specialist computer model, floor 
plans and external site inspections. When considering and interpreting the results, the 
key factor is the change in the quantum of daylight and sunlight and not the percentage 
change. The percentage change can be misleading, particularly where the baseline 
values are small. In these situations, a small change in the quantum of light could 
represent a high percentage change in the overall figure, implying that there was a 
significant change in daylight when actually the difference is negligible. 
   
Daylight: 
3.141  The BRE sets out three different methods of calculating daylight to or within a 
room. The first is the Vertical Sky Component (VSC) method, followed by the No-Sky 
Line method (NSL) or Daylight Distribution method and finally the Average Daylight 
Factor (ADF) method.  
  
3.142   The VSC method measures the amount of sky that can be seen from the centre 
of an existing window serving residential buildings which look towards the site and 
compare it to the amount of sky that would still be capable of being seen from that same 
position following the erection of the development. The measurements assess the 
amount of sky that can be seen converting it into a percentage. An unobstructed 
window will achieve a maximum level of 40%. A good level of daylight is considered to 
be 27%. Daylight will be adversely affected if after a development the VSC is both less 
than 27% and less than 80% or 0.8 times of its former value.  
  
3.143   The impact of the distribution of daylight in an existing building can be found by 
plotting the NSL in each of the main rooms.  For houses, this will include living rooms, 
dining rooms and kitchens.  Bedrooms should also be analysed, although they are 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. 
  
3.144   The plotting of the 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. 
  



3.145   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. If a 
significant area of the working plane lies beyond the NSL (i.e., it receives no direct sky 
light), then the distribution of daylight in the room will be poor and supplementary 
lighting may be required. 
  
3.146   The ADF method is a more detailed analysis and measures the general 
illumination from sky light and takes into account the size and number of windows and 
size of room and room use. The BRE test recommends an ADF of 5% or more if there is 
no supplementary lighting or 2% more if lighting is provided. There are additional 
minimum recommendations for dwellings of 2% for kitchens, 1.5% for living rooms and 
1% for bedrooms. 
  
3.147   The most appropriate approach to the issue of the impact of a development 
upon daylight to existing dwellings is to consider each of the three different methods. 
When reviewing the daylight results for each property, they can be considered 
sequentially; VSC, NSL and then ADF. In the first instance the VSC results should be 
considered. If all the windows in a building meet the VSC criteria, it can be concluded 
that there will be adequate daylight. If the windows in a building do not meet the VSC 
criteria, the NSL analysis for the room served by that window needs to be considered. If 
the NSL criteria for the room in question are met, then there will be adequate daylight to 
that room. Finally, if neither the VSC nor NSL criteria are met, the ADF results should 
then be considered. The assessment criteria specified within the BRE Guidance only 
suggests where a change in daylight will be noticeable to the occupants, it does not 
further define impacts beyond this. 
  
3.148   The daylight assessment has focussed primarily on the residential properties. In 
total the assessment shows there are 689 windows, serving 466 rooms within 55 
residential properties surrounding the application site (Seagrave Road, Brompton 
Crescent, Rickett Street, south of Lille Road, Halford Road and Hilyard Road). The 
results reveal that 436 rooms (93.5%) pass either the VSC or NSL criteria and 445 
(95.5%) of the surrounding rooms would pass either the VSC, NSL or ADF 
assessments in line with the BRE Guidance.  
  
3.149   The assessment shows 21 out of the 466 rooms (4.5%) experience alterations in 
VSC, NSL or ADF which are beyond the levels recommended in the BRE Guidance. 
This indicates that the development may result in a small proportion of neighbouring 
occupants experiencing a noticeable change in levels of daylight. The windows 
identified are located in 5 properties to the west of the application site: 1-45 Seagrave 
Road; 162 Halford Road (frontage to Seagrave Road); 39 Seagrave Road; 67 Seagrave 
Road and 69-79 Seagrave Road. 
  
3.150   A further impact assessment following the ES Addendum has been undertaken 
for all of the 5 properties. Based on detailed floor plans and external observations, the 
assessment has established that not all of the affected 21 rooms identified in the ES 
Addendum are habitable rooms (including kitchens). It concludes that 10 rooms out of 
the 446 rooms (2.19%) would be impacted beyond the levels recommended in the BRE 
Guidance. The impact on these rooms is explained in more detail: 
 
- 1-45 Seagrave Road: A five storey hostel building. In total 3 rooms located at ground 
floor level (a recreation room, kitchen and bedroom) would experience impact beyond 
that recommended in the BRE Guidelines. Following a closer assessment and 



inspection, it is considered that these rooms are already impacted to some extent by the 
projection to the upper floors of the building and therefore currently experience reduced 
levels of existing light that do not satisfy BRE guidelines. Therefore it is considered that 
as a consequence of the architectural design of this building, a development of any 
reasonable size on the application site would further impact on these windows. It is not 
considered that the levels of further impact would be sufficient to result in a reason for 
refusal here. 
- 162 Halford Road: A 4 storey sheltered housing development: Initially 16 rooms were 
found to be below the BRE guidelines. In total 8 rooms have since been found to be 
circulation or non habitable spaces and therefore the impact on these rooms is 
negligible. Of the remaining 55 rooms 5 fall below the BRE Guidance in terms of 
VSC/and or NSL. These rooms are located on the ground floor of the building facing 
Seagrave Road and the existing car park. These rooms comprise 4 living and a 
bedroom. On closer inspection four of the rooms are contained within projecting bays 
features, where the accommodation on upper floors have a projecting mass which over 
sails the windows in question although this is less prominent than that affecting 1-45 
Seagrave Road. The retained levels of light in these windows are considered generally 
good between 19% and 26% VSC.  
- 39 Seagrave Road: One room at lower ground floor level facing the application site 
has been found to fail the BRE guidelines. This room is served by a bay window with 3 
apertures. Because of its location this room is already restricted by the level of available 
light and is therefore susceptible by reason of its design to changes in daylight 
provision.  
- 67 Seagrave Road: One ground floor room serving this property has been identified. 
External observation assumes that due to its position and room layout it is probably a 
non habitable room. This has not been ascertain for certain and has therefore been 
included as a habitable room for the purposes of the assessment. Light to this window is 
already restricted by a canopy structure which impacts on the quantum of light to this 
room. 
- 67-69 Seagrave Road: Similarly one room on the ground floor served by a small 
window which appears to serve a storage or bathroom space but has been included for 
precautionary purposes. This is a small window orientated on a splay angled to the 
application site. 
  
3.151  Overall it is considered that the impact of the development on daylight to the 
surrounding properties would given the nature of the location be acceptable. The 
concerns identified are often but not always a result of the specific architectural design 
of the neighbouring building. 
  
Sunlight: 
3.152   In relation to sunlight, calculations have been given to the amount of direct 
sunlight with an assessment using the Annual Probable Sunlight Hours (APSH). This 
predicts the sunlight availability during the summer and winter for the main windows of 
each habitable room facing 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 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. Windows facing 90 degrees of due north need not 
be tested as they have no expectation of sunlight.  
  



3.153   There are 155 windows serving 18 residential properties which have been 
considered and where 152 (98%) were found to meet BRE guidelines using APSH 
criteria. The remaining 3 (2%) windows are located in 3 properties; Edward Court; 1 
Rickett Street and 162 Halford Road. 
  
3.154   A detailed analysis of these 3 properties has been carried out in order to assess 
the levels of sunlight impact in accordance with the APSH standard of the BRE 
guidelines. The impact on these rooms is explained in more detail below: 
 
Edward Court - A ground floor window to the rear (south facing) of the building, located 
adjacent to a high flank wall of 11-15 Lillie Road which limits the amount of sunlight 
achieved by this room. Currently this room receives 3 hours APSH in winter below the 
BRE recommended minimum of 5 hours and would lose 1 hour as a result of the 
proposed development. 
1 Rickett Street - One window on the rear elevation of this end of terrace property does 
not meet the APSH standard. This property is however located close to the rear close to 
the rear elevations of 16 Seagrave Road (Atlas PH) and 10-14 Seagrave Road. This 
room is therefore already impacted to some extent by the current conditions and 
receives 4 APHS's in winter and loses a further 1 hour as a result of the proposed 
development. 
162 Halford Road - Three ground floor rooms currently receiving 4 APSH's in winter but 
lose 1 hour in winter months with no change in the summer months. The three rooms 
have projecting bays with a small window openings facing south but are also serve by a 
larger window. Therefore taking the cumulative impact on sunlight to these 3 windows it 
is considered they would experience a negligible impact.  
  
3.155   In summary, the proposal would result in only a minimal number of neighbouring 
properties experiencing an impact in terms of loss of daylight and sunlight. However, 
given that the BRE guidance recognises that in urban areas taller buildings can be 
expected. It is considered that this impact in terms of daylight is negligible and that it 
would be difficult to justify a refusal on these grounds particularly given the urban 
context within which the site is located. It is certainly the case that in denser urban 
environments there will inevitably be some adverse impacts from a development of this 
scale. Furthermore, within these built up environments the guidelines need to be applied 
more flexibly. On balance, it is considered that the proposal would comply with policy 
requirements in this respect. 
  
3.156   Commercial or non residential properties neighbouring the proposed 
development have been also considered in accordance with BRE daylight and sunlight 
criteria. The majority of the commercial properties lie to the north of the site in Rickett 
Street or Roxby Place plus there is an Ambulance Station to the south. In total 327 
windows serving 160 rooms within 16 properties have been identified and tested. The 
assessment shows hat 144 (90%) of the rooms pass either the VSC or NSL in 
accordance with the BRE guideline and 16 (10%) do not pass BRE criteria in relation to 
VSC, NSL and ADF. Commercial properties however are deemed to have a greater 
reliance upon supplementary lighting and therefore unlike residential properties there is 
less of a requirement or an expectation for natural lighting and therefore, the impacts on 
these properties is considered to be minor and therefore acceptable. Similarly, 
consideration in sunlight terms has also been given with the testing of 186 windows in 8 
properties orientated due south. The assessment shows 140 (75%) of the windows 
meet BRE guidelines using the APSH criteria with the remaining 46 (25%) windows 



located in 6 properties. The sunlight impact to these commercial properties is 
considered moderate adverse. 
  
3.157   The assessment has been carried out on the basis of the proposed development 
against two baseline scenarios: the existing - car park conditions as considered above 
and an alternative `mirrored baseline' assessment. This mirrored approach is an 
analysis of the potential impact of the proposed development, taking a hypothetical 
layout as the existing situation on the application site, matching the height with 
surroundings buildings. This approach has been used before on cleared or undeveloped 
sites and is considered to provide a more realistic comparison of the impacts against a 
typical London street scene. The mirrored approach has shown that the identified 
affected windows identified will experience a reduction in levels of impact and therefore 
an improvement but would also breach BRE guidelines in some instances. 
  
Overshadowing: 
3.158   The BRE guidelines suggest that no more than 40% and preferably no more 
than 25% of the garden should be in permanent shadow on 21 March. If following the 
completion of a development an existing garden/amenity area does not meet the 
suggested criteria and the area which can receive some sun is less than 80% of its 
former value the loss of sunlight is likely to be noticeable. 
  
3.159   The applicants have assessed overshadowing following the BRE guidance. 
Using a sun tracking feature within a CAD modelling package the applicants have 
modelled the likely shadows cast at hourly intervals (8.00 am to 7.00 pm) on three key 
dates of the year (21 March/21 June/21 December).  
  
3.160   The modelling confirms that there will be no adverse impact caused to 
neighbouring properties, amenity space or public amenity space as a result of the 
development.  The testing does however show some minor overshadowing to Brompton 
Cemetery in March and occurs after 4.00 pm and lasts for 2 hours before it gets dark. 
On this basis it is considered the impact of the development would have a minor 
adverse effect in terms of overshadowing and is therefore considered acceptable. 
  
3.161   The applicant has also submitted a daylight and sunlight assessment for the 
future occupiers of the proposed development itself which is included in the technical 
appendices of the ES and ES Addendum. An analysis of the layout and spacing 
between the proposed buildings, including public open space, communal gardens and 
private space has been carried out to establish the likely levels of daylight, sunlight and 
overshadowing that would be enjoyed. Overall it is considered that the development 
would result in good levels of daylight/sunlight and is therefore acceptable in terms of 
residential amenity for future occupiers. These tests indicate that each bedroom and 
living area would experience good levels of daylight in excess of BRE requirements. 
Changes have been made to the position of some of the windows between Building A 
and B, reduction in the overall height of the buildings and the footprint and massing of 
Building E. These reductions and amendments to the scheme have improved the 
internal light and overshadowing conditions to the lower floors on westerly facing façade 
of Building C which initially failed the recommended BRE guidelines. Similarly it is 
considered that the sunlight levels which would be received across the development in 
particular the publicly open amenity area are satisfactory. All the public amenity areas 
within the development have been assessed in terms of overshadowing. Of the five 
areas tested only one would have an area of permanent overshadowing which is the 
smallest area in the development, to the north of Block H. It is considered that whilst this 



is regrettable, overall all the other public and communal amenity areas would enjoy 
good levels of sunlight with little overshadowing and on balance the scheme is 
considered acceptable in this regard.  
  
Transport, Car Parking, Highway Safety, and Network Impact: 
 
3.162   PPG13 expects improved integration between planning and transport and in line 
with wider sustainable development objectives and promotes accessibility by public 
transport, walking and cycling instead of the private vehicles. 
   
3.163   The London Plan 2011 contains numerous policies relating to sustainable 
transport modes, highway safety, traffic congestion and car parking and cycling spaces. 
The following policies are applicable: 
- Policy 6.1 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 to a range of public transport services. The policy also provides guidance for 
the establishment of maximum car and cycle parking standards.   
- Policy 6.3 requires applications for new development to detail the impacts on transport 
capacity and that new development does not compromise highway safety.   
- Policy 6.9 seeks to facilitate an increase in cycling in London and requires that new 
development provides for the needs of cyclists, whilst Policy 6.10 seeks an increase in 
walking in London through the provision of high quality pedestrian environments.   
- Policy 6.11 seeks a coordinated approach to smoothing traffic flow and tackling 
congestion through a range of sustainable development principles, public transport 
improvements and corridor management.   
- Policy 6.13 outlines an objective for promoting new development while preventing 
excessive car parking provision, and states that new development should accord with 
the London Plan car and cycle parking standards.  The policy also requires that 20% of 
car parking spaces provide an electrical charging point and that the delivery and 
servicing needs be satisfactorily met. 
  
3.165   Policy T1 of the Core Strategy seeks improvements with new stations and 
enhanced local and sub-regional passenger services on the West London Line, 
opportunities for walking within the Borough and promotes localised highway 
improvements. It also requires that new development secures access for all persons 
and provides appropriate car parking provision to meet the essential needs of the 
development without impacting on the quality of the urban environment.  
   
3.166   Policy TN4 of the UDP requires new development to incorporate ease of access 
by disabled people and people with mobility impairment. Policies TN5 and TN6 require 
that the design and layout of development provides for the needs of pedestrians and 
cyclists respectively. Standard S20.1 of the UDP requires provision for cyclists. 
   
3.167   Policy TN8 and Policy TN13 of the UDP require that all development proposals 
be assessed against their contribution to traffic generation and other impacts on 
congestion, particularly on bus routes and the primary road network, and against the 
present and potential availability of public transport and its capacity to meet increased 
demand. Policy TN15 and Standard S18 relate to car parking provision and Table 12.1 
sets out maximum car parking standards. Standards S20 (cycle parking) and S22 
(vehicular access) are also applicable. Standard S23 states that shared surfaces will 
only be considered to be acceptable where it can be assured that vehicle speeds will be 



low. Policy TN28 requires adequate access is provided for freight movements and 
servicing.    
    
3.168   The revised draft Joint SPD Transport and Accessibility Strategy has identified 
that a key objective in the Opportunity Area is to maximise the number of trips by 
walking and cycling, ensure excellent access to and from increased capacity on public 
transport as well as managing the demand for freight and deliveries whilst minimising 
unessential motorised travel to mitigate traffic impacts and congestion on the road 
network; ensure interventions are put in place to accommodate increased travel 
demand from development and that these interventions do not have any unacceptable 
impact on the transport network or wider environment; and ensure a holistic approach is 
taken to walking, cycling and public transport that delivers a high quality public realm 
and improves local connectivity. Strategic transport infrastructure improvements to the 
locality are set out as of paramount importance to facilitate the regeneration of the area. 
Development proposals within the Earl's Court area will be expected to contribute 
towards these improvements, subject to viability. A section 278 agreement would also 
be required for off site highway works.  No significant weight can be given to the SPD at 
this stage until it is formally finalised and adopted. 
   
3.169   In assessing the transport impact of this application, consideration has been 
given to whether a reasonable amount of car parking is provided on this site, in terms of 
which commensurate with both the needs of the future occupiers and the potential 
impact on the surrounding road and transport network, and ensuring that the provision 
of a safe highway environment. A Transport Assessment (TA) and TA Addendum have 
been submitted with the planning application to support this. The TA addendum has 
assessed the impact of the proposal independently and together with a cumulative 
impact assessment of the wider Earl's Court site proposals. The majority of the site has 
PTAL rating of 4 `good accessibility' or above, although the southern end of the site 
drops to a level of 3. 
  
Site Access Arrangements: 
3.170   Currently there are two working vehicular access points to the Seagrave Road 
car park with a third non-operational access. In their place, three street level vehicle 
accesses would be provided to Seagrave Road, shared with pedestrians and cyclists. 
Two accesses would be located centrally, opposite Merrington Road and Halford Road. 
A third would be provided at the southern end to accommodate the refuse collections 
from Building D and maintain vehicular access to the National Grid Head House. A 
further vehicular access point would be provided on Seagrave Road serving the 
basement car park. At the northern end of the site, the existing vehicular access to the 
site from Ricketts Street would be closed off to vehicular traffic and be made available 
for pedestrian/cyclist access only. A `Stage 1' Road Safety Audit has been undertaken 
by the applicant in order to test the design of the proposed vehicular accesses to the 
proposed development. At this stage it is considered pedestrian visibility into and from 
the site from all the vehicular accesses is considered to be acceptable in relation to 
pedestrian/vehicle interaction. A PICADY assessment contained in the TA 
demonstrates that no queuing would occur to the basement car park. The internal road 
layout for the development has been provided in accordance with Manual for Streets 
principles and TfL's Streetscape Guidance 2009. The internal roads are not offered for 
adoption and the development would not be gated. Overall the layout and scheme 
principles are considered acceptable and perceive pedestrians and cyclists prioritised 
with permeable movement throughout the site, encouraged by shared surface spaces 
with at-grade pedestrian crossings and routes. Overall it is considered the new streets 



would improve permeability and provide safe and attractive routes through the site with 
overlooking from proposed buildings, street lighting and general activity associated with 
the central square. The streets are also designed to accommodate large refuse 
vehicles. 
  
3.171   Highway improvements to Seagrave Road are proposed which would be 
secured via the s.106 agreement (and S278 notices). These proposals include upgrade 
and extending the width of eastern footway, the provision of landscaped verges and a 
narrowed carriageway. The existing mini-roundabout junctions with Merrington Road 
and Halford Road would be removed and replaced with formed squares to reduce 
speed limit to 20 mph. On street parking would be reconfigured but this would result in 
no net reduction to the on street car parking spaces.  
  
3.172   Overall, the proposed access arrangements and highway works to Seagrave 
Road and Rickett Street are considered acceptable in terms of pedestrian and vehicular 
safety.  
  
Car Parking: 
3.173   A provision of 485 residential car parking spaces would be provided for 808 
residential units which equates to a ratio 0.6 spaces per residential unit. No car parking 
would be provided for the gym and café use located on site. The provision of 0.6 spaces 
per dwelling represents an over provision as set out in (paragraph 10.74) of the revised 
draft Joint SPD, which suggested that: "development in the OA should therefore provide 
parking at well below 0.4 spaces per residential unit." Key Principle TRN24 of the 
revised draft Joint SPD also states that: "car parking levels should be minimised in 
order to restrain car trips, except for parking for car club vehicles, which are encouraged 
in order to provide an alternative to private car”. As stated the revised draft Joint SPD is 
still being prepared and has not been adopted by the Council and will therefore carry 
less weight than the development plan policies or standards. 
    
3.174   The London Plan residential car parking standards are a maxima of less than 1 
space per one-two bedroom unit, 1-1.5 spaces per three bedroom unit and 1.5-2 spaces 
per four bedroom unit. In this case a total of circa 908 residential spaces would comply 
with this standard. However, a caveat accompanies the standard stating that all 
development in areas of good public transport accessibility should aim for significantly 
less than 1 space per unit. As the site benefits from an average PTAL level of 4 the 
proposed development should therefore be aiming for less than one car parking space 
per unit. The Council's UDP maximum residential car parking standards allow for 0.8 
spaces per one bedroom unit, 1 space per two bedroom unit, 1.2 spaces per three 
bedroom unit and 1.4 spaces per four bedroom unit. In this case a total of 952 
residential spaces, including a provision for 162 visitor spaces (1014 spaces) would 
comply with this standard. Policy J2 of the draft DM DPD reflects the car parking 
standards set out in the London Plan whilst policy J3 states that market housing with 
zero or reduced parking will only be considered in areas where high levels of public 
transport accessibility meet a predefined level of service (e.g. PTAL 4).At an overall 
provision of 0.6 residential spaces per unit, the proposed car parking provision within 
the maximum standards set out in the London Plan and below the Council's Unitary 
Development Plan standards.  
  
3.175   To determine and support the parking levels proposed, the TA addendum has 
assessed information on car ownership within the local ward.  Whilst the parking 
provision is less than the maximum provision set out in the London Plan, the Council’s 



UDP parking standards and the Council’s emerging Development Plan Document, they 
are above the recommended level of 0.4 in the revised draft Joint SPD. The draft Joint 
SPD sets out a parking provision which considers the entire OA and is based upon the 
sustainable transport opportunities that will be required as part of any regeneration in 
this area.  It should be acknowledged that if a 0.6 parking provision is allowed here this 
could ultimately have an impact on parking levels for the main site. 
  
3.176   The basement level would provide 455 car parking spaces, accessed from two 
vehicular ramp accesses. One would be on Seagrave Road, south of the main entrance 
to the site between Building G and the townhouses. The other would be located from 
the southern internal street, north of Building D. It is proposed that 70 spaces (14.5%) 
would be provided for the use of the 200 affordable units. Therefore at least 35% of the 
dwellings in the affordable housing would have a parking space.  Spaces have been 
designed for wheelchair or disabled persons. In total 81 spaces (10% of number of 
dwellings) would be provided across the development, with 56 spaces located in the 
basement car park and 25 at street level, 1 space for each of the wheelchair accessible 
units.  
 
3.177   At street level, car parking would be accessible from Seagrave Road, with 30 
spaces provided principally for disabled parking together with 2 parking spaces for car 
club facilities. The location and operation of the car club facilities would be the subject of 
further details (condition 60) and secured through the S106 agreement. Electric 
charging points would be provided and accessible for 20% of the car parking spaces 
across the development and would be provided with active charging points for electric 
vehicles. This is in line with the standard set out in policy 6.13 of the London Plan. A 
condition would be required to identify the location of the spaces and include details of 
the proposed infrastructure to be used (Condition 61). Details of how the parking would 
be management is also being included and would be provided in a  Car Parking 
Management Plan (condition 58). Any further visitor parking would use the pay and 
display bays on the surrounding roads. The impact of this has been carefully verified. 
The site is located in a Controlled Parking Zone (CPZ F) which operates restricted 
parking Monday to Saturday (09.00 – 20.00) along Seagrave Road and surrounding 
streets.  
  
3.178   A day time parking survey was undertaken with the TA to assess the parking 
occupancy and stress levels along Seagrave Road on a weekday. The findings of this 
survey are set out below:  
  
Parking 
Type 

Number of 
Available 
Spaces 

Number of 
Parked Cars 

Parking 
Occupancy 

Free 
Spaces 

All Bays 114 37 32.5% 77 

 
 
3.179   The Council's 2010 survey on overnight parking stress level in Seagrave Road 
is at 48% which is relatively low and not at capacity (i.e. 90%). Due to the size of the 
development, all the residential units in the development would not be entitled to on 
street parking permits which would be secured through the s.106 Agreement. Officers 
consider the ‘permit free’ agreement would ensure that following the occupation of all 
the dwellings, on-street overnight parking stress would not be significantly affected. A 
residential car parking management plan would also be provided as part of the 



application. This plan would be Condition (58) to ensure effective allocation and 
management of spaces on the site. 
  
Motorcycle Parking: 
3.180   It is proposed that 40 motorcycle parking spaces would be provided for residents 
in the basement level which equates to a provision of 5% for the total units. While there 
is no policy requirement for these, the provision is welcomed and consider 5% reflects 
motorcycle and scooter use. Officers however, recommend that this provision is 
monitored as part of the Travel Plan in case more spaces are required in the future.  
  
Cycle Parking: 
3.181   The development would increase cycling use in the surrounding area. The 
applicant is committed to providing 1010 bicycle parking spaces as part of the 
development, with 978 spaces proposed for residents, located in the basement level 
and 32 spaces at street level which accords with in accordance with UDP policy TN6 
and the minimum requirements set out in Standard S20.1 of 1 space per unit Details of 
the secure cycle stores would be agreed by a condition (condition 63). Visitor cycle 
parking would be in the form of 32 spaces, at 0.1 spaces per dwelling distributed across 
the site. The surface level cycle parking would not however would be provided without 
cover. The applicant justifies this in the context of a lower demand for visitor cycle 
parking particularly in wet weather; on balance this is not included.  
  
3.182   Cycle improvements involving the delivery of cycle links and improving off-site 
cycle routes towards Fulham town centre have been supported and would make cycle 
use more attractive and ensure that car trips are minimised. This would be secured by 
the s.106 Agreement. This proposals would be in accordance with UDP policy TN8 and 
Core Strategy policy T1 and whilst not a material consideration to this planning 
application revised draft Joint SPD Key Principle TRN8. Proposals to include a 25 point 
docking station for the Mayor’s Cycle Hire Scheme within the site were initially 
considered and requested by Transport for London (TfL). An area was proposed in the 
centre of the site. Officers however consider this provision would be more appropriately 
located closer to West Brompton Station and should be provided by the development on 
the main site.  . 
  
Pedestrian Trips: 
3.183   With regard to UDP policy TN5, the forecast pedestrian trips which include 
walking to and from bus stops and stations are set out below: 
 
 IN OUT Two-Way 
AM Peak Hour 73 310 383 
PM Peak Hour 202 105 307 

  
3.184   A PERS Audit submitted as part of the application found that Lille Road has a 
1.25m wide pinch point on the southern footway, approximately 50m east of its junction 
with Seagrave Road as a result of street furniture. The existing footway on the north 
side of Lille Bridge Road is slightly below standard at 1.9 m wide, but the clear width is 
further reduced to only 1.3 m due to the pedestrian guardrail and signal pole for the 
pedestrian crossing. 
  
3.185   Overall it is considered that the pressures from additional pedestrian trips as a 
result of the development would add to already congested footways. The TA Addendum 
however sets out that a  contribution secured through the s.106 agreement would be 



provided in order to upgrade and improve accessibility along this section of Lille Road. 
Details of these improvements on Lillie Road, particularly at the pinch point and how this 
could be improved are being discussed. The contribution and detailed plans in respect 
to this matter would be included as part of the S106 agreement.  
  
3.186   Over 50% of the pedestrian trips are forecast to travel east towards West 
Brompton Station on these footways. As part of the draft revised Joint SPD paragraph 
10.47 states: "Development of OA's...should investigate creating an additional 
entrance." The Council's Core Strategy states "the feasibility to provide direct access 
from Seagrave Road and the site as a whole should be considered" and "Network Rail 
has identified the West Brompton Station and adjoining land as a possible development 
site. Any development on Network Rail land should be linked to Seagrave Road and the 
Seagrave Road site in order to improve access to the junction from the surrounding 
area, subject to further analysis and feasibility." 
  
3.187   Details of a pedestrian link between the site and West Brompton station are 
being investigated and this is particularly important if the development on the wider 
Earl's Court development is brought forward. The applicants have demonstrated a 
commitment to this in terms of providing a contribution towards the acquisition of the 
adjacent Network Rail land which would provide the possibility of an additional 
pedestrian link at this stage. At present the applicant has undertaken a commitment to 
carry out a feasibility study of the link which would be secured via the S.106 Agreement 
with a connection being provided through the main Earl’s Court proposal should these 
come forward. 
  
Impact on Public Transport: 
3.188   The TA sets out that the highest level of trips generated by the development 
would be on the London Underground. The applicant’s supporting TA however claims 
the inclusion of the Seagrave Road development would make little material difference in 
the future years in terms of capacity with both the Piccadilly and District Lines proposed 
to be upgraded in line with the Mayor's Transport Strategy. The London Underground 
lines within the vicinity of the site are however some of the most congested in London, 
particularly the District Line to Wimbledon, the West London Line and Southern 
services. All operate with little spare capacity during peak hours. West Brompton Station 
experiences high levels of passengers on all these services and this is predicted to 
significantly increase by 2031 due to background growth and as a result of the proposed 
development on the main Earl's Court site. Therefore, it is anticipated that additional 
trips would increase pressure on these already congested lines and measures would 
need to be considered to mitigate the impact of this development. 
  
3.189   The South East Route Utilisation Strategy (RUS) report published in July 2011 
recommends that the number of cars trains need to be extended from four to eight cars 
in order to accommodate future growth demand. As a result, a number of platforms 
along the West London Line would be required to be lengthened in order to 
accommodate the longer trains. One of the stations that have been highlighted by 
Network Rail, TfL, and LUL and West London Lines users is West Brompton Station.  
 
3.190  It is considered that the proposed development would place additional pressure 
on already congested public transport links, in particular to West Brompton Station. 
Given the location of the site, improvements have focussed on West Brompton. 
Significant improvements are needed to be able to increase capacity and accessibility.  
TfL have recommended that the applicant enter into a s.106 Agreement to secure the 



following contributions towards infrastructure improvements at West Brompton Station. 
These include: 
-Increased capacity at the gateline and surrounding areas such as the ticket hall, 
concourse, staircases and gantries 
-Platform lengthening on the West London Line to accommodate eight car trains 
-Step-free access to platform one on the District line.  
 
3.191   Securing financial contributions towards these works would accord with the 
recommendations set out in the draft revised Joint SPD where Key Principles TRN13, 
TRN14 and TRN15 which state that any new development should deliver extra capacity, 
step free access and platform lengthening. Subject to obtaining Listed Building Consent 
from RBKC, the applicant has confirmed commitment to contribution towards these 
works in order to increase passenger capacity at West Brompton Station, firstly by  
increasing the provision of additional gates and an enhance ticket hall. Similarly the 
applicant has confirmed that they are also committed to deliver the platform extensions 
to the West London Line, following discussions with Network Rail and base on recent 
cost estimates provided by Network Rail. Officers consider that the first two items are 
reasonable and necessary related to the scale and type of development. Overall officers 
consider that the commitment by the applicant on these two items are particularly 
welcomed, in terms of improving transport capacity and facilities at West Brompton 
Station .  
 
3.192   A commitment towards a step free access to the platform one on the District 
Line is also sought by TfL. Officers have considered whether it is justifiable for the 
proposed development to pay the full cost of step-free access at West Brompton 
Station. Officers recognise the need for a step-free at this station by the provision of a 
lift and support the provision of a lift so that TfL can  meet its objectives and duties 
under the Equality Act.  However, officers do not consider that the applicant should be 
required to pay the full extent of these works, given the relatively small additional 
number of people likely to be needing to use the lift.  On balance, officers' view is that a 
contribution towards the cost of providing a lift would be reasonable and related in scale 
and kind to the proposed development. In forming this view, officers have had regard to 
their assessment of the impacts on protected groups under the Equality Act as well as 
to the viability of the scheme and consider that requiring a greater contribution would 
mean that the scheme would not be capable of coming forward, without reducing the 
number of Affordable Housing units, which for this site, is considered a high priority 
objective of the Core Strategy and the revised draft Joint SPD (albeit of limited weight). 
Officers have also considered that a significantly larger scheme has been submitted to 
the Council and the adjoining borough, RBKC which is likely to have a greater impact on 
the need for a lift and contributions towards it would be expected as part of that s.106 
package. Therefore it is considered the amount offered by the applicant is reasonable 
and would go a significant way towards the full cost as estimated by TfL.  
 
3.193   A review of the bus facilities within the vicinity of the application site has been 
undertaken which demonstrates that upgrades to bus stops are also required. In 
response the applicant is willing to pay towards the costs of the upgrade of four bus 
stops, which would be secured as part of the s.106 Agreement in accordance with 
policy 6.7 of the London Plan. 
  
3.194   Having regard to UDP policy TN8, the site is currently occupied by a car park 
comprising 1,070 spaces and vehicle marshalling area, predominantly in connection 
with the operation of the Earl’s Court Exhibition Centres, although some spaces are 



used by the general public and car hire companies.  A gate survey was undertaken for 
vehicular traffic on a non event day the results of this survey are set out below:  
 

AM Peak  PM Peak Mode 

In  Out  2-way In Out  2-way 
Underground 2 0 2 0 2 2 
Train 1 0 1 0 1 1 
Bus, minibus or coach 0 0 0 0 0 0 
Taxi or minicab 0 0 0 0 0 0 
Driving a car or van 64 65 129 30 51 81 

Passenger in car or van 0 0 0 0 0 0 
Motorcycle 0 0 0 0 0 0 
Bicycle  0 0 0 0 0 0 
On Foot 1 0 1 0 1 1 
Other  0 0 0 0 0 0 
Total 68 65 131 30 55 85 

 
3.195   The proposed development comprises 808 residential units and 1,167sqm of 
leisure and associated uses with 485 car parking spaces. Trip rates for these land uses 
have been derived using TRAVL database. These trips have been disaggregated by 
journey purpose, which have been sourced from the London Travel Demand Survey. 
This survey was undertaken by TfL and provides an analysis on the journey purposes 
throughout the day in London that have a residential trip ends.  Mode splits are then 
applied.  The overall net impact of the proposed development is set out below:  
  
  

AM Peak  PM Peak Mode 
In  Out  2-way In Out  2-way 

Underground 31 132 163 94 49 143 
Train 2 12 14 9 4 15 
Bus, minibus or coach 11 43 54 24 13 37 
Taxi or minicab 0 2 2 3 2 5 

Driving a car or van -50 -15 -65 22 -22 0 
Passenger in car or van 8 29 37 22 13 35 
Motorcycle 1 5 6 4 2 6 
Bicycle  6 23 29 9 5 14 
On Foot 26 101 127 66 36 102 
Other  0 2 2 1 1 2 
Total 35 333 368 253 101 354 

 
3.196   The forecast trips demonstrate that there would be a reduction of 65 car driver 
trips in the AM peak and the same level of trips in the PM peak. These trips have been 
agreed with TfL and the Council and are considered to be appropriate. 
  
Road Network: 
3.197   In terms of the impact on the surrounding road network, the trip comparison 
provided demonstrate that the stand alone development would generate fewer trips than 
the existing car park use. The site however is located within an already congested road 
network with little spare capacity. The ES Addendum has considered the impact of the 
proposal if the Earl's Court Exhibition Centres were to remain operational without the 



existing cark parking facilities provided on Seagrave Road. The TA sets out three 
alternative scenarios: 
- Implementation of the consented Northern Access Road, which would provide parking 
for up to 170 cars or up to 29 coaches. Access would gained via the existing Tesco site 
in RBKC;  
- Expansion of the Blue Car Park increasing parking provision from 185 to an estimated 
359 spaces; and  
-The use of existing off-site car parks outside the Earl's Court area would be used by 
agreement for future large events.  
  
3.198   At present this assessment however relies on a number of factors that the 
applicant cannot guarantee at this stage: 
- Rights of access over Tesco land; 
- Planning permission of the blue car park;  
- Agreements for the temporary use of existing off-site car parks within the area. 
 
Due to the uncertainty over the deliverability of the alternative measures in the event of 
the Earl's Court Exhibition Centres remaining open, officers consider that the 
development should not be implemented until the Exhibition Centres are closed or a 
strategy which sets out measures to provide alternative parking arrangements is 
submitted and agreed by both boroughs and TfL. It is considered this should be in 
place, secured through the s.106 agreement, to mitigate the displacement of parking 
from Seagrave Road in order to be satisfied that the traffic attracted by the Exhibition 
Centres can be managed on the road network. Officers consider it is important to 
acknowledge that whilst the development as a stand alone scheme does not have a 
significant impact on the highway network. It does form part of the wider OA and the 
assessment on the wider OA are on going and the impacts are currently being 
assessed. 
 
Servicing 
3.199   With residential car parking located mostly below ground, the applicant propose 
to service the residential units either via the internal roads on the site, accessible by two 
new vehicular accesses to Seagrave Road or to the housing on the frontage using the 
existing on-street parking provisions. Only 30 ground level parking spaces are proposed 
on site therefore, vehicle traffic at street level would be relatively limited, with most 
vehicle movement associated with deliveries to and from the residential units, taxis or 
emergency access. In terms of the servicing arrangements along the southern boundary 
of the site, this would provided solely to accommodate refuse vehicle accessing Building 
D together with the maintenance access to the EDF Head House. The applicant has 
provided a swept path assessment demonstrating that refuse vehicles can manoeuvre 
safely in accordance with UDP policy TN28. 
  
3.200   The applicant has also provided a forecast of likely servicing trips during the 
peak hours and these are set out below:   
  

AM Peak PM Peak MODE 
In  Out 2-way In Out 2-way 

LGV 2 2 4 1 1 2 

HGV 1 1 2 0 0 0 
Total 3 3 6 1 1 2 

  



These forecast trips are not considered to have a material impact on the local highway 
network and are considered acceptable. 
  
Construction Logistics Plan: 
3.201   The construction programme is anticipated to last 5 years. During years 1 and 2, 
19 vehicle movements per hour associated with construction are predicted but this is 
anticipated to reduce during years 3-5 with a maximum of 7 movements per hour being 
predicted. The TA has assessed alternative method of transport for the construction of 
the wider Opportunity Area, including the use of rail and water based freight. It is 
accepted that these options may not be appropriate for a development of the size of the 
application site as a stand alone development however officers consider the use of rail 
should be explored further if the wider proposals on the main Earl's Court site are 
developed. 
  
3.202   A preliminary Construction Logistics Plan has been provided with the 
application. However further discussions are considered necessary with the applicant, 
TfL and the two boroughs in order to agree a suitable construction route. The 
Construction Logistics Plan would be secured by condition to ensure the impact of 
demolition and construction work on adjoining properties is minimised and would 
include funding towards the monitoring of the plan secured by the S.106 Agreement. 
   
Travel Plan: 
3.203   A revised Residential Travel Plan has been submitted during the course of the 
planning application consisting of a series of practical measures aimed at encouraging 
the use of more sustainable travel by site occupants and the surrounding community. 
The document to some extent assists in reducing the reliance on car travel to the site 
and encouraging the use of more sustainable forms of transport. Initial targets set out in 
the Travel Plan are set at:   
  
Underground 57.2% 
Train 3.8% 
Bus, Minibus or Coach 5.4% 
Taxi or Minicab 0.5% 
Driving a car or van 14% 
Passenger in car or van 0.7% 
Motorcycle 2% 
Bicycle  3.5% 
On Foot 12.1% 
Other 0.8% 
Total  100% 

  
3.204   A more detailed Travel Plan is however required with more robust measures 
focussing on how public transport and proposed  mitigations would encourage more 
sustainable form of transport for future residents. It will be the responsibility of a Travel 
Plan Co-ordinator acting for the applicant to consult and agree with the Council and TfL 
on the appropriate remedial measures to ensure that the future targets can be achieved. 
Monitoring of the travel plan would be conducted in line with the London Travel Plan 
Monitoring Protocol and the first survey would be expected at 75% of occupation of the 
site. It is proposed the Travel Plan be secured by the S.106 Agreement and funding is 
included for monitoring purposes. Overall, it is concluded that the on-site proposals 
would encourage sustainable travel patterns from the outset but these would be 
reinforced through the Travel Plan measures to encourage sustainable transport, and 



provide a basis for monitoring the actual movement patterns which result from the 
development ..  
  
Car Club: 
3.205   The applicant has considered the provision of two Car Club bays within the site. 
Overall in terms of transport, it is considered by officers that the proposal will comply 
with policy and emerging policy requirements.   
  
Waste Storage and Management: 
3.206   Both PPS 10 'Planning for Sustainable Waste Management' and The National 
Strategy for Waste sets out the government's views on waste management in England 
and sets national targets for the reduction of household waste through recycling and 
composting. London Plan Policy 5.16 outlines the Mayor's approach to waste 
management. Core Strategy Policy CC3 advises that the Council would pursue 
sustainable water management. UDP Policies EN17 and HO14 sets out the Council's 
Waste Management guidance, requiring development to incorporate suitable facilities 
for the storage and collection of segregated waste. Policy H5 of the draft DM DPD 
requires developments to include suitable facilities for waste management.  
   
3.207   Operational Waste Management is covered by Chapter 6 of the ES and 
Addendum. In the ES it is predicted that the proposed development would produce 
approximately 20 tonnes of waste per week of which an estimated 44% in volume would 
be recyclable. Storage facilities for the transportation of this waste would be 
incorporated into the overall design of the proposed development and would be covered 
by a Site Waste Management Plan, designed to include details of waste minimisation, 
waste storage and collection practices. 
  
3.208   Each individual household would have an area for waste and recycling refuse 
either in the form of an external cupboard or designated storage space for two dustbins. 
A coordinated waste collection strategy would consider how waste from individual 
residential units to storage facilities in each building core and onto the main collection 
points on the site is transferred. A number of different options have been considered in 
the ES and ES Addendum but as not been finalised. The likelihood is dedicated 
communal storage and collection of refuse and recyclable would be provided in 
designated storage and disposal areas of each building at basement level, with storage 
facilities for organic, non recyclable and recycling waste. A facilities management team 
would be responsible for the transfer of the waste from each of the refuse stores at the 
base of the buildings to a Central Waste Area to be collected by the Council's collection 
services. For the residential houses refuse bins and recycling sacks would be put on the 
kerbside for collection on the relevant day. Lumber stores are also proposed within 
areas of the basement for each building to provide storage for the discard of bulky 
items. For the gym and associated café waste collection would be undertaken either by 
the council or a private contractor.  
  
3.209   In accordance with the provision of a site waste management plan, the waste 
and recycling facilities provided would be satisfactory in order to encourage high 
recycling rates. The proposed development would aim to meet Code Level 4 for 
Sustainable Homes and BREEM accreditation. This includes some mandatory 
requirements in relation to waste including providing space for waste storage sized to 
hold the largest of either all external containers provided under the Council's recycling 
scheme; or the minimum capacity of waste storage from BS5906:2005.    
   



3.210   With regard to construction waste, a condition would require the submission and 
implementation of a Site Waste Management Plan which would encourage the reuse 
and recycling of waste to reduce any unnecessary land-filling of waste (Condition 55). 
  
3.211   Details of the tracking of the refuse vehicle and emergency services vehicles 
have been provided and considered acceptable. Similarly the applicants have 
demonstrated that adequate emergency service vehicle access is provided throughout 
the site with all buildings located within 20 metres of a road access.  
    
Energy and Sustainable Design and Construction: 
3.212   The proposed development would create an additional demand for heating, hot 
water and air conditioning. An Energy Strategy has been submitted which sets out the 
total predicated energy demand and associated CO2 emissions, taking into account the 
benefits of planned energy efficiency and on-site low/zero carbon energy technologies. 
As required by London Plan policy 5.2, the energy strategy has used the Mayor's 
energy hierarchy of `be lean’, `be clean' and `be green' and has involved assessing a 
range of passive design features and demand reduction measures to reduce the carbon 
emissions of the proposed development.  
  
3.213   Baseline energy consumption and CO2 emissions have been calculated for the 
development, if it was built to the minimum requirements of the Building Regulations. 
Energy requirements to provide heating, cooling, hot water and electricity to the 
development are calculated to produce 3,079 tonnes of CO2 a year. This baseline can 
be reduced by using passive design measures to help reduce energy demand for 
example, by optimising building location and orientation to maximise the use of natural 
day lighting and solar heating, without overheating. The energy efficiency performance 
of buildings can also be improved by specifying building fabric elements such as 
walls/floors/roofs/windows with high insulation performance exceeding the requirements 
of the 2010 Building Regulations. The air tightness performance would also be 
improved to cut heat loss and the ventilation systems would have heat recovery 
facilities. Energy efficient lighting would be installed with appropriate controls to 
minimise use. Energy efficient (A or A+) rated appliances would be provided as would 
efficient plant such as pumps, fans and heating systems. The implementation of these 
passive and energy efficiency measures are calculated to reduce the annual baseline 
CO2 emissions by 19% to 2,488 tonnes. 
  
3.214   As required by London Plan policy 5.6 and Key Principle ENE2 of the revised 
draft Joint SPD, the feasibility of installing a decentralised energy system on site has 
been evaluated. The development's heating and cooling demand profiles have been 
assessed and these show that the use of a gas-fired Combined Heat and Power (CHP) 
unit and communal heat distribution system is feasible. A CHP with a 500kWth capacity 
is proposed as the lead heat source system, providing heating and hot water for all 
buildings. The use of such an efficient local energy generation and distribution scheme 
is calculated to reduce annual CO2 emissions by a further 31%, reducing emissions to 
1,711 tonnes. 
  
3.215   In terms of on site renewable energy, the development incorporates 501 m2 of 
photovoltaics (PV's) in two locations on building E (114 m2) and building F (387 
m2).The remaining roof space would be used to accommodate communal and private 
amenity space, green and brown roofs and plant. The PV panels would  reduce CO2 
emissions by a further 15 tonnes consistent with policy 5.7 of the London Plan 2011 and 
the Key Principle ENE3 set out in the revised draft Joint SPD. This is equivalent to less 



than 1%, but it makes a contribution to the overall sustainable energy strategy for the 
site, which together with energy efficiency measures and the CHP system is calculated 
to reduce CO2 emissions by 44%. This complies with the London Plan requirement for 
major developments to implement energy efficiency and low/zero carbon energy 
generation on-site to cut CO2 emissions by 25% compared to the 2010 Building 
Regulations requirements.  
  
3.216   The implementation of the proposed sustainable energy measures would be 
required by a condition (Condition 49) to ensure that they are incorporated in the 
development as outlined in the Energy Strategy. 
  
3.217   Two energy centres would be housed on the site. A main centre located in the 
northern part of the site providing heat for the majority of the site and another in the 
south of the development supplying the affordable homes. The preference would be for 
one energy centre at the northern end of the site. In response the energy statement sets 
out this is due to the proposed phasing programme for the development, where both 
north and south sections of the site are intended be constructed first as part of the 
phasing of the development. The energy statement outlines that long term the site 
would be supplied by the wider proposed Earl's Court district heating scheme and heat 
connections points would be provided to facilitate this along with heat exchangers which 
would be installed in place of the gas fired heating plant. The energy centre and 
associated plant therefore need to be designed with this in mind to allow future 
connection in line with the objective set out in Key Principle ENE2 of the revised draft 
Joint SPD. It is therefore recommended that The CHP system should be installed in 
such a way to allow future connection to a wider heat network in this part of the 
borough. This would be secured via the S.106 agreement in accordance with Policy 5.6 
of the London Plan.  
  
3.218   A Sustainability Statement has been submitted. Details the planned sustainable 
design and construction measures to be incorporated in the proposed development to 
promote healthy and sustainable living with a low carbon footprint, promoting 
sustainable travel and accessibility. It includes various green infrastructure 
enhancements to help conserve resources such as water and encourages sustainable 
waste behaviour. This residential led development has been designed to meet the 
requirements of London Plan Policy 5.3, the essential standards set out in the 
Sustainable Design and Construction SPG and the requirements of the London Plan 
climate change adaption policies. The supporting statement also states that the 
development would achieve a Level 4 of the Code for Sustainable Homes (CSH) and 
the non domestic buildings would be designed to similar `excellent' BREEAM standards. 
The implementation of these standards will be required by condition to ensure that the 
above measures are incorporated into the development. (Condition 50). Together with 
the reductions to CO2 emissions, sustainability is proposed through measures to reduce 
mains water, including high efficiency appliances, taps showers etc., recycling water 
with the provision of rainwater harvesting facilities for irrigation purposes in the form of 
water butts and a rain water tank under Building C and provision of green and brown 
roofs. Electric Vehicle charging points would also be provided to 1 in 5 of all the parking 
spaces to encourage the use of electric and hybrid cars and initially two spaces would 
be allocated to a car club facility. At this stage these measures are only set out as a 
preliminary CSH pre-assessment. Therefore officers consider the implementation of the 
proposed sustainability measures as outlined in the Sustainability Statement would 
need to be secured by condition (Condition 50) to ensure that the above measures are 
incorporated into the development.  



Drainage/Flooding: 
3.219   PPS25 aims to ensure that flood risk is taken into account at all stages in the 
planning process, to avoid inappropriate development in areas at risk of flooding, and to 
direct development away from areas at highest risk. Where new developments are 
necessary in such areas, PPS25 seeks to make it safe, without increasing flood risk 
elsewhere and, where possible, reducing flood risk overall. 
   
3.220   The following London Plan (2011) policies are applicable:  
- Policy 5.11 supports the provision of green roofs within development to assist in 
sustainable urban drainage systems; 
- Policy 5.12 states that new development must comply with the flood risk assessment 
and management requirements of PPS25. 
- Policy 5.13 states that development should incorporate sustainable urban drainage 
systems where practicable and specifies a drainage hierarchy for new development; 
- Policy 5.14 states the requirement for development proposals to ensure the provision 
of adequate wastewater infrastructure to meet the related needs; 
- Policy 5.15 seeks the conservation of water resources through, among other matters, 
minimising water use and promoting rainwater harvesting.   
    
3.221   With regards to the Core Strategy, Policy CC1 requires that new development is 
designed to take account of increasing risks of flooding and Policy CC2 states that new 
development will be expected to minimise current and future flood risk and that 
sustainable urban drainage will be expected to be incorporated into new development to 
reduce the risk of flooding from surface water and foul water. Also whilst acknowledged 
to be of little weight as a material consideration Policy H3 of the draft DM DPD requires 
development to reduce the use of water and to minimise flood risk. Furthermore, 
although carrying little weight as a material consideration, the revised draft Joint SPD 
has emerging key principles (ENV5) relating to sewer and surface water flooding 
(ENV6) Flood Risk Assessments (ENV7) on self contained basement dwellings to be 
permitted in Flood Zone 3.  
   
3.222   The site is located approximately 1.2 km from the River Thames and within the 
Environment Agency's Flood Zone 3 which is in the 'high probability' flood zone. 
However this relates to an undefended site. The Thames barrier and river wall defences 
provide protection from flooding events with a 1000 year return period (0.1%). Potential 
breaches or overtopping of defences have been assessed to check potential impacts on 
the site. The site is not in a rapid inundation zone, but could receive flood waters within 
3-4 hours of a breach of flood defences at Chelsea Creek, although no higher than 4.1m 
AOD.  
  
3.223   A Flood Risk Assessment has been submitted with the application contained in 
chapter 16 of the ES and ES Addendum. The Environment Agency has been drawn into 
extensive negotiations and has agreed the content of the Flood Risk Assessment and 
the detailed drainage strategy subject to a number of conditions. Although the site is 
protected by flood defences, a breach or failure of these could lead to the site being 
affected by flooding. The statutory flood defence level for the River Thames near to the 
site is 5.41 AOD. The main design feature to prevent serious impacts from flooding is 
the setting of residential floor levels at heights that are above the highest flood water 
levels predicted for the 1 in 1000 year event. The applicant has also used the joint 
LBHF and RBKC Strategic Flood Risk Assessment (SFRA) which identifies the site 
having a `medium to high residual risk'. The site has also been reviewed in relation to a 
breach of the flood defence walls at Chelsea Creek, in conjunction with a 1:200 year 



flood event. It is concluded the probability of the flood event combined with a failure at 
or near Chelsea Creek are extremely low and considerably lower than the 1:200 event. 
The applicant carried out a breach analysis. This concludes that with the revisions to the 
ES Addendum, the raising of the floor levels from 4.1 m AOD to 4.513 m  AOD for the 
lowest levels at which sleeping accommodation is to be provided at lower 
ground/basement level would improve flood resilience and would be above the 3 to 4 
hours for the site to start being inundated at a breach level of 4.1m AOD as originally 
proposed. In addition the provision of safe means of access and escape arrangements 
within each of the buildings; that none of the living accommodation is self contained but 
linked to a larger residential unit at ground level or above in the form of a 
maisonette/duplex or town townhouse; the production of a Flood Management Plan, to 
ensure that the residual risks are clearly communicated to the users of the 
development; the incorporation of waterproof lining in basements and the inclusion of 
Sustainable Urban Drainage Systems (SUDS) to reduce peak flows would also be 
provided. The provision of these flood mitigation measures will be secured by conditions 
(Conditions 32-35). 
  
3.224   The site is mostly used as a car park and covered in an impermeable surface. It 
is considered the proposed development would reduce this slightly. The incorporation of 
soft landscaping would help to reduce surface water run-off rates and further SUDS 
techniques such as pervious pavements, green roofs and storage attenuation tanks and 
oversized pipes are also planned. Mitigation measures are proposed for the basement 
structures such as raising entrance thresholds to reduce likelihood of flooding, providing 
safe means of escape and protecting critical infrastructure located in basements. The 
Environment Agency state these measures would reduce the risk of flood risk and meet 
the London Plan recommendations.  
  
3.225   The Environment Agency have advised that they have no objection to the 
application, subject to the inclusion of a number of conditions including one requiring the 
mitigation measures detailed within the FRA to be followed. No concerns were raised 
with regard to the proposed drainage proposals. 
  
Thames Water: 
3.226   The proposed development would increase the number of occupants on-site, 
which would increase water use and foul water discharges. There are no main pipe 
work or sewers underlying the site. The existing drainage system from the site is 
connected to an existing Thames Water combined sewer which runs to the west of the 
site within Seagrave Road. All foul and surface water effluents would be collected 
separately within the site drainage system before discharging via existing and new 
connections to the main foul and surface water sewers. Water efficient appliances and 
fittings would be installed to help limit use of potable water in the residential units. The 
commercial parts of the development would also have water saving measures 
implemented such as water meters, leak detection systems and low usage fittings such 
as taps, urinals and WCs.  
   
3.227  Thames Water have confirmed that following the results of impact assessments 
included in the ES Addendum and in consultation with the applicant's consultants, a 
waste drainage strategy that would adhere to the flows indicated in the impact study has 
been agreed. Thames Water has also indicated that in terms of water they are satisfied 
that there is sufficient capacity to accommodate the development.  
 
  



Ecology: 
3.228   PPS9 sets out the planning policies on the protection of biodiversity and 
geological conservation through the planning system. It seeks that biological and 
geological diversity are conserved or enhanced as part of development proposals.  
   
3.229   Policy 5.11 of the London Plan supports the provision of green roofs within new 
development as a way of enhancing habitat diversity within London. Policy 7.19 seeks 
the enhancement of London wide biodiversity and states that development proposals, 
where possible, should make a positive contribution to the protection, enhancement, 
creation and management of biodiversity. Core Strategy Policy OS1 states that the 
Council's objective to protect and enhance biodiversity in the Borough. UDP Policy 
EN28A states that the Council will not approve development that would have a 
demonstrably harmful effect on protected species or their habitat. Policy EN29 states 
that development should protect any significant nature conservation interest of a 
development site and provides guidance for new development to follow to enhance 
nature conservation. Of little weight, Policy E3 of the draft DM DPD requires 
developments to enhance the nature conservation interests. 
   
3.230   The application includes an ecological appraisal contained in Chapter 10 of the 
Environment Statement and includes a habitat survey and protected species 
assessment carried out by an ecology consultancy. The prime objectives of the 
appraisal were to identify ecological habitats of value, the potential for protected species 
and to carry out a detailed inspection to establish bat roosting opportunities and 
evidence of occupation by bats. Covers an evaluation of the likely impact of the 
proposed development on the ecological value of the site itself and the surrounding 
habitats and has been established using existing ecological data and walkover surveys.  
  
3.231   The application site itself is of little ecological value as most of the land is 
currently used as an open car park. The appraisal summarises the main ecological 
receptors and identifies a strip of green land which runs along the eastern boundary of 
the site adjacent to the railway, designated as a Site of Importance for Nature 
Conservation (SINC), with a Grade I local conservation designation. This inaccessible 
strip of land forms part of the Network Rail land and provides an undisturbed wildlife 
habitat that supports a range of plants and trees. This strip of land is not included in the 
application site but includes an interpretation of how the land could be used and how it 
would facilities connections with the wider Opportunity Area and West Brompton 
Station. 
  
3.232   Core Strategy policy FRA1 says that the feasibility to provide direct access from 
Seagrave Road and the site as a whole to West Brompton Station should be 
considered. Officers consider that this strip of land is capable of providing the link from 
the site to the station or at least to Lillie Road adjacent to the station. This strip of land 
would be an integral part to providing the Core Strategy objective of a link from the site 
to the station and therefore officers consider that its provision is necessary. The strip of 
land adjacent to the application site and between the site and the railway is not under 
the ownership of the applicant but is owned by Network Rail. The parties are currently 
negotiating the sale of the land to the applicant and endeavours to deliver this land as 
new public open space (the ‘Lost River Park’) in the s.106 agreement. As an alternative 
the applicant would provide a financial contribution towards open space improvements 
in the vicinity of the site. Officers also consider that this additional strip of land would 
have two additional benefits: first, it would increase the PTAL rating of the southern end 
of the site from 3 to 4 and secondly, it would increase the amount of public open space 



in the area.  Officers note that the SPD, whilst of little weight, seeks the continuation of 
the "Lost River Park" along the edge of this site. Finally, in respect of the actual link to 
the station, officers would require the submission of a feasibility study as part of the 
s.106 agreement, which could secure the link to the station through the agreement. 
  
3.233   Brompton Cemetery is also identified as a site of Borough Grade I Importance. 
The assessment states the cemetery is dominated by grassland, scrub and a good 
collection of trees. A good range of insects and birds are found and there is also 
evidence of some bat activity. The ES identifies some potential impact during the 
demolition and construction phases of the development. Whilst it is considered the 
proposed development would have an impact on the ecological integrity of both sites 
mitigation measure would be introduced during the demolition and construction phase to 
minimise any adverse effect.  
  
3.234   In comparison the existing vegetation on the site is limited with the street trees 
outside the site on Seagrave Road of low ecological value. Ecological details submitted 
with the application did not find any protected species on the site. A detailed 
landscaping scheme is included with the proposed development. This would comprise a 
public open green space, communal green spaces, private gardens, private terraces 
and balconies. Roof spaces would be made up of communal and private roof terraces 
and inaccessible green (which offers opportunities to enhance biodiversity in the area in 
line with the above policies) and brown roofs. This would improve the ecological value 
of the land. At ground level the design includes the introduction of flora and fauna onto 
the site, with the incorporation of native trees, hedges and shrubs together with water 
and natural play features plus bird and bat boxes (Condition 38). .A landscape 
management plan would be implemented at the site to ensure habitats planted are 
managed to increase their ecological value secured by Condition 12.  
  
3.235   Natural England have made comments to the application. In summary, it is not 
considered that the proposal would have an adverse impact on the ecology, biodiversity 
and natural environment in the area. The scheme would provide additional natural 
habitat for the local ecology and as such would be in accordance London Plan Policy 
5.11 and 7.19, UDP Policy EN28A and EN29 and Core Strategy Policy OS1 and key 
principles ENV18 and ENV19 of the revised draft Joint SPD.  
  
Land Contamination: 
3.236   PPS 23 (Planning and Pollution Control) provides advice on the implications of 
contamination for the planning system and advises local authorities about the 
determination of planning applications when a site is, or may be contaminated. The 
guidance advocates the precautionary principle and the use of planning 
conditions/obligations to make any development site suitable for use.  
   
3.237   Policy 5.21 of the London Plan states the support for the remediation of 
contaminated sites and that appropriate measures should be taken to control the impact 
of contamination with new development.   
   
3.238   UDP policy EN20A (Control of Potentially Polluting Uses) advises that 
development which may cause pollution will only be permitted if it would not release 
pollutants into the water, soil or air, whether on site or in other areas, which would 
cause unacceptable harm to people's health and safety, the natural environment or the 
landscape. 
   



3.239   Policy CC4 of the Core Strategy 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.  Policy H7 of the draft DM DPD requires effective measures to treat, contain or 
control contamination and policy H11 builds on UDP policy EN20A (i). Key principles 
ENV14 and ENV15 of the revised draft Joint SPD are also relevant in terms of 
identifying, assessing and remediating potential land contamination. 
  
3.240   In view of the former and existing industrial uses of the site and the proposed 
residential use, the issue of contamination needs to be examined. Chapter 11 of the ES 
and ES Addendum includes a land contamination assessment. The assessment 
identifies a number of former industrial uses including a coal depot and summarises 
geotechnical and environmental site investigations undertaken in 2001 and 2011 across 
a majority of the site targeting areas of current and former potentially contaminative 
activities on the site. Parts of the site have been inaccessible and investigation is 
planned in these areas once they become available. 
  
3.241   Officers advise that potentially contaminative land uses are understood to have 
occurred at and near to this site and that the risk of exposure is considered to be 
moderate, and may be addressed with standard mitigation methods. As the whole site 
would be excavated to form the basement level, it is anticipated that any risks may be 
abated. While the background work submitted with the application indicates that the 
proposed mitigation measures would be sufficient, further investigation will be carried 
out in areas of the site which have been inaccessible. A more detailed risk assessment 
will also be undertaken to explore potential contamination sources and potential 
pathways to all receptors during the construction and operational phases and off site 
impacts is to support a remediation strategy. Mitigation measures are identified for both 
the construction and operational phases of the development and these could be 
controlled by condition. In order to protect humans, controlled waters or the wider 
environment from the adverse effects of contaminated land, conditions are therefore 
considered necessary to require a preliminary risk assessment report (Condition 27), a 
site investigation scheme (Condition 28), a quantitative risk assessment report 
(Condition 29) and a remediation strategy (Condition 30) to be submitted to and 
approved in writing by the Council prior to the commencement of the development. 
These conditions would ensure compliance with best practice measures and the 
protection of health and safety for all potential receptors and meet the above mentioned 
development plan policies. Conditions are also considered necessary to verify that 
agreed remedial measures have been implemented, validated (Condition 31) and 
monitored (Condition 32).  
  
Air Quality: 
3,242   The site is located within an Air Quality Management Area as the whole borough 
was designated as an Air Quality Management Area (AQMA) in 2000 for two pollutants - 
Nitrogen Dioxide and Particulate Matter (PM10). The main local sources of these 
pollutants are road traffic and buildings (gas boiler emissions). PPS23 (Planning and 
Pollution Control) outlines that any consideration of the quality of air and potential 
impacts arising from development, possibly leading to an impact on health, is capable of 
being a material planning consideration, in so far as it arises or may arise from any land 
use. Policy 7.14 of the London Plan (2011) seeks that development proposals minimise 
pollutant emissions and promote sustainable design and construction to reduce 
emissions from the demolition and construction of the buildings. 
  



3.243   Policy EN20A of the UDP seeks that development does not release pollutants 
into water, soil or air, which would cause unacceptable harm to people's health and 
safety, the natural environment or the landscape. Policy CC4 of the Core Strategy 
explains that the Council will reduce levels of local air pollution and improve air quality in 
line with the national air quality objectives. Policy H8 of the draft DM DPD requires an 
air quality assessment and mitigation measures where appropriate and key principle 
ENV16 in the revised draft Joint SPD states redevelopment in the OA must be air 
quality neutral against existing levels and should include mitigation measures to 
improve air quality. are that development within the Opportunity Area must not 
negatively impact on air quality and must take every opportunity to improve air quality 
(ENV8) and that schemes will need to be accompanied by a Low Emission Strategy 
(ENV7).  
   
3.244   In determining planning applications it is important to consider the impact of the 
development in terms of air quality, caused by both the operational characteristics of the 
development and the traffic generated by it. An Air Quality assessment has been carried 
out by the applicant which examines whether levels of pollutants such as NO2 and 
PM10 as a result of the proposed development site are suitable and whether the 
development itself would cause a significant impact on local air quality during the 
operational and construction phases on neighbouring occupiers and at the final 
development, when completed.  
  
3.245   The assessment is contained in Chapter 7 of the Environment Statement. 
Examines the potential air quality impacts of the site during demolition, construction and 
when operational. The assessment also considers the potential for exposure to poor air 
quality for future residents of the development. The ES Addendum incorporates further 
information relating to cumulative impacts in particular, the effect of traffic and 
cumulative energy centre emissions have been combined and tabulated for specified 
receptor points. The assessment identifies that the main effect on air quality would from 
vehicle emission trips associated with the development which would increase pollution 
levels relative to existing levels. These impacts however will be for a short term and are 
not considered to be significant and in any case these impacts can be mitigated by 
employing suitable dust and pollution control measures during construction. A 
Construction Environmental Management Plan and Dust Management Plan would be 
prepared and implemented during demolition/construction stages to minimise the 
potential effects of dust generated during these phases. Submission of full details of the 
planned construction and demolition mitigation measures would be secured by condition 
(Condition 4). Post completion a number of sustainable travel measures are planned, 
which will help reduce traffic emissions from the new development and the design of the 
energy centres would help disperse emissions from the CHP units and boilers at 
adequate heights to minimise their potential impacts at ground level. However, although 
the assessment shows that the relative impacts of the development are not significant, 
local air quality could still exceed the Government's annual objective for NO2. Further 
details are required on the pollution reduction benefits of the planned mitigation 
measures, including consideration of the need for exposure reduction measures for 
residents in the new development. The submission of a Low Emission Strategy will be 
required by condition to ensure that adequate measures are implemented (Condition 
51). Overall in terms of air quality, officers consider that subject to the conditions 
mentioned above the development meets with policy requirements.   
 
 
  



Wind/Microclimate: 
3.246   London Plan Policy 7.6 requires that new development does not cause 
unacceptable harm to the amenity of surrounding land and buildings, including through 
microclimate impacts and policy 7.7 requires that the area surrounding tall buildings is 
not detrimentally affected in terms of microclimate and wind turbulence. Wind 
microclimate issues are addressed in Chapter 17 of the Environment Statement.  
   
3.247   The local microclimate surrounding the existing and proposed buildings has 
been assessed. The ES includes an appropriate wind microclimate report with particular 
consideration given to the potential effects of wind on pedestrian comfort and safety at 
the site. The study has considered both the existing situation and the likely building 
induced effects arising from the proposed development. The wind tunnel assessment 
considers the existing and resulting wind microclimate for both summer and winter 
months, based on the guidance offered by the Beaufort Scale for Wind on Land and the 
Lawson Comfort Criteria. The Lawson Comfort Criteria categorises appropriate wind 
speeds for roadways and car parks, business walking, leisure walking, entrance doors, 
standing and sitting based on the Beaufort Scale. Testing was carried out using 
modelling on the basis of different scenarios, including existing conditions, construction 
building works and cumulative scenarios counting the wider Earl's Court development 
proposals. As well as assessing the impact on the site, the study has also considered 
the impact on surrounding receptors, including Brompton Cemetery, parts of Seagrave 
Road and the ambulance station site.  
  
3.248   The majority of the site is currently used as a car park. Therefore, the existing 
buildings at the northern end of the site do not impact directly on pedestrian level winds 
around the site. The development would result in an alteration to the pedestrian 
activities occurring at the site, most notably through increased pedestrian permeability 
through the middle of the site and around the buildings proposed. The proposed tower 
(Building B) would also be potentially a substantial structure in relation to wind impact. 
The study concludes that during the windiest season (typically winter), the predicted 
wind conditions within and around the layout of the proposed development are generally 
suitable for pedestrians. All entrances to the proposed buildings would experience 
conditions which are suitable for, or calmer than even at the windiest times of year. 
Therefore, no significant adverse effects were identified particularly regarding the 
concerns expressed about the wind effects of the tall building on the surrounding areas. 
Where negligible impacts are considered likely, appropriate landscaping is proposed to 
mitigate these effects. Details of such mitigation measures proposed would be secured 
by condition (Condition 52). Overall it is anticipated the development would not result in 
any significant alterations to the wind environment on the site and in the immediate 
vicinity. 
  
Noise and Construction Disturbance: 
3.249   Planning Policy Guidance (PPG24) provides guidance on the development of 
residential areas near to existing or new sources and guides local authorities on the use 
of their planning powers to minimise the adverse impact of noise. It defines Noise 
Exposure Categories (NEC's) and outlines the considerations to be taken into account 
in determining planning applications both for noise-sensitive developments and for 
those activities which generate noise. Where it is not possible to achieve such a 
separation of land uses, local planning authorities should consider whether it is 
practicable to control or reduce noise levels, or to mitigate the impact of noise, through 
the use of conditions or planning obligations.  
  



3.250   London Plan Policy 7.15 states that development proposals should seek to 
reduce noise by minimising the existing and potential adverse impacts of noise, 
separating new noise sensitive development from major noise sources through the use 
of distance screening, or internal layout and promoting new technologies and improved 
practices to prevent noise.  
   
3.251   CC4 of the Core Strategy advises that the Council would seek to minimise the 
impact of noise, by managing the development and distribution of noise sensitive 
development in the borough. UDP Policy EN20B states that housing and other noise-
sensitive development will not normally be permitted where the occupants /users would 
be affected adversely by noise from existing or proposed noise generating uses except 
if it can be demonstrated that adequate mitigation measures will be taken. Policy EN21 
deals with environmental nuisance and states that all developments shall ensure that 
there is no undue detriment to the general amenities at present enjoyed by existing 
surrounding occupiers of their properties particularly where commercial and service 
activities are close to residential properties. Although not fully adopted Policy H9 of the 
draft DM DPD requires development to implement noise mitigation measures when 
necessary.  
   
3.252   An assessment of the expected levels of noise and vibration from the 
development (during the construction and operational phases) has been examined in 
Chapter 13 of the ES and ES Addendum which accompanied this application. The 
assessment has looked at the existing levels of noise and vibration associated with the 
site and the likely impacts arising from the proposed development to ensure that any 
detrimental impacts identified can be managed and mitigated against following guidance 
in PPG24 and policy guidance. 
  
3.253   The recorded noise data indicates that the site falls within a day and night time 
Noise Exposure Category (NEC) B with level C identified along on the railway tracks 
abutting the eastern boundary. The principle source of noise and vibration would be 
train movements from the existing underground and over ground trains, particularly 
those from freight trains passing the site at night. Taking into account the proposed 
development the enclosure of the eastern boundary of the site with proposed buildings, 
the day time noise exposure category would improve across part of the site to NEC A. 
  
  
3.254   In considering the proposed development, the design of the proposed 
development is considered to take into account the effects from noise from the 
surrounding roads, aircraft traffic and the adjoining railway network through the use of 
robust glazing, whole building ventilation systems, location of the public open space and 
outdoor living areas within internalised courtyards and private amenity areas. A 
condition (40) is recommended to ensure that the proposed habitable rooms achieve 
the required daytime and night time internal noise levels.  
   
3.255   Noise and vibration levels generated by demolition and construction activities 
have the greatest potential to impact upon near-by noise sensitive receptors such as 
residential premises. Therefore, in order to minimise noise and nuisance during the 
construction period, mitigation measures will be adopted in accordance with Building 
standards and noise and vibration monitoring will be carried out during the demolition 
and construction phase. The applicant has indicated that particular care would be taken 
when piling is likely to occur close to neighbouring dwellings. It should be noted site 
hoardings would be constructed around the site which would provide some acoustic 



screening. In terms of operational noise, the development would generate vehicular 
movements in the directly adjoining streets, however this is not expected to have a 
significant impact upon the area.   
   
3.256   The mitigation measures such as the permitted hours for building works will be 
addressed within Construction Environmental Management Plan (CEMP) which will also 
be secured via a condition (Condition 4) with the S106 agreement dealing with funding 
provided for monitoring purposes. Noise arising from the commercial elements of the 
scheme is considered to be minimal. Subject to appropriate conditions, the proposal is 
considered to be in accordance with development plan policies. 
   
Light Pollution/Solar Glare: 
3.257   Core Strategy Policy CC4 seeks to protect and enhance environmental quality 
advising that proposals should seek to minimise light pollution which can have a serious 
damaging effect on the amenity of the area and cause disturbance to adjoining uses, 
particularly residential. Regard should also be had to the potential harm to wildlife. UDP 
policy EN20C requires developments to minimise amount of light necessary to achieve 
its purpose and avoid glare and light spillage from the site. Policy H10 of the draft DM 
DPD requires the submission of details to address light pollution.  
   
3.258   An external lighting strategy has been submitted with the application giving an 
overview of the lighting design intentions for both the public realm and landscaping 
proposals, in order to provide a safe environment but without causing unnecessary 
nuisance to residents and wildlife. Chapter 9 of the ES Addendum provides an 
assessment of light spillage and solar glare. The ES Addendum identifies that light 
pollution is largely generated by commercial properties with significant glazing in close 
proximity to residential properties and where a development uses up-
lighters/architectural lighting to illuminate their scheme. Neither is relevant to the 
proposals. The proposal is for a residential led scheme with a small commercial element 
of café/gym. Furthermore, there are no commercial properties of a significant size 
adjacent to the scheme and no up lighting or architectural lighting is proposed on the 
buildings. The proposal is therefore not considered to result in light pollution. Chapter 9 
of the ES Addendum also includes an assessment of solar glare, in terms of dazzle 
occurring when sunlight is reflected from a glazed façade. The ES Addendum provides 
details of the methodology and identifies the view positions considered. The views take 
into account road and rail locations. The additional information assesses the potential 
impact of solar glare at each view position and identifies mitigation to minimize the 
potential impact from solar glare where a more than negligible impact is may occur. 
  
3.259   In order to ensure lighting is designed to avoid glare, light spillage from the site 
and to conserve energy, a condition is recommended requiring the submission and 
approval of details of external lighting proposals so that the type, location and intensity 
of external lighting can be controlled. This would ensure that good lighting levels are 
achieved for areas on the site such as the new public spaces but also ensure the 
amenity and environment of the surrounding area would not be adversely affected and 
ensure that nuisance is not caused to occupiers of neighbouring properties. (Conditions 
53). Subject to the conditions, it is considered to meet policy requirements. 
  
Archaeology: 
3.260   In consideration of the archaeological impacts of the development proposals, 
regard has been had to national Planning Policy Statement (PPS5: Planning for the 
Historic Environment), London Plan Policy 7.8 (Heritage Assets and Archaeology), EN7 



(Nationally and Locally Important Archaeological Remains) and Core Strategy Policy 
BE1 (Built Environment). 
   
3.261   Policy 7.8 of the London Plan (2011) advises that development should 
incorporate measures that appropriately address the site's archaeology.  UDP Policy 
EN7 (as amended 2007) states a presumption against proposals which would involve 
significant alteration of, or cause damage to, Archaeological Remains of National 
Importance and advises that the loss of archaeological value must be outweighed by 
the need for the development. The policy advises that archaeological study of 
application sites will be required before approval. Core Strategy Policy BE1 advises that 
new development should respect and enhance the historic environment of the Borough, 
including archaeological assets.   
   
3.262   A full consideration of the archaeology issues is included in Chapter 8 of the 
Environment Statement. The information presented in the ES has been researched and 
prepared by Museum of London Archaeology (MOLA). The site does not contain any 
nationally designated (protected) sites and does not lie within a designated 
Archaeological Priority Area (APA). The desk top study does however reveal potentially 
some archaeological interest of the later-medieval and post-medieval periods on the 
edges of the site. These include a medieval route way and bridge. Uses of Counters 
Creek in earlier historic periods are also a possibility. The report concludes that an 
archaeological field evaluation should therefore be undertaken to assess the possibility 
of archaeological survival there, it's significance and the need for any subsequent 
mitigation measures to either conserve or record archaeological remains. English 
Heritage (Archaeology) has been consulted and does not raise an objection to the 
proposal. Recommend a suitable safeguarding condition to secure the evaluation and 
any subsequent necessary mitigation works is proposed as a result of the development 
proposal, particularly in relation to the formation of the basement level. Officers consider 
that Condition 26 in advance of construction is placed would ensure that the proposal 
would accord with the provisions of the development plan.  
  
Electronic Interference: 
3.263   A telecommunication assessment has been undertaken and is addressed in 
Chapter 12 of the Environment Statement and ES Addendum. This assessment seeks 
to ascertain if the proposal would have any adverse impact on available broadcast 
service signals in the area surrounding the application site (analogue, digital and 
satellite (TV) reception), together with effects on other communication systems, 
including mobile and emergency services. Analogue television signals are being 
switched off in London in April 2012. Therefore, shadowing of digital, terrestrial and 
satellite signals require the main consideration. 
  
3.264   It is recognised that tall buildings can potentially affect the reception of 
telecommunications. The areas where digital terrestrial and satellite reception has the 
potential to be affected are to the north west of the proposed site. The assessment 
concludes there are properties in a shadow area that might be potentially affected, but 
the proposed development would not unduly undermine services with mitigation 
measures which include upgrading existing aerials or through the provision of non-
subscription satellite services. The ES suggest that a 3 month period is an acceptable 
period of time for any complaints to be received post-completion of the development. 
Officers however consider that this period is insufficient and should be extended to 6 
months on completion of the whole development to allow adequate consideration of any 



complaints received. A condition is therefore recommended on this basis to ensure that 
interference caused by the development is fully remediated (Condition 24). 
  
Phasing and Construction: 
3.265   Chapter 5 of the ES includes details of the demolition and construction 
sequences for the proposed development. The proposal is planned as a phased 
development which would take approximately five years to complete. This chapter also 
sets the likely quantities of demolition material and the nature of that material, with 
reference made to recycling and re-use of existing materials where possible. The 
quantities and nature of the materials to be used in construction are also identified. 
Plant and equipment that would be associated with the demolition, construction and the 
fit out of the development are also included. Monitoring of vehicles during the demolition 
and construction phase would plan to minimise any inconvenience.  
  
3.266   With regard to phasing of the proposed development, an initial Phasing Plan has 
been provided which sets out the strategy for the construction of the proposal and 
includes details of the provision of the affordable housing. This would be covered in 
more detail by condition (condition 3). The proposed development site would be divided 
into five main zones. Excavation and construction of part of the basement level, along 
with any necessary remediation would precede development above ground on each 
phase. The development would proceed from the north end of the site with the 
construction of Building A and at the same time from the south with the construction of a 
large part of the affordable housing provision in the form of Building D and the 
affordable town houses, proceeding through the centre of the site. The construction of D 
is required in the early stages to permit the relocation of residents from existing estates 
should this proceed. This cannot take place until this new building has been 
substantially completed. Phasing 2 and 3 would involve construction towards the centre 
of the site with Building C and E followed by the last phase of Building D, above the 
Head House. Finally the construction work would move towards the front of the site with 
completion of Building F and the remaining town houses. Four site access gates are 
proposed on the Seagrave Road frontage. These gates would be used for construction 
access and egress to the site and be used depending on the location of the construction 
works. One gate in the centred on the Seagrave Road frontage would be used for the 
existing car park whilst it remains in use.  
  
3.267   There is possibility for the demolition and construction works to have the 
potential to cause environmental impact from noise, wastes, surface water run-off 
emissions to air and ecology. Some of this is considered unavoidable. However, 
measures to control environmental impact would mitigate these effects and be set out 
within a CEMP (Construction Environmental Management Plan) and monitoring of the 
Air Quality. The submission and approval of CEMP and its monitoring would be secured 
by the S106 agreement. The following mitigation measures are however proposed to 
reduce any potential impacts: 
- Full enclosure of all external public-facing demolition elements of the project with 
scaffolding, externally clad with reinforced polythene sheeting; 
- Use of hoardings around the site to assist in the screening of noise and dust 
generation; 
- Switching off of plant and vehicles engines when not in use; 
- Wheel washing facilities would be installed to minimise the transfer of site generated 
soils onto the road network ; 
- Separate access gates would be provided for pedestrian and vehicular access to the 
site; 



- Use of temporary acoustic barriers where appropriate; 
- Use of dust screen and covers and the appropriate location of dusty materials storage; 
- Suitable security measures would be installed and operated;  
- Site working hours; 
- A logistics plan for access/egress routes to and from the site during the demolition and 
construction phases.  
  
3.268   It is also noted that the demolition and construction phase of the development 
would provide significant employment opportunities, with an average of 348 construction 
related jobs per year over the five year period. As part of the proposed Section 106 
legal agreement, the applicant has agreed to provisions relating to a workplace 
coordinator on site to provide further direct socio economic benefit to the local area. 
  
Impact on Community Infrastructure and Planning Obligations 
3.269   Policy 8.2 of the London Plan (2011) recognises the role of planning obligations 
in mitigating the effects of development and provides guidance of the priorities for 
obligations in the context of overall scheme viability. It advises that the affordable 
housing and public transport should be given the highest importance.  
  
3.270   Guidance on planning obligations of Circular 05/2005 advise that in some 
instances, it may be possible to make acceptable development proposals which might 
otherwise be unacceptable through the use of planning obligations. Regulation 122 of 
the Community Infrastructure Levy (CIL) require that: a planning obligation must be 
necessary to make the proposed development acceptable in planning terms, directly 
related to the proposed development and fairly related in scale and kind to it and 
reasonable in all other respects.  
  
Education and Health Services: 
3.271   Concern has been expressed about the effect of the proposal on local services 
in the area. Officers agree that a residential development of this scale proposed would 
inevitably place additional demand on the existing services of the surrounding area. The 
main areas of demand upon the borough's services/facilities from the proposed 
development would fall upon the education and health services as the residential units 
would attract families with children and increase the demand for these services. 
  
3.272   In terms of education Core Strategy policy CF1 supports that where there is a 
deficit or forecast deficit of school places in the area, developers should provide a 
contribution in recognition of this 'child yield' which is worked out by formula according 
to the number of bedrooms in each property. The Director of Education has raised no 
objection to the proposed development subject to the payment of the contribution 
towards education facilities. Officers consider that the anticipated child yield figures from 
this development would impact on the demand for local education facilities. Accordingly, 
a financial contribution is necessary to address the demand for school places.   
  
3.273   In terms of health provision, Policy 3.17 of the London Plan encourages the 
provision of high quality health care for a growing and changing population and 
encourages boroughs to work with the NHS and others. Core Strategy CF1 seeks to 
assist in receiving sites for future healthcare provisions and supporting renewal of GP 
premises. UDP Policy CS8 aims to ensure the availability of adequate land for 
community service uses and seeks to assist in identifying suitable sites. UDP Policy 
CS10 states that proposals for the provision of general medical practitioner services are 
normally given sympathetic consideration. The Primary Care Trust have a clear need for 



improved health care services in this part of the borough. To address the impact of the 
proposed development on primary health care facilities in the surrounding area, a 
contribution to the Primary Care Trust is necessary. 
  
3.274   A total section 106 contribution of £12.55m has been negotiated with the 
applicant to address the resulting impact of the proposed development on the social and 
physical infrastructure of the area. The scale of this contribution is considered to be 
consistent with the scale of impact that the scheme would have on the surrounding area 
and reasonable in the context of the overall infrastructure required for the development 
of the regeneration area. Based on the recommendations of TfL, the priority for 
expenditure in the area has been identified as being to improve the transport network of 
the area with a contribution of £4.15m specifically towards infrastructure improvement 
works to West Brompton Station.  
 
3.275   For the purposes of information only, the contributions that form the s.106 
package do not include any community infrastructure levy payable to the Mayor of 
London as this only becomes payable in respect of permissions granted after 1 April 
2012.  If permission for this application is not granted before this date due to delay in 
finalising eh s.106 agreement or the referral to the Mayor, the applicant is likely have to 
re-assess the overall scheme viability, which may lead to a revised scheme or s.106 
package and a further assessment being required by officers before being taken back to 
planning applications committee. 
  
3.276   In accordance with Section 106 of the Town and Country Planning Act 1990 (as 
amended) and Section 278 of the Highways Act 1980, the applicant has agreed to enter 
into a legal agreement. The Legal Agreement would include but not be limited to the 
following matters: 
   
1. The Affordable Housing (AH) to be secured in the form of 200 housing units, 
constructed and made available for: 
   
(a)  Use of the AH units as social rented units for re-housing some residents from West 
Kensington and Gibbs Green estates; or  
(2)  Use of AH units as social rented for re-housing as part of redevelopment of housing 
estates, either in the Opportunity Area or with the borough; or 
(3)  Option for LBHF to acquire the units for use as AH (on such a tenure as it considers 
reasonable and appropriate); or 
(4)  Use as intermediate housing. 
   
2. All the future occupiers (apart from blue badge holders) of the (808) residential units 
to be prohibited from being eligible for on street residential car parking permits in 
existing/proposed CPZ's. 
   
3. A contribution of £376,000 securing local employment skills and to secure training 
places for local people during construction works through the funding of a Workplace 
Coordinator for the estimated five year construction and local procurement.  
   
4. A contribution of £750,000 towards education facilities in the Borough.  
   
5. A financial contribution of £183,176 to the Primary Care Trust to address the impact 
of the proposed development on primary health care facilities in the surrounding area. 
   



6. A financial contribution of £136,000 towards subsidised access provision to the 
proposed gymnasium/swimming pool facilities to be provided to the affordable housing 
occupiers. 
   
7. Funding to cover costs of highway improvements and streetscape/public realm 
improvement works on Seagrave Road to achieve Streetsmart standards (estimated by 
the applicant to be circa £865,000). Funding is included for the following works: 
Conversion of existing mini-roundabout with level access squares, including improved 
and re-instatement of the footways, dropped kerbs, resurfacing, and rationalisation of on 
street parking bays, new street trees, new street lighting, shared surface crossovers and 
new street furniture in the vicinity of the site.  
   
8. Funding to cover cost towards pedestrian and streetscape improvement works within 
Lillie Road and Old Brompton Road to achieve Streetsmart standards (estimated by the 
applicant to be circa £350,000). 
   
9. A feasibility study to be undertaken to investigate a direct link from the site to a new 
entrance at West Brompton Station.  
  
10. The applicants will use reasonable endeavors to deliver new public open space (the 
‘Lost River Park’) on land to the east of the site. As an alternative, the applicants will 
provide a financial contribution towards open space improvements in the vicinity of the 
site. 
    
11. A financial contribution of £4.15m towards infrastructure improvement works to West 
Brompton Station involving: 
  
-  £1.85m for the delivery of platform extensions to the West London Line.   
-  £1.1m to provide ticket hall gate line improvements.   
-  £1.2m towards the provision of a new lift in order to assist Transport for London in  
   delivering DDA improvements.    
  
12. A financial contribution of £144,000 towards the upgrade of four existing bus stops 
two in the vicinity of the Empress State building (Lillie Road) and two near West 
Brompton Station (Old Brompton Road). 
  
13.  A financial contribution of £75,500 towards off site cycle route improvements and 
cycle parking. 
   
14.  A financial contribution of £5,000 towards arranging location and operation of 2 car 
club facilities on the site. 
   
15. A financial contribution of £22,500 for at least 20% of all the residential car parking 
spaces across the development to be provided with active electric charging points. 
   
16. Preparation of a Green Travel Plan to be submitted for the Council's approval prior 
to implementation of the planning permission. A financial contribution of £50,000 to fund 
monitoring, to be first undertaken at 75% of occupation of the site.  
   
17. Public rights of access to the public realm area of the proposed development, 
including the public open space and play space facilities, including details of opening 
times, albeit that it will not be dedicated or adopted formally as open space or highway. 



18. The CHP System should be installed in such a way that ensures future potential 
towards connection to a wider district heat network in this part of the borough. 
  
19. A financial contribution of £46,235 towards mitigation of any air quality impacts 
associated with the proposed development. 
  
20. A financial contribution of £17,500 to assist the Council with monitoring the 
construction process over a 5 year period. 
  
21. The Development shall not be Implemented until such time as either: 
- Both Earls Court 1 and 2 have ceased to be used as an event exhibition and/or 
conference venue; or 
- the Developer has provided to the satisfaction of LBHF in consultation with RBKC and 
TfL sufficient alternative car and coach parking for use in association with the use of 
Earl's Court 1 and 2 as an event exhibition and conference venue.  
  
22.  Commitment to meet the costs of the Council's Legal fees and monitoring.  
  
Conclusion 
  
3.274   The proposal is recommended for approval subject to referral to the Mayor for 
London, completion of a necessary S106 legal agreement and conditions. 
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Description: 
Outline Planning Application (All Matters Reserved) for comprehensive redevelopment 
of site to comprise a mixed use scheme consisting of new additions and alterations to 
the existing shopping centre, erection of three new blocks (Blocks A, B & C) ranging 
from 8-20 storeys (plus basement level) connected to a podium (above existing ground 
level) to the north of the shopping centre, erection of an 8-11 storey free standing block 
(Block D) to the south of Wood Lane Station, erection of a building up to 8 storeys to the 
west of DIMCO Building (Block E), erection of a 4-5 storey addition to western wall of 
the existing shopping centre (Block F) adjacent to Wood Lane,  to facilitate the provision 
of up to 50,855 sqm  Class A1 (Retail), up to 5,070sqm Classes A3, A4 and A5 
(Restaurants, Cafes, Bars, Hot-food Take-away use), up to 540sqm Class B1 (Offices), 
up to 1,520sqm Class D1 (Community use) and up to 1,758sqm Class D2 (Leisure use) 
floorspace (All Gross Internal Areas) and up to 1,522 (Class C3) residential units with 
associated private and communal garden areas and amenity spaces (including 
balconies/terraces), provision of an energy centre together with associated development 
including new and enhanced public realm across the site with new open spaces, 
pedestrian and cycle routes, vehicular access and servicing facilities, retention of 
existing bus station , stabling area and DIMCO buildings and the demolition of existing 
industrial buildings and associated structures, the closure and alteration of highways 
(Revised Application and Description). 
Drg Nos:  
 
Application Type: 
Outline Application 
 
Officer Recommendation: 
 
Subject to there being no contrary direction from the Secretary of State or the Mayor for 
London; that the Committee resolve that the Executive Director of Transport and 
Technical Services be authorised to determine the application and grant permission up 
on the completion of a satisfactory legal agreement to the condition(s) set out below: 
 
Further Recommendation: 
Subject to approval of the main recommendation, Committee resolve that the main 
reasons and considerations on which its decision is based are all the material 
considerations contained in the officer’s report and raised in the course of debate at 
Committee, including the environmental information contained in the applicant’s 
Environmental Statement, pursuant to the Town and Country Planning (Environmental 
Impact Assessment)(England and Wales) Regulations 1999. 
 
 1)  i) No part of the development here by permitted OUTLINE planning permission 

shall be commenced on Development Plots A, B, C, D, E, F (as identified on 
drawing number PS004 Rev C) unless and until an application or applications for 
written approval of the matters reserved by this planning permission in respect of 
the relevant Development Plot have been made to and approved in writing by the 
Local Planning Authority. The reserved matters applications shall include detailed 
plans, sections and elevations showing:  



 

 Access; 
 Layout; 
 Scale; 
 Appearance; and  
 Landscaping. 
  
 ii) Application(s) for approval of the matters reserved by this planning permission 

for the relevant Development Plot referred to in paragraph (i) above must be made 
not later than the expiration of the following from the date of this decision notice: 

  
 THREE YEARS for Development Plots A and B 
 TEN YEARS for Development Plot C 
 FIFTEEN YEARS for Development Plots D, E and F 
  
 iii) Development of Development Plots A, B, C, D, E and F to which this 

permission relates must be begun not later that the expiration of TWO YEARS 
from the final approval of reserved matters of the relevant Development Parcel, or, 
in the case of approval on different dates, the approval of the last such matter to 
be approved.  

  
 To comply with Article 2 of the Town and Country Planning (Applications) 

Regulations 1988 as amended by the Planning (Applications for Planning 
Permission, Listed Buildings and Conservation Areas) (Amendment) (England) 
Regulations 2006 and Section 92 of the Town and Country Planning Act 1990 (as 
amended). 

 
 2) The OUTLINE planning permission hereby permitted shall not be constructed 

unless in accordance with the following drawings and schedule submitted as part 
of the planning application: 

  
 Parameter Plans 
  
 PS 001 Rev D : Planning Application Area 
 PS 002 Rev D : Context 
 PS 003 Rev C : Development Plots: Ground 
 PS 004 Rev C : Development Plots: Plinth 
 PS 005 Rev C : Building Lines: Lower Parts 
 PS 006 Rev F : Building Heights 
 PS 007 Rev C : Principal Public Realm 
 PS 008 Rev D : Access and Circulation 
 PS 009 Rev D : Uses along Frontage - Public Realm 
 PS 011 Rev D : Basements 
 PS 012 Rev C : Utilities  
 PS 013 Rev C : Demolition 
 PS 014 Rev E : Public/Communal/Private Spaces Treatment 
 PS 015 Rev C : Existing Site Levels 
 PS 016 Rev C : Proposed Site Levels 
 PS 017 Rev C : Minimum Elevational Height 
 PS 019 Rev E : Building Lines - Upper Parts 
  
 
 



 

 Parameters Report with the following schedules: 
  
 Table 1 : Total Gross External Floorspace Breakdown (GEA) 
 Table 2 : Unit Mix by Tenure 
 Table 3 : Minimum Public Realm Dimensions 
  
 In order to ensure full compliance with the planning application hereby approved 

and to prevent harm arising through deviations from the approved plans, in 
accordance with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.9 and 7.21 of the 
London Plan 2011 and policies EN2, EN2B, EN3, EN6, EN8, EN25, EN31 and 
EN31X of the London Borough of Hammersmith and Fulham UDP as amended 
2007 and 2011 and policies BE1, and HTC1 of the Core Strategy 2011. 

 
 3) All reserved matters applications shall include a statement to demonstrate 

compliance with the principles and parameters set out in the Design and Access 
Statement, prepared by Allies and Morrison, dated November 2011, Design Code 
prepared by Allies and Morrison dated November 2011 and Parameters Report 
prepared by Montagu Evans. 

  
 To ensure that the development is constructed in accordance with the Design 

Guidelines on which this decision is based and to be consistent with the principles 
of good masterplanning, in accordance with policies A, BE1, WCOA and WCOA1 
of the Core Strategy,  EN2 and EN2B of the Unitary Development Plan 2007 and 
2011, policies 7.1, 7.2, 7.3, 7.47.5, 7.6, 7.7, 7.8, 7.9, 7.18, 7.19 and 7.21. 

 
 4) Prior to commencement of the development hereby approved, other than ground 

works or site preparation, a phasing programme for the construction, completion 
and occupation of each phase of the development shall be submitted to, and 
approved in writing by the Council. Development shall proceed in accordance with 
the approved phasing strategy unless otherwise agreed in writing by the Council. 

  
 To ensure that the development accords with the provisions and assessment of 

the approved Environmental Statement and to ensure that the development is 
carried out in a satisfactory manner in accordance with policies EN2 and EN8 and 
Standards S5A, S7, S18 and S20 of the London Borough of Hammersmith and 
Fulham UDP, as amended 2007 and 2011 and policies BE1 and HTC1 of the Core 
Strategy 2011. 

 
 5) No less than 1480sqm of Class D2 floorspace shall be provided within the 

development. The floorspace shall be provided within any one or in all 
development plots.  

  
 To ensure a sustainable mix of uses is delivered within the development, to create 

a high quality environment with active and vibrant streets and a range of land uses 
which would complement Shepherds Bush Town Centre and the White City 
Opportunity Area, in accordance with Core Strategy Policies BE1, WCOA and 
WCOA1, policies 7.1 and 7.3 of the London Plan 2011, and policies CS8, CS10 
and TC1 of the London Borough of Hammersmith and Fulham UDP (Saved 2007 
and 2011) 

 
 6) The details of the provision of Class D1 (Non-residential Institution) and Class D2 

(Leisure) floorspace shall be submitted to the Local Planning Authority for approval 



 

in writing, prior to the submission of the reserved matters application for Plot C. 
The details shall include the location, layout and description of the facilities which 
could be provided anywhere subject to the provisions of the above condition 5. 

   
 To ensure a sustainable mix of uses is delivered within the development, to create 

a high quality environment with active and vibrant streets and a range of land uses 
which would complement Shepherds Bush Town Centre and the White City 
Opportunity Area, in accordance with Core Strategy Policies BE1, WCOA and 
WCOA1, policies 7.1 and 7.3 of the London Plan 2011, and policies CS8, CS10 
and TC1 of the London Borough of Hammersmith and Fulham UDP (Saved 2007 
and 2011). 

  
 7) The development of each phase or part thereof shall not commence until there 

have been submitted to and approved in writing by the Council, details and 
samples of materials to be used for that phase on all external faces of the 
buildings, and all surface treatments, and no part of that phase shall be used or 
occupied prior to the implementation of the approved details. The development 
shall be carried out in accordance with such details as have been approved. 

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

scene and public realm, in accordance with policy EN2, EN8 and EN31X of the 
Unitary Development Plan, as amended 2007 and 2011 and policy BE1 of the 
Core Strategy 2011.  

 
 8) The development of each phase or part thereof shall not commence until there 

have been submitted to and approved in writing by the Council, details and 
samples, where appropriate, of all paving and external hard surfaces, boundary 
walls, railings, gates, fences and other means of enclosure for that phase. The 
development shall be carried out in accordance with the approved details. 

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN8 

and EN31X of the Unitary Development Plan, as amended 2007 and 2011 and 
policy BE1 of the Core Strategy 2011. 

 
 9) The development of each phase shall not commence before details of the design 

of that phase at a scale no less than 1:20 in plan, section and elevation of a typical 
bay of each proposed building type [including the proposed frontage to retail units] 
to show details of proposed cladding, fenestration, balconies and entrances shall 
be submitted and approved in writing by the Council. The development shall be 
carried out in accordance with the approved details. 

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN8 

and EN31X of the London Borough of Hammersmith and Fulham UDP (Saved 
2007 and 2011), as amended 2007 and 2011 and policy BE1 of the Core Strategy 
2011. 

  
10) No part of the development shall commence prior to the submission and approval 

in writing by the Council of full details of the proposed hard and soft landscaping 
for that phase or part thereof including planting schedules and details of the 
species, height and maturity of any trees and shrubs and proposed landscape 
maintenance. The approved scheme shall be implemented in the next winter 
planting season following completion of the building works, or before the 



 

occupation and use of any part of the buildings, whichever is the earlier, and the 
landscaping shall thereafter be retained and maintained in accordance with the 
approved details. 

  
 To ensure a satisfactory external appearance in accordance with policies EN2, 

EN8 and EN26 of the London Borough of Hammersmith and Fulham UDP (Saved 
2007 and 2011). 

  
11) Prior to the commencement of each phase of development, details of green/brown 

roofs, including planting and maintenance schedules, and ecological enhancement 
measures for that phase or part thereof shall be submitted to and approved in 
writing by the Council. Development shall accord with the details as approved.  

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

urban drainage and habitat provision, in accordance with policies 5.11, 5.13 and 
7.19 of the London Plan 2011 and policy EN28 of the London Borough of 
Hammersmith and Fulham UDP (Saved 2007 and 2011). 

 
12) Any tree or shrub planted pursuant to approved landscape details that is removed 

or severely damaged, dying or becoming seriously diseased within 5 years of 
planting shall be replaced with a tree or shrub of similar size and species to that 
originally required to be planted. 

  
 To ensure a satisfactory provision for planting, in accordance with policies EN2, 

EN8 and EN26 of the London Borough of Hammersmith and Fulham UDP, as 
amended 2007 and 2011. 

 
13) The development shall not commence prior to the submission and approval in 

writing by the Council of details of the methods proposed to identify any television 
interference caused by the proposed development, including during the demolition 
and construction process, and the measures proposed to ensure that that 
television interference that might be identified is remediated in a satisfactory 
manner. The approved remediation measures shall be implemented for each 
phase immediately that any television interference is identified. 

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

accordance with Policy 7.7 of the London Plan 2001 and policy EN21 of the 
Unitary Development Plan, as amended 2007 and 2011. 

 
14) Any material changes to the external appearance of the building, including the 

installation of air-handling units, ventilation fans or extraction equipment, must first 
be submitted and approved in writing by the Council prior to their installation. 

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

scene, and to safeguard the amenities of neighbouring residential occupiers, in 
accordance with Policies EN8, EN20A, EN20B and EN21 of the London Borough 
of Hammersmith and Fulham UDP (Saved 2007 and 2011). 

  
15) Prior to the commencement of works for plots A and B, details of the Shopmobility 

facilities within the extended shopping mall shall be submitted to the Local 
Planning Authority for approval in writing. The facilities shall be located close to 



 

the mall entrance and shall be implemented in accordance with the approved 
details, and permanently retained thereafter.  

  
 To ensure that the proposal provides an inclusive and accessible environment in 

accordance with the Council's 'Access for All' Supplementary Planning Document 
and Policy 7.2 of the London Plan 2011. 

 
16) Prior to the commencement of works on the relevant phase, the detailed design, 

phasing plan, layout and location of the car park(s) shall be submitted to and 
approved in writing by the Council. The proposed car park shall accord with the 
details as approved and shall be retained permanently thereafter.  

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

needs of future site occupiers and users, in accordance with policies 6.13 and 7.2  
of the London Plan (2011) and policy TN15 and Standards S.18 and S.19 of the 
London Borough of Hammersmith and Fulham UDP (Saved 2007 and 2011) and 
the Council's Access for All Supplementary Planning Guidance. 

 
17) Details of any relocated Blue Badge car parking spaces shall be submitted to the 

Local Planning Authority for approval prior to commencement of works at the 
relevant part of the development. The details shall be fully implemented in 
accordance with the approved plans and shall be permanently retained thereafter. 

  
 To ensure there is an adequate provision of fully accessible car parking spaces in 

accordance with policies TN15 of the London Borough of Hammersmith and 
Fulham UDP (Saved 2007 and 2011), London Plan policies 6.13 and 7.2 and the 
Council's Supplementary Planning Guidance 'Access for All'. 

 
18) No work shall commence on part or parts of the development subsequently 

approved as part of a reserved matters submission until details including the 
locations of the benches, litter bins and signage for each reserved matters phase 
are submitted to and approved in writing by the local planning authority before any 
works thereby affected are begun. The development shall not be open to users 
until the benches, litter bins and signage as approved have been provided, and 
must be permanently retained thereafter. 

   
 To ensure the satisfactory provision of facilities, in accordance with Policy EN23 of 

the London Borough of Hammersmith and Fulham Unitary Development Plan 
(Saved 2007 and 2011). 

 
19) Prior to the commencement of each phase of development, details of secure cycle 

storage for that phase or part thereof shall be submitted to and approved in writing 
by the Council. Development shall accord with the details as approved, and the 
cycle parking provision shall be retained thereafter. 

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

the needs of future site occupiers and users, in accordance with policies 6.9 and 
6.13 of the London Plan (2011) and policy TN6 and Standard S20.1 of the London 
Borough of Hammersmith and Fulham UDP (Saved 2007 and 2011). 

  
 
 



 

20) Prior to commencement of works for plot A, details of a new taxi rank with capacity 
for at least 8 cars and drop-off bay for private hire cars shall be submitted to the 
Local Planning Authority for approval to be permanently retained thereafter. The 
taxi rank and drop-off bay should be provided within plot A. 

  
 To ensure there are adequate facilities for taxis serving the development, in 

accordance with policy TN24 of the London Borough of Hammersmith and Fulham 
UDP (Saved 2007 and 2011). 

 
21) The new car park shall include provision for a minimum of 5 car club spaces. The 

spaces shall be clearly marked out and signposted and shall be permanently 
retained thereafter. 

  
 To ensure sufficient level of car club spaces are provided with the development, in 

accordance with policies TN15 and Standard S.18 in the London Borough of 
Hammersmith and Fulham UDP (Saved 2007 and 2011) 

 
22) No demolition or construction works for the development hereby permitted shall 

commence until a demolition method statement and Construction Logistics 
Management Plan has been submitted to and approved in writing by the Council. 
The demolition method statement shall include details of the steps to be taken to 
re-use and re-cycle demolition waste and measures proposed to minimise the 
impact of the demolition processes on the existing amenities of neighbouring 
occupiers, including monitoring and control measures for dust, noise, vibration, 
lighting and working hours, waste classification and disposal procedures and 
locations.  A Construction Logistics Management Plan shall include details on 
waste classification, dust and noise monitoring and control, provisions within the 
site to ensure that all vehicles associated with the construction works are properly 
washed and cleaned to prevent the passage of mud and dirt onto the highway, 
and other matters relating to traffic management to be agreed. All works to be 
carried out in accordance with approved details. 

   
 To ensure that no unacceptable adverse effect on the amenity of surrounding 

occupiers in accordance with policies EN20A, EN20B, EN21 and TN15 of the 
London Borough of Hammersmith and Fulham¿s Unitary Development Plan 
(Saved 2007 and 2011) and Core Strategy Policy BE1 . 

 
23) Prior to commencement of works on the development, a Low Emission Strategy 

shall be submitted to and approved in writing by the Council. This Strategy should 
outline the measures to be implemented to help mitigate the development's air 
pollution impacts, in particular the emissions of NOx and Particulates from on-site 
transport and energy generation sources".  

  
 To ensure the development's air pollution impacts are mitigated in accordance with 

the requirements of policy 7.14 of the London Plan 2011 and policy CC4 of the 
Core Strategy 2011 

 
24) Prior to commencement of works, details of the installation, operation, and 

maintenance of the best practicable odour abatement equipment and extract 
system for each reserved matters phase, or relevant part thereof have been 
submitted to and approved in writing by the Council, including the height of the 
extract duct, in accordance with the `Guidance on the Control of Odour and Noise 



 

from Commercial Kitchen Exhaust Systems' January 2005 by DEFRA. Approved 
details shall be implemented prior to occupation of the development and thereafter 
be permanently retained, unless subsequently otherwise approved in writing by 
the Council. 

   
 To ensure that nearby premises are not unduly affected by odour and disturbance 

in accordance with Policy EN21 of the London Borough of Hammersmith and 
Fulham’s Unitary Development Plan (Saved 2007 and 2011). 

  
25) Prior to commencement of works, details of the sound insulation of the floor 

/ceiling /walls separating the ground floor non-living accommodation part(s) of the 
premises from noise sensitive premises for each reserved matters phase or part 
thereof have been submitted to and approved in writing by the Council.  Details 
shall ensure that the DnT,w+Ctr  noise level difference and sound insulation of 
floor/ ceiling/ walls and any other mitigation measures are sufficiently enhanced 
and that the `Good' standards specified in BS 8233:1999 are achieved within noise 
sensitive premises and their external amenity areas.  Approved details shall be 
implemented prior to occupation of the development and thereafter be 
permanently retained, unless subsequently otherwise approved in writing by the 
Council. 

   
 To ensure that adjoining noise sensitive premises are not unduly affected by noise 

and disturbance in accordance with Policy EN21 of the London Borough of 
Hammersmith and Fulham UDP (Saved 2007 and 2011). 

 
26) The development or part thereof hereby permitted shall not commence until a 

scheme for temporary fencing and/or enclosure of the site has been submitted to 
and approved in writing by the Council, and such enclosure has been erected in 
accordance with the approved details. 

   
 To ensure that the site remains in a tidy condition during the construction phase 

and to prevent harm to the street scene and character and appearance of the 
adjoining conservation area, in accordance with policies EN2B and EN8 of the 
Unitary Development Plan, as amended 2007 and 2011, and Core Strategy Policy 
BE1. 

 
27) No work shall commence on part or parts of the development subsequently 

approved as part of a reserved matters submission until the submission and 
approval in writing by the Council of details of the noise and vibration level of any 
proposed plant and machinery, including details of appropriate mitigation 
measures to ensure that the external noise level at the nearest and/or most 
affected noise sensitive premises is 10dBA Leq below background LA90, as 
assessed according to BS4142:1997, with all machinery operating, and that 
internal room and external amenity noise standards will be achieved in accordance 
with BS8233:1999. No part of the development shall be used or occupied prior to 
the implementation of the approved details, which shall thereafter be permanently 
retained. 

   
 To ensure that the amenity of occupiers of the proposed flats and the occupiers of 

adjoining residential properties is not harmed as a result of noise or vibration from 
any proposed plant or machinery, in accordance with Policy EN20B and EN21 of 



 

the London Borough of Hammersmith and Fulham’s Unitary Development Plan 
(Saved 2007 and 2011). 

 
28) No work shall commence on part or parts of the development subsequently 

approved as part of a reserved matters submission until an arboricultural method 
statement setting out the method(s) of tree protection during construction, shall be 
submitted to the Local Planning Authority and approved in writing. The methods of 
tree protection shall be implemented as approved. 

   
 To ensure that the retained trees are protected during the construction processes 

to prevent their unnecessary damage or loss, in accordance with Policy EN26 of 
the London Borough of Hammersmith and Fulham’s Unitary Development Plan 
(Saved 2007 and 2011). 

 
29) Any works to tree(s) on the site shall be carried out only in the following manner, in 

accordance with British Standard 3998:1989 - Recommendations for Tree Work: 
   
 To ensure that the Council is able to properly assess the impact of the 

development on any trees and to prevent their unnecessary loss, in accordance 
with Policy EN26 of the London Borough of Hammersmith and Fulham’s Unitary 
Development Plan (Saved 2007 and 2011). 

 
30) Any tree or shrub planted pursuant to approved landscape details that is removed 

or severely damaged, dying or becoming seriously diseased within 5 years of 
planting shall be replaced with a tree or shrub of similar size and species to that 
originally required to be planted. 

  
 Reason: To ensure a satisfactory provision for planting, in accordance with 

policies EN2, EN8 and EN26 of the London Borough of Hammersmith and Fulham 
UDP, as amended 2007 and 2011. 

 
31) Prior to commencement of works, an Ecological Management Plan shall be 

submitted and approved in writing by the Local Planning Authority. The EMP shall 
comprise an annual monitoring report which looks to safeguard biodiversity 
features. 

  
 Reason. To ensure the biodiversity of the site is protected and enhanced where 

possible, in accordance with policy 7.19  of the London Plan (2011) and policies 
EN28A and EN29 of the London Borough of Hammersmith and Fulham UDP 
(Saved 2007 and 2011). 

 
32) Prior to commencement of works, details of the proposed solar panels on the roofs 

of the buildings, where relevant shall be submitted to and approved in writing by 
the Council. Such details shall be implemented prior to occupation or use of the 
building and permanently retained thereafter unless otherwise agreed in writing by 
the Council. 

   
 To ensure that the development is consistent with the Mayor's sustainable design 

objectives in accordance with Policies 5.1, 5.2, 5.3, 5.7 and 5.8 of the London Plan 
(2011) and to ensure that the visual impact of the equipment is satisfactory in 
accordance with the London Borough of Hammersmith and Fulham Unitary 
Development Plan Policies EN2B and EN8 (Saved 2007 and 2011). 



 

33) Prior to commencement of works on each phase of the development, a desktop 
study, site investigation scheme, intrusive investigation and risk assessment have 
been submitted to and approved in writing by the Council.  The desk study will 
identify all previous site uses, potential contaminants associated with those uses, 
a conceptual model of the site indicating sources, pathways and receptors and any 
potentially unacceptable risks arising from contamination at the site.  The site 
investigation scheme will provide information for an assessment of the risk to all 
receptors that may be affected, including those off site.  The risk assessment will 
assess the degree and nature of any contamination on site and to assess the risks 
posed by any contamination to human health, controlled waters and the wider 
environment.  A detailed method statement for any required remediation works will 
need to be submitted to, and approved in writing, by the Council.  All works must 
be carried out by a competent person conforming to CLR 11: Model Procedures 
for the Management of Land Contamination (DEFRA 2004). 

   
 In order 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 Policies G0, G3, EN20A and EN21 of the London Borough of 
Hammersmith and Fulham Unitary Development Plan (Saved 2007 and 2011). 

 
34) Prior to occupation of each phase of the development, all remediation works that 

have been completed should be recorded within a validation report to verify these 
works has been carried out. The report shall be submitted to, and approved in 
writing, by the Council unless otherwise authorised.  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 
should be detailed and verified in an amendment to the remediation statement.  All 
works must be carried out by a competent person conforming to CLR 11: Model 
Procedures for the Management of Land Contamination (DEFRA 2004).  

   
 In order 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 Policies G0, G3, EN20A and EN21 of the London Borough of 
Hammersmith and Fulham Unitary Development Plan  (Saved 2007 and 2011). 

 
35) Prior to commencement of any phase of development or part thereof, an on-going 

long term land remediation strategy should be set out in a monitoring methodology 
report which  would verify the successes and shortcomings of the on-going 
remediation work undertaken within each phase. 

  
 Reason. In order 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 Policies G0, G3, EN20A and EN21 of the London 
Borough of Hammersmith and Fulham Unitary Development Plan (Saved 2007 
and 2011). 

 
36) No development shall commence until a written scheme of investigation for the 

whole site has been submitted and approved in writing by the Council. The 
investigation works proposed should be in accordance with the Archaeological 



 

Desk-based Assessment submitted with this application, prepared by Museum of 
London on behalf of the applicant.  

  
 To ensure that any archaeological interest of the site has been safeguarded in 

accordance with policies EN6 and EN7 of the London Borough of Hammersmith 
and Fulham Unitary Development Plan (Saved 2007 and 2011). 

 
37) In the event that the programme of investigation required by condition 37 reveal 

the presence of archaeological interests on the site, no works shall be carried out 
on the relevant part of the site until a scheme of archaeological investigation has 
been submitted to the Local Planning Authority and approved in writing. 

  
 To ensure that any archaeological interest of the site has been safeguarded in 

accordance with policies EN6 and EN7 of the London Borough of Hammersmith 
and Fulham Unitary Development Plan (Saved 2007 and 2011). 

 
38) The development hereby permitted shall not commence until details of a 

sustainable urban drainage system (SUDS) have been submitted to and approved 
in writing by the council. The SUDS scheme shall be implemented in accordance 
with the approved details prior to first occupation of the development hereby 
permitted, and thereafter permanently retained.  

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

accordance with policy 5.13 of The London Plan 2011 and PPS25. 
 
39) The development hereby permitted shall not be commenced until such time as a 

scheme to reduce the surface water runoff from site to a minimum of 614/s has 
been submitted to, and approved in writing by, the local planning authority. The 
scheme shall be fully implemented and subsequently maintained, in accordance 
with the timing / phasing arrangements embodied within the scheme, or within any 
other period as may subsequently be agreed, in writing, by the local planning 
authority. 

   
 To prevent flooding by ensuring the satisfactory management of surface water run-

off from the site in accordance with policy 5.13 of the London Plan 2011 and policy 
G3 of the London Borough of Hammersmith and Fulham Unitary Development 
Plan (Saved 2007 and 2011). 

  
40) No phase of development shall commence until a drainage strategy detailing any 

on and/or off site drainage works, has been submitted to and approved by, the 
local planning authority in consultation with the sewerage undertaker. No 
discharge of foul or surface water from the site shall be accepted into the public 
system until the drainage works referred to in the strategy have been completed. 

  
 Reason:  To prevent any increased risk of flooding and to ensure the satisfactory 

storage of/disposal of foul or surface water from the site in accordance with Policy 
5.13 of the London Plan 2011, Policy CC2 of the Core Strategy 2011 and PPS25. 

 
41) Each phase of the development shall not commence until a statement of how 

"Secured by Design" requirements are to be adequately achieved has been 
submitted to and approved in writing by the Council. The approved details shall be 



 

carried out prior to occupation of the development hereby approved and 
permanently maintained thereafter. 

   
 To ensure a safe and secure environment in accordance with policy EN10 of the 

London Borough of Hammersmith and Fulham Unitary Development Plan (Saved 
2007 and 2011) and policy 7.3 of the London Plan 2011. 

 
42) Prior to the commencement of each phase of the development, details shall be 

submitted to and approved in writing by the Council, of a Noise Exposure Category 
(NEC) assessment (according to PPG24), including details of sound insulation 
measures for the building envelope, orientation of habitable rooms and silenced 
mechanical ventilation, in order that internal room and (if provided) external 
amenity noise standards will be achieved, in accordance with BS8233:1999. 
Approved details shall be implemented prior to occupation of the development and 
thereafter be permanently retained. 

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

affected by noise/ vibration from dominant transport [and industrial/ commercial 
noise sources], in accordance with Policy EN20B and EN21 of the London 
Borough of Hammersmith and Fulham Unitary Development Plan (Saved 2007 
and 2011). 

 
43) The development shall make provision for a minimum area of 1507sqm to be laid 

out as green roofs and a minimum area of 3615sqm to be laid out as brown roofs, 
and such roof treatments shall be located in as many parts of the buildings, for 
each phase, as possible. 

  
 Reason:  To promote sustainable design in accordance with policies 5.1, 5.2, 5.3, 

5.11, and 7.19 of the London Plan (2011) and policies EN28A, EN29 of the 
London Borough of Hammersmith UDP (Saved 2007 and 2011) and policies CC1 
and H3 of the Core Strategy (2011). 

 
44) Details of all proposed external lighting, including security lights for each phase 

shall be submitted to and approved in writing by the local planning authority before 
any works thereby affected are begun, and the use shall not commence until the 
lighting has been installed in full accordance with the approved details. Such 
details shall include the number, exact location, height, design and appearance of 
the lights, together with data concerning the levels of illumination and light spillage 
and the specific measures, having regard to the recommendations of the 
Institution of Lighting Engineers in the `Guidance Notes For The Reduction Of 
Light Pollution 2005' to ensure that any lighting proposed does not harm the 
existing amenities of the occupiers of neighbouring properties. 

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

occupiers of neighbouring properties, in accordance with Policies EN2B, EN8, 
EN20A, EN20C and EN21 of the London Borough of Hammersmith and Fulham 
Unitary Development Plan (Saved 2007 and 2011). 

 
45) Details of the refuse arrangements including storage, collection and recycling for 

each phase of the development hereby approved shall be submitted to and 
approved in writing by the Council before any works thereby affected are begun. 



 

The details as approved shall be implemented prior to the use or occupation of 
any part of the development and maintained permanently thereafter. 

   
 To ensure the satisfactory provision for refuse storage and recycling in accordance 

with Policy EN17 of the London Borough of Hammersmith and Fulham Unitary 
Development Plan (saved 2007 and 2011). 

  
46) Before the construction of the play areas, a scheme detailing the play equipment, 

boundary treatments and ground surface treatment of the outdoor play spaces 
shall be submitted to the local planning authority and approved in writing. The play 
equipment will be designed to be fully inclusive to ensure the play areas are 
accessible to all and will be implemented in accordance with the approved plans, 
to be permanently retained thereafter.  

  
 In order to ensure equal life chances for all, and to prevent groups such as blind 

people and disabled children being excluded from use of public realm and other 
amenities by designs failing in detail to take specific needs into account, in 
accordance with London Plan 2011 Policy 3.1, the Council's  Supplementary 
Guidance SPD 'Access for All' and any other relevant best practice guidance 
(including the Councils We Want to Play Too 2012). 

 
47) No advertisements shall be displayed on or within any elevation of the building 

itself, without details of the advertisements having first been submitted to and 
agreed in writing by the Council. 

   
 In order that any advertisements displayed on the building are assessed in the 

context of an overall strategy, so as to ensure a satisfactory external appearance 
and to preserve the integrity of the design of the building, in accordance with 
policies EN2B, EN8 and EN14 of the London Borough of Hammersmith and 
Fulham Unitary Development Plan, as amended 2007 and 2011. 

  
48) The ground floor entrance doors to the all residential buildings, all retail and non-

residential units and integral lift/stair cores, hereby approved shall not be less than 
1 metre wide and the threshold shall be at the same level to the path fronting the 
entrance to ensure level access. 

   
 In order to ensure the development provides ease of access for all users, in 

accordance with Policy 3.1 and 7.2 of the London Plan 2011, and the Council's 
adopted supplementary planning document "Access for all". 

 
49) There shall be a minimum of four fully inclusive and accessible integral/external lift 

cores to facilitate the vertical movement of people from the ground level up to 
podium level, located in the areas as shown on the approved parameters plan 
PS007. 

  
 In order to ensure the development provides ease of access for all users, in 

accordance with Policy 7.2 of the London Plan 2011, and the Council's adopted 
supplementary planning document "Access for all". 

 
50) The communal garden areas to all residential courtyards will be fully accessible 

and inclusive to all users of the development, including wheelchair  users and blue 
badge holders. 



 

 To ensure amenity spaces are provided for all occupiers in the development, in 
accordance with policy BE1 in the Core Strategy 2011, policies 7.2 and 7.5 in the 
London Plan 2011 and policies EN2 and EN8  of the London Unitary Development 
Plan (Saved 2007 and 2011). 

 
51) No works shall commence on the land or parts of adjacent land on Wood Lane 

relating to plot F, until all landscaping and public realm works to all other plots 
have been fully implemented in accordance with the approved plans, submitted 
through subsequent reserved matters and planning conditions. 

  
 To ensure the public realm to the west of the existing shopping centre is 

safeguarded and maintained as public space in order to provide a high quality 
pedestrian environment in accordance with policy BE1 of the Core Strategy 
(2011), policies EN2, EN8 and EN31X of the London Borough of Hammersmith 
and Fulham UDP (Saved 2007 and 2011) and policy 7.5 of the London Plan 
(2011). 

 
52) Notwithstanding the levels of deviation identified in the approved drawings PS 003 

Rev C - Development Plots: Ground, PS 004 Rev C - Development Plots: Plinth 
and PS 005 Rev C - Building Lines: Lower Parts, no external wall of any building 
shall project or extend into the public realm that would result in the public realm 
width being reduced below the minimum levels set out in Table 3 of the Parameter 
Report. 

  
 To provide sufficiently wide public open spaces and to ensure that the 

development provides a high quality public realm across the development in 
accordance with Core Strategy policy BE1, London Plan (2011) policies 7.1 and 
7.5 and London Borough of Hammersmith and Fulham’s Unitary Development 
Plan (Saved 2007 and 2011). 

 
53) Prior to commencement of works, an Impact Study of the existing water 

infrastructure to determine the magnitude of any new additional capacity required 
in the system and the location of a suitable connection, shall be submitted to and 
approved in writing by the local planning authority. 

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

the additional demand in accordance with Core Strategy (2011) policy CC2 and 
London Plan (2011) policies 5.14 and 5.15. 

 
54) No impact piling shall take place until a piling method statement has been 

submitted to and approved in writing by the local planning authority in consultation 
with the relevant water or sewerage undertaker. 

  
 To ensure that the piling works do not adversely affect the existing water supply 

and waste water infrastructure in accordance with Core Strategy (2011) policy 
CC2 and London Plan (2011) policies 5.14 and 5.15. 

 
55) No phase of development shall commence until a drainage strategy for that phase 

or part thereof detailing any on and/or off site drainage works, has been submitted 
to and approved by, the local planning authority in consultation with the sewerage 
undertaker. No discharge of foul or surface water from the site shall be accepted 



 

into the public system until the drainage works referred to in the strategy have 
been completed. 

  
 To prevent any increased risk of flooding and to ensure the satisfactory storage 

of/disposal of foul or surface water from the site in accordance with Policy 5.13 of 
the London Plan 2011, Policy CC2 of the Core Strategy 2011 and PPS25. 

 
56) Any tree or shrub planted pursuant to approved landscape details that is removed 

or severely damaged, dying or becoming seriously diseased within 5 years of 
planting shall be replaced with a tree or shrub of similar size and species to that 
originally required to be planted. 

  
To ensure a satisfactory provision for planting, in accordance with policies EN2, 
EN8 and EN26 of the London Borough of Hammersmith and Fulham UDP, as 
amended 2007 and 2011. 

 
57) Prior to the commencement of each phase of development, details of compliance 

with lifetime homes standards for the residential units and of the provision of 10% 
of the residential units to wheelchair housing standard or accessible to this 
standard within that phase or part thereof , shall be submitted to and approved in 
writing by the Council. Development shall accord with the details as approved. 

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan (2011) and policy HO6 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007) and the Council's Access for 
All Supplementary Planning Guidance. 

 
58) Prior to commencement of works on each phase, full details of how the 

development accords with the Council's 'Access for All' Supplementary Planning 
Document has been submitted to and approved in writing by the Council. 

  
 To ensure that the proposal provides an inclusive and accessible environment in 

accordance with the Council's 'Access for All' Supplementary Planning Document 
and Policy 7.2 of the London Plan 2011. 

 
59) Prior to commencement of works on the relevant phase of the development, a 

relocation plan should be submitted to and approved in writing by the council 
detailing how the relocation of the existing businesses on the White City Industrial 
Estate will be managed.  

  
 To ensure that industrial employment and activities are not lost through the 

redevelopment process and would be in line with the Industrial Capacity SPG 
para. 8.7 and with London Plan policy 4.4 on the management of industrial land 
and premises 

 
Justification for Approving the Application: 
 
  1) Principle of Development/Regeneration:  The comprehensive mixed use 

redevelopment of the site including new retail, residential, leisure and community 
floorspace is in accordance with national, regional and local planning policies 
which are designed to maximise the development potential of brownfield sites to 



 

help to meet local and strategic housing needs and improve the vitality and 
viability of town centres.  The proposed development is generally in accordance 
with Strategic Policy C and Strategic Policy WCOA of the Core Strategy as the 
implementation of the development will contribute to the regeneration of the area, 
improve the vitality and viability of ShepherdsBush Metropolitan Town Centre, 
improve employment opportunities and promote sustainable economic growth.  
The application has demonstrated that the profile of the retail floorspace forming 
part of the proposed development cannot be accommodated within the existing 
Town Centre and can only be accommodated on land to the north of Westfield 
London.  The size, profile and location of the proposed retail floorspace is 
considered to be acceptable and would not compromise the vitality or viability of 
the existing centre, or of surrounding centres.  The redevelopment of this site to 
will enhance links to the northern part of the White City Opportunity Area and will 
provide for a transition from the town centre and retail uses to residential, 
community and leisure uses.  The proposed development is considered to be an 
appropriate use within the White City Opportunity Area which is highly accessible 
by public transport.  The proposed development therefore accords with policies 
2.13, 2.15, 3.3, 3.4 of the London Plan (2011) and Strategic Policies WCOA, 
WCOA1, B, C and H1 of the Core Strategy (2011) 

   
 2) Housing: The proposed development would contribute towards providing 

much needed additional housing, in accordance with London Plan Policies 3.3B, 
3.3D and 3.3E and would help the borough meet its housing targets in accordance 
with Table 3.1 of the London Plan.  Strategic Policy H1 of the Core Strategy 
promotes the development of new housing within the Strategic Sites.  Within the 
White City Opportunity Area an indicative housing target of 5,000 homes is 
proposed across the plan period.    The site is also defined within the draft White 
City Opportunity Area Planning Framework as an area for residential 
intensification.  The density of the development provided falls comfortably within 
the parameters expressed by the London Plan for sites in a Central location with a 
PTAL rating of 4 -6.  The principle and density of residential development 
proposed is considered to accord with London Plan Policy 3.3 and 3.4 and Core 
Strategy Strategic Policies H1, H3, A and WCOA1.  The proposed development 
will comprise an appropriate mix of dwelling sizes and therefore accords with 
policy 3.8 of the London Plan and policy H4 of the Core Strategy.   In the context 
of these policies and having regard to the Viability Assessment, the individual 
circumstances of the site and the planning and regeneration benefits arising it is 
considered that the provision of affordable housing is in accordance with London 
Plan Policy 3.8, 3.10, 3.11 and 3.12 and Core Strategy Policy H1 and H2. 

  
 3) Design:  The proposed development would be a high quality development 

which would make a positive contribution to the character and appearance of the 
White City Opportunity Area.  The proposed development relates well to the 
setting and surroundings and responds to the varying conditions to the east and 
west of the site.  The scale and mass of the proposed development as defined by 
the outline parameters is considered appropriate.  The location of a tall building 
adjacent to the A3220 is supported by Core Strategy Strategic Policy WCOA.  The 
tall building fulfils an important townscape role and functions as a key urban 
marker signalling the strengthened east west pedestrian link.  Although the 
proposed development will be visible and will have an impact on views from within 
the Borough and Royal Borough of Kensington and Chelsea the impact is not one 
of significant harm and will contribute to the skyline of this part of White City.  The 



 

proposed development therefore accords with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 
7.7 and 7.8 of the London Plan and policies BE1, WCOA, WCOA1 and EN2B of 
the Core Strategy (2011). 

  
 4) Residential Amenity: The proposed development would have a negligible 

impact upon the amenities of adjoining occupiers in terms of light, outlook, privacy 
and no impact on air quality nor noise.  In this regard the development would 
respect the principles of good neighbourliness.  High quality living conditions 
would be provided, with all units benefiting from good levels of daylight/sunlight, 
outlook and privacy. The proposed development therefore accords with policies 
3.5, 3.6, 3.8, 7.3, 7.6, 7.7, 7.14 and 7.15 of the London Plan and policies EN8, 
EN10, EN20a, EN23, EN23B and HO6 and Standards S5A.1, S5A.2, S6, S7.1, 
S7A, S13.1, S13.2 and S13.3 of the London Borough of Hammersmith and 
Fulham UDP (as amended 2007 and 2011) and policies H3 and CC4 of the Core 
Strategy (2011). 

   
 5) Highways: The overall traffic impact of the proposed development across all 

three peak periods (weekday am, weekday pm and Saturday), including in the 
Sensitivity Test, is less than that considered by TfL for Scenario B as defined by 
the White City Opportunity Area Planning Framework. Scenario B is considered 
acceptable in terms of traffic impact, it therefore follows the proposed development 
is also acceptable.  Acceptable provision will be made for cycle parking.  The level 
of car parking is considered to accord with the standards set by the Development 
Plan.  The proposed development will enhance pedestrian linkages to the north 
south and west east of the site to the benefit of the wider White City Opportunity 
Area.  The site is highly accessible and is well served by public transport.  Any 
impacts arising from the development will be mitigated by conditions and s106 
provision to contribute towards sustainable transport infrastructure measures 
within the White City Opportunity Area and prevent undue increase in on-street 
parking pressures in surrounding roads.  In addition, a car park management, 
servicing, road safety and travel planning initiatives would be implemented in and 
around the site to mitigate against potential issues.  The proposed development 
therefore accords with policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13, of the London Plan 
(2011) and policies TN4, TN5, TN6, TN8, TN13, TN15, TN21, TN28 and 
Standards S18, S19, S20, S21 and S23 of the London Borough of Hammersmith 
UDP (as amended 2007 and 2011) and policy T1 of the Core Strategy (2011). 

    
 6) Sustainability:  The proposed development has been design to meet Level 4 

of the Code for Sustainable Homes and a BREEAM rating of Very Good.  The 
proposed development will comprise a decentralised energy centre which will 
provide the heating requirements to the whole development through Gas fired 
CHP units with back up Gas Boilers and cooling requirements from Absorption 
Chillers with back up Electric Water Cooled Chillers. The use of renewable energy 
to supplement the provision of gas fired CHP units will be achieved through the 
use of PV cells.  This will result in a significant reduction of CO2 emissions beyond 
the Building Regulations 2010 compliant level.  The proposed development 
therefore accords with policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.8, 5.9, 5.11, 5.12, 5.13, 
5.14, 5.15, and 7.19 of the London Plan (2011) and policies EN28A, EN29 of the 
London Borough of Hammersmith UDP (as amended 2007 and 2011) and policies 
CC1 and H3 of the Core Strategy (2011).  

  



 

 7) 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.  The development would therefore be acceptable in accordance 
with Planning Policy Statement 25 and Policy 5.12 and 5.13 of the London Plan 
(2011).   

  
--------------------------------------------------------------------------------------------------------------------- 
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OFFICERS REPORT 
 
1.0 Background 
 
Site Description 
 
1.1 The application site is located within the administrative area of the Council (the 
Site).  The Site comprises an area of approximately 9.4 Hectares and is bound to the 
north and north-west by the Hammersmith and City railway Line, to the east by the West 
London railway and West Cross Route (A3220), to the south by the existing Westfield 
London shopping centre (Westfield London) and to the west by Wood Lane (A219) (the 
Site). 
  
1.2 The Site is made up of two different elements, divided by Ariel Way which runs 
east-west across the Site. To the north is the White City Industrial Estate comprising a 
number of single storey industrial buildings currently in use for a range of industrial and 
warehouse uses falling within Use Classes B1, B2 and B8.  Vehicular access is 
provided via Silver Road and Relay Road from Ariel Way. To the west of this estate 
facing onto but set back from Wood Lane is Network House, a seven storey office block. 
 
1.3 To the south of Ariel Way and immediately to the north of Westfield London are 
the various vehicular access roads which serve the visitors car park and servicing areas 
of Westfield London. 



 

 
1.4 Immediately to the east of this vehicle network is the Dimco Building which houses 
a bus layover and substation to serve London Underground. The Dimco Building is 
Grade II listed.  While Dimco surrounding by the Site, it is not subject to any  
redevelopment proposals. 
 
1.5 The Site also extends to the south to include the area of existing public realm in 
between the side elevation of Westfield London fronting onto Wood Lane. This is 
currently a large area of pavement with a number of London Plane trees at the edge of 
Wood Lane. 
 
1.6 The southern part of the Site currently provides the car park access and servicing 
access to Westfield London. Access is taken both from the West Cross Route to the 
east and Wood Lane to the west. Access is also provided via these routes to the 
existing industrial estate which forms the main component of the site. 
 
1.7 A small section of the Westfield London (comprising shops on the north side of the 
centres atrium) is also included within the red line boundary and the purpose of this is to 
indicate that part of the proposed development will be physically connected to the 
existing shopping centre. However, the application does not include the details of the 
internal or external works required to facilitate this extension. Any works to the existing 
shopping centre requiring permission would be the subject of a separate application for 
external changes to the building. 
 
1.8 The extensive road network to serve Westfield London and bus layover facilities 
mean that much of the Site is currently inaccessible to pedestrians. The Site acts as 
barrier to connectivity with limited accessibility within the Site and to the wider area at 
present. 
 
1.9 The Site itself surrounds the White City Bus Station which accommodates a 
number of bus routes. The current PTAL rating of the Site indicates high public transport 
accessibility (between 5 and 6). 
 
1.10 In its current form, the Site is under-utilised given its location and PTAL rating. 
This is recognised through its designation as part of a wider White City Opportunity 
Area which sets out the aspirations of the Council and Greater London Authority for the 
regeneration and redevelopment of the area. 
 
The Surrounding Area 
 
1.11 The Site lies immediately adjacent to the town centre of Shepherds Bush which is 
identified as a Metropolitan Town Centre within the London Plan. The existing Westfield 
Shopping Centre is within the redefined Metropolitan Town Centre boundary identified 
in Inset Map B of the adopted LDF Proposals Map. Shepherds Bush Underground 
Station is located approximately 455m to the south of the Site served by the Central 
Line. It was rebuilt with a new relocated entrance and escalators as part of the 
development of Westfield London. In addition, as part of the original Westfield London 
development proposals, an integrated bus station interchange and London Overground 
Station served by the West London Line and Southern train services were constructed 
adjacent to Shepherds Bush underground station. 
 



 

1.12 To the north of the Site is Wood Lane Underground Station served by the 
Hammersmith and City Line. It is an entirely new station built accompanying the 
Westfield London development proposals. The Site is in close proximity to White City 
Underground Station located approximately 280m further to the north which is served by 
the Central Line. White City Station is identified in the UDP as a building of Merit. 
 
1.13 The roads to the east and west of the Site are wholly different in character to each 
other. The West Cross Route (A3220) is a dual carriage way connecting the A40 and 
Holland Park Roundabout. On the eastern side of the road lies Nottingdale a hub of 
commercial offices and light industrial units including the modern Talk Talk and 
Monsoon buildings which are directly adjacent to the development site and connected to 
its via the existing H junction. These buildings are large scale and define the urban 
context of the immediate area, which is particularly relevant to the development site. 
 
1.14 In contrast, to the west of the Site, along Wood Lane (A219) are residential and 
commercial buildings of a varying scale. The mix of commercial and domestic buildings 
includes the BBC Television Centre which is Grade II Listed.  Wood Lane Conservation 
Area lies directly to the north and west of the Site. Designated in 1991, it is centred on 
the BBC Television Centre with the boundary `cast wide in order to protect the landmark 
BBC building from any insensitive development nearby’. The BBC Television Centre 
was listed in 2009. 
 
1.15 In November 2011, Hammersmith and Fulham Council granted permission for the 
redevelopment of part of the Imperial College Campus at Woodlands, comprising the 
‘erection of postgraduate student accommodation buildings comprising 606 units, 9 
residential units (Class C3) and 120sqm GEA of Class D1 floorspace plus ancillary 
facilities, access, parking, cycle storage, ancillary plant, landscaping and public realm,  
This development falls within the White City Opportunity Area boundary. 
 
1.16 A further application for the remainder of the former Woodlands site, which also 
falls within the White City Opportunity Area boundary, has been submitted by Imperial 
and is awaiting determination. 
 
Planning History 
 
1.17 The Site can be split broadly into two parts for the purposes of summarising its 
planning history. To the north of Ariel Way is an industrial estate which includes Silver 
Road and Relay Road. To the south of Ariel Way is the Dimco Building which is in use 
as a bus stabling depot and layover area, and a substation serving London 
Underground.  To the east of the Dimco Building are the various vehicular access and 
servicing roads to the shopping centre.  It should also be noted that the west bound 
tunnel of the Central line runs underneath this collection of roads and is a key constraint 
in the development of the Site; the east bound tunnel runs down Wood Lane before 
connecting back up with the westbound tunnel at Shepherd¿s Bush underground 
station. 
 
1.18 The planning records for the industrial area to the north of Ariel Way show various 
approvals since the early 1980s for minor operations and alterations, including the 
replacement of doors and windows, installation of ventilation ducts and air conditioning 
units, installation of signage, alterations to elevations, and small scale change of use. 
These applications are not considered to be of relevance to this proposal. 
 



 

1.19 Those applications considered to be of relevance to the Proposed Development 
are outlined below. 
 
1.20 Planning permission was granted on 8th May 1997 for the ¿Use of the estate for 
Class B1, B2 and B8 purposes¿, reference 97/00131. Conditions attached to the 
planning permission prevent the use of the buildings for Class B1a Offices.  
 
1.21 On 29th March 1996, the initial planning permission reference 1993/01830/OUT 
was granted for the creation of what is now the Westfield London shopping centre and 
this included the land to the south of Ariel Way to provide the access and servicing 
roads to the shopping centre. 
 
1.22 A further outline planning permission reference 2000/01642/OUT was granted in 
December 2002 for the southwest corner retail extension. In July 2000, permission 
reference 1998/02457/FUL was granted to vary the condition controlling A3 floorspace 
in the outline consent, which was, further varied by application reference 
2004/01824/VAR in June 2004 and finally to allow mezzanine floorspace. 
 
1.23 In July 2003, planning permission was granted for the reduction of the warehouse 
forecourts to 23-26 Ariel Way to allow for the access arrangements to the approved 
Westfield London shopping centre scheme to be implemented. 
 
1.24 Other relevant permissions in relation to the development of this area in 
association with the Westfield London shopping centre include the following: 
 
- listed building consent March 2002 for alterations to the Dimco Buildings; 
- listed building consent November 2003 for partial demolition of the Dimco Building 

and creation of electricity substations; 
- listed building consent for alterations to the Dimco Building in December 2004; and 
- planning permission in May 2007 for the erection of a new bus station and 

provision of public open space between Wood Lane and the Dimco Building. 
 
Current Application 
 
1.25 Outline planning permission is sought for the comprehensive redevelopment and 
regeneration of the site to create a town centre mixed use retail and residential led 
extension to the existing Westfield London shopping centre together with the provision 
of a commercial leisure facility and community uses, extensive areas of public realm, 
improved pedestrian routes through the site to allow connections to the wider White City 
Opportunity Area, the Royal Borough of Kensington and Chelsea to the east and the 
immediately surrounding area. 
 
1.26 To facilitate this, the existing road network in the southern part of the Site would be 
`decked” over to create a `plinth” level. The decking would allow existing vehicular and 
servicing access routes to remain in order to serve the existing shopping centre, bus 
station and to also serve the new development, with new floorspace provided at a 
`podium” level.  This is referred to in the Parameter Plans as the `plinth”.  The 
development has been planned to ensure that the existing shopping centre can remain 
operational at all times, whilst construction takes place. Hence, the podium design 
allows the vehicular access and egress to the existing shopping centre to be 
maintained. 
 



 

1.27 The retail and residential elements of the Application would be complemented by 
the provision of a dedicated below plinth car park accessed from the same roundabout 
within the Site as the current car park (which serves the shopping centre). The applicant 
has indicated that the new car park is required specifically in the north of the Site (within 
block B) to serve the additional retail element of the development. The additional retail 
includes the provision of an anchor store which is proposed to the north of the site in 
block B. The Applicant has stated in the transport parking statement that the Anchor 
Store have commercial requirements for car parking to be proximate to the store. 
Hence, the retail car park would be located underneath the anchor store in Block B. The 
detailed design and layout of the car parking areas would be subject to reserved 
matters and the management of it subject to a car park management plan. 
 
1.28 The proposals would entail the creation of a new network of streets of varying 
typologies intended to increase permeability both through the Site itself and between 
the Site and the wider WCOA to the north, and the wider surrounding area including the 
Royal Borough of Kensington & Chelsea. The proposals provide a new east-west link 
from the West Cross Route to Wood Lane using the Listed BBC Television Centre as a 
visual wayfinding landmark. A second parallel north-south route will run from the viaduct 
through a new public space. There is further potential to deliver a new east to west 
connection at the north eastern corner of the site, although such linkage is not proposed 
in the development. 
 
1.29 The development has been designed in blocks which fit into the overall wider 
masterplan for the whole site. Blocks A, B and C are interconnected as they form the 
podium which extends over the modified road network to the north of the shopping 
centre. Blocks D, E and F are free standing and would be brought forward individually, 
later in the development programme. 
 
1.30 Although the application is for outline planning permission, the current submission 
provides the opportunity to set development principles within a comprehensive 
masterplan. The resulting framework proposed in this application would guide detailed 
applications for specific buildings and blocks and is intended to set high standards of 
design in order to secure a sustainable future for the site and the wider area. 
 
Format of the Application 
 
1.31 The Application is an outline planning application which proposes a mix of 
commercial retail, leisure and community uses up to a maximum gross external floor 
area of 199,109 sq m (excluding service yards, car park, service corridors and 
circulation space).  Such uses will include an anchor store, a foodstore, retail including 
restaurants and cafes, offices, leisure and community uses.  The proposals also seek 
permission for a maximum of 1,522 residential units including affordable housing.   
 
1.32 The site is divided into seven development plots, which includes a plinth `plot¿, 
which are positioned to provide new pedestrian streets, connectivity from east to west 
and north to south together with a green space which will provide a connection/link with 
the wider White City Green proposed to the north of the viaduct within the White City 
Opportunity Area Planning Framework (WCOAPF).  The configuration of the buildings 
within each plot is controlled by the Parameters Plans and Report.  The detail of unit 
layout and sizes will come forward in subsequent reserved matters application in 
relation to each development plot. 
 



 

1.33 The table below illustrates the proposed maximum distribution of land uses across 
the whole site. 
Uses Maximum Quantum (GEA) 
Retail (Use Class A1)     52,081 sq m 
Retail (Use Classes A3-A5)    5,167sq. m 
Residential (Use Class C3)    137,811 sq m / up to 1522 units 
Community/Health/Cultural Use (Use Class D1) 1,600 sq m 
Offices (Use Class B1)     600 sq m 
Leisure (Use Class D2)     1,850 sq m 
Car Parking  1,428 spaces (608 residential, 820 non residential) 
Total Maximum Floorspace    199,109 sq m  
 
1.33 All matters are reserved for subsequent approval and these include: 
 
- Means of access to and within the site for vehicles, cycles and pedestrians.   
Access within the Site is not fixed.  However, the principal means of vehicular access 
from the A3220 via the existing junction access and from Wood Lane via Ariel Way is 
offered for determination as part of the Application.  These points of access are fixed 
and are not subject to deviation.  The detailed layout of the access points will be subject 
of future reserved matters applications; 
 
- Layout of the buildings on the application Site including open spaces and routes 
within the site and to buildings and spaces beyond; 
 
- Scale of the buildings on the application site in terms of their height, width and 
length, though parameter plans have been submitted for approval that establishes limits 
of deviation within which built form must fit; 
 
- Appearance of the buildings including their external built form, architecture and 
materials; and 
 
- Landscaping including details of tree/shrub planting and screening and other hard 
and soft landscaping features. 
   
1.34 A series of Parameter Plans and a Parameters Report have been submitted for 
approval in support the outline application.  The Parameter Plans and Report define the 
scope and extent of the development and set out the overall scale of development 
proposed in terms of maximum height and siting of buildings, floorspace, uses, and 
areas of public realm and open space. 
 
1.35 The illustrative design set out within the Design and Access Statement submitted 
as part of the Application, shows one way in which the development could be brought 
forward within the parameters set.  The form of the Application, whilst allowing control 
over subsequent reserved matters, also allows for a degree of flexibility in the final 
design so that the scheme can evolve over time to take account of relevant factors 
including possible changes to the surrounding built environment and market conditions.  
 
1.36 Whilst all matters are reserved the following details have been provided in the 
Parameter Plans for approval: 
 
- Development plot extents at ground and plinth levels (within limits of deviation 
 ranging between (-1m and -10m & +/-1m and +/-20m); 



 

- Building line extents at ground and upper levels (within limits of deviation of -5m 
and between +/-5m and +/-20m); 
- Building line upper parts (reflects that upper building parts will be predominantly 
set back from a certain level.  Limits of deviation of between of -5m and between +/-5m 
and +/-20m); 
- Building heights (establishing maximum height limit); 
- Minimum façade heights (to achieve a reasonable minimum vertical scale and 
density of urban enclosure and well as consistency of facade heights along streets.  
Limits of deviation between 8m and 27.5m (above finished public realm) for 80% of the 
façade length); 
- Uses along public realm frontages (to identity active frontages); 
- Principal areas of public realm (to define minimum extent of public realm); 
- Access and circulation; 
- Basement area (defining maximum extent of excavations); 
- Utilities; 
- Extent of the on-site demolition; 
- Public, private, communal spaces treatment (defining hard/soft landscape 
treatment to these areas); 
- Existing site levels; and 
- Proposed site levels. 
 
1.37 If planning permission is granted, these parameter plans will constitute ‘approved’ 
rather than ‘indicative’ drawings which will guide the submission of future reserved 
matters applications. 
 
1.38 As referred to at paragraph 1.31, a number of the Parameter Plans comprise 
zones of deviation.  This means that the final ground level/upper level building line or 
façade height may differ from those currently drawn on the plans.  In some instances 
the building line drawn on the plan is the maximum outer limit and the `as built’ building 
line could only move behind the line (i.e into the site) and in other circumstances 
flexibility is permitted for the final building line to move in front or behind the building line 
as currently drawn.  The zones of deviation have been tested to ensure that acceptable 
separation between buildings is maintained in order that acceptable levels of residential 
outlook, street widths and provision of adequate areas public realm are maintained. 
 
1.39 In order to ensure that the public realm routes and spaces shown are retained and 
are of a dimension suitable for their function and character, set out below are the 
minimum widths to be maintained relevant to each: 
 
Street Name Minimum Width 
Ariel Way  14m 
Silver Street 18m 
Marathon Way 12m 
Ariel Walk  24m  
Silver Walk 8m 
Relay Square Predominantly 30m but to a minimum of 20m 
White City Green As shown on PP PS 004.  Minus limit of deviation only 
 
 
1.40 A range of maximum building heights have been specified ranging from 16m 
Above Ordnance Datum (AOD) to 75.5m AOD.  A maximum height is also established 
for the plinth, which will in effect establish a new ground level for a large part of the site.  



 

It should be noted that ground levels vary across the site.  As such building heights are 
primarily illustrated as AOD.  Maximum residential storeys are shown in brackets and 
this results in storey heights which reflect the fact that the plinth level is higher than 
ground.   
 
1.41 To be read in conjunction with the Parameter Plans and Parameter Report are a 
series of Design Codes.  By establishing design principles at the outline application 
stage, the Design Codes are intended to put into place controls to ensure that high 
quality architecture and design is delivered when reserved matters applications are 
submitted, whilst providing sufficient flexibility for the Applicant to allow architectural 
interpretation to take place.  The controls proposed would ensure delivery of design 
based upon the vision of the illustrative scheme which is expressed within the Design 
and Access Statement and upon which the outline application parameters are based.  
 
1.42 Design Codes have therefore been prepared for each of the 6 building plots and 
set out a common set of architectural principles upon which all future reserved matters 
applications would be based.  Design Codes have also been prepared in relation to the 
areas of public realm. 
 
1.43 Each Code is split into 5 sections, each relating to a different design component, 
outlining the approach suggest for each plot. The Code in relation to Public Realm sets 
out principles for example, in relation to the interface with public realm, appropriate 
vegetation and possible characters for each different area. 
 
1.44 An independent Design Code has also been produced in respect of the tall 
building to be located at Development Plot C.  This is to ensure that a series of design 
principles solely relevant to the tall building are established and agreed at an early 
stage, and to ensure a high quality design will be secured in the submission of reserved 
matters. 
 
1.45 The detail contained within the Design Codes has been the subject of extensive 
consultation with officers.  The Design Codes will assist officers secure a high quality 
design within each reserved matters submission, for each plot, or part thereof submitted 
for approval.  
 
Summary of the Proposals 
 
1.46 Set out below are mix of uses within the scheme: 
 
a) Retail Uses 
 
1.47 Retail uses will include a mix of A1 - A5 uses which includes shops (Class A1) 
financial and professional services (Class A2), restaurant (Class A3), bars (Class A4) 
and hot-food takeaways (Class A5).  The flexibility provided for within the parameters 
will allow for differing unit sizes to provide accommodation for varying types of retailer.  
A3 uses are to be dispersed throughout the site including within the buildings 
overlooking White City Green in front of the viaduct, to introduce vitality and evening 
activity.   
 
1.48 The proposals include provision for a retail foodstore which will provide a 
complementary retail offer.  The floor area parameters set down in the area schedule at 
paragraph 1.30 restrict the amount of floorspace for this use. 



 

 
1.49 The proposals could feature a major department store located in Block B which 
would anchor the spur mall (the development), and act as a further anchor for the 
overall centre.  The anchor store has been assessed in the retail statement and is a 
major factor in determining the development viability  
 
b) Community use 
 
1.50 It is proposed to include Class D1 (community) uses of up to 1600 sq m within the 
site.  It is anticipated that some of this floorspace might be accommodated at public 
realm level within plots B and C to provide vibrant and active frontages to Silver Street. 
 
1.51 The type of user has not yet been specified in order to provide sufficient future 
flexibility to accommodate the outcome of further consultation and discussion with the 
Council. 
 
c) Leisure Use 
 
1.52 Provision is made for up to 1850 sq m of Class D2 (leisure) floorspace.  This could 
accommodate for example, an indoor bowling facility but the end user is unspecified at 
present. The location for this use has not been determined as of yet. Although, any 
leisure use would need to ensure it is located in an appropriate part of the site to be 
compatible with the adjoining uses. 
 
d) Office Use  
 
1.53 The Application seeks permission for up to 600 sq m of B1 floorspace.  It is 
anticipated that this floorspace might be accommodated at public realm level within 
plots B and C to ensure that vibrant and active frontages are established and 
maintained to Silver Street.  The flexibility in the provision of uses along Silver Street will 
allow its character to evolve. 
 
e) Residential Development 
 
1.54 The scheme would provide up to a maximum of 1522 residential dwellings.  This 
has been reduced from 1646 in the August 2011 submission.  The mix of units 
proposed is set out in the table below: 
       
                      Studio          1 bed          2 bed           3 bed 
Intermediate   0            34 (50%)  20 (30%)  13 (20%) 
Rent              0             19 (20%)  38 (40%)   38 (40%) 
Market    74 (5.4%)           361 (26.6%) 788 (57.9%) 137 (10.1%) 
Total              74 (4.8%)           414 (27.2%) 846 (55.6%) 188 (12.4%) 
 
1.55 At this stage the precise location of all residential units has not been determined.  
However, the illustrative scheme contained within the Design and Access Statement 
suggests that all Development Plots will comprise residential accommodation on upper 
floors.   
 
1.56 Final layouts and residential unit sizes will be determined at reserved matters 
stage. However, the illustrative scheme discussed within the Design and Access 
Statement considers the provision of a range of unit sizes. 



 

 
1.57 All of the residential dwellings will be designed (at the reserved matters stage) to 
meet Lifetime Homes standards and the Mayor of London¿s Housing Design Guide.  
10% of the dwellings will be designed for occupation by wheelchair users or adaptable 
to be so.  Dwelling sizes will accord with the requirements of The London Plan. 
 
1.58 The proportion of Affordable Housing proposed represents a baseline figure for the 
purpose of the planning assessment. The proportion of affordable housing as proposed 
is10.6% which equates to 162 units (out of 1522). Out of this provision, 59% (95 units) 
comprise rented units and 41% (67 units) comprise intermediate units.  The applicant 
has submitted a detailed Financial Viability Appraisal  (FVA) to justify this level of 
affordable housing. The FVA includes an assessment of a number of development 
scenarios with differing housing mixes. The Council have appointed the District Valuers 
Service (DVS) to independently assess the FVA. 
 
1.59 The applicant has agreed to a further mechanism (via the legal agreement) that 
would allow the Council to secure additional affordable housing of up to 16%  (250 
units). The details of the mechanism are set out in the housing chapter in this report. 
 
f) Car and Cycle Parking 
 
1.60 The development would provide a dedicated public car park and a residential car 
park below the plinth at the basement levels.  Parameter Plan PS 011 identifies the 
maximum extent of excavation and therefore of the area within which basements may 
be constructed.  Dedicated vehicular access would be provided from the A3220 Wood 
Lane and is defined for approval on parameter plan PS 008. 
 
1.61 A maximum of 1,428 spaces will be provided.  Of these 608 would be dedicated 
for use by residential occupiers (0.4 spaces per residential unit) with 820 short stay 
shopper/non residential car parking spaces (public spaces). 
 
1.62 A total of 4% of the residential spaces will be designed to mobility standards (24 
spaces).  A total of 3% with an additional 5 of the retail spaces will be designed to be 
wheelchair/disabled accessible (29 spaces). 
 
1.63 Provision will be made for 1710 cycle parking spaces for use by residential 
occupiers. These spaces will be provided either at basement or ground floor adjacent to 
the residential cores and will be safe, secure and weather proof.  A further 98 cycle 
spaces are to be provided in relation to the commercial uses. 
 
g) Amenity Space and Play Space 
 
1.64 Amenity space on the Site would be provided in the form of private amenity space 
located adjacent to ground floor units, shared private amenity space and public amenity 
space. 
 
1.65 Where shared private amenity space is included within plots at courtyard level it is 
intended that all residential units within that plot would have access to it.  The 
Parameters and Public Realm Design Codes intend that private amenity space could be 
provided as required to ground floor residential dwellings, either at courtyard level or 
within the development plot boundary at public realm level. 
 



 

1.66 The proposals offer a range of public space typologies including the 
pedestrianised streets, the southern part of White City Green adjacent to the southern 
side of the viaduct, the square adjacent to plot D and a pocket park adjacent to the 
A3220.  The overall concept for the public spaces is to provide a permeable, legible and 
connected network of streets and public open spaces. The character of each space is 
elaborated upon further within the separate Landscape and Public Realm Statement 
and within the Public Realm Design Codes. The street level area between Block C and 
the eastern boundary of the Site shall have a minimum 3m high wall to screen the 
railway and West Cross Route. 
 
1.67 The Site generates a requirement for approximately 3560 sq of playspace 
provision when calculated in line with the Mayor’s `Providing for Children and Young 
People’s Play and Informal Recreation’ Supplementary Planning Guidance.  Play space 
will be provided throughout the public realm areas and different age groups will be able 
to make use of the space.   
 
Amended Proposal 
 
1.68 Following consultation with officers, the GLA, statutory and non statutory 
consultants and local residents the outline planning application as submitted in August 
2011 has been amended.  
 
1.69 The key changes relate to the reduction in height of the upper elements of some of 
the blocks, in specific locations.  This has also resulted in a reduction in the number of 
residential units proposed and amount of affordable housing.  Residential car parking 
provision has also reduced to reflect this reduction in residential numbers. 
 
1.70 In summary the key amendments are as follows: 
 
- Reduction in height of elements of block C from 16 to 9 storeys and 11 to 10 
storeys and localised setting back of some upper parts; 
- Reduction in height of elements of block D from 12 to 10 storeys; 
- Reduction in height of elements of block B from 10 to 9 storeys above plinth, 
localised setting back of some upper parts and creation of a break between the upper 
parts on the eastern elevation. 
- The number of residential units has been reduced from 1646 down to 1522 with a 
resulting reduction in affordable housing units from 200 to 162 units.  This has resulted 
in alterations to the tenure split and unit mix. 
 
Summary of Application Submission 
 
1.71 The planning application seeks outline planning permission and comprises the 
following package of documents submitted for approval: 
 
- The Replacement Parameters Report  
- The Replacement Parameters Plans 
 
1.72 Due to the scale, size and form of the proposal the application requires the 
submission of an accompanying Environmental Impact Assessment (EIA); including an 
Environmental Statement.  The ES is submitted in support of the application and 
comprises the following documents: 
 



 

Volume 1 Non Technical Summary 
Volume 2 Main ES Text: 
 Chapter 1 Introduction 
 Chapter 2 EIA Process and Methodology 
 Chapter 3 Design Evolution and Methodology 
 Chapter 4 Description of Proposed Development 
 Chapter 5 Construction and Environmental Management 
 Chapter 6 Planning and Land Use 
 Chapter 7 Socio Economics 
 Chapter 8 Archaeology 
 Chapter 9 Ground Conditions 
 Chapter 10 Water Resources & Flood Risk (including Flood Risk Assessment) 
 Chapter 11 Ecology 
 Chapter 12 Transport & Access 
 Chapter 13 Air Quality 
 Chapter 14 Noise and Vibration 
 Chapter 15 Daylight, Sunlight and Overshadowing 
 Chapter 16 Waste 
 Chapter 17 Telecommunication Interference 
 Chapter 18 Cumulative Effects 
Volume 3 Townscape, Built Heritage and Visual Assessment 
Volume 4a Technical Appendices including Flood Risk Assessment 
Volume 4b Transport Assessment and Addendum 
 
1.73 The application also comprises a number of documents which are submitted in 
support of the application: 
 
- Replacement Planning Statement; 
- Design and Access Statement including illustrative plans and images (DAS) and 
Addendum; 
- Landscape and Public Realm Statement; 
- Replacement Design Codes; 
- Retail Statement; 
- Replacement Affordable Housing Statement; 
- Sustainability Statement; 
- BREEAM Pre-Assessment; 
- Code for Sustainable Homes Pre-Assessment; 
- Replacement Energy and Utilities Strategy; 
- Replacement Historic Environment Report; and 
- Statement of Community Engagement and Addendum. 
 
2.0 PUBLICITY AND CONSULTATIONS; 
 
2.1 The application was advertised by way of site and press notices (dated 04/10/11) 
and then re-advertised (dated 05/12/11). The application has been advertised as being: 
 
- A Major Development; 
- Accompanied by Environmental Impact Assessment; 
- Development which may affect the setting, or character and appearance of a 
Grade II listed building; 
- Development that adjoins a conservation area. 
 



 

The following surrounding neighbours have been notified of the proposal by way of 
letter (3322 letters sent).  
 
2.2 The deadline for receiving comments on the planning application (for the re-
advertised scheme) was extended (to 31/12/11) to make allowances for the Christmas 
holiday period. 19 letters of objection were initially received in response to the first 
round of consultation. 10 letters of objection were received in response to the revised 
scheme. The following comments have been received which raise objections to the 
proposals. Although the number of objections received was lower than the original 
response, the nature of the objections remain.. A number of comments are from 
residents in the Royal Borough of Kensington and Chelsea, and include those from 
Norland Conservation Area Residents Association and Ward Councillors: 
 
- Development is too large, too wide and too high; 
- It will create chaos in the community; 
- There will be dramatic change in the skyline; 
- Development will be harmful to adjoining and adjacent conservation areas, 
including those in RBKC; 
- High-rise buildings are not wanted in this area; 
- 20 storey tower is too tall for the site; 
- Scale of Westfield is not in-keeping with low-rise scale of the area; 
- Knock-on effect of increased pedestrian and vehicular traffic will result in further 
disruption on an already congested road layout (caused by the existing centre opening); 
- Road accidents near the development cause gridlock in this and the surrounding 
area. More will occur if development goes ahead. How will Emergency vehicles get 
around in gridlocked traffic? ; 
- Light pollution from advertisements; 
- Potential impact on water and sewers Infrastructure ¿ How will they cope with 
further increases? 
- Concern about impact on small local shops and local retailers? 
- Local businesses would be destroyed by the development; 
- Local companies have spent millions of pounds on infrastructure over the years in 
the area which would be wasted, in the event they are forced to move out of the area; 
- Loss of television studios, media and workshop premises; 
- 1700-2000 units is too much and the scheme is over-dense; 
- Concern about construction traffic, processes and the potential disruption (from 
noise and dust) on existing businesses (on the application site) whilst these are in still 
operation; 
-  Concern raised whether the White City Green (to the north of the viaduct) will 
come forward and if not, will there be an acceptable level of open space in the Westfield 
proposals; 
- No traffic management plan has been published; 
- Cross rail development will add further pressure on the need to increase capacity 
of Shepherd’s Bush Station; 
- Cycle parking is insufficient for the development; 
- Car parking (600 spaces) is not enough to cater for 1700 units; 
- Impact of increased water run-off during heavy storms; 
- Increase noise and atmospheric pollution; 
- Object to loss of three plane trees on Wood Lane; 
- Block F is squeezed onto the existing building and creates unacceptable 
overlooking and loss of privacy; 
- Block F will cause a loss of open space; 



 

- DIMCO building will be hemmed in; 
- Moving the bus station is a bad idea; 
- Do not need more shops in the area; 
- Land should be used for light industry and workshops instead of retail; 
- Area has tolerated enough construction over the last 15 years; 
- Do not want to suffer from additional Westfield customers intruding on the area; 
- Buses and trains will be over-crowded; 
- Pollution will be caused by development, construction and from traffic in and 
around site; 
- Loss of another key industrial hub and loss of storage/distribution premises in an 
ideal location; 
 
Comments were also received on how the application had been advertised: 
 
- Insufficient time has been given for residents to respond; 
- Application will affect many people of live and work in the area and the 
consultation period is disproportionate to the scale of the proposals;  
- Application does not state intended addresses or postcodes; 
- Block F was not included in the Westfield pre-app consultation document; 
- Description of development not accurate; 
- Site address is not specific and is misleading; 
 
The following matters have been raised in support of the proposals (3 letters of 
support): 
 
- Investment in jobs and services is welcomed; 
- Support provision of new residential and retail uses; 
- Opportunity to improve Shepherd¿s Bush Railway Station by providing new 
accesses into the shopping centre and increasing station capacity; 
 
Granville Mansions Association: 
 
- Proposals are overly dense; 
- Lack of green space 
- 20 storey building is too tall (adjacent to West Cross Route); 
- The buildings around the DIMCO building are too close and too tall; 
- Block F would create single aspect units and would reduce width between facing 
houses spoiling the street enclosure; 
- Loss of mature trees adjacent to Wood Lane; 
- Draft London Plan states area is suitable for medium level growth not major 
growth; 
 
McFarlane Road Residents Association: 
 
- Remain concerned with traffic levels and parking in local streets; 
- Support some principles in the WCOAPF which the application partly reflects; 
- MRRA question need for regeneration in Wood Land McFarlane Road area 
involving more residential uses; 
- Original application description noted Block E as being to the east of DIMCO, 
when it is actually to the west of the building; 
- Westfield¿s consultation did not identify Bock F clearly, hence they did not 
properly represent their proposals; 



 

- Blocks E  and F are out of scale with the adjoining area and are unnecessary 
additions to the development. These should be refused; 
- Privacy of neighbours to the west will be affected; 
- Lack of open and green space; 
- Loss of three mature plane trees on Wood Lane is unacceptable; 
- Height of all other blocks (including 20 storey tower) should be lowered; 
- LBHF should review entrances to McFarlane Road (vehicle movements in and 
out); 
- Taxi and vehicular drop-off points should be provided in development; 
 
Hammersmith Society (incorporating members of the Hammersmith and Fulham 
Historic Buildings Group) have provided an up-dated response to the revised proposals; 
 
- Reduction in height of the original scheme is welcomed but there is still a principle 
objection to the 20 storey tower, which exceeds the 11-15 storey recommended OAPF 
height range; 
- Reserved matters should provide sufficient detail to ensure design of development 
would be acceptable; 
- There is a lack of open space. Provision of landscaped routes, walkways and 
small parks is no substitute for an open space; 
- Interim open space within the development is welcomed; 
- Square in front of DIMCO is an aspiration at this stage as it is currently in TfL¿s 
ownership. White City Green is also not part of this application and is an aspiration; 
- Concerned about impact of traffic on adjoining roads, especially at peak periods; 
- East to West pedestrian link is not provided. 
- More Affordable housing should be provided in the development; 
- Application pre-empts the adoption of the OAPF. 
 
 
External Consultees 
 
2.3 Greater London Authority has issued a stage 1 report which supports the principle 
of development, density, mix of land uses and overall layout. A revised scheme was 
under negotiation at the time the report was issued. GLA Officers support the design 
modifications to the scale, height and massing of the buildings but have requested 
further evidence to support the level/type of retail use, level of affordable housing, the 
architectural quality of the tall building, level of car parking, trip generation and inclusive 
access. The applicant has provided further supporting information to address these 
issues. Principal objections to the lack of large private housing units remain along with 
the under provision of affordable housing. Section 106 contributions to be sought 
towards social and environmental infrastructure in the WCOAPF. 
 
2.4 Transport for London submitted observations to the development proposals to 
assist the preparation of the GLA Stage 1 report. Further information relating to trip 
generation, car parking levels (for retail and residential), modal split justification, TA 
assumptions and cycle provision has been requested. S106 contributions towards 
highways and junction improvements (£1million), buses (£450,000), £3.9million towards 
Shepherd’s Bush Overground Station platform lengthening, extension to ticket office 
and provision of new northern entrance,  Legible London signage (£75,000) and OAPF 
sustainable transport infrastructure is sought. Provision of taxi rank in plot A 
recommended as a condition. S106 to include CPZ permit restriction on residential 



 

units. Concerns raised about the over-provision of retail and residential car parking 
levels. 
 
2.5 English Heritage - Archaeology. No objections. It is recommended that a condition 
is imposed which states that no development shall take place until the applicant has 
secured the implementation of a programme of archaeological work in accordance with 
a written scheme for investigation.  
 
2.6 Environment Agency ¿ No objections to proposals subject to planning condition 
relating to surface water drainage rates, maximising rainwater harvesting and green roof 
(1500sqm) and brown roof (3500sqm) provision. Requested further details of surface 
water drainage and pollution caused from decontamination of land to be submitted to 
LBHF at detailed design stage. 
 
2.7 Thames Water is concerned about the increase in combined flow from this site 
and in particular surface water flows and the affect further down the catchment in the 
Counters Creek area.  Preferred option would be for all surface water to be disposed of 
on site using SUDs as per policy 4a.14 of the London plan.  
 
The existing water supply infrastructure has insufficient capacity to meet the additional 
demands for the proposed development. A planning condition is recommended which 
requires the developer to undertake Impact studies of the existing water supply 
infrastructure. The studies should determine the magnitude of any new additional 
capacity required in the system and a suitable connection point  to ensure that the water 
supply infrastructure has sufficient capacity to cope with the/this additional demand. TW 
recommend that no impact piling shall take place until a piling method statement has 
been submitted to and approved in writing by the local planning authority in consultation 
with the relevant water or sewerage undertaker.   
 
2.8 Royal Borough of Kensington and Chelsea have submitted informal comments 
and verbal representations (from the case officer). The main issues and concerns are: 
 
- Object to tall buildings close to borough boundary on the basis that there is no 
detail of the design, and the lack of detail does not allow a comprehensive assessment 
of the impact on the Royal Borough’s heritage assets, that include listed buildings, 
conservation areas and historic squares and ancient monuments. 
- Transport impacts on Holland Park roundabout need to be mitigated. New linkages 
should be provided at the north eastern corner with RBKC. Significant contributions are 
expected towards new pedestrian/cycle bridge along with contributing to platform 
lengthening at Shepherd’s Bush Overground Station; 
- Concern about impact on town district centres in the Royal Borough, notably 
Kensington High Street and Fulham Road. Cumulative impact of proposals alongside 
the Earl’s Court development proposals should be considered. 
 
2.9 English Heritage raise no objection to proposals. Amended scheme addresses the 
concerns relating to scale, massing and height and the impact on the nearby heritage 
assets. The scheme is considered to be acceptable. 
 
2.10 Disability Forum have raised a number of detailed observations following a 
presentation to the forum on 04/01/2012, where the revised scheme was discussed. 
The main points raised were as follows: 
 



 

- An access audit of the existing shopping centre should be undertaken to inform 
the access provisions in phase 2 (the extension); 
- Shop mobility scheme should be fully accessible and inclusive for public transport 
bound visitors as well as car bound visitors; 
- Detailed plans should be submitted to indicate the ‘shared space’ and the ‘safe 
zones’ for pedestrians; 
- The Applicant’s  Access Consultants should review all the design codes against 
disability standards; 
- No reference should be made to the provision of play equipment for disabled 
children; 
- Design Code should allow for step free access to rear courtyards; 
- Height of car parks should allow for 2.6m minimum head room to allow for vehicles 
with disabled visitors to access the development; 
- Blue badge car parking to be arranged appropriately. Is 3% of spaces enough? Is 
it justified within the audit?; 
- Pavements/footways to consist of slip free materials; 
- A number of public benches should have back rests and handles; 
- Upper walkways between blocks A and B to be inclusive; 
- Detailed design of lifts should include step free access, and be conditioned. 
Emergency lifts should be incorporated; 
- Location of affordable housing to considered before final approval; 
- Should affordable housing be built in blocks D, E and F? 
- Wheelchair and accessible housing provision is not clear.  
- What is the modal split for disabled people arriving at the centre? 
- Transport Assessment should consider access requirements at buses, taxis, rail 
and underground stations and public realm; 
- No details of community and leisure uses in proposals. These should be available 
to disabled people and to people on lower incomes; 
- Developer should fund the provision of a strategic access group to regularly review 
inclusive access issues within the reserved matters stages and beyond, once the 
development is occupied; 
 
2.11 BAA Airports raise no objection to proposals subject to height restriction (ie: No 
building above 150m AOD) 
 
2.12 London Fire Brigade raise no objections to proposals subject to the provision of an 
additional fire hydrant to be installed in the recommended location. It is recommended 
that existing fire hydrants in the area are renewed and enhanced. 
 
2.13 Natural England raise no objection to the proposal. Recommend that design 
presents opportunity to incorporate bat boxes and birds nest boxes. Support the 
provision of green and brown roof solutions, and biodiversity enhancements that are 
bespoke and related to the site. 
 
2.14 Crime Prevention Officer raises no objections to principle of development. 
Concerned about further development around DIMCO building (which does not form 
part of this application). Development would need to comply with Secure by Design 
principles which would be subject to a standard planning condition. CCTV to be  
installed to across development and connected to a centralised   
 
2.15 Andy Slaughter MP - Labour MP for Hammersmith: raises objection to the 
application on the basis that the proposals are an over-development of the area and 



 

fails to address the needs of the community. Density of development is too high and by 
combining retail and residential uses, the development will put strain on local 
infrastructure. Application takes no account of aggregate effect of major development 
proposals taking place, and planned to take place at the same time. Provision of 
affordable housing is too low and the majority of housing is aimed at wealthy city 
investors paying a premium for the housing. Scheme contributes nothing to character of 
the area. Scale of buildings and height too excessive. Tall Buildings are unacceptable. 
Cramming residential and retail uses together on the site is not the solution. Lack of 
public open spaces or amenity spaces. Impact of increased traffic, parking and 
congestion has not been properly assessed. Unacceptable to assess application in a 
piecemeal manner, given the LPA have not adopted a planning framework for the area. 
No template to assess proposals against. 
 
2.16 Network Rail and Highways Agency provided no response. 
 
3.0  PLANNING CONSIDERATIONS 
 
Planning Policy Framework: 
 
3.1 The following regeneration policies set the planning policy background for which 
the application has been considered against.  
 
3.2 The local planning policies are set out in the Local Development Framework: Core 
Strategy (Adopted 2011) and the Unitary Development Plan 2007 & 2011(Adopted 
2011). The Council’s regeneration strategy is set out within Chapter 7 in the Local 
Development Framework Core Strategy (Adopted October 2011). The site forms the 
southern part of Strategic Site WCOA1 (White City East), designated within the Core 
Strategy which also comprises BBC Television Centre, AVIVA/Helical Bar owned Dairy 
Crest Site, M&S Mock Shop and Imperial College. The Westfield site is envisaged to 
comprise a mixture of uses which include residential alongside town centre uses (such 
as major leisure, retail and community).  
 
3.3 An examination of the key development principles Core Strategy and London Plan 
requirements coupled with an assessment on the compliance of the proposed land uses 
is set out in preceding sections of this report. 
 
3.4 The existing Westfield shopping centre, including the land to the north the subject 
of  this application, is also located within the wider regeneration area as defined within 
the White City Opportunity Area Framework adopted as supplementary policy guidance 
(SPG) in 2004. White City remains designated as an Opportunity Area within the 
London Plan 2011.  
 
3.5 LBHF in collaboration with the GLA and partners have been preparing a new 
comprehensive Supplementary Planning Document (SPD) known as the White City 
Opportunity Area Planning Framework (WCOAPF) since 2009, which builds upon the 
Core Strategy Regeneration policies and promotes the regeneration of the wider White 
City area. The WCOAPF encompasses an overarching strategy for urban design, land 
use, housing, transport, social and environmental and provides policy guidance for 
developers and landowners in order to ensure a comprehensive approach is taken to 
the redevelopment of the area. The SPD identifies a number of strategic sites where the 
majority of new development should be focussed. This includes the application site. The 



 

new planning document will supersede the previous SPG in line with adopted local and 
strategic planning policies.  
  
3.6 The emerging White City draft SPD went through its first round of public 
consultation in December 2010. A further round of consultation is planned for 2012. 
However, given uncertainty of the adoption date and the content of the document, the 
applicant has decided to engage with the Council to bring forward proposals prior to the 
SPD being adopted,  The other landowners in the Opportunity Area are similarly 
engaging with the Council to bring forward proposals.  As noted in section 1.15 of this 
report, Imperial College are in the process of constructing 606 post graduate units of 
accommodation on the former BBC Woodlands site to the north of the opportunity area. 
The application was approved on 26/11/10. The proposals form part of a wider mixed 
use redevelopment of the whole site to include education and academic related uses, 
businesses, a hotel and residential uses.  
 
3.7 The principle of regeneration in this area has been established by the adopted 
London Plan (2011) and White City SPG (2004).  Taking account of these adopted 
policies, officers have weighed up the merits of the outline proposals in order to 
establish whether this application   would prejudice the emerging regeneration 
aspirations of the draft WCOAPF. This over-riding principle is expanded upon in 
following sections of this report. In summary, officers are satisfied that the application 
would not be unduly premature and appropriate controls would be secured to the 
consent, to ensure the delivery of a scheme which is broadly compliant with the 
emerging OAPF. 
 
3.8 At the time of writing this report, the draft OAPF itself carries less weight than 
adopted policies in planning terms. However, officers intend to show due regard to the 
draft OAPF guidance where its intentions are consistent with the adopted strategic and 
local policies in the LDF and London plan. The OAPF will be accompanied by a 
Development Infrastructure Funding (DIF) Study which provides an evidence base 
setting out the range of necessary and desirable infrastructure works to be delivered 
through the planning application process. Consultation on the DIF Study will commence 
early in 2012.  
 
3.9 Coupled with the DIF Study, the OAPF is considered to form an important 
evidence base which officers have taken into account in their assessment of this 
application, particularly where the provisions are consistent with the policies in the Core 
Strategy. Officers have given particular consideration to assess whether the proposals 
undermine any of the key objectives and development principles outlined in the OAPF. 
Officers have negotiated the proposals with the applicant and the application is 
considered to broadly align  with the aspirations of the draft OAPF and is therefore not 
considered to be premature . 
 
3.10 The London Plan and Core Strategy for LBHF have been adopted for development 
control purposes and coupled with the UDP 2007 and 2011, these documents form the 
primary basis against which officers have assessed the application.  
 
3.11 In conclusion, officers have taken a view on the relative weighting of the guidance 
set out in draft OAPF with supporting DIF Study and whether they reinforce the Core 
Strategy and London Plan policies.  
 
Strategic and Regional Policy: London Plan (2011) 



 

 
3.12 Turning to adopted regional policy, the strategic significance of securing 
regeneration of the White City area is recognised by its classification as an Opportunity 
Area in the London Plan policy 2.13 (Opportunity Areas and Intensification Areas) and 
Map 2.4. The adopted London Plan establishes that opportunity areas have capacity to 
typically provide at least 5,000 new jobs and 2,500 new homes. The adopted Core 
Strategy Strategic Policy A envisages that there is an indicative capacity in the White 
City Opportunity Area for between 10,000 new jobs and 5,000 new homes. It is 
considered that the Core Strategy targets are in accordance with the London Plan 
Opportunity Area Policy 2.13. 
  
3.13 According to London Plan Policy 2.13, developments within Opportunity Areas will 
be expected to optimise residential and non-residential densities, to provide necessary 
social and infrastructure, to sustain growth and to contain mixed uses where 
appropriate. Policy 3.4 promotes development which optimises the use of land for 
housing. This reflects the national planning guidance set out in PPS1 which encourages 
a more efficient use of land and bringing back underused and previously developed land 
into beneficial use. The proposed development is considered to respond to the thrust of 
these policies. 
 
A Case for Regeneration: 
 
3.14 The Core Strategy states that a comprehensive approach to regeneration will be 
adopted in the Borough by focusing and encouraging major regeneration and growth in 
the five regeneration areas in LBHF (Strategic Policy A). In Regeneration Areas, the 
Council aims to tackle the physical nature of places thereby making them better places 
to live and work. Regeneration is necessary to address high levels of multiple 
deprivation and achieve decent neighbourhoods.  
 
3.15 It is the Council¿s core objective (explained in the Core Strategy) to complement 
physical change with social and economic regeneration, and improve life chances 
through improved education, health, safety and access to employment and better 
homes. The regeneration areas including White City represent an opportunity for 
significant new sustainable place making and will provide the focus for new 
development in the borough. 
 
3.16 White City is in need of regeneration and the application site presents a unique 
opportunity to contribute towards securing benefits for the wider area through access to 
jobs, better local facilities, better and more suitable housing, and improved 
environmental conditions. Underpinning the regeneration objectives is the need to 
rebalance housing types across the area in order to create a more sustainable, mixed 
and balanced community which will contribute towards reducing levels of social 
deprivation, in line with PPS1: Delivering Sustainable Communities. 
 
3.17 Officers recognise that the applicant has significantly contributed to enhancing 
Shepherd’s Bush Town Centre following the development of the original Westfield 
Centre and the accompanying transport infrastructure improvements. The applicant has 
submitted a Regeneration Report which demonstrates the potential economic benefits 
to LBHF created by the expansion of the metropolitan town centre through the 
application proposals. The report also clarifies the regeneration benefits from extending 
the shopping centre and developing residential accommodation as proposed in this 
application.  These regeneration benefits include housing delivery, increased 



 

employment opportunities, enhancing connectivity across the White City OA and the 
provision of enhanced public realm.  These benefits are explained in more detail later in 
this Section.    
 
Connections and Linkages: 
 
3.18 Given its size and location, it is considered that the application site constitutes a 
key site, strategically important to the OAPF area as a whole. As the application site 
falls within Westfield’s ownership, there is a unique opportunity to connect the shopping 
centre and town centre with the wider Opportunity Area to the north through the 
Hammersmith and City line viaduct including land to the south and north of the A40 
(Westway).  
 
3.19 The development site at the south of the OAPF  presents an opportunity to put in 
place potential linkages with the existing shopping centre thereby enabling connection 
with the Town Centre to the south and the Opportunity Area to the north. The proposed 
development would also potentially allow for linkages to the east and west of the site 
further improving the accessibility and permeability through the area. Enabling 
connections and linkages through the White City area is a key Core Strategy urban 
design objective (set out in the justification to policy WCOA and in addition to the OAPF 
Urban Design Chapter)  
 
3.20 Notwithstanding the opportunities presented by the development, it is recognised 
that the existing road network on Ariel Way and the changes in ground level inherited on 
the application site currently presents a physical barrier to regeneration of the area. 
Coupled with the complexity of the infrastructure below the ground (underground rail 
lines, sewers and energy systems), officers acknowledge that the southern part of the 
site is heavily constrained. For the above reasons, a more complex engineering solution 
would be required to work with the existing site constraints in order to achieve the 
Council¿s broader aspirations to improve connectivity and linkages with the Opportunity 
Area and surrounding areas.. The implications of the solution are discussed in the latter 
sections of this report. 
 
Employment Provision: 
 
3.21 It is considered that the current development proposals provide a unique 
opportunity for the Council to realise a number of key aspirations for the White City area 
and beyond. In addition to enabling improved connections and linkages to the 
surrounding area, the development presents an opportunity  to secure long term 
employment for people living in the Borough, including those residing in the White City 
Estate. The proposals have the potential to generate up to 720 full time jobs during the 
construction phase of the development and up to 2,570 full time jobs, within retail, 
leisure and office sectors, during the operational phase of the development.  Given the 
nature of the retail and leisure sectors (which requires long hours and shift working) 
each job created would potentially require two full time employees.  Furthermore, if 
indirect employment generation is factored in, the maximum total employment 
generation arising from the proposed development could amount to 6,700 new jobs. 
3.22 The northern part of the existing application site comprises warehouses, offices 
and light-industrial units which provides B class employment for locally based firms. 
Although the units are operational, the proposals involve demolition of all existing 
buildings over a phased period of time. The existing uses currently generate in the order 
of 410 jobs.  The loss of employment use is permitted under Core Strategy policy which 



 

designates the site for mixed uses including residential, leisure, commercial and 
community uses. As discussed above the development would provide significant 
opportunity for the Borough to deliver additional retail, leisure and office sector jobs for 
local residents. The loss of 410 B1/B8 jobs is considered to be significantly outweighed 
by the potential of the proposed development to generate up to 6,700 jobs, a net 
increase of 6,290 jobs. Notwithstanding the net gain in jobs, it is considered that the 
applicant has the responsibility to assist the relocation of the local firms, as required by 
London Plan policy 4.4.  Condition 60 is recommended that states that prior to any 
development taking place a relocation plan should be submitted to the council detailing 
how the relocation of the existing businesses will be managed.  This would be 
necessary to ensure that industrial employment and activities are not lost through the 
redevelopment process and would be in line with the Industrial Capacity SPG para. 8.7 
and with London Plan policy 4.4 on the management of industrial land and premises 
 
3.23 Officers have engaged with the applicant to ensure that appropriate s106 controls 
are put in place to ensure new jobs and training initiatives are accessible to local 
people, particularly those living in White City and the surrounding area. The applicant 
has expressed a willingness to work with LBHF in fostering a partnership whereby 
employment training, skills development, traineeships, apprenticeships, job fairs and 
workshops are more actively promoted to local people. Officers have sought to ensure a 
greater commitment from the developer in the employment and training obligations 
secured for the current application than the extant s106 associated with the existing 
Westfield shopping centre development. The applicant will be required to enhance the 
existing Work Zone facilities provided at the Shepherd¿s Bush Library on Wood Lane 
for example this could be achieved by providing further space within the development to 
increase visibility of the facility. The details of the enhanced Work Zone scheme could 
be detailed in the employment and training facility that would be secured through the 
s106. 
 
3.24 The applicant will also be required to develop an employment and training strategy 
with the Borough whereby equal employment opportunities to a range of jobs (including 
entry level and management level positions) are to be actively advertised and promoted 
to all local residents at the earliest opportunity, including those hardest to reach. 
Through the Section 106 agreement, the LPA will secure a clause which requires an on-
going commitment from the developer, in partnership with the Council to prepare an 
employment and training strategy. This would include a review mechanism where the 
provisions of the strategy are appraised in order to assess the successes and failings of 
the strategy and identify where improvements are necessary. The strategy would need 
to consider amongst other matters, impacts on the equalities groups to ensure all 
people have access to jobs. 
 
Land Uses: 
 
3.25 The proposed floorspace schedule of land uses are set out in section 1.33 of this 
report.  This maximum quantum of floorspace has been tested by the ES and this 
schedule of areas  also establishes the maximum quantum of floorspace that can be 
accommodated on the site. The development makes provision for Classes A1, A3 and 
A5 (retail and food/drink) uses, Class B1 (offices), Class D1 (community), Class D2 
(leisure) uses and Class C3 (residential) uses located across the site. Sections 1.46 -
1.58 of the report explains the potential locations of the land uses within each block/plot. 
 



 

3.26 The arrangement of uses at street and upper levels is defined by the Parameter 
Plans which are submitted for approval. However, the Parameter Plans, primarily at the 
public realm level, allow for some flexibility with regards to the specific location of 
individual uses.  For example, the north and west facades of Block B could comprise A 
and D Class Uses at the public realm level. This degree of flexibility is required to 
ensure the development can adapt to economic and social circumstances at the 
relevant time.  Officers are content that the Parameter Plans provide the Council with 
sufficient control regarding the disposition of uses across the site and that the 
arrangement of those uses as currently defined by the Parameter Plans will ensure 
activation at street level.  Through the imposition of a condition each reserved matters 
application will be required to comply with the Parameter Plans.  
 
3.27 Core Strategy Policy WCOA sets out the land uses that are envisaged for the 
OAPF area. Strategic Site WCOA1 states that major leisure activities and major retail 
that cannot be located within the town centre may be appropriate north of Westfield on 
the edge of the existing town centre boundary. It is specifically noted that there is 
potential to consider a northwards extension of the town centre which the application 
proposals will deliver.  
 
3.28 The A1 retail floorspace of the planning application could include an anchor store 
(Class A1) which has been tested with an indicative floorspace of 16,404 sqm (GIA).  
This could potentially comprise a high-end department store.  Anchor stores have the 
ability to create a significant number of jobs and attract additional expenditure within 
their catchment area. Officers acknowledge the potential regeneration benefits an 
anchor store would have on the town centre and the wider area. It also has the potential 
to create a key marker building and major land use adjacent to the potential White City 
Green (as proposed in the Draft WCOAPF).  This could increase the exposure and 
prominence of the northern part of the application site which is currently isolated from 
the area beyond the viaduct.  The application proposals would create physical link 
between the existing centre, the application site and land to the north.  This 
enhancement in pedestrian connectivity would benefit the entire OA. However, the size 
and inclusion of an anchor store is not fixed by the application.  This would only be 
finalised at the reserved matters stage. 
 
3.29 The Regeneration Statement submitted in support of the application identifies the 
regenerative effects to White City, Shepherds Bush and LBHF that would arise from the 
provision of an Anchor Department Store. It is considered that the delivery of such 
benefits would accord with the Councils regeneration policies, including the thrust of the 
land use policies in the Draft OAPF, subject to the impact of such uses upon nearby 
town centres. 
 
3.30 The applicant has cited in their retail assessment, planning statement and Viability 
Appraisal that to attract the anchor department store, additional mall style retail units are 
required in order to make the development financially viable. The proposals include the 
potential for larger retail units to be included in a Spur Mall (plots A and B of the 
development) which is connected to the Anchor Store at the northern end of plot B.  The 
new retail outlets could either provide floorspace for new retailers who are looking to 
occupy space within the existing centre or for existing Westfield tenants looking to 
expand their existing stores to a larger premises. The applicant's retail addendum states 
that the proposals would allow the centre to be re-balanced in terms of the balance of 
MSU stores and smaller stores in favour of larger stores which are more typical of this 
type of town centre development. 



 

 
3.31 In terms of assessing the appropriateness of the retail offer proposed in the 
application, Core Strategy Policy WCOA is relevant, alongside PPS4: Planning for 
Sustainable Economic Growth. The strategic policy identifies the site to the north of 
Westfield as having potential for town centre expansion involving provision of town 
centre uses, including a major leisure use. The additional land uses proposed in the 
application make this provision in response to the policy direction.  The supporting 
justification to the policy notes that the current evidence base (need, impact, sequential 
test) for moving the town centre boundary has not yet been formally scrutinised or 
assessed (in policy terms). However, the application, is essentially for an extension to 
the town centre, on the edge of the designated Town Centre boundary. The applicant is 
therefore required to demonstrate through a sequential assessment that the proposed 
retail and leisure uses are appropriate outside of the town centre and will complement 
the existing town centre in terms of enhancing the range of town centre uses in 
accordance with policy WCOA.  
 
3.32 In terms of the sequential approach, the applicants retail assessment concludes 
that there are no other suitable sites within Shepherds Bush Town Centre for the scale 
and profile of the retail uses proposed. This includes the proposals for a large 
anchor/department store and a new food superstore. The Council's Independent retail 
consultants advise that it is unlikely that there are sites in Shepherd's Bush which are 
suitable, available and viable for development of the scale proposed. Therefore, in 
respect of the sequential approach, the application is considered to comply with policy 
EC15 of PPS4. 
  
3.33 Officers also acknowledge the thrust of the WCOA policy justification which states 
that  the Councils aspirations are for town centre uses. The Core strategy policy 
indicates Shepherd¿s Bush Market and W12 centre as being appropriate for retail 
expansion and improvement. Officers have noted the advice of the independent retail 
consultants whom advise that the development will result in further enhancement of 
Shepherd¿s Bush, further cementing Westfield London as part of Shepherd Bush 
metropolitan town centre as a major shopping destination serving West London and 
beyond.  
 
3.34 In terms of impact on adjoining centres, the application has been considered 
against Policy EC16 of PPS4. The Council acknowledge the concerns raised by the 
adjoining Borough RBKC who have issued a formal consultation response to the 
proposals. Aside from raising concern over the potential cumulative impacts of the 
development alongside forthcoming developments (including Earl¿s Court and West 
Kensington Regeneration Area), RBKC are concerned about the impact on Kings Road, 
Knightsbridge and Kensington High Street (in their Borough).  
 
3.35 The retail statement and supplementary retail statement considers the impacts of 
the development upon all relevant centres in the catchment area in West London. 
These include Ealing Town Centre and well as Kensington High Street and Kings Road. 
Although the applicants retail statement identifies some diversion of trade, officers are 
advised by the Councils appointed retail consultants that the extent of the impact is not 
considered to be significant. The health checks of these town centres undertaken in the 
RA have been verified by the Council¿s independent retail advisors who conclude that 
they are trading generally healthily. The base year for the assessment of the 
development in addition to these centres is 2021 which factors in all planned and 
committed developments to the other centres. When assessed against PPS4, officers 



 

are advised by the Council¿s appointed retail consultants that the centres demonstrate 
good signs of vitality and viability. 
 
3.36 The application has been assessed with the impacts of committed developments 
in the catchment area by basing its assessment on the Council¿s own retail study and 
then assessing the application floorspace.  Therefore, the assessment tests the 
cumulative effect on centres such as Ealing, Hammersmith, Kingston High Street and 
the Kings Road at a test year of 2021 which factors in all developments.  The Council's 
own retail consultants, Roger Tym and Partners have assessed the applicants Retail 
Statement and have advised that the impact is not considered to be significant.  Tyms 
have also verified the conclusions of the town centre health checks which concluded 
that they are trading generally healthily, and using the tests in PPS4 are showing good 
signs of vitality and viability. 
 
3.37 RBKC have raised concerns about the cumulative impacts of the development 
being built out in addition to the regeneration proposals at Earls Court and West 
Kensington which have yet to be determined, and include a significant quantum of retail 
floorspace. 
 
3.38 Officers have considered the status of the Earl¿s Court and West Kensington draft 
SPD which envisages the preferred type of retail floorspace to be centred around small 
hubs and existing local centres in the area which would serve local needs covering 
smaller catchment areas.  This approach is consistent with the London Plan.  The draft 
SPD infers that the type of retail offer in the Earl’s Court Regeneration Area would only 
be acceptable if it can be demonstrated to reinforce local centres, not compete with 
major centres such as Kensington High Street and metropolitan town centres such as 
Shepherd’s Bush of which Westfield London comprises the principal part. 
 
3.39 Therefore centres such as Shepherd’s Bush are the preferred locations for a 
significant quantum of comparison shopping floorspace.  The test is that given that the 
majority of retail floorspace in Earls Court West Kensington would be provided in a less 
preferred location compared with the application proposals according to the sequential 
approach, it should not prejudice development in preferred higher order centres such as 
Shepherd¿s Bush, not vice versa. 
 
3.40 With the likely increase in the residential population of new developments such as 
in the Earl’s Court Regeneration Area, it will be necessary to demonstrate that the 
quantum of retail floorspace being brought forward in such areas is only meeting the 
local needs of the existing and proposed residential population.  The existing hierarchy 
of centres such as Kensington High Street, the King’s Road and Shepherd’s Bush will 
continue to serve higher order shopping needs. 
 
3.41 Officers have been advised by the independent retail advisors that the applicant 
has satisfied sequential approach (in Policy EC15) and that there is no clear evidence of 
significant adverse impact (as defined in Policy EC16) of PPS4. As such, PPS4 - Policy 
EC17.2 permits the application of a balancing exercise to consider whether the positive 
wider planning benefits of the application outweighs any negative retail impacts. In this 
case the positive benefits relate to regeneration gains that include making a vital 
connection and linkage between the town centre and the OAPF area to the north, 
increased employment provision, additional sustainable mix of housing (including 
affordable) and provision of complementary community and leisure uses. The negative 
impacts may comprise some, albeit limited trade diversion, the potential reclassification 



 

of the centre (to an International Shopping Centre) and potential impacts on planned 
developments which the retail assessment has not fully explored. 
 
3.42 In conclusion, coupled with  the overall enhanced retail offer that compliments 
Shepherd’s Bush Town Centre, the positive benefits of the development listed above 
are considered to outweigh the limited negative retail impacts which may occur. 
Therefore, the proposals on balance, are considered to be in accordance with PPS4. 
 
3.43 The outline application proposes active street frontages to the main streets to 
provide a vibrant environment with a variety of uses throughout the environment. 
Flexible ground floor uses (within Classes A1/A3/A5/B1/C3/D1/D2 are proposed on 
Wood Lane (plot F), Silver Street, Silver Walk and part of Ariel Walk. Classes 
A1/A3/A5/D1/D2 are proposed on Wood Lane (plot E), Relay Square, White City Green, 
Ariel Way and part of Ariel Walk which are set out in Parameters Plan PS 009 Rev D. 
 
3.44 The application proposes a maximum of 1600sqm Class D1 (community) use and 
1850sqm (leisure) use which contributes to the mix of uses across the development. In 
addition to the retail, community and leisure uses provision is also made for up to 
600sqm Class B1 (business). The range of uses proposed are considered to be 
compatible with the aspirations set out in the Core Strategy and draft OAPF as they 
have the potential to positively contribute towards a sustainable mix of uses in the town 
centre and OAPF area.  
 
3.45 The ES has tested the maximum level of floorspace prescribed in the floorspace 
schedule as at section 1.36 of this report and the disposition of uses as defined in the 
parameters plans.  This approach allows for the maximum extent of the leisure and 
community floorspace (as defined by the floorspace schedule) to form part of future 
reserved matters applications whilst maintaining compliance with the ES. 
 
3.46 The Design Codes to all Blocks contain coding related to the provision of non-
residential uses on the ground floors which face the public realm. The coding is 
intended to ensure mixed ground floor uses on Silver Street, Wood Lane (plot F) and 
Ariel Way (in addition to occasional residential uses). It is considered that the principle 
of applying flexible and adaptable land uses in these locations is acceptable given the 
need to respond to the social and economic circumstances at the time of 
implementation. Given the length of construction period, it is considered that flexibility is 
essential to allow the development to adapt to the changing economic and social 
climate whilst ensuring a minimum amount of mixed uses on the ground floors.    
 
3.47 In light of OAPF and Core Strategy requirements to deliver a sustainable mix of 
town centre uses (specifically designated on the Westfield land) including necessary 
community uses, it is considered that the Council have the opportunity in the outline 
application to secure a significant amount of community and leisure use.  However, 
there is limited scope to deliver a major leisure facility of the type and size envisaged by 
the OAPF, nor a major community/D1 use within the ground floors of blocks D, E or F.  
Nevertheless, it is considered necessary to ensure there is an incentive to deliver the 
community and leisure uses prior to occupation and/or completion of the significant part 
of the development which comprises plots A, B and C.  
3.48 To ensure that the Class D1 (Community) and Class D2 (Leisure) uses are 
implemented at an appropriate phase before the development is fully occupied condition 
6 is recommended.  As the application is in outline form the precise location and 
operational requirements of the community and leisure uses cannot to be confirmed 



 

until the reserved matters stage. Therefore, it is vital that early phases of the 
development do not prevent the community and leisure uses from being implemented in 
later phases. Condition 6 is also recommended to ensure the location and layout of the 
community and leisure floorspace are submitted to the Council prior to the submission 
of the reserved matter application for plot C.  
 
3.49 It is considered condition 2 would negate the need to impose further conditions 
permitting particular land uses within each street as future applications would need to 
comply with Plan PS 009 Rev D which sets out the uses for each street (at lower 
floors/ground floor level). The reserved matters submissions will also need to 
demonstrate compliance with the relevant design code relating to ground and lower 
floor commercial accommodation. Therefore, with the above controls in place, sufficient 
flexibility is afforded to the applicant whilst granting the Council sufficient controls over 
the land uses within the ground floors to ensure the proposals create a vibrant public 
realm with a variety of uses.  
 
New Housing: 
 
3.50 Outline planning permission is sought to provide a maximum of 1,522 residential 
units across the whole site.  The proposed mix of housing is set out at section 1 of this 
report. 
 
3.51 Planning Policy Statement 3: Housing (PPS3) seeks to ensure that housing is 
developed in suitable locations, which offer a range of community facilities and have 
good access to employment opportunities, key services and infrastructure. It specifies 
that this should be achieved by making effective use of land, existing infrastructure and 
available public and private investment, and include consideration of the opportunity for 
housing provision on surplus public sector land (including land owned by Central 
Government and its bodies or Local Authorities) to create mixed use developments. The 
priority for development should be previously developed land. 
 
3.52  London Plan Policy 3.3B states that an annual average of 32,210 net additional 
homes should be delivered per annum in London. Within this overall aim, Table 3.1 sets 
an annual target of 615 net additional dwellings for Hammersmith and Fulham 
(excluding an increment in provision in the Earls Court West Kensington Opportunity 
Area). Policy 3.3D of the London Plan states that boroughs should seek to achieve and 
exceed the housing targets set out in Table 3.1 of the plan. 
 
3.53 As explained earlier in this section, the Site falls within the White City Opportunity 
Area whereby there is identified capacity for at least 5,000 homes, this regeneration 
objective is reinforced by the Core Strategy at Policy WCOA.   Core Strategy Policy 
WCOA also states that new homes built in White City will be expected to provide a local 
ladder of affordable housing opportunity.  Furthermore, regeneration schemes will need 
to provide an appropriate level of supporting leisure, green space, schools, community 
and other facilities.  The policy states that development of privately owned land in White 
City West and East will not be acceptable unless it contributes directly to regeneration 
of the whole of the north of the Opportunity area.  In terms of emerging policy, the draft 
OAPF Map 3.1 Land use Strategy and Map 3.3 Current and Future Zones for Housing 
designates a substantial area in White City East for housing. 
 
3.54 In light of the adopted policy context established by the London Plan and the Core 
Strategy, the principle of providing new housing within the development site would 



 

accord with the overall provisions in the Core Strategy, London Plan and PPS3: 
Housing. It would also be in line with the supplementary land use guidance in the draft 
White City OAPF.  Furthermore, the proposed development will provide 1522 units (net 
gain of 1522 units over a phase 15 - 17 year development period) which will contribute 
towards meeting the established London Plan and Core Strategy housing targets for 
this area.  
 
3.55 Although the principle and quantum of housing in this location accords with the 
Development Plan, given the amount of new housing which forms part of this major 
regeneration scheme, officers have had to consider whether the proposals are in line 
with the Borough’s regeneration objectives set out in the strategic objectives chapter 
and strategic policies chapter of the adopted Core Strategy.   
 
3.56 The Borough's strategic objectives which outline how the Council will encourage 
the delivery of their vision for the Borough.  Objectives 1, 2, 3 and 4 are particularly 
pertinent in this case. In summary, the Council’s objectives aim to regenerate the most 
deprived parts of the Borough, especially in the White City area and within the 
Borough¿s housing estates, encourage the creation of stable and mixed communities 
by reducing polarisation and worklessness and encourage the supply and choice of high 
quality housing to meet local need. 
 
3.57  The Boroughs  Regeneration Area Policies have been designed to encourage 
estate regeneration.  Given the close proximity of the Site to the White City Estate and 
the Sites location within a regeneration area, the Council would expect new 
development to respond to the Borough¿s strategic objectives. 
 
3.58 Officers have therefore had to consider whether the scheme would contribute 
towards the Borough¿s strategic objectives in addition to the specific regeneration 
objectives for White City. 
 
3.59 Strategic Policy H2 states that 40% of the new housing should be affordable and 
provide a better overall mix of unit sizes to help alleviate overcrowding in existing 
accommodation.  However, Policies WCOA  and WCOA1 of the Core Strategy are more 
specific to the site and all development within White City. The policy confirms that 
development of land in White City East should provide a sufficient mix and quantity of 
social rented housing (approximately 25% of all new housing units) to enable the 
opportunity for a proportion of existing estate residents to be re-housed in better 
accommodation. The policy envisages this will contribute towards the creation of a more 
mixed and sustainable community across the area within which the existing community 
can thrive as a result. This is fully in accordance with PPS1 which encourages 
sustainable mixed and balanced communities. 
 
3.60 Policy H2 of the Core Strategy requires the provision of affordable housing on 
sites that have the capacity for 10 or more units. As the development site falls within a 
regeneration area with Council Estates in the vicinity, Policy H2 acknowledges the 
necessity to provide a small proportion of social housing to enable regeneration of the 
Estates. 
3.61 In determining the acceptability of the proposals in accordance with Policy H2, 
WCOA and WCOA1, the Council has also had particular regard for the site size and site 
constraints, financial viability, the individual circumstances of the site, the availability of 
public subsidy and the need to encourage rather than restrain residential development.  
 



 

3.62 The affordable housing percentage, split and mix proposed by the development is 
supported by a financial appraisal which demonstrates the scheme can provide 95 
affordable rented units and 67 intermediate units (162 units).  The overall percentage of 
affordable rented units in the development equates to 6.2%. The overall percentage of 
intermediate units equates to 4.4%. The total affordable housing provision would be 
10.6%.  Currently, there is no availability of public subsidy for the affordable housing.  
 
3.63 This affordable housing provision falls below the specific targets for White City set 
out in Core Strategy Policy WCOA and currently would not fall in line with the Council¿s 
broad aspirations to assist the housing estate regeneration in White City. 
Notwithstanding this, officers are mindful of the London Plan policy 3.3 in addition to 
Core strategy policy H2 which state that Council¿s should have regard for the need to 
encourage, rather than restrain residential development, when determining planning 
applications.  Furthermore, in accordance with Policy 3.12 of the London Plan and H2 of 
the Core Strategy, officers have had regard to the financial viability of the development 
in order to ascertain whether the affordable housing provision is the maximum 
reasonable amount which could be secured as part of the development.  
 
3.64 The applicant has submitted a Financial Viability Appraisal (FVA) which seeks to 
justify the level of affordable housing proposed in the application.  
 
3.65 DVS (District Valuers Service part of the Valuation Office Agency) have 
undertaken an in depth review of the applicant¿s viability appraisal in order to advise 
LBHF whether the development is providing the maximum reasonable amount of 
affordable housing and if there is sufficient finance to deliver the necessary social and 
environmental infrastructure interventions to mitigate the effects of the development. 
DVS have considered the applicant's financial model and evidence and are satisfied the 
applicant has adopted an appropriate methodology to evaluate the viability of their 
proposal to support the baseline provision of 10.6% affordable housing and S106 
contributions of £10.088m.  
 
3.66 Officers and the DVS have also had regard to other aspects of the FVA, notably 
the costs, revenues and growth associated with the retail and residential uses. These 
factors are considered to represent key individual circumstances of the site which have 
been taken into account, in line with the wording of Core Strategy H2. In particular, the 
provision of an Anchor store is acknowledged to come at a significant cost to the 
developer which reduces the overall viability of the development, in addition to the high 
construction costs. It is considered that the Anchor Store brings with it a number of 
potential benefits that are in line with the Council¿s regeneration ethos/strategy of  
economic regeneration and improving life chances through improved access to 
employment (Strategic Policy A) for local residents. 
 
3.67  It is accepted that there are a number of abnormal costs associated with the 
development and this affects the ability of the applicant to deliver the level and type of 
housing which is required by affordable housing policies. The abnormal costs relate to 
the cost of bridging over the service roads and access routes on Ariel Way to the north 
of the existing centre, in addition to the cost of decontaminating the land, building over 
under ground infrastructure routes including sewers and the Central line underground 
tunnels both live and dormant, and payment to assume vacancy on the various land 
holdings. The site constraints and abnormal costs are set out in the applicants Financial 
Viability Appraisal (FVA) which has been drafted by the applicant’s specialist 



 

consultants who have produced a report with their findings and has been independently 
reviewed, tested and verified by the by the DVS on behalf of the Council. 
 
3.68  Officers also recognise that the high construction costs of building the podium and 
bridging over the access and service roads on Ariel Way outside the existing centre 
would positively contribute towards providing other benefits in kind to the regeneration 
area. These regeneration benefits include the creation of an east to west main route 
through the development linking the site with the wider area. Officers consider that this 
is a reasonable cost of the development as it is likely to be the best on-site solution to 
meet the urban design objectives in the OAPF (ie: creating linkages and connections 
with the wider area).  
  
3.69 Having regard to the revenue, costs, growth and inflation assumptions officers 
have been advised that DVS are satisfied these are the maximum the scheme could 
reasonably support as the proposal does not exceed the required threshold return.     
 
3.70 Following negotiations with the Developer, the Council and GLA have requested 
that additional financial contributions amounting to £20m which are considered 
necessary to mitigate the effects of the development and contribute towards wider 
OAPF social and environmental infrastructure improvements.  Taking into consideration 
the comprehensive nature of the proposals which would achieve the Borough¿s 
strategic objective to regenerate this part of White City and the package of financial 
contributions towards wider OAPF social and environmental infrastructure 
improvements, it is considered there is robust case to justify a relaxation of the 
affordable housing requirements. Officers are satisfied that the developer has 
demonstrated the financial viability of the development does not permit further delivery 
of affordable housing, at this time.  
 
3.71  Whilst the Council and DVS consider the FVA demonstrates that the development 
is providing the maximum reasonable amount of affordable housing at this time, the 
proposed development will be built out over a 15 - 17 year period and it is considered 
appropriate for the Council to put in place a mechanism to test viability of the scheme in 
order re-assess whether the viability would allow for additional affordable housing to be 
provided beyond the baseline offer of 10.6%. .  
 
3.72 The applicant has agreed to a review mechanism in the s106 which would allow 
the developer and the Council to review viability further into the development 
programme.  This review would follow the implementation of the first phase of retail and 
commercial uses and lie approximately in the middle of the development programme 
and importantly in advance of the delivery of the majority of housing development.  
 
3.73 The FVA will also provide an opportunity for the Council and developer to 
investigate securing public funding (such as HCA grants/subsidies from central 
government) in order to enhance the current affordable housing offer. In accordance 
with Core Strategy Policy H2, if public subsidies are available, the viability of the 
development may allow for additional affordable housing to be provided.  In the event 
that additional funding can be secured, the s106 review mechanism would require a 
further FVA to be submitted.  Furthermore, the review mechasim would also take into 
account any improvements in the viability above an agreed market rate of return 
(currently 17.5%).  If the FVA review concluded the profit above the market rate of 
return could be achieved, the developer would contribute towards additional on site 
affordable housing. 



 

   
3.74 The Council have agreed that the FVA review mechanism would set a maximum 
cap of 250 affordable housing units.  As such, the s106 agreement assigned to this 
application would allow the delivery of up to 16% affordable housing, albeit subject to 
available public funding and development viability at the time of the review.  
Furthermore, the tenure of the affordable housing would be subject to further review, 
given the need to ensure the affordable housing meets local need, is deliverable and 
feasible at that time. The affordable housing offer is considered to build in additional 
flexibility to enable the Borough to potentially achieve its strategic objectives whilst 
working within the financial constraints of the development.    
 
3.75 In summary, the proposals will bring about a number of housing regeneration 
benefits to the area. These relate to the delivery of a substantial number of new homes 
that could contribute towards creating a mixed and balanced community in a high 
quality development that could assist raising the profile of the area. However, the 
proposals also fall short of a number of policy aspirations which officers have 
considered. Namely, the under provision of large family sized private units and the 
potential for low levels of affordable housing integration within the blocks. It is 
considered that the affordable housing can be phased in its implementation and the 
precise location of the affordable housing will be agreed with the Council during the 
reserved matters stage.  This would enable the Council to secure a balanced and mixed 
community in accordance with Core Strategy policies WCOA, H2 and Strategic policy A. 
It is considered the requirement to provide larger private units of accommodation can be 
relaxed in light of the significant percentage of larger 3 bed affordable housing units 
(40%) provided, which constitute a major benefit of the development. 
 
3.76 In conclusion, on balance it is considered that the proposed development, would 
contribute significantly to providing new residential accommodation within the Borough 
and assist the regeneration of White City thereby achieving the Council¿s strategic 
objectives. The proposed review mechanism in the s106 agreement would also enable 
the Council to deliver the maximum reasonable level of affordable housing in order to 
facilitate White City Estate regeneration and create sustainable mixed and balanced 
communities. The current application therefore does not compromise the Council's 
regeneration strategy and as such is considered to be compliant with Core Strategy 
policies A, WCOA, WCOA1 and London Plan policies 2.13 and PPS1: Delivering 
Sustainable Communities and PPS3: Housing. 
 
Design and Appearance 
 
3.75 The application has been considered on the basis of the adopted Core Strategy 
Policy BE1 in addition to London Plan design policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7 and 
7.8 which promote high quality design of buildings, open spaces and children’s play 
areas. 
  
3.76 The adopted Core Strategy policies WCOA and WCOA1 provide strategic design 
guidance which have been considered in the assessment of the current application. The 
Draft White City Opportunity Area Planning Framework also provides further generic 
guidance on development within the White City Opportunity Area, relevant to the 
Westfield Site which reinforces the aspirations set out in the Core Strategy and London 
Plan. 
 



 

3.77 The intention of the application is to establish a broad design framework for which 
the various parcels of land will come forward for development in the future. The outline 
proposals therefore, comprise a set of parameters plans which set the maximum (and 
minimum) building envelope for the various blocks. The parameter plans (and 
supplementary report) are reinforced through the design guidance set out within design 
code documents  for the public realm, the tall building and the individual blocks A-F. 
Officers have worked closely with the masterplan architects (Allies and Morrison) to 
ensure that the design codes will positively influence the potential designs of the blocks 
and buildings in the future. 
 
3.78 Although the details of external appearance, layout, access, landscaping and 
scale of the proposed development are reserved, the outline application contains 
sufficient detail to establish an acceptable framework with supporting design principles 
to guide future detailed applications. The illustrative masterplan provides one 
demonstration of how, by following the design codes the resulting development could 
appear. 
 
Plinth Buildings (Plots A, B and C) 
 
3.79 Plots A, B and C comprise the plinth buildings, with the phasing plan submitted in 
the ES detailing the order the plots are to come forward for development. It is envisaged 
that the lower floors of plots A and B will be built first before the upper floor residential 
uses are added. Plot C will then come forward in stages. On completion of plot C, the 
plinth buildings, streets and open spaces will have been fully completed. This comprises 
the significant part of the development. The plot line of the plinth block is outlined in the 
parameters plans PS003. The building line (the building façade) is outlined in 
parameters plan PS005.  At ground floor level (the base of the plinth), the parameters 
plans allow some deviation of the building lines.  The maximum deviation of the building 
lines could allow movement increasing the size of the plot (outwards) by +/-10m at 
Relay Square and Marathon Way. The building line adjacent to White City Green allows 
no outward/northward movement of the building line (only inward movement -10m). The 
overriding restrictions on the minimum width of the public realm would prevent the plot 
from encroaching into either of these spaces. It is recommended that a condition is 
imposed to ensure the minimum widths of the public realm spaces would override the 
deviations set in the parameters plans. Officers consider that the minimum street widths 
are acceptable to ensure that a high quality environment can be delivered through the 
parameters plans. 
 
3.80 On the upper floors, the plot boundary and building lines are afforded some 
deviation (+/-). Again, the plinth level public realm spaces are subject to a minimum 
width which prevents the building lines from encroaching into the open space. The 
above planning condition would ensure that the minimum width of the public realm is 
protected and to prevent the plot building lines from moving further forward onto the 
public realm. 
 
3.81 In conclusion, the plot boundary lines and building lines set out in the parameters 
report and plans provide an acceptable level of flexibility for future designers whilst 
ensuring the principles of the masterplan are retained. 
 
3.82 The building heights of all plots have been designed to acknowledge the scale and 
height of the adjoining buildings, and special characteristics of the site. The significant 
part of the development comprises Plots A, B and C which contain the plinth buildings 



 

with block A extending over Arial Way and the network of roads. The plinth level 
buildings comprise a datum line of 8 storeys with the upper floors set back from the 
building edges. The set backs comprise 2 to 4 storeys and have been designed to 
ensure that there is adequate sense of space within the central courtyards and to 
ensure the public realm is sufficiently enclosed on the main streets. Plot C contains a 
taller building on the south eastern corner of the site. This building would act as a local 
landmark emphasising the eastern entrance into the Opportunity Area. The building 
would be up to 20 storeys which is of a similar scale to the Edward Woods Estate 
buildings located on the eastern side of the West Cross Route. 
 
3.83 The overall building heights rise towards the centre of the application site, with the 
northern most set back levels positioned further back from the northern edges of the 
development. The northernmost set backs have been reduced in scale to minimise the 
perceived scale in relation to the linear White City Green south of the Viaduct, as well 
as the notional OAPF planned park to the north of the viaduct. The northern building 
elevation heights and position of the set backs has been carefully designed to ensure 
the development would not appear visually excessive when viewed from the across the 
park or from within the BBC TV Centre site or from within RBK&C.  
 
3.84 The maximum building heights are identified on the Parameters Plan PS006 which 
includes the datum height (of 38m AOD) on Blocks A and B and set backs varying from 
47m to 50m AOD. The datum is equivalent to 8 storeys above ground level with the total 
height including the upper floors ranging from 10 to 12 storeys (on Blocks A and B). The 
Courtyards are located at the 8th Floor level on to roofs of Plots A and B. The building 
height would result in floor to floor heights of approximately 4.0m which officers consider 
to be larger than normal buildings. The additional height has been tested in the 
Environmental Statement (Visual Assessment) and against the BRE standards (for 
sunlight, daylight and overshadowing) to determine whether the scheme is acceptable. 
The Design and Access Statement also demonstrates the typical street cross sections 
to illustrate the human scale of the buildings in relation to the width of the streets. 
Officers are comfortable with the scale and height of the proposals and consider that the 
resulting street scene and public realm environment would achieve a high quality 
throughout, subject to the design codes being followed. 
 
3.85 Plot C comprises a predominant datum height of 38m (AOD) with upper floors 
ranging from 44m to 50m AOD, equivalent to 8-12 storeys with the courtyards at plinth 
level which is 16m AOD. The Design Code Document splits Plot C into Part A and Part 
B. The Part B buildings are adjacent to the West Cross Route (looking eastwards). The 
individual buildings have been designed to respond to the scale and openness of the 
locality adjacent to a busy dual carriageway. Hence, the parameters plan PS006 allows 
3 locations (within Part B) where the building height should be varied. The main datum 
line in Park B  is set at 47m AOD (11 storeys) with areas where the height would reduce 
to 41m AOD (9 storeys), and one location where the height could increase to 75.5m 
AOD (20 storeys). The location of the 9 storey buildings are permitted flexibility (by the 
Parameters Plan PS019) in that they could be re-sited within the building line, providing 
the massing remains (ie: the width of the building remains fixed). The 20 storey tower is 
fixed in its current location, but is permitted flexibility to be reduced in massing terms (ie: 
its building lines can be inverted up to 5m. The design coding relating to the tall building 
is discussed below. 
 
3.86 Although the design codes allow some movement of the upper floor set backs 
(forward and backward) within the blocks and the resulting courtyard spaces have the 



 

potential to be reduced in area, the reserved matters submissions for the layout and 
scale would ensure the Council the ability to determine acceptability or otherwise at this 
stage. In addition, the design codes also permit movement (north and southwards) of 
the 2 x 9 storey buildings in Part B of Plot C adjacent to the West Cross Route which 
may have implications on the overall character and appearance of the eastern wall of 
the development. The design code would ensure that both buildings are considered in 
their final positions, within the context of the masterplan. In both cases, the council 
would retain sufficient control through the reserved matters submissions to refuse 
forthcoming applications, should the proposals not comply with the design codes or if 
the resulting environments would be sub-standard. The reserved matters permits the 
Council to assess the applications against the relevant adopted planning policy at the 
time of assessment. 
 
3.87 An axis of streets is formed at the crossing of the east-west route (Ariel Walk) and 
south-north route (Silver Street) at plinth level. This forms a key nodal point (above the 
access ramp which runs beneath the podium) where plots A, B and C converge. This 
part of the development represents an important gateway to the area from the east. The 
significance of the junction is acknowledged in the design and layout of buildings, and in 
the provision of the Ariel Walk Pocket Park. The Design Codes recognise this urban 
significance of the junction by setting out guidance which challenges future designers to 
respond accordingly. The illustrative proposals provide a good example of how the 
gateway can be treated architecturally. 
 
3.88 The massing, height and siting of the set backs above the datum level of the 
buildings to plots A, B and C is set out in the Parameters Plans PS006 and PS019. 
PS019 in particular identifies the levels of deviation of the building lines which range 
from +/- 5m when adjacent to the public realm, +/- 10m when adjacent to internal 
courtyards and +/- 20m (on Part B of Plot C adjacent to the West Cross Route). The Tall 
building is fixed in its location but is afforded some internal deviation. 
 
3.89 The design codes set design guidance for future detailed schemes. The codes 
include guidance which assists designers on preparing an acceptable architectural 
composition with defined ground floor facades, lower floor planes and the set back 
floors. The code documents for A, B and C are considered to comprise acceptable 
design guidance which would aid designers develop schemes within a clear framework 
intendeded to deliver quality design. The logic in the design guidance at ground floor 
level, thorugh the lower floor elevational facade treatment and upper floor set back is 
considered to be acceptable to give greater control on the qualities of the reserved 
matters. 
 
3.90 The provisional layout of plot C makes passive provision for an east to west bridge 
link over the West Cross Route and the West London rail line to Bard Road (in RBKC). 
The bridge is outlined as a key OAPF aspiration which would serve the new 
development at the Westfield site and the residents and businesses to the east of the 
site within Royal Borough of Kensington and Chelsea. Officers at LBHF, RBKC and 
GLA see this link as important to the wider area and will require the applicant to 
demonstrate how this link could be delivered upon submission of the reserved matters 
for plot C. As the bridge would need to rely on the land owner(s) on the opposite side (in 
RBKC) to make provision for the bridge to be laid out, it cannot be fully secured through 
the s106 or as part of this outline application. It would however, be reasonable and 
necessary to ensure that the s106 should require the applicant to demonstrate how they 
have used all reasonable endeavours to deliver the above as part of plot C. At the very 



 

minimum, the detailed design of plot C should plan for the bridge link and identify on the 
plans. 
 
Tall Building 
 
3.91 Plot C comprises a line of buildings of varied scale and building line. The Buildings 
on the eastern boundary range from 9 to 12 storeys with one 20 storey tower. The tower 
contains a separate design code document which has been prepared to give greater 
assurances that a high quality design can be achieved from future submissions. As the 
application is in outline form, the detailed architecture of the tower has not been 
developed. However, the applicant has provided an illustrative example of a tall building 
where the design codes have been followed.  
 
3.92 The design code document provides specfic guidance on materials, facade 
treatment, roof level articulation, archirectural composition and orientation. It also sets 
out the clear aim to distinguish the lower ground floor level with the upper floors and 
concluding top floor/roof line. The coding document envisages (but does not duly 
restrict) a tall building with calm facades, with the elevation fronting the pocket park at 
Arial Walk. The code recommends that the building must have a positive active 
engagement with the imediate context at ground level as is illustrated in the indicative 
scheme. The codes allow for some inward reflection of the facades to create a more 
dynamic facade line and add visual interest to the appearance of the building. It also 
includes coding to ensure the fenestration is appropriately arranged, and ordered to 
enable acceptable articulation and a distinction between characteristics of each 
elevation. Officers conclude that the above guidance goes over and above the level of 
design detail that would be necessary for an outline proposal. Therefore, the additional 
design coding in addition to the paramters plans limits on the location, position,building 
footprint and height will  give officers the assurances needed to ensure a tall building of 
the highest quality at reserved matters phase. 
 
Plot D 
 
3.93 Plot D comprises a triangular plot of land with elevations facing the railway viaduct 
to the north, Relay Square to the east and Ariel Way to the south. Given the plot is 
immediately adjacent to Wood Lane Underground station and White City Bus Station, 
plot D constitutes a key nodal part of the development. Plot D comprises a part 8 part 
10 storey building which contains ground floor commercial uses and residential on the 
upper floors. The building would have an 8 storey datum height, with a two storey set 
back component. The maximum height would be 38 AOD (for the 8 storey parts) and 
44m (AOD) for the 10 storey parts. Residential amenity areas would be provided in the 
form of balconies integrated in the elevations (guided by the appropriate design codes) 
and terraces above the retail/commercial ground floor level. The scale and massing of 
the block is considered to be an appropriate response to the significance of the plot 
location at the frontage of the site adjacent to Wood Lane and Wood Lane station. 
 
3.94 The master plan has been prepared to recognise the significance of this plot. 
Hence, the plot contains special design treatment (set out in the parameters plan PS005 
and design code document D)  to enable the block to be split into two parts with the 
ability to potentially form a route through the plot (at ground floor level). The route would 
lead to a potential new station entrance at Wood Lane Underground Station. 
 



 

3.95 Although the new station entrance would not form part of this application, or the 
reserved matters submission, its inclusion is considered to be fundamental to the 
Master plan. As such, officers consider that all reasonable steps should be pursued to 
ensure the new station entrance can be delivered.  
 
3.96 The proposals do not preclude the new station entrance from being built but 
officers are mindful of not missing the opportunity to secure this enhancement from 
taking place as the area develops.  This enhancement would considerably improve the 
legibility of the area and would direct visitors more directly towards the shopping centre 
improving the pedestrian environment in accordance with Policy TN5. However, officers 
acknowledge the proposed phasing strategy of the development would prevent the new 
entrance/exit from being built out until plot D can forward for development.  
 
3.97 It is considered that the ground floor commercial uses in Plot D would significantly 
benefit from the new station entrance, as would the vitality of the pedestrian experience 
of moving though the development.  
 
3.98 As Wood Lane Station falls outside the application site boundary, the new opening 
can only be delivered through a section 106 agreement, at the appropriate phase. In 
light of the phasing strategy, it is recommend that a s106 clause be included whereby 
the applicant would use reasonable endeavours to agree to part fund the provision of 
the station entrance to be delivered at the same time as plot D. The commitment to 
demonstrate reasonable endeavours would be required upon submission of the 
reserved matters for plot D. The provision of the entrance is considered to make the 
overall development acceptable and in accordance with the urban design strategy set 
out in the draft OAPF.  
 
Plot E 
3.99 Plot E comprises a singular linear 8 storey building which is located on the western 
side of the site adjacent to Wood Lane. To the rear of the plot lies the White City Bus 
Station. The building would contain ground floor commercial uses with upper floor 
residential. The building does not contain a set back floor and would be read as one 
entity. 
 
3.100  Plot E requires its elevations to acknowledge the presence of the DIMCO 
building and the relatively exposed nature of the flank elevations. The design codes for 
plot E recognise these design cues, and set out appropriate coding to guide future 
proposals. For example, the design code 2.4.3 recommends that the ground floor 
contain views through the building from Wood Lane to the bus station. This would 
ensure that the building would have an animated façade on both sides. 
 
3.101 The design of the building should recognise that the bus station may cause some 
visual intrusion to windows on the eastern elevation of the building. Therefore, the 
architectural treatment would need to respond accordingly by restricting the number of 
windows on this façade. The layout of the building could be designed to include non-
habitable room windows on the rear, in order to ensure there is some articulation. The 
detailed design and fenestration pattern would be subject to reserved matters. However, 
it is considered that the design codes and parameters give assurances to offices that 
the resulting building would be of the required high quality. 
Plot F  
3.102  Plot F comprises a linear five storey building (AOD 26m). The fourth floor would 
be set back from the front of the building, as set out in the parameters plans. The set 



 

back top floor would minimise the effect on the street scene and ensure the scale and 
height of the building would be similar to that of the buildings on the opposite side of 
Wood Lane. 
 
3.103  In design terms, the proposed addition to the existing centre would liven up the 
facade of the existing building in a positive manner, particularly the ground floor 
retail/cafe/commercial uses. The residential floors above would add further visual 
interest to the facade. Both the residential and retail facade would animate the existing 
shopping centre and ensure that the new parade would knit Westfield with  Shepherd's 
Bush Town Centre. The provision of an active edge to Westfield on the western 
elevation is supported in the draft OAPF, which reinforces the Core Strategy Policies 
BE1 and WCOA by ensuring the development provides active and vibrant streets. The 
existing shopping centre is set back from the pavement creating a 'dead zone' instead 
of reflecting the building line to the south where the historic buildings within Shepherds 
Bush Town Centre are set on the back edge of the pavement on Wood Lane such as 
the Shepherds Bush Village Hall. 
 
3.103  Plot F would require the removal of the planters and parts of the external hard 
landscaped area outside the existing shopping centre. Whilst this space provides a 
limited area for pedestrian movement, the facade of the building is considered to 
comprise blank and inactive elements given the lack of windows and articulation at 
upper floor levels. Officers consider that as this space provides some value in terms of 
its visual amenity, a condition should be imposed which would ensure that the removal 
of the hard /soft landscaping and external materials subject to the development of plot F 
only occur after all other public realm and landscaping proposals have been 
implemented for the remainder of the development.  This would ensure that the loss of 
this space would be compensated for by in the high quality public spaces provided 
elsewhere in the development.  
 
Materials 
 
3.104  The application does not offer materials for consideration at this stage. The 
design codes provide guidance on suitable materials for all plots, including the tall 
building in order to ensure the LPA have sufficient standards to measure future 
proposals against. The design codes recommend a palate of high quality materials for 
the residential facades. For the residential facades in plots A, B, C, D, E and F the 
primary material should comprise clay brick, reconstituted stone, glass fibre reinforced 
concrete or plaster. Only one secondary material (excluding the windows) is 
recommended for the residential facades, and this should be visually compatible with 
the primary material uses. The design codes for the upper floor set backs to all plots 
recommend a lighter material than the lower part of the façade. To avoid substandard 
materials being used in the elevations, all code documents confirm that curtain walling 
should be avoided along with PVCu windows. The design codes recommend that the 
ground floor non-residential frontages should be active and transparent which would 
suggest high quality glazing would be appropriate. 
 
3.105  The design codes recognise that each location requires appropriate architectural 
treatment in terms of the façade characteristics, materials, interface with public ream 
and the overall role within the masterplan. For example,  the western elevation of plot A 
is identified as requiring special consideration due to the proximity to the DIMCO listed 
building. Again, the materials suggest imply a lightness and simplicity within an ordered 



 

elevation would be an appropriate response, in order to sympathetically relate to the 
listed building. 
 
3.106  The design codes for the materiality of the tall building have been given 
additional consideration, due to the importance of delivering a building of the highest 
quality.  The coding document states that the primary material should match or exceed 
the perceived quality of the primary material of the adjacent buildings. It also states that 
the tall building should have a unique quality and employ high quality materials that are 
not used within other buildings, but sit comfortably together. Officers are satisfied that 
the material guidelines go as far as possible to direct the future designs, without pre-
determining the resultant design. 
 
3.107  In summary, it is considered that the above design coding provides an 
acceptable guide to assess materials to ensure that future designs would deliver high 
quality buildings. The future materials included in the designs of the various buildings 
would also need to comply with the relevant planning policies at the time of submission. 
Notwithstanding this, it is recommended that condition 7 is imposed to enable to 
authority to approve all samples of materials. Therefore, the design codes, reserved 
matters applications and conditions would enable the LPA to maintain sufficient control 
over the materials in order to secure a high quality urban environment in accordance 
with policy BE1 of the Core Strategy and London Plan policies 7.1 and 7.6. 
 
Public Realm and Children's Play Spaces 
 
3.108  The development on its completion would provide a range of public spaces and 
communal amenity areas which subject to the detailed design, would result in a high 
quality public realm of benefit to visitors and residents within the development. The 
landscape strategy confirms that the proposal will deliver a range of public spaces 
including the 30m+ wide linear White City Green, Relay Square, Silver Street, Arial Way 
Pocket Park and Marathon Way. A combination of the design coding and planning 
conditions 9, 10, 46, 49 and 50 will ensure that the public realm including the internal 
courtyard spaces will be designed to a high quality and be fully inclusive and accessible 
to all users. 
 
3.109  The Landscape and Public Realm Strategy confirms the location of existing open 
space provision within the vicinity of the site.  There are four parks within 1320m of the 
site and coupled with the on-site open, private and community space provided, on 
completion of the development, there would be adequate amenity space provided to 
serve the needs of development.  
 
3.110  Officers are concerned about the absence of public realm to come forward earlier 
in the development programme which would be accentuated if the aspirational park to 
the north of the Hammersmith and City Line Viaduct does not come forward. It is 
considered that the site should provide open space for the occupiers in the development 
in addition for future occupiers in the Opportunity Area.  Therefore, officers consider that 
an interim space should be delivered (on plot D) prior to plot C being occupied. 
Although plot D is expected to remain in use for some time, once vacated, it is 
considered that the plot should be cleared and made available for public use. Officers 
will explore mechanisms in the s106 to secure this provision which has the support of 
GLA officers. 
 



 

3.111  On the basis that the interim space comes forward at an appropriate time, and 
from the indicative illustrations of the public spaces in the development, it is considered 
that the proposal makes appropriate provision of external space to comprise a high 
quality public realm. 
 
3.112  Policy 3.6 of the London Plan (2011) requires the provision of play space for 
children within new residential development commensurate with the child yield of the 
development. UDP policy EN23B requires residential development that provides family 
dwellings to incorporate adequate play space provision in accordance with Standard 
S.7. Core Strategy Policy OS1 seeks children's play provision in new developments. 
Policy E2 of the draft DM DPD requires onsite provision or an off-site contribution where 
it cannot be provided. 
 
3.113  Applying the benchmark set out in the GLA SPG for Children and Young 
People’s play space standard of 10sqm of play space per child, to the proposed child 
yield figures in the scheme, the proposal would generate a requirement for 3560sq m of 
play space. 1450 sqm will be required to be doorstep play for 0-4 year olds. However, 
analysis of the proposed indicative layout shows that it would be possible to provide up 
to 4,770sqm doorstep playable area which greatly exceeds the benchmark standard 
requirements.  
 
Bridge link/Pedestrian Walkways 
 
3.114  Officers consider that it would be important to ensure the bridge link and 
pedestrian walkways including their canopy connecting the upper retail floors in plots A 
and B have a minimal visual impact on the east to west route through the site. The 
design codes are considered to emphasis correctly, the transparent and glazed nature 
of these components to achieve this aim.  It is considered that two small bridges with 
appropriate transparency would be sufficient to join the retail malls without being 
visually intrusive in the streetscene. The extent of the canopy is considered to be 
visually excessive and officers would prefer the canopy to be reduced in scale. The 
reserved matters applications will give officers an extra level of control to reduce the 
extent of the canopy roof, should it be considered unacceptable. At this stage, the 
maximum extent of the canopy is not considered to be significant to warrant refusing the 
application on any clear policy grounds. 
 
Impact on Heritage Assets 
 
3.115  Planning Policy Statement 5 (PPS5) Planning for the Historic Environment 
issued in March 2010 sets out the national planning objectives to deliver sustainable 
development, protect/conserve our Heritage assets and contribute to our knowledge 
and understanding of the past. Policies HE6-HE12 within PPS 5 set out the key criteria 
to assess development proposals, and include (amongst others) the need to consider 
the significance of a heritage asset and whether any harm (negative impact) will occur 
to the asset. 
  
3.116  LBHFs relevant policies EN3: Listed Buildings and EN2B: Effect of Development 
on the Setting of Conservation Areas and Views in and Out of them are relevant in the 
assessment of the current planning application. In addition, London Plan policies7.4 
Local Character, 7.7 Tall Buildings and 7.8 Heritage Assets and Archaeology  are 
applicable as it reinforces the policy intentions of the UDP within the national planning 
policy framework. 



 

 
3.117  In its existing state, the Site offers little that is positive to the local townscape and 
views within the wider area. With the exception of the Dimco building, the architectural 
quality of the buildings on the Site is low and much of the Site is occupied by an 
unsightly network of roads. In urban design terms, a lack of built form leads to weak 
definition of Wood Lane to the east and the West Cross Route to the west of the Site, 
and the network of roads impedes pedestrian movement across the Site. The Proposed 
Development would represent a significant improvement in townscape and urban 
design terms compared to the existing situation, and would form an appropriate 
response to its location.    
 
3.118  The Proposed Development would have a neutral effect on Conservation Areas 
in the wider area. In each case, it would not be visible to any significant extent from the 
Conservation Area in question or would be visible to a minor extent which would be 
consistent with the existing setting of the Conservation Area. The Proposed 
Development would have a neutral effect with regard to registered parks and gardens.  
 
3.119  The only cumulative scheme with which the Proposed Development would be 
seen is the BBC Woodlands scheme; they would be seen together in a limited number 
of views, particularly from the north. In some cases there would be little visual 
relationship between them. In others, they would appear broadly comparable in scale 
and form and would appear coherently together in the overall townscape.  
 
3.120  The Proposed Development would be consistent with national, regional and local 
policy on design and townscape, including in terms of its appropriate scale relative to its 
context, its definition of the public realm, and the neutral or beneficial effect it has on the 
setting of heritage assets. The increased permeability and connectivity that would be 
delivered by the Proposed Development, and the flexible block approach that it takes to 
development of the Site, are consistent with the draft White City Opportunity Area 
Planning Framework. The south-eastern tower marks a key entrance and exit to the 
Site, improving legibility, and the tower subject the quality of materials, siting and 
articulation has the potential to be elegantly proportioned, as defined by the Parameter 
Plans, in line with the London Plan and CABE/ EH  Guidance on Tall Buildings.  
 
3.121  Officers agree with the conclusion in the Townscape and Visual Assessment in 
the ES which concludes that the development  has the potential to have a beneficial 
overall effect on the townscape character area. The development is considered to have 
a coherent massing, in addition to delivering urban design benefits including increased 
permeability across the Site and local area, and improved definition of streets and 
routes. Subject to the detailed design of the buildings, materiality and layout and 
compliance with the design framework set in the outline planning application, it is 
considered that the proposals could have a beneficial or neutral effect on other 
townscape character areas. The Proposed Development could be beneficial in views in 
which it is most prominent close range views, particularly from Wood Lane  through its 
introduction of appropriately scaled built form and its definition of internal and external 
routes. It could have a neutral or beneficial effect on the setting of heritage assets in the 
local and wider area.  
 
3.122  The overall massing of the Proposed Development is appropriate for the 
surrounding context of large scale buildings, including the Westfield London Shopping 
Centre and the BBC TV Centre. The manner in which the massing varies across the 
Site provides a successful response to context; the tallest elements are located 



 

adjacent to the open space of the West Cross Route within Plot C, while lower 
accommodation is located on Wood Lane, including the four - five storey 
accommodation on Plot F opposite terraced housing.  
 
3.123  The Proposed Development would have a number of significant urban design 
benefits. It would define routes around its perimeter and in particular would strengthen 
the definition of Wood Lane through the location of the blocks on Plots E and F, and 
would help to animate this part of the street. The block on Plot C would help to define 
the West Cross Route. The Proposed Development would improve permeability across 
the Site, and in the wider area, through the provision of dedicated pedestrian routes 
aligned east- west and north-south. The tower at the south-eastern corner of Plot C 
would help to mark the entrance to the Ariel Way east-west route across the Site, 
improving legibility.  
 
3.124  The greatest visibility of the Proposed Development would be in short range 
views from Wood Lane, and to a lesser extent in views from the roads immediately east 
of the West Cross Route. The Proposed Development would be a beneficial addition to 
such views, providing a coherent development which strengthens the definition of 
surrounding roads and internal routes within the Site.  
 
3.125  The scale and location of the Proposed Development, and the nature of 
development in surrounding areas, are such that there would be limited or no visibility of 
the Proposed Development in many medium to long range views from street locations. 
In views from open spaces to the south of the Site there is no visibility or very minor 
visibility of the Proposed Development. The Proposed Development is visible in some 
views from open spaces to the north, where it appears in a manner consistent with the 
existing character of such views.  
 
3.126  In terms of listed buildings, the Proposed Development would improve the setting 
of the Dimco building on the Site; what is currently an incoherent and ill-defined setting 
would be replaced with a better defined setting in which the blocks on Plots A and E 
focus views towards the gable ends of the building and provide a coherent backdrop for 
views.  
 
3.127  Subject to detailed design, the Proposed Development could have a beneficial 
effect on the setting of the BBC TV Centre and a neutral effect on all other listed 
buildings and buildings of merit within the wider area. The Proposed Development 
would not be seen in significant views towards these listed buildings or buildings of 
merit, or would be seen to a very minor extent and in a manner consistent with their 
existing setting. 
 
3.128  The Proposed Development would be visible in some views from the Wood Lane 
Conservation Area, and in some cases to a significant extent. In such views, it would 
appear as a coherent development in the background of the views. Subject to 
consideration of the detailed design, it would have a beneficial effect on the 
Conservation Area’s setting. 
 
 
 
 
Transport and Parking 
 



 

3.129  The proposed development has been assessed against the relevant 
transportation policies TN4, TN5, TN6, TN8, TN13, TN15, and TN28. The proposal has 
also been assessed against the Core Strategy policy T1and emerging PDP transport 
policies. London Plan policies 6.1, 6.3, 6.9,.6.10, 6.11 and 6.13 have been considered 
alongside PPG13 Transport. The guidance refers to the need to improve integration 
between planning and transport and in line with wider sustainable development 
objectives, promotes accessibility by public transport, walking and cycling whilst 
minimising single car occupancy travel.The site has a PTAL score ranging from 5 to 6 
using Transport for London’s (TfL’s) methodology which confirms that the site has a 
high level of public transport accessibility. The applicant has significantly contributed to 
the enhanced public transport facilities in White City and Shepherd’s Bush, which has 
improved the overall accessibility of the application site.    
 
3.130 Transport for London (TfL) has undertaken significant analysis using a suite of 
strategic models including a demand forecasting model (LTS), Highway assignment 
model (SATURN) and Public Transport Assignment model (Railplan) and a local 
highway simulation model (VISSIM).  This is known as the Strategic Transport Study 
provides the transport evidence base for the White City OAPF  
 
3.131 The  results are consistent with conclusions of other aspects of the evidence and 
the OAPF currently includes a long term development scenario with a proposed 
quantum of around 6,300 additional homes and around 8,400 jobs. Using the London 
Transport Study (LTS) demand model, it is estimated that there will be around 14% 
growth of highway trips in 2031 in the PM peak without development resulting in delay 
at a number of local junctions. It is estimated that the OAPF will generate an additional 
800-1000 trips in the PM peak hour. 
 
3.132 The modelling results show that the development will affect the key junctions and 
routes in the White City area. Junctions along Shepherd¿s Bush Green, Uxbridge Road, 
Bloemfontaine Road, Wood Lane, West Cross Route, Holland Park Road and the A40 
will be under increased pressure. These junctions are already operating close to 
capacity and will be under further pressure from general traffic growth. The already 
heavily used Wood Lane, Ariel Way, and Bloemfontaine Road that form the immediate 
access to the OA sites will have limited capacity to support the additional development 
trips. The modelled results also highlight that within the White City study area, the 
development traffic will lead to a 4% reduction in average speeds without additional 
mitigation. For the wider modelled area covering LBHF, the development traffic will 
reduce average speeds by a similar level of 4%. 
 
3.133 The additional traffic will also cause strategic traffic diversions over a wide area. 
This has the effect of reducing the local increases in traffic associated with the new 
development in the local area as longer distance traffic avoids the more congested local 
area and moves onto other routes outside of the immediate study area. To assess the 
scale of this strategic diversion, the 800 to 1000 new development trips added by the 
development will displace around 300 strategic trips to other routes outside of the study 
area.  
 
3.134 Alternative approaches to mitigate the traffic impact by reducing development 
quantum has marginal improvements to the traffic condition.  The road network is 
already heavily used during the evening and weekends, any further developments 
would contribute additional demand onto the road network and this would not be in the 
interests of meeting wider outcomes for London. Committed transport investments such 



 

as Crossrail provides the much needed capacity on the Underground services. Some 
3% of travel demand from the OA developments has been shifted to sustainable modes 
through promotion of greater walking and cycling initiatives in the OA. 
 
3.135 Recent developments in the White City area with the opening of the Westfield 
shopping mall in October 2008 and the new Shepherd’s Bush station have changed 
travel patterns and increased demand by overground.  Current observation highlighted 
that West London Line patronage is close to- or exceeds capacity in the peak hour.  A 
series of transport measures that would be required to support the development in 
OAPF Scenario B have been identified as part of the strategic transport study.  On the 
basis that the funded and committed public transport investment is delivered, 
particularly Underground upgrades and Crossrail, a package of local measures have 
been identified.  These will need to be delivered and funded by development within the 
OAPF.  This package aims to provide the support required to maximise public transport, 
walking and cycling. 
 
3.136 The delivery mechanism for these has been considered within a White City 
Development Infrastructure Funding Study. These include: 
  
- Interventions to support the development, such as enhanced bus services, 
pedestrian and cycle linkages, as well as junction improvements 
- Measures to encourage shift to sustainable travel choices such as enhancements 
to public transport, walking and cycling, to minimise the highway impacts. 
- Stringent parking standards including a proposed 0.2-0.4 spaces per residential 
unit for housing development Commercial car parking spaces to be reduced by 25% 
across all uses by relevant apportionment of GFA whilst still maintaining the London 
Plan parking standards. 
- Additional capacity measures on the West London Line, including platform 
lengthening and station congestion measures to allow longer trains to serve the stations 
as observed data has highlighted that the West London Line is operating at capacity. 
Other local mitigation schemes may also be needed to support specific development 
proposals and will be assessed as part of the individual planning applications. 
 
3.137   TfL support the principle of achieving the proposed Scenario B levels in the 
OAPF. However they propose a longer term piece of work to be undertaken in 
collaboration with the boroughs, through the existing Sub Regional Transport Panels to 
identify wider measures to address the highway impacts arising from projected growth 
in West London, which includes full development of OAPF Scenario B.  The exact 
scope of work would need to be discussed, shaped and agreed over the coming 
months.  Initial thoughts are that it would include a number of phases to identify 
objectives, consider challenges and gaps, and then identify specific measures.  These 
could be considered through an agreed objective led assessment, which takes account 
of objectives from the Mayors Transport Strategy as well as key local objectives. 
Measures to be considered would need to include all possible options that could 
address the gaps on all modes of transport.  
 
3.138  UDP Policy TN4  states that development should make provision for disabled 
people. It is considered that the shop mobility service that operates from the existing 
Westfield development should be improved to ensure it is accessible to people arriving 
via public transport. Condition 15 is recommended to ensure that the shop mobility 
service pick-up/information point is located close to the entrance within the mall 
extensions (either in plots A or B). The shop mobility provision with in plots A or B would 



 

ensure the facility is near to the White City Bus Station and Wood Lane Underground 
Station. The provision of this service should be subject to review in order to best serve 
the increased retail offer.  
 
3.139  It is acknowledged that the blue badge parking offer for the existing development 
is good and any further provision may be unnecessary. It is recommended that the 
location of any relocated blue badge parking should be provided and details of its layout 
and access arrangements should be submitted to the LPA for approval. Blue badge 
parking for the residential development should be well located and provided within the 
0.4 parking ratio per unit to London Plan 2011 standards. Condition 17 would ensure 
that these provisions are made. 
 
3.140  UDP Policy TN5 states that provision for pedestrians should be considered in the 
design of new development.  Borough Transport Officers advise that the pedestrian 
environment to the north of the original Westfield development  is poor and the 
development should address this. The PERS audit submitted within the TA picks up on 
some locations and these along with the OAPF work shall feed into the s106 
obligations.  
 
3.141  The Borough's Transport Officer advises that there is an opportunity to enhance 
the pedestrian environment at the north of the centre which falls within the red line of 
this application. It is considered that a major improvement to the pedestrian 
environment would comprise a new exit and entrance to Wood Lane Station on the 
southern side of the existing station which would directly face the development. The 
proposals have been drawn up to show that plot D could contain a direct route through 
the building linking the development with the new station opening.  
 
3.142  The proposals do not preclude the new station entrance from being built but 
officers are mindful of not missing the opportunity to secure this enhancement from 
taking place as the area develops.  This enhancement would considerably improve the 
legibility of the area and would direct visitors more directly towards the shopping centre 
improving the pedestrian environment in accordance with Policy TN5. However, officers 
acknowledge the proposed phasing strategy of the development would prevent the new 
entrance/exit from being built out until plot D can come forward for development. It is 
considered that the ground floor commercial uses would significantly benefit from the 
new station entrance, as would the vitality of the pedestrian experience of moving 
though the development.  
 
3.143  As Wood Lane Station falls outside the application site boundary, the new 
opening could only be delivered through the s106, or through pooling s106 contributions 
from other developments in the OAPF (in addition to Westfield).It is considered that the 
applicant would need to demonstrate reasonable endeavours to deliver the new 
entrance at the time that the reserved matters application for plot D comes forward. The 
provision of the entrance is considered to make the overall development acceptable and 
in accordance with the urban design strategy set out in the draft OAPF.   
 
3.144  One of the key transport and urban design objectives (set out it in OAPF  the 
Core Strategy) would be to improve linkages with the wider area in order to overcome 
the physical barriers to movement throughout the area. As discussed within the design 
section of the PAC report, officers would look to impose a clause in the s106 that would 
require the developer to demonstrate how they have used all reasonable endeavours to 
deliver the east to west link bridge to connect the OAPF with RBKC. This would 



 

considerably improve connections with the wider area in accordance with Core Strategy 
policies.  
 
3.145  The proposal shows areas of stopping up, adoption and retention of various parts 
of public highway which are all acceptable in principle. However the detail of how these 
new spaces will function and be maintained will need to be clarified or at least expanded 
on in order to fully support them. Such details can be secured through section 278 
works alongside the s106 legal agreement.  
 
3.146  UDP Policy TN6 sets out the requirements for the provision for cycling in 
development. The proposal states that 1,710 cycle parking spaces are to be provided 
for the residential element of the development and 98 for the non-residential use. The 
provision of 1,710 residential cycle parking spaces accords with the standards in the 
UDP and London Plan 2011 and as such is deemed acceptable, subject to the detail of 
the locations. 
 
3.147  The non-residential provision is below UDP and London Plan 2011 standards 
and to support this the applicant has provided evidence of an underutilisation at some of 
the existing cycle parking facilities. The data does suggest an overall overprovision. 
However, it does highlight some areas in which demand outstrips capacity. It is 
considered that a review mechanism should be factored into the Travel Plan to be 
secured through the s106 which would ensure cycle provision is increased should 
demand increase. The review mechanism should also monitor the cycle stores where 
demand is high and the future proofing for additional capacity should be factored into 
the design. 
 
3.148  A review of the cycle facilities for staff at the existing Westfield development 
should also be carried out to ensure it is sufficient to cater for the increase in staff. This 
would also be subject to the Travel Plan. 
 
3.149  UDP Policy TN8 sets out the policy to assess impacts on the Boroughs Road 
Network from development. Notwithstanding the comments below on trip rates the 
impact on the existing road network will need to be tested using a variety of modelling 
tools available through the OAPF transport study. 
 
3.150  With regards to construction traffic, it is recommended that a Construction 
Logistics Plan (CLP) will be secured via a planning condition 22. This would seek to 
minimise the impact of construction traffic on nearby roads and restrict construction trips 
to off peak hours only. The CLP would need to approved prior to the commencement of 
construction for each phase of the development. 
 
3.151  Two vehicle accesses are proposed to serve the development, from Ariel Way. 
Detailed drawings will need to be submitted for the accesses which should be subject to 
road safety audits. This would be covered in a reserved matters submission for access, 
which negates the need to impose a planning condition at this stage. 
 
3.152  All work on the public highway would have to be carried out by the Councils 
highway contractors and as a condition of any approval the applicant must be prepared 
to enter into a S.278 agreement to cover the costs of the works. 
 
3.153  Silver Road and some sections of Ariel Way and Relay Road are required to be 
stopped up as public highway under section 247 of the town and country planning act. 



 

In addition, some sections of the new road layout will need to be adopted. The principle 
of both is deemed acceptable subject to the points raised regarding cycle routing.  
 
3.154 Notwithstanding the comments below on trip rates, the impact on the existing 
road network has been tested using a variety of modelling tools available through the 
WCOA transport study. Suitable sensitivity tests have also been applied to robustly 
assess the trip generation of the residential, retail and leisure uses. 
 
3.155 The transport study is concluding that the network is at its busiest in the pm peak 
and on Saturday which is when retail trips form a larger percentage of car trips. 
 
3.156 The change (net increase) in trips on the highway network as a result of the 
development proposals are summarised below. 
 
                         Arrivals Departures Two-way 
AM (08:00-09:00) Vehicles 16  16   32 
                       People 268  696   964 
PM (17:00-18:00) Vehicles 106  98   204 
                       People 1374  1083   2457 
Saturday 
(13:00-14:00)  Vehicles 218  123   341 
                       People 2048  1272   3320 
 
The total development trips are summarised below. 
 
                       AM two-way PM two-way Saturday 
 Car Driver              110            275           339 
 Car Passenger      55            35            18 
 Motorcycle             14            24            30 
 Bicycle                        24            27            28 
 Taxi                                 1            8             11 
 Bus                             243            556           708 
 Rail                                 152            299           368 
 Underground                  359            595           705 
 Walk                                   389            913           1073 
 Other                                14            24            30 
 Total                                   1361    2756    3311 
 
3.157 Officers consider that this is a robust prediction of the number of trips generated 
by the development. Given its characteristics, location and environment officers further 
consider that these trips can be accommodated on the boroughs transport networks, 
without detriment to their strategic preformance. This is subject to the multi-modal 
package of both hard and soft mitigation measures as detailed within the report and 
head of terms. 
 
3.158  UDP Policy TN13 requires a Transport Assessment to be submitted for major 
planning applications. A transport assessment (TA), addendum transport assessment 
(ATA) and parking technical report have been submitted in support of the application 
which was based on pre application advice from both LBHF and TfL, and current best 
practice and guidance. The TA is required to assess the impact of new developments 
on the Borough’s highways and public transport infrastructure. 
 



 

3.159  To assess the impacts, the trip profile, trip generation and modal split have been 
assessed. The retail trip generation figures provided have been supported by additional 
retail evidence and are considered to be robust and representative. The methodology 
utilised to assign and distribute trips is robust and the data presented in a clear and 
concise manner. It is recognised that the trips modelled in the WCOA transport study 
are higher than those modelled by the applicant for the maximum quantum of 
development envisaged. Given the lower trip rate demonstrated by the applicant, it is 
considered that the impacts on the local highways will be acceptable and in line with 
previous TfL conclusions on the impacts of the higher trip rates. 
 
3.160  Two modal splits have been provided in the TA and ATA for the retail trips 
associated with the combined development, the first, provided in the TA shows a higher 
car driver share from a controlled interview sample of 2000 visitors. The second, 
provided in the ATA showing a significantly lower car driver share is taken from 
Westfield's own car park and footfall data. The other main difference in the two modal 
shares is the walk mode which is significantly higher in the Westfield data. 
 
3.161  With regards to public transport, the draft OAPF identifies a number of specific 
enhancements to the services which are considered to facilitate the proposals over a 20 
year plan period. These enhancements relate to the rail, underground, bus and taxi 
services in the area. In line with PPG13, it is considered that the development must 
recognise the need to promote sustainable forms of travel. Particularly, given the levels 
of additional trips from car borne traffic associated with the retail and residential uses. 
 
3.162  It is understood that the applicant is agreeable to the £450,000 contribution 
towards bus route improvements to be provided prior to completion of the retail 
component of the development. This should be secured and route sponsorship 
agreement with TfL as part of the section 106 agreement. The TA predicts the net 
increase in bus use for the whole development rather than allocating trips to the retail or 
residential uses (TA table 11.9). 
 
3.163  In light of the expected increase in taxi-mini cab trips generated, it is 
recommended that a condition is imposed that requires the design and layout of Plot A 
to include provision for a taxi rank that can accommodate a minimum of 8 taxis and 
provision for a drop off bay for private hire vehicles (Condition 20).  
 
3.164  Notwithstanding which data is more representative the car mode is the only 
mode that can be accurately calculated from car park entry data in this instance. 
Predicted visitor figures for the other modes are calculated from the car mode share 
based on the ratios above. The low car mode share in the Westfield data above will, in 
officers opinion, over estimate other mode trips for modelling purposes which will 
provide a robust worst case assessment. 
 
3.165 The impact of the development on the strategic and local highway network has 
been detailed in the TN8 section of this report. The headline figure is that the 
development generates less additional car trips than those modelled and conditionally 
approved by TfL as part of the overall OAPF. The conditions of TfLs support are a 
series of demand management and local highway capacity improvements that are set 
out within the body of this report and the heads of terms. 
3.166  A draft framework updated retail travel plan and draft residential travel plan have 
been submitted alongside the TA, which is considered to be acceptable in principle. 
However, Officers are mindful that the obligations placed on the first Westfield travel 



 

plan were not fully met. Therefore, it is suggested that both travel plans are revised to 
include a high level commitment and a realistic and appropriate mechanism for delivery 
and review. 
 
3.167  TN15-Car Parking The proposed new car park will total approximately 1,428 
spaces. 820 are proposed to be allocated as retail and leisure spaces (within plot A) 
and 608 will be allocated as residential spaces (within plot C accessed from plot A). 
This is in addition to the 4500 car parking spaces within the existing shopping centre.  
 
3.168  The residential provision of 608 spaces represents a ratio of 0.4 which is at the 
upper end the maximum provision within of the emerging WCOA planning framework, 
and one of the conditions of the TfL transport study that supports the OAPF. This 
provision is broadly acceptable, notwithstanding emerging WCOA planning policy, 
providing that all residential dwellings are subject to a Section 106 agreement which 
prohibits residents acquiring an on street car parking permit. The car free agreements 
will ensure that following the habitation of the dwellings on-street overnight parking 
stress should not be detrimentally affected. A local parking survey has been carried out 
on a weekday, Saturday and Sunday in order to get a better understanding of the 
current on street demand, and to advise any further on street amendments to mitigate 
the impact of this development. 
 
3.169  Five car club spaces are provided (Condition 21), which officers consider to be 
low despite being supported by a market operators assessment of demand. The 
location and operation of these spaces and the car club should be subject to further 
details and legal agreement.  If demand for car club vehicles increases then the 
development will naturally accommodate them. 
 
3.170  Both active and passive electric charging points are provided at a reasonable 
level. By completion of the development the number of active charging points should be 
at 20% of the allocation of car parking spaces for the residential units, to be in line with 
the London Plan 2011 standards. 
 
3.171  A detailed design of the proposed car park should be submitted for approval and 
the approval of this conditioned (Condition 16). This should be consistent with Council's 
Access for All  Supplementary Planning Document. Tracking should be provided to 
show that all parking spaces are easily accessible and that access throughout the car 
park is easily achieved. The proposed car park should also be consistent with the 
Institution of Structural Engineers Design recommendations for multi-storey and 
underground car parks (Fourth edition) March 2011. 
 
3.172  Whilst not a requirement of the UDP or London Plan, provision should be made 
for motorcycle parking, recognising the role they can play in the local road network. 
 
3.173  The retail provision of 820 spaces is within UDP and at the upper end of the 
London Plan 2011 standards. However the first draft of the OAPF set out a requirement 
for a `reduced parking provision for the commercial development’ (page 130 public 
consultation document April 2011)., The combined retail car park provisions would be 
above UDP and London Plan 2011 standards.  
 
3.174  Two key documents have been submitted in support of the application that 
details the parking arrangements; TA and the parking technical report.  A 
comprehensive parking assessment has been provided which shows that the existing 



 

car park operates well within capacity on both a week day and weekends. It should be 
noted that the capacity of the weekday car park is 3500 and the capacity of the 
weekend and seasonal peak car park is 4500. This arrangement is set out in the original 
s106 agreement which included clauses specifically relating to the 1,000 seasonal 
overspill car parking spaces and  the retail car park charging structure. The TA has 
suggested that similar capacity controls can be considered for the satellite car park 
which should form part of the s106 agreement. 
 
3.175  The justification for the proposed level of additional retail car parking is both 
commercial and practical firstly to meet the requirements of an anchor store but 
secondly to provide sufficient parking capacity for those peak seasonal periods such as 
Christmas when more people do shop by car. The retail parking at Westfield Stratford is 
arranged in a similar manner with a large central car park and a smaller satellite car 
park closely associated with the main anchor store. 
 
3.176  With the additional car trips generated by the development the peak weekday 
accumulation of both car parks is 2762 (64%) and on a Saturday is 5110 (96%). This is 
compared to the current peak accumulation of the current car park on a weekday which 
is 2807 (80%) and on a Saturday is 4348 (97%). A car parking management strategy 
shall be agreed with the applicant in the s106 agreement in order to manage which car 
park visitors are directed to depending on their relative accumulation.  
 
3.177  The WCOA transport study concludes that the network is at its busiest in the pm 
peak and on Saturday which is when retail trips form a larger percentage of car trips.  
  
3.178  The TA and associated parking analysis summarises that it is not the availability 
of retail car parking that determines the number of car trips. The TA suggests  it is the 
availability and attractiveness of alternative modes of transport and the relative 
inconvenience (and cost) of travelling by car. This statement does hold material weight 
based on the evidence submitted to date and experience from other retail developments 
in London. On balance, officers consider that there is limited compelling evidence to 
suggest that fewer retail car parking spaces would result in fewer car trips. In any case, 
it is unlikely that a reduced car park would result in a higher performing strategic 
highway network with less congestion and delay. 
  
3.179  Out of the 820 retail car parking spaces, 29 will be designated for blue badge 
holders (4%), 41 active electric charging spaces (5%) and 123 passive electric charging 
spaces (15%), all of which are acceptable. It is considered that the level of car parking 
would be acceptable, subject to the provision of a car park management plan to be 
secured in the s106 which sets out how the `two’ car parks will operate and any 
additional controls that will be put in place to manage peak movement on the network. 
Further clauses are to be sought to include a car park pricing/charging plan and  
capacity controls ensuring that a reserve of empty car parking spaces is maintained, 
except on selected seasonal peak periods to be agreed with the Local Planning 
Authority in the s106. This method of car parking control would be consistent with the 
original planning permission for Westfield which contains provision for an overspill car 
park for up to 1,000 cars. The retail car parking quantum would be reduced to a similar 
extent as the original scheme.. 
 
3.180   Policy TN28-Servicing It is implied that the servicing for the new retail and 
residential development will be separate from the existing retail servicing. A profile of 



 

servicing movements and vehicle sizes should be submitted and their movements 
captured in any modelling carried out to assess the overall impact of the development. 
 
3.181  A Delivery and Servicing Plan should be submitted to the local authority and will 
need to be reviewed and finalised for the proposed development for thorough 
assessment. This should include details of how each building will be serviced (including 
levels, vehicle, size, procedures, location etc). The approval of this should be included 
as s106 clause of any planning permission granted. 
 
3.182  Detailed tracking of proposed servicing vehicles will need to be undertaken as 
part of the delivery and servicing plan and detailed layout drawings of the service areas 
and access arrangements. 
 
Amenity 
 
3.183  The Environmental Statement includes a comprehensive sunlight, daylight and 
overshadowing assessment (in line with the BRE Guidelines) to consider the potential 
impacts of the proposed upon adjacent residential properties and whether the effect of 
the proposed development would cause harm to the amenity of occupiers. It is 
recognised in the BRE Guidelines that a noticeable reduction in sunlight or daylight 
would occur if the tests demonstrate 20% (or more) reduction from the existing level of 
daylight or sunlight. In this case, the most relevant test is considered to be the Vertical 
Sky Component, which measures the amount of daylight received to a window.  
 
3.184  The report concludes that there would remain good levels of sunlight and 
daylight would remain to the existing residential windows at the closest sensitive 
receptors which comprise residential properties on 63-67 Wood Lane, 87-101 Wood 
Lane and Hunt Close, once the proposed buildings had been erected. The sunlight and 
day-lighting analysis conclude that resulting levels would not be reduced to a noticeable 
degree. The very worst case scenarios do not exceed the 20% (advocated in the BRE) 
which constitutes a noticeable reduction in sunlight and daylight.  
  
3.185  The day-lighting analysis included an assessment of the average daylight factor 
(ADF) levels forecasted for the proposed new residential units within the development. 
As the application is in outline form, the detailed design and internal layout of the 
buildings, has not yet been developed. Therefore, the ES considered a worst case 
internal layout scenario in the assessment of the potential impacts on the proposed new 
residential units. 
 
3.186  The analysis concluded that the majority of windows to the new residential units 
would receive good levels of daylight in accordance with the BRE Guideline Standards. 
It predicted that only four windows are likely to have daylight levels that fall below the 
BRE Guideline Standards.  Impacts on these windows would be mitigated at the 
detailed design stage by developing an improved layout/floor plan or by siting balconies 
more carefully. Such detail would come forward at reserved matters stage. 
  
3.187  With regards to overshadowing, the shadow path analysis of the maximum 
(worst case) development envelope demonstrates that the development would not 
result in the adverse overshadowing of the majority of amenity areas in the internal 
courtyard spaces of  the blocks. The proposals were amended to include a reduction in 
building heights within blocks B and C (which contain the rear courtyards). Only five 
areas are likely to fall below the BRE Guidelines.  However, detailed analysis of the 



 

illustrative scheme, which contain a number of gaps in the eastern façade would 
improve the conditions in the worst affected areas. Reserved matters submissions 
would allow the LPA to exercise control over the openness and quality of the amenity 
spaces, and it is therefore considered that overshadowing can be at the detailed design 
stage. 
 
3.188  In summary, the sunlight, daylight and overshadowing analysis confirm that the 
potential impacts and likely effects of the development on residential amenity would be 
negligible.  
 
3.189  The nearest part of the development to residential properties comprises plot F 
which is planned for construction in 2028. The proposals would form an extension to the 
western flank wall of the existing shopping centre to create ground floor mixed uses with 
residential on the upper floors. The parameters plans would ensure that the proposed 
windows would be no closer than 25m from the windows in the facing buildings on the 
western side of Wood Lane (comprising 63-67 Wood Lane, 87-101 Wood Lane). 
Standard S.13.2 in the Adopted UDP recommends that directly adjacent habitable room 
windows should not fall under 18m, to ensure that privacy of occupiers in all properties 
are safeguarded. In this instance the distance between the development and the 
existing properties would significantly exceed the minimum distances, passing the 
appropriate UDP standard to judge impact on privacy levels. The tall building on the 
eastern side of the application site would also comfortably exceed the minimum UDP 
privacy standard in terms of its relationship with the residential properties in Hunt Close.  
 
3.190 In summary, the development is not considered to reduce privacy levels or 
outlook from adjoining residential properties. The proposed development would comply 
with standard S.13.2 and EN2 in the UDP, and policy BE1 of the Core Strategy. 
 
3.191  It is considered that planning condition 22 can be imposed to ensure that 
potential construction and demolition noise is mitigated, during construction phases. 
This would form part of a Construction and Environmental Management Plan (CEMP) to 
be secured by means of a planning condition. 
  
 The following conditions would ensure that the proposed new residential units would be 
adequately protected from noise (internal and external), within each phase of the 
development. Condition 25 will address the requirement for sound insulation prior to 
commencement of each phase (between commercial and communal areas and 
residential units). Conditions 27 and 42 would ensure that the proposed residential units 
would be protected from external noises including noise from plant and machinery and 
construction noise. 
 
3.193  In terms of air quality, potential dust and vehicular emission impacts at residential 
properties to the east (on Wood Lane) and west (on Hunt Close) of the development 
site during construction work, would be mitigated by standard control and management 
measures. These mitigation measures would form part of the CEMP which is 
conditioned (condition 22). 
 
3.194  The combined emissions impacts of the proposed development¿s predicted 
vehicular movements and its proposed energy centre on air quality and at sensitive off-
site receptors, have been assessed in the ES.  The ES has concluded that predicted 
emissions would meet the national air quality objectives with the exception of Nitrogen 
Dioxide. It is recommended that no development shall commence until a Low Emission 



 

Strategy is submitted to and approved in writing by the Council. (Condition 23) This 
Strategy should outline the measures to be implemented to help mitigate the 
development's air pollution impacts, in particular the emissions of NOx and Particulates 
from on-site transport and energy generation sources. Subsequent compliance with this 
condition would ensure that the proposals would be in accordance with the 
requirements of policy 7.14 of the London Plan 2011 and policy CC4 of the Core 
Strategy 2011. 
 
3.195  In conclusion, the impact of the development upon adjoining properties is 
considered to be satisfactory and would not result in significant adverse effects being 
caused to detriment of residential amenity. In addition, the impacts of external and 
internal noise upon the proposed development are considered to be minimal and would 
not adversely affect the living conditions within proposed residential units, subject to the 
suitable conditions being imposed as outlined above. 
 
Access 
 
3.196  The application has been considered in light of the London Plan policy 7.2  
Access for All and the Councils SPD; Access for All.  
 
3.197  The proposed detailed layout of the residential accommodation has not been 
confirmed in this outline submission. The provision of wheelchair accessible units can 
be secured by imposing a condition 57 which would require 10% of the total number of 
residential units to be designed to wheelchair housing standards or easily adaptable to 
be comply with this standard. The wheelchair units are also to be secured via a s106 
agreement which stipulates that the units will be marketed for wheelchair users for a 
minimum period. 
 
3.198  A further condition 58 is recommended which requires each reserved matters 
submission to  demonstrate how the proposals comply with the Council's Access for All 
SPD, or any other relevant design guide (which sets out Access Guidance) at the time 
of submission. 
  
3.199  Given the length of the construction period and the phased approach to 
development of land, it is considered the scheme should be monitored to ensure the 
access meets inclusivity standards set by the GLA and LBHF.  To fulfil this, officers 
recommend that an Inclusive Access Management Plan (IAMP)is secured through the 
s106. In addition, it is recommended that a Strategic Access Group is set up to ensure 
each phase of development is inclusive and accessible, and can be continually 
measured against the relevant access standards at the time of review. 
  
3.200  Condition 48  is recommended to secure level access to the main entrances to 
the residential flats, offices, leisure, community and retail units. Access to the external 
lifts outside the podium should also be level. The design codes set out specific guidance 
on the detailed design of the external lifts and integral staircases which would negate 
the need to impose a specific condition. However, condition 49 is necessary to direct 
the location and number of lifts to the podium level in accordance with parameters plan 
PS007.  
  
3.201  A total of 29 car parking spaces (24 x residential and 5 x retail) are set aside for 
wheelchair users and people with impaired mobility (as authorised by Westfield). The 
applicant confirms that these spaces are located close to the main entrance to ensure 



 

safe and convenient access for users. The car parking areas shall be designed at the 
detailed reserved matters stage and will be subject to a Car Park Management Strategy 
which is to be secured by s106. The Car Park Management Strategy will need to factor 
in review mechanisms in order to ensure that in the event a new residential occupier 
who carries a blue badge parking permit, they would be entitled to secure an accessible 
parking space with their flat. This can be secured via the s106 agreement to ensure the 
needs of wheelchair and disable residents can be fully met throughout the development. 
  
3.202  Condition 50 is recommended to ensure that the communal landscaped areas 
are fully accessible to disabled residents and visitors (including wheelchair users) and 
that there is a level threshold to these spaces. 
 
3.203  To ensure equality of opportunity for all, the design and equipment of the play 
areas should not preclude disabled users from being able to use the equipment. To 
ensure that the play areas make appropriate provision for inclusive play equipment, a 
condition 46 is recommended which requires the play areas as far as is possible and 
practical to be designed in accordance with best practice guidance (including the 
Council’s We Want to Play Too 2012) for inclusion of disabled and blue badge holder 
visitors. 
  
3.204  Conditions 8, 10, 46 and 58 would  ensure that all landscaped areas for each 
reserved matters phase of the development would be inclusive and accessible. These 
should include full details of the design, natural lighting and location of landscaped 
gardens and pathways to show how these will be attractive, durable, adaptable and 
accessible to all. 
 
3.205  Subject to a number of conditions including those which direct the reserved 
matters submissions, the accessibility provision in the development would comply with 
London Plan and Core Strategy Policies and the Council’s SPD Access for All. 
 
Archaeology 
 
3.206  In consideration of the archaeological impacts of the development, the ES has 
had regard to national planning policy (PPS5: Planning for the Historic Environment), 
London Plan policy 7.18 (Heritage Assets and Archaeology) and UDP policies EN6 
(Buildings and Artefacts of Local Importance and Interest) and EN7 (Nationally and 
Locally Important Archaeological Remains). A full consideration of these policies is set 
out in the relevant Archaeological Assessment as well as the Historic Environment 
Assessment report included in the ES. 
  
3.207  In response, English Heritage has advised that there is a moderate potential for 
archaeological deposits of prehistoric date to be present on site exists. As such, English 
Heritage has advised that a programme of archaeological works in accordance with a 
written scheme for investigation would be appropriate, in order to more fully 
characterise the underlying topography and to determine the potential for archaeological 
remains to be present. Accordingly, officers would thereby recommend that these works 
be secured by means of planning conditions 36 and 37.. 
 
 
Sustainability and Energy 
 



 

3.208 The proposal has been considered against policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.8, 5.9, 
5.11, 5.12, 5.13, 5.14, 5.15, and 7.19 of the London Plan (2011) and policies EN28A, 
EN29 of the London Borough of Hammersmith UDP (as amended 2007 and 2011) and 
policies CC1 and H3 of the Core Strategy (2011) which promote sustainable design, 
adaption to climate change and the increased use of renewable energy technologies to 
reduce carbon emissions.  
  
3.209 The proposals include the provision of a decentralised energy centre (to be 
located to the north west of the  H-junction under block C). The energy centre provides 
the combined heating and cooling requirements for the development which includes the 
shopping malls, the anchor store, the leisure and community uses, the non-mall based 
retail units and the residential units.  
 
3.210 The total reduction of CO2 emissions, through low or zero carbon technologies 
(LSC) is estimated to be in the region of 19% which would comply with the objectives of 
the London Plan energy emissions policies. It is proposed to provide Combined Heat 
and Power (CHP)  plant with gas fired boilers which make up 17.2% of the CO2 
emissions and solar photo-voltaic arrays which make up 1.8% of the CO2 emissions. 
The photo-voltaic arrays will be located on a total area measuring 1500sqm of available 
roofspace on all buildings. The provision of photo voltaic arrays will need to be detailed 
within each phase of the development. These would be acceptable subject to their 
number and design. Conditions are recommended to ensure the satisfactory 
implementation of renewable energy measures to achieve the desired C02 emissions. 
19% CO2 reduction is less than required by the London Plan (current target 25%) but 
the energy centre, CHP and heat network set-up may allow Westfield to export heat to 
other sites, which would help offset their own emissions.  
  
3.211 Officers have sought to ensure that the developer is committed to designing a 
CHP/Energy Centre which has the ability, in the future, to connect to a White City 
District Heating Network. Officers consider that it is necessary that Westfield is tied into 
this commitment through the Section 106 agreement.  
  
3.212 The commercial buildings have been assessed under the BREEAM rating system 
and achieve a pre-rating of `Very Good’. The proposed housing has been assessed 
against the Code for Sustainable Homes as Level 4. Notwithstanding the various energy 
efficient measures which would be incorporated, it is considered that there is scope to 
incorporate further design measures to increase the sustainability rating of both the 
housing and the commercial units. Officers recommend that a planning condition  is 
imposed to secure green roofs are located in as many places as possible (1507 sqm) 
and brown roofs (3615sqm), in addition to a s106 clause which confirms the developer 
will use reasonable endeavours to meet and exceed where possible Code for 
Sustainable Homes  4 and a BREEAM rating of Excellent.  
 
Ground Condition 
 
3.213  Given the site’s industrial history, potentially contaminative land uses are 
understood to have taken place on-site (past and present) and in the surrounding area.  
In order to ensure that no unacceptable risks are caused to humans, controlled waters 
and the wider environment, condition 33 is recommended, which requires a site 
investigation to be undertaken and a risk assessment to be submitted to and approved 
in writing by the LPA prior to any development works on-site. This is also in accordance 
with policies EN21, EN20A and EN21 of the Unitary Development Plan (as amended 



 

2007 and 2011), policy CC4 of the Core Strategy 2011 and policy 5.21 of The London 
Plan 2011.  
  
3.214  In light of the findings of the above studies, condition 34 is recommended which 
details that a remediation strategy (if confirmed to be necessary) must be submitted and 
approved by the LPA, prior to commencement of the development. A verification report 
should also be submitted to the LPA following completion of any remediation works, to 
demonstrate that there are no residual contamination risks.   
 
3.215  Given that the development programme extends over a 15 year time period, it is 
considered necessary to add a further condition (no. 35) which requires the submission 
of an onward long-term monitoring methodology report. This on-going monitoring report 
would verify the results of any remediation work undertaken within each phase of the 
development.  
 
Flood Risk 
 
3.216  The proposed development is located in Flood Zone 1 as identified in PPS25 
which confirms the Site is at low risk of fluvial and tidal flooding. In addition, the ground 
water flooding has not been identified as being of concern to the development or 
surrounding area. 
  
3.217  The Environment Agency have confirmed that the method of surface water runoff 
is acceptable subject to the LPA imposing a suitable condition seeking the full details to 
reduce surface water to a minimum 614L/s. Additional surface runoff would be mitigated 
through Sustainable Urban Drainage Systems (SuDs) to reduce peak discharge level 
(Condition 39). The LPA will secure the full details of the SuDs and other attenuation 
methods (such as green and brown roofs) as planning conditions (38, 39, 43), in order 
to ensure control over the level of surface water discharge, in line with Environment 
Agency guidance.  
 
3.218  In terms of accessibility of the development to water infrastructure, Thames 
Water have advised that a full drainage strategy is submitted to the local authority for 
approval (condition 40) in addition to conditions requiring a piling method statement 
(condition 54) and drainage systems (condition 55). 
 
3.219   Subject to the above planning conditions the development would comply with 
Policies 5.11, 5.12, 5.13, 5.14 and 5.15 of the London Plan 2011, Policies CC2  and 
CC4 of the Core Strategy 2011 and PPS25 with regards to flood risk, surface water 
drainage, drainage and water infrastructure. 
 
Crime Prevention: 
 
3.220  LBHF will secure a safe and secure environment by ensuring that new 
development adheres to UDP policy EN10. Further guidance is outlined in the best 
practice guide - Secured by Design which the development would be expected to meet 
to an adequate level. The proposed plans aim to set out a development framework at 
this stage whereby the combination of land uses are arranged in an acceptable way to 
ensure future design is not compromised, in terms of meeting secure by design criteria.   
The applicant would need to demonstrate compliance with Secured by Design at a 
detailed stage. Therefore, condition 41 is recommended to ensure the Council have full 
control in securing adequate compliance with the principles of Secured by Design. 



 

  
3.221  Further consultation with the local community, including with local police officers 
revealed that the Westfield Shopping Centre attracts a high number of registered 
criminal offences every year. In addition, the Crime Prevention Officer notes that the 
existing holding facilities at nearby police stations are at capacity.  
 
3.222  It is considered that the proposed development would not in itself justify the 
provision of additional policing facilities. However, the cumulative effect of all 
developments in the OAP area could potentially place a strain on the existing capacity 
of police services including holding facilities and therefore, as part of the OAPF the 
development would be expected to contribute towards additional infrastructure works 
where necessary. This could be secured through pooling monies in the OAPF s106 
contribution towards social and physical infrastructure in the area. The s106 section in 
this report confirms the level of financial contributions that are sought from the 
developer. 
  
Equalities Considerations 
 
3.223  This planning application is required to be in accordance with the Development 
Plan, which comprises the London Plan (2011), the Hammersmith and Fulham Core 
Strategy (2011) and the Hammersmith and Fulham Unitary Development Plan (as 
amended in September 2007 and October 2011), unless material considerations 
indicate otherwise.  Overall, the Equality Impact Analysis concludes that the scheme 
would not be designed in such a way to exclude or have any significant detrimental 
impact on any groups in society and therefore it is considered that the proposed 
development would not contravene the Equality Act (2010). 
 
3.224  Section 149 of the Equality Act requires the Council to have due regard to the 
need to (a) eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under this Act; (b) advance equality of opportunity between 
persons who share a relevant protected characteristic and persons who do not share it; 
(c) foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it.  This means that the Council must have regard for the 
impact of the development on protected groups when exercising its functions, and case 
law establishes that this must be proportionate and relevant.  Out of the three tests 
outlined above the later two tests are of most importance but regard has been had to all 
three 
 
3.225  In accordance with the provisions of the Equality Act (2010), the Council is 
required to have due regard for the potential of all phases of the proposal to affect the 
various needs of protected `characteristics' and groups.  Consistent with these 
objectives, for example, the proposal would provide extensive areas of public realm, 
play space (with inclusive play equipment) and an internal shopping environment that 
would be accessible by all user groups, including those with mobility impairments such 
as wheelchair users or the visually impaired.  Additional on-going commitment to 
equalities are built in to the s106 agreement which enables the Council in partnership 
with the applicant, GLA and local access groups to set up a Strategic Access Group to 
review the development against up-to-date accessibility standards and guidance. All 
units would be built to Lifetime Homes standards, 10% of units would be designed to be 
readily adaptable to full wheelchair housing standard and lift access is provided 
throughout the buildings.   
 



 

3.226  In conclusion it is considered that LBHF has complied with section 149 of the 
Equality Act and has had due regard to provision of the Equality Impact of the proposed 
development in its consideration of this application. 
 
Planning Obligations and Infrastructure Requirements  
 
3.227  Policy 8.2 of the London Plan (2011) recognises the role of planning obligations 
in mitigating the effects of development and provides guidance of the priorities for 
obligations in the context of overall scheme viability.  Policy CF1 of the Hammersmith 
and Fulham Core Strategy (2011) requires that new development makes contributions 
towards or provides for the resulting increased demand for community facilities.   
 
3.228  Both retail and  residential development of the scale proposed would inevitably 
place additional demand on the existing social and physical infrastructure of the 
surrounding area.  Infrastructure impacts could not reasonably be expected to be 
absorbed within the site, and these would be met externally, generally within the 
surrounding area.  These externalities relate to demands on both social/community 
facilities and physical/environmental infrastructure arising from demand relating to the 
population yielded by the development.   
 
3.229  Section 106 of the Town and Country Planning Act provides the ability to address 
externalities arising from development that would otherwise render a development 
unacceptable, by means of commitments set out by the applicant and if necessary the 
Local Authority and any other concerned party, in a legal agreement. The underlying 
principle of the enabling legislation is to maximise sustainable development through the 
best allocation of resources. 
 
3.230  The former guidance on planning obligations of Circular 05/2005 has now been 
captured within Section 122 of the Community Infrastructure Levy regulations.  Reg. 
122 requires that a planning obligation is: 
 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development 
 
3.231  In this case, the site is within a designated regeneration area that has been the 
subject of extensive research to determine the development capacity of the area and 
the scale and nature of social and physical infrastructure necessary to enable multiple 
sites to be brought forward for development over a 20-30 year timeframe.   
 
3.232  The regeneration area research referred to as the White City Delivery 
Infrastructure Funding study (DIFs) which is draft form prioritises the infrastructure 
needs to four categories; (1) Critical Enabling, (2) Essential Mitigation, (3) Policy 
Important and (4) Desirable. All development in the area will be expected to contribute 
towards the four categories, with particular emphasis on delivering the critical enabling 
and essential mitigation measures. Some developments will have more direct 
infrastructure needs. For example, Westfield will be expected to generate a significant 
number of retail trips which would impact on the capacity of local highways network and 
public transport modes. The development would therefore require a significant range of 
highways infrastructure in addition to public transport enhancements to absorb the 
capacity of development. 
 



 

3.233  Given the high levels of existing congestion and under capacity of the current 
highways network to absorb traffic, the number of large, industrial brownfield sites that 
are expected to come forward in the near future within the White City Opportunity Area 
will place significant cumulative strain on infrastructure and area as a whole.  Without 
the investment in the area that is now envisaged and supported by the backgrounds 
studies, the Hammersmith and Fulham Core Strategy (2011) objectives for the White 
City Opportunity Area could not be realised and the area could not accommodate 
extensive further development.   
 
3.234  A total section106 contribution of £20m has been negotiated with the applicant to 
address the resulting impact of the proposed development on the social and physical 
infrastructure of the White City Opportunity Area including Shepherd¿s Bush Town 
Centre.  The scale of this contribution is considered to be consistent with the scale of 
impact that the scheme would have on the surrounding area and reasonable in the 
context of the overall infrastructure required for the development of the regeneration 
area.   
 
3.235  While the priority for expenditure in the area has been identified as being to 
improve the transport network of the area, the specific projects and timing of them is 
subject to a range of factors.  For example, the proposed retail expansion would directly 
link to the existing shopping centre that would  result in a significant number of retail 
visitors arriving and departing the site via public transport. Whilst major strategic 
planned transport infrastructure projects such as Crossrail and High Speed Rail, may 
ease the pressure on nearby Network Rail and London Underground stations, it would 
not go far enough to ease the congestion on all routes, including localised trips such as 
rail journeys to/from Shepherd’s Bush Overground station. Hence,  it is considered that 
the proposed extension to the Shepherd’s Bush Overground station platform 
lengthening including the additional operational requirements to extend the ticket hall 
and provision of a new northern entrance would be  an immediate project that needs to 
be facilitated.  This would help facilitate the impending change to eight carriage trains 
on this route and the development will directly impact upon the capacity of this station to 
absorb the additional volume of passengers, particularly for the retail use.   
 
3.236  Accordingly, while specific allocation of funding is proposed for a number of 
proposed works, the majority of the funding is proposed to be available for projects as 
defined necessary by the emerging White City Opportunity Area Framework and as 
project feasibility timing dictates.   
 
3.237  The proposed legal agreement would also incorporate the following heads of 
terms: 
 
Affordable housing comprising provision of a minimum of 162 affordable units, with 
potential to deliver up to 250 affordable housing units dependent on developer viability 
and the future  availability of public subsidy/funding, 
Contribution of £20 million towards the full cost of social and physical infrastructure 
interventions and enhancements within the White City Opportunity Area to address the 
resulting impact of the proposed development, 
Restriction preventing occupiers from being eligible for on-street car parking permits, 
Provision and marketing of 152 (10%) of residential units that are adaptable to 
wheelchair accessible standard, 
Provision of an interim public open space located on plot D upon the expiry and 
subsequent vacancy of Network House, 



 

Inclusive Access Management Plan  
Commitment to assist the LPA set up a Strategic Access Group 
Provision of five car club spaces within the basement car park, 
Car Parking Management Plan for retail and residential components.  
Details of a cark parking charging scheme  
Details of the car parking reservoir proposed in the Addendum to the Transport 
Assessment, 
Travel Plans in respect to both the residential units and the commercial uses and 
residential units. Retail Travel Plan to include details of the shop mobility scheme; 
Provision Delivery and Servicing Plan, 
Commitment to local labour scheme (ie: enhanced Work Zone facilities) 
Commitment to provision of apprenticeships on the site, including construction roles 
Commitment to meet Code 4 (Code for Sustainable Homes) for residential use and 
BREEAM rating of Very Good for the non-residential uses, and reasonable endeavours 
to exceed these ratings, 
Commitment to use reasonable endeavours to assist forming a connection to the wider 
White City District Energy Network 
Commitment to meet the costs of the Council’s Legal, Professional and Monitoring  
Requirement to demonstrate reasonable endeavours in contributing towards the 
delivery of the east to west bridge (on submission of the plot C reserved matters 
application), 
Requirement to demonstrate reasonable endeavours in contributing towards the 
delivery of the southern entrance to Wood Lane Station (on submission of the plot D 
reserved matters application), 
Fees associated with the Section 106 agreement, including the cost of the review of the 
financial viability appraisal by District Valuers Services (DVS) and the Environmental 
Statement by Treweek Environmental Consultants, which shall all be on top of the £20m 
the applicant has committed to the social and physical infrastructure of the White City 
OAPF area. 
 
3.238  The phasing plan would be as follows: 
 
Payment: Due: 
£5,500,000: On commencement of the retail component within plots A and B 
£450,000:  On practical completion of the retail component within plots A and B 
  . 
£14,050,000: At appropriate stages in the implementation of plots C, D, E and F 
dependent on developer viability.  
 
3.239  The proposal is therefore considered to address the external impacts that would 
arise from the development and would ensure that the development of this site made a 
suitable contribution to the White City OAPF infrastructure requirements.   
 
3.240  Section 278 to cover all necessary highways works, including the stopping up of 
highways to be carried out by the Local Planning Authority at the expense of the 
applicant.  
 
 
Review Mechanism 
A clause will be included in the s106 confirming that a tariff sum is to be agreed in due 
course, which will be applied to the additional residential and commercial floorspace 
taking account where appropriate of any other planning gain contributions. The level of 



 

tariff applied to the various land uses is to be informed by the on-going infrastructure 
feasibility work that will be conducted as part of the WCOAPF. The above contribution 
will be subject to 'clawback' and 'off-set' clauses which will be included in a separate 
agreement which will apply to the subsequent phases if the resulting tariff is higher or 
lower than the sum originally paid."  
 
 
4.0 RECOMMENDATION  
 
4.1  The Committee resolve that the Executive Director of Transport and Technical  
Services be authorised to determine the application and negotiate and complete a legal 
agreement under Section 106 of the 1990 Act and Section 278 Agreement (and other 
appropriate powers) and to grant permission upon the completion of a satisfactory legal 
agreement and subject to the conditions outlined above. 
 
 
 


