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Description:
Demolition of 5no. redundant gasholders with associated structures and 3no. ancillary
buildings. Works would include de-watering, de-sludging, removal of above ground
structures, infilling of gasholder voids and levelling.
Drg Nos: Site Location Plan (5125566-ES-1.2);Existing Elevations (May 2014, Rev
00);Existing Site Structures (5125566-ES-3.1);Proposed Demolition Plan (5125566-ES3.2);Proposed Site Compound (5125566-ES-3.3);Post Demolition Site Layout
(5125566-ES-3.4);Planning Statement, July 2014;Design and Access Statement, July
2014;Heritage Statement, May/July 2014;Environment Statement Vol 1 and Vol
2;Statement of Community Engagement, July 2014;Env Statement Non-Technical
Summary, July 2014.

Application Type:
Full Detailed Planning Application
Officer Recommendation:
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 and subject to the condition(s) set out
below
1)

The works 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 Scope of Demolition Works approved by this permission shall be limited to
only those structures and buildings identified for demolition on approved Drawing
5125566-ES-3.1.
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 with 2013 Alterations) and policy BE1 of the Core Strategy
2011 and policies DM G1, DM G3, DM G6, DM G7 of the Local Plan 2013.

3)

The Demolition Works hereby permitted relating to the frame of Gasholder No.7
shall not be undertaken before notice of demolition and a copy of a signed Building
Contract for the comprehensive redevelopment of the Gasworks Area in
accordance with a planning permission has been submitted to and agreed in
writing by the Council.

To ensure that the demolition does not take place prematurely and to safeguard
the character and appearance of the Imperial Square and Gasworks Conservation
Area in compliance with Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, Policies DM G1 and DM G7 of the Local Plan 2013
and Policy BE1 of the Core Strategy 2011.
4)

The bell of Gasholder No.7 shall not be removed until the applicant (or their heirs
and successors in title) has submitted to and agreed in writing by the local
planning authority details of the minor works required to the frame of Gasholder
No.7. The works shall be undertaken in accordance with the approved details.
In order to safeguard the special architectural or historic interest of the structure, in
accordance with Policy DM G7 of the Local Plan 2013.

5)

No demolition work shall commence prior to the submission and approval in
writing by the Council of a Demolition and Construction Logistics Plan (in
accordance with Transport for London guidelines). The Demolition and
Construction Logistics Plan shall include specific details for:a) a Waste and Material Management, Transportation and Disposal Strategy,
including delivery booking and vehicle holding arrangements, steps to be taken to
re-use and recycle waste, waste classification and disposal procedures and
locations; targets and arrangements for maximising use of the river;
b) Traffic and Transport Mitigation Measures as identified in Chapter 5 of the
Environment Statement;
c)
Air Quality Mitigation Measures for the control and monitoring of dust, fine
particles and odours as identified in Chapter 6 of the Environment Statement;
d) Noise and Vibration Mitigation Measures as identified in Chapter 7 of the
Environment Statement to minimise the impact of the construction processes on
the existing amenities of the occupiers of neighbouring properties and all
associated activities audible beyond the site boundary to 0800-1800hrs Mondays
to Fridays and 0800-1300hrs on Saturdays;
e) Demolition Methods, Phasing and Timing;
f)
Construction Traffic routing through the area and an enforcement system for
breach of its provisions, the employment and deployment of banksmen, HGV
movement profiling to show that peak period are avoided (0700-1000 and 16001900), the appointed freight contractor is a member of the Freight Operating
Recognition System (FORS) and appropriate signage is implemented in and
around the site to denote that demolition activities are underway;
g) a low emission strategy for construction traffic and machinery;
h) measures to protect controlled waters;
i)
measures to minimise cross contamination on site;
j)
mitigation measures related to Water Resources and Flood Risk in
accordance with those identified in Chapter 12 of the Environment Statement;
k)
monitoring and control measures for dust, noise, vibration, lighting and
working hours,
l)
details of site enclosure with lighting throughout the construction,
m) 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.
n) the Demolition and Construction Logistic Plan should be supported by scaled
traffic Management drawings with signage in compliance with Chapter 8 of Traffic

Signs Manual for temporary works together with scaled swept path drawings. The
Traffic Management drawings should how pedestrians would be managed safely
within close proximity of the works.
All construction and demolition works shall be carried out in accordance with the
approved details.
To ensure that no unacceptable adverse effect on the amenity of surrounding
occupiers in accordance with Policies BE1, T1 and CC4 of Core Strategy 2011
and Policy DM J1, DM G1, DM H5, DM H8, DM H9 and DM H10 of the Local Plan
2013.
6)

No demolition work shall commence prior to the submission and approval in
writing by the Council of a Demolition Environmental Management Plan. The
CEMP must include a risk assessment in line with the Mayor's Best Practice
Guidance for the Control of Dust and Emissions during Construction and
Demolition, July 2014 and set out the mitigation measures that will be adopted on
site to minimise dust and emissions. This should include an inventory and
timetable of dust generating activities, emission control methods and where
appropriate air quality monitoring.
To comply with the requirements of the NPPF, to ensure that occupiers of the
development are not adversely affected by air quality, in accordance with London
Plan (2011) Policy 7.14, Core Strategy 2011 Policy CC4, and Local Plan 2013
Policy DM H8.

7)

No demolition shall take place until the applicant (or their heirs and successors in
title) has submitted to and agreed in writing by the local planning authority a
Programme of Building Recording and Reporting. The Programme shall be in
accordance with Level II recording as set out in the English Heritage publication
'Understanding Historic Buildings' (2006) and relate only to the five gasholder
structures to be demolished. The agreed Programme of Building Recording and
Reporting shall be carried out as approved and the reports of investigation and
analysis shall be submitted to English Heritage and the Archives and Local History
Centre, Hammersmith Library.
Built heritage assets on this site will be affected by the development. The planning
authority wishes to secure building recording in line with NPPF, and publication of
results, in accordance with Section 12 of the NPPF.

8)

No demolition shall take place until the applicant (or their heirs and successors in
title) has submitted to and agreed in writing by the local planning authority an
Interpretation Strategy. The Interpretation Strategy shall: include details for
delivering interpretation projects during and after the demolition works, and include
details of how features recovered from the existing gasholder structures and the
19th Century wall supporting the bank surrounding gasholder No.3 shall be
incorporated into any future development. The approved Interpretation Strategy
shall be implemented as agreed.
To safeguard the special architectural or historic interest of the structures in
accordance with Policy BE1 of the Core Strategy 2011; Policy DM G7 of the Local

Plan 2013 and the Council's "Planning Guidance" Supplementary Planning
Document.
9)

No development shall commence until a site investigation scheme is submitted to
and approved in writing by the Council. This scheme shall be based upon and
target the risks identified in the approved preliminary risk assessment and shall
provide provisions for, where relevant, the sampling of soil, soil vapour, ground
gas, surface and groundwater . All works must be carried out in compliance with
and by a competent person who conforms to CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK requirements
for sampling and testing.
Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. This condition is required to ensure that no unacceptable risks
are caused to humans, controlled waters or the wider environment during and
following the development works, in accordance with Borough Wide Strategic
Policy CC4 of the Core Strategy and Policies DM H7 and H11 of the Local Plan
2013.

10) Unless the Council agree in writing that a set extent of demolition must commence
to enable compliance with this condition, no demolition shall 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. This condition is required to ensure that no unacceptable risks
are caused to humans, controlled waters or the wider environment during and
following the development works, in accordance with Borough Wide Strategic
Policy CC4 of the Core Strategy and Policies DM H7 and H11 of the Local Plan
2013.
11) Unless the Council agree in writing that a set extent of demolition must commence
to enable compliance with this condition, no demolition shall commence until, a
remediation method statement is submitted to and approved in writing by the
Council. This statement shall detail any required remediation works and shall be
designed to mitigate any remaining risks identified in the approved quantitative risk
assessment. All works must be carried out in compliance with and by a competent
person who conforms to CLR 11: Model Procedures for the Management of Land
Contamination (Defra 2004) or the current UK requirements for sampling and
testing.
Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. This condition is required to ensure that no unacceptable risks

are caused to humans, controlled waters or the wider environment during and
following the development works, in accordance with Borough Wide Strategic
Policy CC4 of the Core Strategy and Policies DM H7 and H11 of the Local Plan
2013.

12) Unless the Council agree in writing that a set extent of demolition must commence
to enable compliance with this condition, no demolition shall commence until the
approved remediation method statement has been carried out in full and a
verification report confirming these works has been submitted to, and approved in
writing, by the Council. This report shall include: details of the remediation works
carried out; results of any verification sampling, testing or monitoring including the
analysis of any imported soil; all waste management documentation showing the
classification of waste, its treatment, movement and disposal; and the validation of
gas membrane placement. If, during development, contamination not previously
identified is found to be present at the site, the Council is to be informed
immediately and no further development (unless otherwise agreed in writing by the
Council) shall be carried out until a report indicating the nature of the
contamination and how it is to be dealt with is submitted to, and agreed in writing
by, the Council. Any required remediation shall be detailed in an amendment to
the remediation statement and verification of these works included in the
verification report. All works must be carried out in compliance with and by a
competent person who conforms to CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK requirements
for sampling and testing.
Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. This condition is required to ensure that no unacceptable risks
are caused to humans, controlled waters or the wider environment during and
following the development works, in accordance with Borough Wide Strategic
Policy CC4 of the Core Strategy and Policies DM H7 and H11 of the Local Plan
2013.
13) Unless the Council agree in writing that a set extent of demolition must commence
to enable compliance with this condition, no demolition shall commence until an
onward long-term monitoring methodology report is submitted to and approved in
writing by the Council where further monitoring is required past the completion of
development works to verify the success of the remediation undertaken. A
verification report of these monitoring works shall then be submitted to and
approved in writing by the Council when it may be demonstrated that no residual
adverse risks exist. All works must be carried out in compliance with and by a
competent person who conforms to CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK requirements
for sampling and testing.
Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. This condition is required to ensure that no unacceptable risks
are caused to humans, controlled waters or the wider environment during and
following the development works, in accordance with Borough Wide Strategic
Policy CC4 of the Core Strategy and Policies DM H7 and H11 of the Local Plan
2013.

14) Prior to the commencement of the approved works, the applicant (or their heirs
and successors in title) shall secure the implementation of an archaeological
watching brief in accordance with a Written Scheme of Investigation which has
been submitted by the applicant and approved in writing by the local planning
authority. No demolition shall take place other that in accordance with the Written
Scheme of Investigation.
Heritage assets of archaeological interest are expected to survive on the site. The
planning authority wishes to secure the provision of appropriate archaeological
investigation, including the publication of results, in accordance with Section 12 of
the NPPF.
15) Details of any temporary land uses, fencing, enclosures or structures within the
site shall be submitted to and approved in writing by the Local Planning Authority
prior to the commencement of the relevant part(s) of the proposed works. Any
interim structures, means of enclosure, uses or buildings shall be implemented in
accordance with the approved details, for a specified time period set out in the
details and shall be discontinued/removed once the temporary period has expired.
To ensure that the site remains in a tidy condition during the proposed works and
to ensure that any temporary uses/structures do not create un-neighbourly impacts
and to prevent harm to the street scene and character and appearance of the
adjoining conservation area, in accordance with Policy BE1 of the Core Strategy
2011 and Policies DM G1 and DM G7 of the Local Plan 2013.
16) Prior to the commencement of the development, a Travel Plan shall be submitted
to and approved in writing by the Council, which shall include information on how
alternative methods of transport for site workers travelling to and from the site,
other than by car, will be encouraged. No part of the development shall commence
prior to the implementation of the Travel Plan in accordance with the approved
details, and the Travel Plan shall thereafter continue to be fully implemented.
To ensure that the use does not generate an excessive number of car trips which
would be contrary to the Council's policies of car restraint set down in Policy DM
J1 of the Local Plan 2013.
17) Prior to the commencement of the development, details of the proposed car and
cycle parking provision shall be submitted to and approved in writing by the
Council. The development shall be implemented in accordance with the approved
details which shall thereafter be permanently retained.
To ensure suitable provision of cycle spaces in accordance with Table 6.3 of the
London Plan (2011 with 2013 Alterations).
18) Written notification of the intended start of works on site shall be sent to English
Heritage, London Region (1 Waterhouse Square, 138-142 Holborn, London EC1N
2ST) with a copy sent to and receipt acknowledged by the local planning authority,
at least 28 days before the works hereby approved are commenced.
In order that English Heritage and the local planning authority may be given the
opportunity of monitoring the progress of the works hereby approved, in
accordance with Policy BE1 of the Core Strategy 2011; Policy DM G7 of the Local

Plan 2013 and the Council's "Planning Guidance" Supplementary Planning
Document.
19) Prior to the display of any illuminated sign / advertisement, details shall be
submitted to and approved in writing by the Council. Details shall demonstrate
that the recommendations of the Institution of Lighting Engineers in the `Guidance
Notes For The Reduction Of Light Pollution 2005 will be met, particularly with
regard to the `Technical Report No 5, 1991 - Brightness of Illuminated
Advertisements. Approved details shall be implemented prior to use / occupation
of the development and thereafter be permanently retained.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by lighting, in accordance with Policy DM H10 of the Local Plan 2013.
20) The development shall be carried out in accordance with the approved
Environment Statement Vol 1 and Vol 2 (July 2014) with appendixes and the
mitigation measures detailed therein or as otherwise agreed in writing with the
council.
To reduce the risk of flooding to the development and future occupants in the
event of a breach or failure of the River Thames tidal flood defences, and to
ensure the structural integrity of the existing flood defences in accordance with
Policy 5.12 of the London Plan (2011 with 2013 Alterations).
21) No demolition shall 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 proposed 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 of the site, in accordance with
Policies DM G1 and DM G7 of the Local Plan 2013.
22) The boundary wall along Imperial Road and Emden Street shall be retained for the
duration of the Demolition Works.
To ensure a satisfactory external appearance of the site, in accordance with
Policies DM G1 and DM G7 of the Local Plan 2013.

Justification for Approving the Application:

1) Principle of Development/Regeneration: The principle of the Demolition
Works is considered to be acceptable in accordance with national, strategic and
local planning policies, which advocate making the most efficient use of brownfield
land in sustainable locations in order to help meet local and strategic housing
needs. The proposed works is the first process of achieving the regeneration

principles as stipulated within the Riverside Regeneration Area. The proposed
Demolition Works is therefore considered acceptable in accordance with policies
4.3, 4.6, 7.1 and 7.27 of the London Plan (2011 with 2013 Alterations), Strategic
Policies HTC, HTC3, RTC1, A, B, C and H1 and H2 of the Core Strategy (2011)
and policies DM A1, DM C6, DM F1, DM F2, DM D1 and DM D2 of the
Development Management Local Plan (2013).
2) Heritage Assets: The acceptability of removing the gasholders and
associated structures/buildings in terms of impacts on heritage assets, their
settings and townscape views has been considered. English Heritage (Listing
Team) granted a Certificate of Immunity from Listing (COIL) on 7 March 2014 in
respect of 15 structures comprising the five gasholders, which are the subject of
this application, and 10 associated buildings and structures and found them to
have no special interest.
Some residents and amenity groups have expressed concern in relation to the
loss of Gasholder No. 7, as a Building of Merit and therefore of local visual and
historical significance within the Conservation Area, its notable features and its
symbolism of the area's history. These points are acknowledged and appreciated
but also of material weight is the recent English Heritage assessment that the
structure does not merit national listing. The council attach significant material
weight to the policy guidance for South Fulham Riverside and must weigh the
potential and wide ranging regeneration benefits against the benefits of retaining
Gasholder No.7 and how retention may impact on viable regeneration being
optimised and delivered at the gasholders site. Furthermore, given the nature and
scale of the site the removal of this Gasholder No.7 is not considered of such
significance to adversely affect the character and appearance of the Conservation
Area and the setting of adjacent listed buildings to the extent that would outweigh
the regeneration aims of the SFR Regeneration Area and the potential significant
public benefits arising from redevelopment of the Gasworks Area such as
affordable housing, new open space and new road connections. The frame to
Gasholder No. 7 would not be removed until such public benefits as to justify its
removal are secured in a planning permission for redevelopment of the Gasworks
Area and the Council was satisfied that there was evidence of a signed Building
Contract in place for the redevelopment in accordance with the planning
permission granted. The cultural importance of the industrial past is recognised
and in order to retain the site's history a Level II historic building record will be
carried out for Gasholder Nos. 3-7 and can be secured by condition.
On balance it is concluded that the removal of the gasholders with associated
structures and three ancillary buildings subject to appropriate conditions would
accord with National Policies within the NPPF and policies 2.9, 3.3 and 3.4 of the
London Plan. The proposal would also assist with achieving the regeneration
aspirations for the site and wider area and resulting significant public benefits in
accordance with Core Strategy policy SFR; policy DM G7 of the Local Plan (2013);
the South Fulham Riverside Supplementary Planning Document (2013) and the
Planning Guidance Supplementary Planning Document (2013).
3) Residential Amenity: Concerns relating to the Demolition Works causing
noise, air quality and vibration impacts on amenity are relevant and have been
considered. It is concluded that the submitted Environmental Statement contains
sufficient assessment of these potential impacts and appropriate mitigation

measures have been identified. A Construction and Environmental Management
Plan shall be secured by condition which would ensure appropriate mitigation
measures are undertaken in response to the detailed methodology of the
Demolition Works to be set out by the appointed contractor. In this regard, the
development would respect the principles of good neighbourliness. The proposed
development is therefore considered acceptable in accordance with policies 3.5,
3.6, 3.8, 7.3, 7.6, 7.7, 7.14 and 7.15 of the London Plan (2011 with 2013
Alterations) and policies BE1, H3 and CC4 of the Core Strategy (2011) and policy
DM A9 and DM G1 of the Development Management Local Plan 2013 and the
Council's "Planning Guidance" Supplementary Planning Document.
4) Highways: The site is highly accessible and well served by public transport.
Officers are satisfied that subject to the imposition of appropriate conditions and
mitigation measures to be secured through s.106 Agreements, the development
would not have an unacceptable impact on the safe operation of the highway or
the living conditions of neighbouring residents. The proposed development is
therefore considered acceptable in accordance with policies 6.1, 6.3, 6.9, 6.10,
6.11, 6.13, of the London Plan (2011 with 2013 Alterations) and policy T1 of the
Core Strategy (2011) and policy DM J1, DM J2, DM J3, DM J4, DM J5 and DM J6
of the Development Management Local Plan 2013 and the Council's "Planning
Guidance" Supplementary Planning Document.
5) Flood Risk: Application site is located in Flood Zone 3, within an area
benefitting from defences, as identified by the Environment Agency. Flood Risk
Assessment (FRA) together with a River wall assessment has been submitted with
the application and reviewed by the Environment Agency. It is considered that
subject to appropriate condition the development is acceptable and compliant with
Policies 5.12 and 5.13 of the London Plan (2011 with 2013 Alterations) and policy
CC2 of the Core Strategy 2011 and policy DM H3 of the Development
Management Local Plan 2013 and the Council's "Planning Guidance"
Supplementary Planning Document.

--------------------------------------------------------------------------------------------------------------------LOCAL GOVERNMENT ACT 2000
LIST OF BACKGROUND PAPERS
All Background Papers held by Andrew Marshall (Ext: 3340):
Application form received: 28th July 2014
Drawing Nos: see above

Policy documents: National Planning Policy Framework 2012
The London Plan 2011 and Revised Early Minor Alterations to The
London Plan, 2013
Core Strategy 2011
The Development Management Local Plan 2013
Planning Guidance Supplementary Planning Document July 2013

Consultation Comments:
Comments from:
English Heritage London Region
Thames Water - Development Control
Health And Safety Executive
Natural England
Network Rail
Port Of London Authority
Canal & River Trust
Hammersmith & Fulham Historic Buildings Group

Dated:
28.08.14
20.08.14
07.08.14
07.08.14
20.08.14
11.08.14
07.08.14
01.09.14

Neighbour Comments:
Letters from:

Dated:

621 King's Road London SW6 2ES
104 Waterford Road, Fulham SW6 2EU
27 Rumbold road London SW6 2HX
611 King's Road London SW6 2EL
32 Maltings Place London SW6 2BU
611 Kings Road London SW62EL
26 Richmond Park Road London SW14 8JT
33 Avalon Road London SW6 2EX
4 Chester Gardens Morden SM46QL
58 Maltings Place London SW6 2BX
7 Harwood Terrace Fulham London sw6 2af
621-635 Kings Road London SW6 2ES
1 and 3 Michael Road London SW6 2ER
1 and 3 Michael Road London SW6 2ER
77 Compass House 5 Park Street London SW6 2FB

26.08.14
18.08.14
18.08.14
09.09.14
08.08.14
11.08.14
19.08.14
28.08.14
19.08.14
21.08.14
25.08.14
22.08.14
25.08.14
25.08.14
30.08.14

OFFICER REPORT
1.0 BACKGROUND
SITE DESCRIPTION
1.1 The South Fulham Gasworks Area measures approx. 6.84 hectares of previously
developed industrial land irregular in shape and is bound by Gwyn Close and the
Overground railway line to the north; Chelsea Creek residential development to the
east; Imperial Road with Imperial Square to the south; and Michael Road to the west.
The area includes six redundant gasholders, overground pipes, a Pressure Reduction
Station (PRS), and a series of buildings in operational use and non-operational related
employment uses (use class B1). The gasholders are numbered 2, 3, 4, 5, 6 and 7.
Gasholders 2, 3, 4 and 5 are located in the Northern Sector, while Gasholders 6 and 7
are in the Southern Sector on the opposite side of Sands End Lane. Both vehicular and
pedestrian access is taken from the Waterford Road / Michael Road / Harwood Terrace
roundabout located to the north west of the Gasworks Area.

1.2 This Planning Application only relates to that part of the Gasworks Area which
accommodates Gasholders numbered 3, 4, 5, 6 and 7 including three ancillary
operational buildings which are proposed to be demolished. As such, the "Application
Site" comprises 3.23 hectares of the Gasworks Area.
1.3 There are four Grade II listed structures within the Gasworks Area including
Gasholder No. 2 but none are within the Application Site. Part of the Application Site
including Gasholders 3, 6 and 7 and the three ancillary operational buildings proposed
for demolition is located within the Imperial Square and Gasworks Conservation Area,
which was extended in 2005 to include the heritage assets within the former Imperial
Gasworks. Gasholder No.7 within the Application Site is included on the Local Register
of Buildings of Merit. The relocated war memorial dating from 2000 is considered by the
Council to be a non-designated heritage asset but is not included within the Application
Site.
1.4 The Application Site is located within the South Fulham Riverside Regeneration
Area (Core Strategy Policies A and 'South Fulham Riverside'); the Imperial Square and
Gasworks Conservation Area (Core Strategy Policy BE1 and DM Policy G7) and is
within Flood Risk Zones 2 and 3.
1.5 The Public Transport Accessibility Level (PTAL) for the Application Site ranges
from 2 to 4 with 1a being the least accessible. Train services are available from
Imperial Wharf Station 500m east of the Application Site which enables access to the
London Overground service. Fulham Broadway Underground station, located 750m
north of the site, allows access to the District Line. The site is served by bus routes
along Imperial Road and Townmead Road which include the 391 and C3 routes.
SURROUNDING AREA
1.6 The surrounding area is characterised by a mix of uses, with predominantly
residential buildings to the north with some commercial and business premises located
off Michael Road. Similarly, residential areas including Harwood Terrace and Imperial
Square are located to the west with commercial units located to the northern end of
Imperial Road known as Imperial Studios. There are residential units within No. 11
Imperial Road on the corner of Emden Street and Imperial Road and residential estates
on the south side of Imperial Road. To the south lies Chelsea Creek and Imperial
Wharf, two higher density residential developments with Chelsea Creek still under
development at the date of this report. Lots Road Power Station is located to the east
on the opposite side of the railway line which has planning permission for a residentialled mixed use development and work to the Hammersmith and Fulham side of the
development commenced construction earlier in 2014.
1.7 Recently, a number of planning applications for large scale redevelopments to
provide residential-led mixed use developments have been approved or received
resolution to grant on the currently under-used industrial sites along the River Thames.
These include the Fulham Riverside development comprising of a new Sainsbury's
store to open Easter 2015 and the Hurlingham Retail Park development adjacent to
Wandsworth Bridge Road on which construction has not commenced.

PLANNING HISTORY
1.8 From 1950 to 1989 there have been various planning permissions granted relating
to the Application Site, all permissions granted relate only to the use of the site as a Gas
Works. No further applications have been made and no permissions granted since
1989.
1.9 Various Hazardous Substances Consents (Refs. 1993-01831-HAZ, 2000-01004HAZ, 2000-01476-HAZ, 2001-02265-HAZ and 2001-03248-HAZ) to store natural gas on
site.
1.10 The Design and Access Statement submitted states that due to changes in the
way gas is stored the Applicant's sister company National Grid Gas has, in consultation
with the Health and Safety Executive (HSE), been able to decommission the gas
holders which lie within the Gasworks Area. The gas holders are currently
decommissioned and capped off from the local distribution network. This has provided
an opportunity for the site to be substantially released for non-operational development.
CURRENT APPLICATION
1.11 Planning Permission is sought for the demolition of five redundant gasholders
(Nos. 3, 4, 5, 6 and 7), with associated structures and three ancillary pre-fabricated type
buildings. Gasholder No. 2, a Grade II listed structure and the UK's oldest surviving
gasholder dating from c.1830, does not form part of this application and is outside the
application site.
1.12 Planning Permission is now required for large scale demolition works outside a
Conservation Area following a series of recent judgments and case law, which have
resulted in the demolition of certain buildings no longer being exempt from requiring
planning permission and are also therefore subject to the Environmental Impact
Assessment directive.
1.13 The Demolition Works proposed will involve removal of the physical structure of
these five gasholders, part of their foundations, three ancillary buildings and associated
structures. The dismantling process will involve the removal of materials and waste
from the Application Site, including concrete, steel, tar, water, sludge and timber.
Following completion of the Demolition Works, the former gasholder voids will be filled
with inert material and the ground will be levelled. As a result, the Application Site will
have the appearance of cleared ground in the character of a former industrial area that
is being prepared for redevelopment.
1.14 The Application Site will be cleared of all above ground structures that are
associated with the five gasholders within the boundaries of this application except for
the frame of Gasholder No.7. The frame will only be demolished once planning
permission is granted for a replacement development scheme for the Gasworks Area
and evidence of a signed Building Contract for the redevelopment in accordance with
the planning permission granted has been submitted to and agreed by the Council. The
areas of cleared ground will be enclosed by the existing boundary walls around the
perimeter of the Gasworks Area and will not be publicly accessible.
1.15 The following is a more detailed description of the structures and buildings to be
removed;

- Gasholder Nos. 3 (built 1973), 4 (built 1926), 5 (built 1958) and 6 (rebuilt 1938) are
spiral guided thus not requiring a supporting structure to rise and descend. These
holders range in diameter from 48.78m to 71.03m and are between 9.85 and 12.27m
deep, resting in water filled tanks.
- Gasholder No.7 (Building of Merit) is the only holder of those to be demolished that
might be described as "traditional" i.e. with a ring of 20 tall decorative cast-iron
standards forming a guide frame which rests in a tank containing a water seal. The tank
is 59.45m in diameter and 11.28m deep. It was built in 1878 and designed by Vitruvius
Wyatt.
- Buildings 1, 2 and 3 are pre-fabricated single storey ancillary buildings located within
the south-eastern corner of the site adjacent to Gasholder No.7 and were constructed
within the second half of the 20th century.
1.16 The application does not propose the demolition of any of the occupied
employment buildings. A number of third party service buildings would remain in their
existing location. Scaffold protection and vehicle barriers would be erected around the
retained features including the listed buildings during the Demolition Works. Access
around the Gasworks Area will be maintained for tenants.
1.17 The planning application does not include any aspect of subsequent development.
A replacement scheme will be the subject of a separate planning application. The
applicant has however submitted an Indicative Masterplan which conforms to the
general regeneration principles but is not submitted for approval at this stage and can
have no weight in the determination of this application.
DEMOLITION PHASING
1.18 It is anticipated that the dismantling works could take place over a period of 74
weeks (18 months) and could commence in the second quarter of 2015. The
documentation submitted as part of the application is based on the assumption that the
demolition works will be completed in 2016 but recognises that demolition could
continue to 2019.
1.19 The following indicative demolition sequencing is proposed, however the final
phasing would be determined by the chosen contractor;
1.
Demolition and removal of three ancillary buildings
2.
De-watering and de-sludging of gasholders No.6 and No.7
3.
Removal of the drums and infilling the bases of gasholders No.6 and No.7, and
removal of frame of gasholder No.6
4.
De-watering and de-sludging of gasholders No.4 and No.5
5.
Removal of the drums and infilling of the bases of gasholders No.4 and No.5
6.
Dismantling and removal of the frames of gasholders No.4 and No.5
7.
De-watering and de-sludging of gasholder No.3
8.
Removal of the frame and drum, and infilling the base of gasholder No. 3
9.
Dismantling and removal of the frame of gasholder No.7
1.20 Due to operational constraints created by the existing network of mains it will be
necessary to relocate these mains before the demolition of Gasholders No.3, No.4 and
No.5 can commence. As such, it is proposed to begin the process by removing the
drums of Gasholders No.6 and No.7, so that the dismantling works can begin prior to

the relocation of the mains. Once the relocation of the mains has been completed,
Gasholders No.3, No.4 and No.5 will be dismantled (drums and above ground
elements) and in filled. Gasholder No.4 will be dismantled first with Gasholder No.5 to
follow. Gasholder No.3 will then be de-watered, de-sludged and in filled.
1.21 Gasholder No.7 will be the final phase of dismantling on the Application Site. Due
to the status of Gasholder No.7 as a Building of Merit, the Applicant has committed to
retaining the frame of the gasholder until planning permission is granted for a
replacement development scheme for the Gasworks Area and evidence of a signed
Building Contract for the redevelopment in accordance with the planning permission
granted has been submitted to and agreed by the Council.
1.22 There is an operational necessity to retain the existing Pressure Reduction System
(PRS). Currently the PRS is located at the heart of the Gasworks Area close to
Gasholders No.2, No.3, No.4 and No.5. It is an important part of the gas infrastructure
for the distribution of gas to households and businesses in the local area. However,
because of its location at the centre of the Gasworks Area, it is anticipated that the PRS
will need to be relocated elsewhere on the site when the redevelopment of the
Gasworks Area comes forward, which would be subject to a separate planning
application.
ENVIRONMENTAL IMPACT ASSESSMENT
1.23 Due to the scale, size and form of the proposal the applicant submitted an
accompanying Environmental Impact Assessment (EIA); including an Environmental
Statement (ES). The ES is submitted in support of the application and comprises the
documents listed in paragraph 1.25 below.
1.24 The ES assessed the following impacts:
1.
Traffic and Transportation (ES Chapter 5)
The Demolition Works will have a negligible effect on community severance, pedestrian
amenity, pedestrian delay, driver delay, accidents and safety, and public transport
following mitigation by the Demolition Construction Logistics Plan (DCLP) which will be
secured by condition.
2.
Air Quality and Odour (ES Chapter 6)
Moderate adverse effects have been predicted on local air quality on nearby sensitive
receptors during demolition and earthworks activities and from vehicle movement,
although the residual effect after mitigation would be minor adverse effects for
demolition and earthworks and negligible for vehicle movement. A Construction
Environmental Management Plan will be secured by condition.
3.
Noise and Vibration (ES Chapter 7)
Significant effects from noise generating activities are predicted at a number of
receptors within and adjacent to the Application Site. Following mitigation and the
employment of best practicable means to minimise noise levels on site, the residual
noise effects are not considered to be significant for the majority of receptors with the
exception of the 1927 building. In addition, significant effects from vibration during
infilling and compaction may be experienced by the recording studio within the 1927
building. Following mitigation measures, effects from vibration are considered to be
negligible.

4.
Townscape, Cultural, Heritage and Visual Issues (ES Chapter 8)
During the Demolition Works, adverse effects on heritage, townscape and visual
receptors will be partly mitigated through site hoardings and the boundary wall which
will mask many of the site operations, resulting in a minor adverse residual effect.
Moderate to minor adverse effects are predicted on Gasholder no. 7 and other heritage
receptors respectively, with a residual effect of minor adverse to minor beneficial
resulting from a Level II Historic Building Record and professional architectural
photography being carried out for Gasholders 3 to 7.
Minor to moderate beneficial effects are predicted for heritage, townscape, and visual
receptors following site clearance as a result of the removal of miscellaneous plant and
pipework associated with the PRS which will enhance the area around Gasholder No. 2
and directly enhance the character of the surrounding area and views into the
Application Site.
5.
Archaeology (ES Chapter 9)
A minor to moderate adverse effect on archaeological deposits associated with the site
of Sandford Manor House (which occupied part of the Gasworks Area) would be
reduced by undertaking an archaeological watching brief during the reduction of
gasholder walls to below ground level and during the breaking out of surface slabs and
by agreeing a Written Scheme of Investigation with LBHF in advance of the works.
6.
Ground Conditions (ES Chapter 10)
The best practice measures incorporated into the Demolition Works and the planned
mitigation measures outlined within the Environment Statement, would ensure that the
Demolition Works will have either a minor beneficial or negligible effect on the identified
receptors.
7.
Water Resources and Flood Risk (ES Chapter 11)
Minor to moderate adverse effects are likely with respect to the water environment
during the Demolition Works, which would be reduced to negligible and minor adverse
to minor beneficial respectively through the employment of best practice procedures
and development of an Environmental Management Plan for the Demolition Works.
8.
Cumulative Effects (ES Chapter 12)
It is considered that cumulative effects of the committed developments and the
Demolition Works upon the environment will be of minor adverse to negligible
significance, largely due to the length and disruption of the construction stages and the
likely increases of traffic on the road network. The staging of the developments,
implementation of best practice techniques and provision of additional infrastructure will
minimise disturbance to populations.
SUPPORTING DOCUMENTS
1.25 The proposals have been accompanied by the following technical reports:
-

Planning Statement
Design and Access Statement
Heritage Statement
Environment Statement including the following assessments;
Traffic and Transportation

-

Townscape, Cultural Heritage and Visual Issues
Noise and Vibration
Air Quality
Water Resources and Flood Risk
Archaeology
Ground Conditions
Statement of Community Engagement
Indicative Masterplan

1.26 The applicant has submitted an Indicative Masterplan which illustrates a
residential-led mixed use development but is not submitted for approval at this stage
and can hold no weight in the determination of this application.

2.0 PUBLICITY AND CONSULTATIONS
PRE-APPLICATION CONSULTATION
2.1 A Statement of Community Involvement (SCI) has been submitted with the
application which details the public consultation undertaken by the applicant prior to
submission of the application. This included:
Public Exhibitions on Thursday 27 and Friday 28 March between 4pm - 8pm at
Ray's Playhouse, Stephendale Road, SW6 2PA and on Saturday 29 March between
10am - 2pm at Chelsea Academy, Lots Road, SW10 0AB.
The applicant invited all stakeholders who could be affected by the proposals.
These included occupiers and neighbours of the Gasworks Area (including residents
and businesses) and key civic and amenity groups who may have an interest due to
their association within nearby amenities.
Key political stakeholders within LBHF and the Royal Borough of Kensington and
Chelsea (RBKC) were also invited.
Stakeholders were made aware of the proposals and the consultation event
through leaflets, letters, emails, posters, social media and a press release in local
papers.
2.2 According to the applicant the events were reasonably well attended, with 76
people visiting the drop-in sessions. A total of 18 written responses were received from
the local community, both during the event and through the freepost / email feedback
forms. Overall, the feedback was mainly positive.
2.3 Reponses received raised a number of concerns relating to the demolition activity
and the impact on the surrounding uses. In addition, interest was shown in the future
redevelopment proposals for the Gasworks Area. Topics raised included:
Traffic, dust and noise associated with dismantling works;
Contamination;
Gas supply;
Heritage assets including Listed Buildings;
Future development and the masterplan;
Timescales going forwards; and
Tenancy issues.

2.4 A meeting and site visit took place on Tuesday 15 April 2014 with members of the
Fulham Society and on Tuesday 26 August 2014 with members of the Hammersmith
and Fulham Historic Buildings Group. On both occasions the applicant provided a tour
of the site before presenting a detailed explanation of the proposed Demolition Works.
PLANNING APPLICATION CONSULTATIONS
2.5 The application was advertised by way of site notices and a press notice. The
application has been advertised as being:
A Major Development
An Application Accompanied by an Environmental Impact Assessment
2.6 1183 letters were distributed to local residents and businesses advising of the
planning application, 12 responses were received including 2 letters requesting that
Gasholder No. 7 be retained, 1 letter objecting to the masterplan, 1 neutral letter and 7
letters of support for the proposal. A summary of the objections are provided below:
Possibility of Contamination during demolition
Loss of the frame of Gasholder No.7
2.7 One petition was received from 10 residential properties on King's Road raising
concerns relating to contamination given the hazardous nature of the site and would
also like to see Gasholder No. 7 be retained in whole or in parts within any future
development.
The following responses have been received from amenity groups and stakeholders
within LBHF:
2.8 The Fulham Society: Would like to see the frame of Gasholder No.7 be retained
in a future development scheme.
2.9 Hammersmith and Fulham Historic Buildings Group: Requests that Gasholders
Nos. 3, 4, 5 and 6 be appropriately recorded before demolition and the records placed
in the Borough Archives. The Group further asks that the frame of Gasholder No.7 be
retained until the planning application had been approved which might include provision
for the re-use of the guide frame or part thereof in a future redevelopment scheme.
2.10 Greg Hands MP for Chelsea and Fulham supports the proposal stating that the
site and its surroundings have great potential for regeneration, but this can only be
achieved by the demolition of the gasholders.
EXTERNAL CONSULTATIONS
2.11 Canal and River Trust: States that this application falls outside the notified area
for its application scale and therefore has no comments to make.
2.12 Environment Agency: Have no objections to the proposed development but
mentions that the applicant may need to apply for an environmental permit. An
informative would be attached to any permission. They further state that there are no
issues of the proposed demolition with regards to the flood defence and they are
satisfied that the works will not have any impact on flood risk from the River Thames.
Lastly they state that it does not appear that any works fall within 16m of the River
Thames Flood defence.

Officer Comment: See Informative No.1 attached.
2.13 English Heritage (Planning): Welcomes the opportunity presented to create a
development which should be more closely integrated with its neighbourhood and that
the significance of the retained Gasholder (Gasholder No. 2) will be recognised by it
being used as the focus of any new development. However, concerns are raised that
were the proposed works to be carried out the surviving structures could be stranded on
a site for which no definite proposals have been put forward for redevelopment, nor at a
more basic level for any interim works of hard or soft landscaping.
Officer Comment: Conditions and a legal agreement will ensure that Gasholder
No.7 will not be demolished until planning permission is granted for a replacement
development scheme for the Gasworks Area and evidence of a signed Building
Contract for the redevelopment in accordance with the planning permission granted has
been submitted to and agreed by the Council. See para 3.88 of this report and
Condition 3 attached. Proposals for Gasholder 2 or any redevelopment scheme are not
included in this application.
2.14 English Heritage (Archaeology): Concludes that the proposal and its methodology
approach would not cause sufficient harm to justify refusal provided that a condition is
applied to require a programme of Historic Building Recording on the gasholders (with
particular reference to the gasholder designated as of local Townscape Merit) to record
them individually and within their spatial landscape context prior to demolition. It is also
recommend that an archaeological watching brief is carried out during the reduction of
the gasholder walls, within the extent of the existing gas holder structures and external
clay lining. With regards to the ancillary buildings proposed for demolition, these are not
of historic interest and therefore advise no specific archaeological requirements.
Officer Comment: See Condition 16 attached.
2.15 Greater London Industrial Archaeology Society: Requests that the 19th century
wall supporting the bank surrounding gasholder No. 3 should be recorded and salvaged
for future use. States that Gasholder No.7 is still an asset of 'local' significance and a
major feature of the conservation area and despite the listing indemnity, this is one of
London's and the nation's important gasholders and that needs to be respected in any
decision. Recommends that at least some of the columns and associated girders
should be taken down and salvaged for future re-erection as ornamental landmarks in
an otherwise potentially bland redevelopment. Requests recording to English
Heritage's 'Level 3' or upper limits of 'Level 2' to ensure that effort is put into recording
features by various means during the demolition phase and to ensure that this is
appropriately planned.
Officer Comment: The applicant has agreed that some of the 19th century wall will
be salvaged. See Condition 8 attached.
2.16 Health and Safety Executive (HSE): Has no objections to the proposed works but
state that it should be noted that, even after the gasholders have been demolished,
hazardous substance consent for the sites will remain until it is explicitly revoked, and
so HSE would need to be consulted on any future development of the sites.
Officer Comment: See para 3.10 of this report.
2.17 Royal London Borough of Kensington and Chelsea: Has considered the details
submitted and raises no objection to the proposal.

2.18 Natural England: Based upon the information provided, Natural England advises
the Council that the proposal is unlikely to affect any statutory protected sites or
landscapes.
2.19 Network Rail: Has no objection to the application as the proposed works appear
to be located within the application site and therefore there should be no interference
with Network Rail land or infrastructure.
2.20 Port of London Authority: The PLA has no in principle objection to the demolition
and infilling that is proposed.
2.21 Thames Water: Advised that development consent for the Thames Tideway
Tunnel (TTT) infrastructure project has been granted in September 2014. TTT worksites
are proposed at Carnwath Road Riverside in the London Borough of Hammersmith and
Fulham to the west of the application site and at Cremorne Wharf Depot to the east in
the Royal Borough of Kensington and Chelsea. In view of the potential overlapping
construction of both schemes recommended that an informative be attached to any
approval. Following initial investigation, Thames Water has identified an inability of the
existing waste water infrastructure to accommodate the needs of this application.
Should the Local Planning Authority look to approve the application, Thames Water
recommended a condition requesting a drainage strategy.
Officer Comment: See Informative 2 attached.

3.0 PLANNING CONSIDERATIONS
3.1
-

It is considered that the key considerations relating to this application are:
Principle of Demolition;
Townscape and Visual Impact Assessment
Residential Amenity;
Highways and Transport;
Noise and Vibration;
Air Quality;
Contamination, Soils and Geology;
Flood Risk, Drainage and Water Resources;
Archaeology;
Waste and Recycling;
Cumulative Effects;
Indicative Masterplan;
CIL/Planning Obligations.

3.2 The planning application has been assessed against the Development Plan which
comprises the London Borough of Hammersmith and Fulham Core Strategy (2011), the
Development Management Local Plan (2013) and the London Plan (2011). On 11
October 2013, the Mayor published Revised Early Minor Alterations to the London Plan
(REMA). From this date, the REMA are operative as formal alterations to the London
Plan (the Mayor's spatial development strategy) and therefore form part of the
development plan. The National Planning Policy Framework (NPPF) presents important
planning guidance at a higher strategic level and while the framework document does
not form part of the development plan it is still a material planning consideration in the
assessment of planning applications.

3.3 The application site is located within the designated South Fulham Riverside
(SFR) Regeneration Area. The SFR Supplementary Planning Document (SPD) was
adopted in January 2013 and sets out in more detail the Council's vision for the
regeneration of the area. The Planning Guidance Supplementary Planning Document
(SPD) was adopted in July 2013 and provides detailed supplementary guidance on
various topics to support policies within the Core Strategy and Development
Management Local Plan. Both these documents are material in the consideration of
this planning application.
3.4 In addition, Section 149 of the Equality Act (2010) which sets a Public Sector
Equality Duty (PSED) came into force in April 2011 and requires the Council to consider
the equality impacts on all protected groups when exercising its functions. In the case
of planning, equalities considerations are factored into the planning process at various
stages. The first stage relates to the adoption of planning policies (national, strategic
and local) and any relevant supplementary guidance. A further assessment of
equalities impacts on protected groups is necessary for development proposals which
may have equality impacts on the protected groups. Given the proposals constitute
demolition only with no proposed redevelopment scheme, an Equalities Impact
Assessment (EqIA) has not been undertaken and officers consider any equalities issues
to have been assessed as part of the detailed assessment of the proposal against the
planning policy framework currently in place.
PRINCIPLE OF DEMOLITION
3.5 The NPPF states that applications should be considered in the context of a
presumption in favour of sustainable development and that development proposals
which accord with the development plan should be approved without delay. The NPPF
promotes mixed use developments that encourage multiple benefits and encourages
development on previously developed land.
3.6 London Plan Policy 2.9 advocates development that sustains and enhances recent
economic and demographic growth while also improving the area's distinct environment,
neighbourhoods and public realm, supporting and sustaining existing and new
communities. London Plan Policy 3.4 promotes development which optimises the use
of land for housing and London Plan Policy 3.3 sets housing targets for each Borough in
order to ensure the provision of new homes in London. Core Strategy Policy H1 aims to
exceed London Plan housing supply targets.
3.7 In accordance with the NPPF and the London Plan, LBHF are required to promote
sustainable economic growth through comprehensive regeneration plans set out in the
Core Strategy. The Council's Spatial Vision (as set out in the Core Strategy) envisages
the physical, social and economic regeneration of five key locations across the borough,
which are to be the focus of considerable development. The South Fulham Riverside
(SFR) Regeneration Area has been identified as one of these key locations.
3.8 The Gasworks Area, which forms the northern section of the SFR Regeneration
Area, was identified within the Core Strategy and the SFR Supplementary Planning
Document (SPD) as being capable of accommodating a residential-led mixed use
development. Strategic Policy SFR of the Core Strategy sets a target for the SFR
Regeneration Area to provide an additional 2,200 new homes and 300-500 new jobs in
the locality. This demonstrates both a need and capacity for residential development in
the area.

3.9 Due to changes in the way gas is stored, the Applicant's sister company National
Grid Gas has, in consultation with the Health & Safety Executive (HSE), been able to
decommission the gasholders which lie within the Gasworks Area. The gasholders are
currently purged to air and capped off from the local distribution gas network. This has
provided an opportunity for the Gasworks Area to be substantially released for nonoperational development.
3.10 Currently the site retains its Hazardous Substances Consent and the Health and
Safety Executive remains a statutory consultee for development within the consultation
distance. The hazardous nature of the Gasworks Area places a restriction on adjoining
development sites until the Hazardous Substances Licence covering the Gasworks
Area has been revoked. The applicant has confirmed that following obtaining planning
permission, in order to be able to remove the holders from the site, they will work with
the Council to relocate the Hazardous Substances Consent.
3.11 English Heritage (Listing Team) granted a Certificate of Immunity from Listing
(COIL) on 7 March 2014 in respect of 15 structures comprising the five gasholders,
which are the subject of this application, and 10 associated buildings and structures.
The COIL will expire on 7 March 2019, until which time these buildings cannot be listed.
The report by English Heritage, which was published alongside the COIL, assessed the
gasholders and buildings in the Gasworks Area in turn. In relation to the gasholders, the
report states;
"Apart from the listed No. 2, none of the surviving gasholders relates to the early period
of gas production at Sands End, and indeed all but one are of C20 date. The exception
is No. 7, which apart from being the only other surviving C19 gasholder on the site, is
also the only one of 'traditional' type, i.e. with a ring of tall cast-iron standards forming
the guide frame. This is a prominent and evocative structure, and has been identified as
an important element within the Conservation Area. It is, however, a late example of its
type, and is not structurally or technically innovative in any way. Earlier and better
instances survive elsewhere, e.g. the listed groups at St Pancras and West Ham. For
these reasons, No. 7 gasholder was turned down for listing in 2002, and no evidence
has since emerged that would alter this verdict.
The other four gasholders are of the spiral-guided type, with only the steps and lifting
mechanism visible above ground, and hence lack the strong visual qualities of No. 7. Of
various mid- to late- C20 dates, they are not technically innovative and cannot be said
to form a particularly significant group. None is of special interest."
3.12 In relation to this planning application English Heritage (Planning) has welcomed
the opportunity presented to create a development which should be more closely
integrated with its neighbourhood. English Heritage states that the effective clearance
of the site will have a considerable impact upon the established setting of the listed
Gasholder No.2 and the significance of the Conservation Area which is largely defined
by the remains of the industrial past. Concerns are raised that once the proposed
works are carried out the surviving structures could be stranded on a site for which no
definite redevelopment proposals or interim works have been put forward. English
Heritage however remains keen to work to ensure that a seemly post-industrial solution
is found for this site.

3.13 The Applicant has committed that the frame of Gasholder No.7 will not be
demolished until planning permission is granted for redevelopment of the Gasworks
Area and evidence of a signed Building Contract for the redevelopment of the Gasworks
Area in accordance with the planning permission granted has been submitted to and
agreed by the Council. This will ensure that the frame to Gasholder No. 7 (Building of
Merit) is not demolished until there is a realistic prospect that a planning permission for
redevelopment of the site, which is expected to deliver significant public benefits to
outweigh the loss of the non designated heritage asset and the harm to the character
and appearance of the Conservation Area and setting of adjacent listed buildings, will
actually be implemented. Other buildings and structures to be removed from the site
including Gasholders 3, 4, 5 and 6 and the three ancillary pre-fabricated type buildings
are considered to have no special architectural or historic interest and their loss would
not cause harm to the character and appearance of the Conservation Area.
3.14 Officers are aware of the concern expressed by consultees in relation to the loss
of Gasholder No. 7, in particular by virtue of its visual significance as a landmark within
the Conservation Area, its notable features and its symbolism of the area's history.
These points are appreciated but Gasholder No.7 is a Building of Merit and therefore of
local historic and architectural interest, on balance the removal of this structure is not
considered to adversely affect the character and appearance of the Conservation Area
and the setting of adjacent listed buildings to the extent that would outweigh the
regeneration aims of the SFR Regeneration Area and the potential significant public
benefits arising from redevelopment of the Gasworks Area such as affordable housing,
new open space and new road connections. The frame to Gasholder No. 7 would not
be removed until such public benefits as to justify its removal are secured in a planning
permission for redevelopment of the Gasworks Area and the Council was satisfied that
there was evidence of a signed Building Contract in place for the redevelopment in
accordance with the planning permission granted. The cultural importance of the
industrial past is recognised and in order to retain the site's history a Level II historic
building record will be carried out for Gasholder Nos. 3-7 and can be secured by
condition (See Condition 7 attached).
3.15 On balance therefore, it is concluded that the removal of the gasholders with
associated structures and three ancillary buildings subject to appropriate conditions
would accord with National Policies within the NPPF and policies 2.9, 3.3 and 3.4 of the
London Plan. The proposal would also assist with achieving the regeneration
aspirations for the site and wider area and resulting significant public benefits in
accordance with Core Strategy policy SFR and the SFR Supplementary Planning
Document.
TOWNSCAPE AND VISUAL IMPACT ASSESSMENT
3.16 The NPPF seeks to protect heritage assets and requires assessment of the
potential impact of development on heritage assets. The significance of any heritage
assets affected should be identified and the potential impact of the proposals on their
significance addressed.
3.17 The NPPF advocates a positive strategy for conserving and enhancing the historic
environment, taking account of (amongst other things) the desirability of new
development to make a positive contribution to local character and distinctiveness.
Paragraph 137 of the NPPF states that Local Authorities should look for opportunities

for new development within Conservation Areas to enhance or better reveal their
significance.
3.18 Paragraph 138 of the NPPF states that the loss of buildings which make a positive
contribution to a Conservation Area should not be permitted, however it also notes that
not all elements will necessarily contribute to the significance of the Conservation Area.
Para 134 of the NPPF states that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum
viable use. Paragraph 135 states that a balanced judgement will be required having
regard to the scale of any harm or loss and the significance of a non-designated
heritage asset.
3.19 Paragraph 136 of the NPPF states that local planning authorities should not permit
the loss of the whole or part of a heritage asset without taking all reasonable steps to
ensure new development will proceed after the loss has occurred. In this regard,
Officers have considered the current contribution the buildings make to the significance
of the Conservation Area.
3.20 When considering development proposals in Conservation Areas, London Plan
Policy 7.8 states that development affecting heritage assets and their settings should
conserve their significance.
3.21 Core Strategy Policy BE1 seeks high quality design in all new development
including protecting the character and appearance of Conservation Areas, listed
buildings and Buildings of Merit and their settings. Policy DM G7 of the Local Plan
(2013) seeks to protect heritage assets and their settings. The Application Site contains
no listed buildings or structures but falls partly within the Imperial Square and Gasworks
Conservation Area. Gasholder No.7 within the Application Site is identified on the Local
Register of Buildings of Merit. The Gasworks Area includes four Grade II listed
structures. To the north of the site in RBKC is Brompton Cemetery which is included on
the English Heritage Register of Historic Parks and Gardens, forms the Brompton
Cemetery Conservation Area and also contains a number of listed buildings.
3.22 The Heritage Statement, prepared by Montagu Evans LLP and submitted as part
of the ES, includes a review of relevant national and local heritage planning policies.
The statement establishes the significance of the heritage assets and assesses the
impact of the Demolition Works on these assets. The Assessment viewed the proposed
demolition works from a range of locations in LBHF and RBKC of varying sensitivity in
terms of heritage assets and had regard to the loss of the structures in the context of
the existing physical fabric of the area and in the wider skyline of London.
3.23 The Demolition Works would not prejudice the retention of the elements of the
Gasworks Area which have the highest significance and these are statutory listed
buildings. Those structures are not affected directly, but their settings are.
3.24 The demolition of Gasholder No. 7 will cause some harm to the character and
appearance of the Imperial Square and Gasworks Conservation Area and to the setting
of related listed buildings through the loss of a landmark and historical association.
However, the proposed Demolition Works would also remove unattractive structures,
which currently detract from the character and appearance of the Conservation Area

and the setting of designated heritage assets and these works are also essential as the
first part of the site's redevelopment.
3.25 It is considered that the setting of the listed buildings will be enhanced through the
removal of detracting elements such as the spiral guided gasholders and associated
guide runners and pipework. When considering the effect on the Conservation Area as
a whole it is concluded that that what is proposed will lead to less than substantial harm.
The applicable tests are therefore those set out in paragraph 134 of the NPPF whereby
the public benefits of the proposals should be weighed against the harm to heritage
assets and paragraph 135 where a balanced judgement will be required having regard
to the scale of any harm or loss and the significance of the heritage asset.
3.26 It is further considered that the bells of Gasholder Nos. 6 and 7 do not contribute
to the character and appearance of the Conservation Area. The removal of the bells and
temporary removal of small sections of the frame of Gasholder No. 7 prior to the
granting of planning permission for a redevelopment of the Gasworks Area will preserve
the character and appearance of the Conservation Area thus complying with the NPPF
and Local Plan Policy DM G7.
3.27 Officers consider that when material considerations such as potential regeneration
benefits including significant public benefits arising from a future redevelopment of the
Gasworks Area are taken into account they may be considered to outweigh the harm to
heritage assets associated with the demolition of Gasholder No. 7 in accordance with
the provisions of Paragraphs 134 and 135 of the NPPF. The demolition of the
gasholders will form the first stage of redeveloping the Imperial Gasworks Area in an
integrated manner that fully complies with statute and national and local policy.
3.28 In summary, the Heritage Statement has been assessed by Officers and on
balance the harm arising from the loss of the Building of Merit and the resulting impact
on the character and appearance of the Conservation Area and setting of listed
buildings is outweighed by the benefits arising from the removal of other structures
which detract from the character and appearance of the Conservation Area and setting
of listed buildings and the need to prepare the site for future redevelopment which will
deliver significant public benefits. In the absence of an approved scheme for
redevelopment the proposals are only considered to be acceptable subject to conditions
and a legal agreement to ensure that the frame of the Gasholder No. 7 is not removed
until planning permission for the redevelopment of the Gasworks Area has been granted
and evidence of a signed Building Contract for the redevelopment in accordance with
the planning permission granted has been submitted to and approved by the Council.
In that way the Building of Merit will be safeguarded until such public benefits are
secured which would outweigh its retention. The proposed development is therefore in
accordance with Core Strategy Policy BE1 and policies DM G1, DM G7 of the Local
Plan (2013) and Design Policy 21 of the Planning Guidance SPD (2013).
RESIDENTIAL AMENITY
3.29 Paragraph 17 of the NPPF makes specific reference to securing a good standard
of amenity for all existing and future occupants of land and buildings. In respect of the
demolition works the relevant potential impacts to be considered are noise, vibration,
traffic congestion, air pollution and contamination. Concerns have been raised during
the consultation regarding the impacts of the demolition works on the amenity of local
residents and businesses.

3.30 Assessment has been undertaken of the likely significant effects of the Demolition
Works on the environment with respect to traffic and transport issues; air quality and
odour; noise and vibration; and; water resources and flood risk. The full assessments
are presented in the ES submitted with the application.
3.31 The assessment for Transport and Highways Issues has concluded that the
Demolition Works will have a negligible effect on community severance, pedestrian
amenity, pedestrian delay, driver delay, accidents and safety, and public transport
following mitigation by the Demolition Construction Logistics Plan (DCLP). The
assessment also concluded that road traffic associated with the Demolitions Works will
have a negligible effect on noise levels in the local area. (See sections 3.40 - 3.44 of
this report.)
3.32 The Contamination assessment has concluded that, following mitigation,
demolition and earthworks activities may potentially have a minor adverse, short-term
residual effect on local receptors. Mitigation measures and careful site management
would be introduced to effectively control and minimise the effects from dust and fine
particulate matter. The Demolition and Construction Logistics Plan (DCLP) required by
condition will include details of wheel wash facilities. The residual effects of mud
deposited on the road from vehicles leaving the Application Site would therefore be
negligible. (See Condition 5 attached)
3.33 Regarding Noise impacts during the Demolition Works, the assessment found that
the Demolition Works is likely to have a significant adverse effect during all proposed
phases relating to demolition of the gasholders. The exception to this is the de-watering
phase, where noise levels at the receiver locations are not expected to exceed
acceptable levels. These noise effects are expected to impact all, or some, of the
receptors either within or adjacent to the Application Site. As a result of mitigation, and
following the introduction of mitigation measures, the residual noise levels are expected
to exceed the acceptable levels at a number of receptors directly adjacent to the
Demolition Works on Gasholders 3, 5, 6, and 7. However, due to the nature of activities,
the exceedence is not considered significant given the limited duration over which the
individual phases of the demolition works are likely to occur.
3.34 Vibration may be noticeable, but is only likely to cause complaint within 20m of the
works. It is unlikely that there would be any damage to surrounding properties.
Adjacent to Gasholder No. 7 is the 1927 Building, which houses a recording studio. The
equipment, activities and processes occurring within this building will be highly sensitive
to vibration during the infill and compaction works, and without mitigation this would
result in a potentially significant effect. Therefore, prior to any works commencing,
consultation will be undertaken with the building's occupiers to ensure that all activities
and processes associated with the recording studio and their location within the building
are fully understood. All vibration-inducing activities should be carefully planned by the
contractor and appropriate mitigation measures employed, to ensure that any effects
are reduced and the building's occupants do not experience a significant impact. (See
sections 3.45 - 3.50 of this report and Condition 5.d)
3.35 Due to the close proximity of receptors to the Demolition Works, appropriate
monitoring should be conducted throughout the Demolition Works to ensure that
activities on site do not exceed acceptable levels of noise and vibration. The
implementation of the Environmental Management Plan (EMP), Demolition and

Construction Logistics Plan (DCLP) and the use of best practice will act to reduce
excessive noise and vibration levels, traffic congestion, air pollution and potential risk of
contamination caused by the Demolition Works. (See Condition 5 and Condition 6
attached)
TRAFFIC AND TRANSPORT
3.36 The NPPF outlines that transport policies have an important role to play in
facilitating sustainable development but also in contributing to wider sustainability and
health objectives. The NPPF states that the transport system needs to be balanced in
favour of sustainable transport modes, giving people a real choice about how they
travel.
3.37 London Plan 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 of public transport services. London Plan Policy 6.11
promotes a coordinated approach to smoothing traffic flow and tackling congestion
through a range of sustainable development principles, public transport improvements
and corridor management. Core Strategy Policy T1 requires new development to
secure access for all persons and provide appropriate car parking provision to meet the
essential needs of the development without impacting on the quality of the urban
environment.
3.38 Policy DM J1 of the Local Plan (2013) sets out the requirement for development
proposals to assess the potential impact on traffic and congestion. In this regard a
Transport Assessment (TA) was submitted as part of the application to assess the likely
effects of the Demolition Works on the environment with respect to traffic and transport
issues. The scope of assessment has considered the effects of the Demolition Works
on community severance, pedestrian amenity, pedestrian delay, driver delay, accidents
and safety, and public transport. The assessment has considered the cumulative impact
of traffic generated by the Demolition Works in addition to the traffic generated by a
number of other proposed schemes in the surrounding area.
3.39 The baseline study found that the Application Site is highly accessible to
pedestrians and cyclists, and within walking distance of a range of bus, Underground
and Overground rail services. A further qualitative assessment has been undertaken for
2019 should the programme for the Demolition Works be extended due to a phased
approach.
Traffic generation and highways impact
3.40 A sensitivity assessment was undertaken which uplifted traffic generated by the
Demolition Works by 50%. The uplift results in a maximum of 138 two-way HGV trips
per day plus 24 two-way staff trips per day. The Demolition Works will result in a
maximum traffic impact of 0,7% on Imperial Road over the 24-hour period. This includes
a 15% increase on HDV traffic on the links assessed on Imperial Road.
3.41 Car parking provision on site will be limited to a maximum of eight spaces to cater
for disabled staff and visitors only. As such the vast majority of the workforce will travel
to work by walking, cycling and public transport. (See Condition 19 attached)

3.42 A Framework Demolition Construction Logistics Plan (DCLP) has been submitted
with the planning application. This document contains a range of measures to minimise
the likelihood of congestion during the Demolition Works, including monitoring vehicles
entering and exiting the Application Site and minimising the potential for conflict
between demolition vehicles and vulnerable public highway users (e.g. pedestrians and
cyclists).
3.43 The TA concluded that the Demolition Works will have a negligible effect on
community severance, pedestrian amenity, pedestrian delay, driver delay, accidents
and safety, and public transport following mitigation by the DCLP.
3.44 In summary, the proposed Demolition Works is not expected to have a detrimental
impact on the highway in terms of increased traffic levels or highway safety. The
development promotes sustainable forms of transport and is considered to be
acceptable in accordance with London Plan Policies 6.1, 6.3, 6.9, 6.10, 6.11 & 6.13,
Core Strategy Policy T1 and Policies DM H5, DM J2, DM J3 and DM J5 of the Local
Plan.
NOISE AND VIBRATION
3.45 The NPPF (Conserving and enhancing the natural environment) states that
planning decisions should aim to avoid noise from giving rise to significant adverse
impacts on health and quality of life as a result of new development and should mitigate
and reduce to a minimum any adverse impacts.
3.46 London Plan policy 7.15 (Reducing noise and enhancing soundscapes) seeks to
minimise the existing and potential impacts of noise on, from, within or in the vicinity of,
development proposals. The policy notes that "Reducing noise pollution and protecting
good soundscape quality where it exists, contributes to improving quality of life".
3.47 Policy DM H9 (Noise) of the Local Plan (2013) stipulates measures to be
implemented to control the impact of development regarding noise and vibration.
3.48 An assessment of the proposed Demolition Works with regards to noise and
vibration has been submitted. The assessment compares baseline conditions of the
existing site and surrounding areas with the potential direct and indirect noise and
vibration impacts arising from demolition plant and activities and changes in noise levels
caused by increases in road traffic attributed to the demolition traffic. In consideration
of the effect of noise from the Demolition Works, the exact nature of the activities, plant
and equipment types, the distance between receivers and activities and the hours of
working are of particular importance.
3.49 Without appropriate mitigation measures, the noise levels predicted show that for
all phases relating to the Demolition Works the predicted demolition levels exceed the
threshold levels at all or some of the receptors either within or adjacent to the site. The
exception to this is the de-watering phase, which does not exceed the threshold at any
of the defined receiver locations.
3.50 However, when appropriate mitigation measures are taken into account, the effect
of the Demolition Works will be significantly reduced at all receptors. Noise levels at the
identified receptors are expected to exceed the threshold values during the various
demolition activities by 1-3 dB. However, due to the nature of activities that are planned

the exceedence is not considered significant given the limited duration over which the
individual phases of the Demolition Works are likely to occur. The exception to this is
the 1927 Building adjacent to Gasholder No. 7 which houses a recording studio.
Demolition Works in the vicinity of this building, should be carefully planned by the
contactor to ensure any effects are minimised. Officers are confident that this can be
achieved by the Environment Management Plan (EMP) and Demolition and
Construction Logistics Plan (DCLP) to be secured by condition. The proposal is
therefore considered to comply with the requirements of the NPPF, London Plan policy
7.15 and Policy DM H9 (Noise) of the Local Plan (2013) with regards to external and
internal noise and vibration by not causing an adverse effect upon neighbouring
residents. (See Condition 5 attached)
AIR QUALITY
3.51 The NPPF states that the planning system should contribute to and enhance the
natural and local environment by preventing both new and existing development from
contributing to or being put at unacceptable risk from, or being adversely affected by
unacceptable levels of soil, air, water or noise pollution or land instability.
3.52 London Plan Policy 7.14 seeks to ensure that development proposals minimise
pollutant emissions. 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 DM H8 of the Local Plan (2013) stipulates measures to control
potential air quality impacts of development.
3.53 An assessment of the proposed Demolition Works with regards to air quality,
potential dust emissions, odour and increase in traffic emissions during the works, and
determined the significance of the associated effects in adjacent sensitive locations.
The assessment found that, without mitigation, dust emissions from the Application Site
are likely to have an effect of moderate adverse significance at residential dwellings
close to the Application Site boundary. Mitigation measures and careful site
management would be introduced to effectively control and minimise the effects from
dust and fine particulate matter.
3.54 Due to the working methods to be employed, there is limited potential for any
release of odorous material during the Demolition Works. However, should any
noticeable odours occur beyond the Application Site boundary the significance of effect
is considered to be negligible.
3.55 It has been determined that there will be a negligible effect on local air quality due
to vehicle emissions associated with the Demolition Works, as a result of the low
number of additional HGV movements. A Demolition Environmental Management Plan
will be submitted prior to commencement and should include an up to date risk
assessment based on the London Plan SPG 'The Control of Dust and Emissions During
Construction and Demolition' and a method statement for dust and emissions control
including an inventory and timetable of dust generating activities, dust and emission
control methods and appropriate air quality monitoring. (See Condition 6 attached)
CONTAMINATION, SOILS AND GEOLOGY
3.56 The NPPF outlines that planning decisions should take account of potential
contamination and potential sensitivities of proposed developments.

3.57 Policy 5.21 of the London Plan supports remediation of contaminated sites and
states that appropriate measures should be taken to control the impact of contamination
within new developments. 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. This is supported by Policy DM H7 of the Local Plan (2013).
3.58 The information submitted as part of the ES includes an assessment of the likely
significant effects of the Demolition Works on the environment with respect to land
contamination, including effects associated with ground contamination that may already
exist on-site, effects associated with the potential for polluting substances used to cause
new ground contamination issues on-site and effects associated with re-use and import
of soils and disposal of waste soils. Overall, the best practice measures incorporated
into the Demolition Works and the planned mitigation measures proposed, would
ensure that the Demolition Works will have either a minor beneficial or negligible effect
on the identified receptors.
3.59 Although further investigation and information is required, the information provided
to date is sufficient to satisfy the Council that any risks from contamination can be
abated. In order to ensure that no unacceptable risks are caused to humans, controlled
waters and the wider environment, conditions (9-13) have been added which require an
assessment of any contaminated land be carried out. It should be noted that the
assessment submitted relates to the Demolition Works only, not future site
redevelopment. Further conditions will be places on any future permissions for
redevelopment.
3.60 In summary, Officers consider the proposed development, with appropriate
conditions is acceptable with regards to contamination in accordance with Policy 5.21 of
the London Plan (2013) and Policy CC4 of the Core Strategy.
FLOOD RISK, DRAINAGE AND WATER RESOURCES
3.61 The NPPF outlines that inappropriate development in areas at risk of flooding
should be avoided by directing development away from areas at highest risk, but where
development is necessary, making the developments safe without increasing flood risk
elsewhere.
3.62 London Plan Policy 5.12 states that development must comply with the flood risk
assessment and management requirements of the former PPS25 (Development and
Flood Risk). Core Strategy Policy CC1 requires development to take account of
increasing risks of flooding.
3.63 A Flood Risk Assessment (FRA) has been submitted as part of the application in
accordance with the above polices which assesses the likely significant effects of the
Demolition Works on the water environment including surface water, foul water and
groundwater flows and quality, and flood risk. The FRA confirmed that the Site is
located within Flood Zones 2 and 3.
3.64 The Demolition Works have the potential to result in a temporary minor adverse
effect on those water environment receptors as a result of measures to prevent and
control dust and spillages, and discharge from dewatering of the seal water from within

the gasholder bases. However those risks will be managed activities with the mitigation
measures set out in the demolition methodology matrix within the ES which will be
secured by condition (See Condition 22 attached). It is envisaged there will be a
temporary increase in discharge to foul sewer during the Demolition Works for the
dewatering of the gasholder bases, but that will be managed and carried out in
compliance with the agreed discharge consent.
3.65 There is a risk of groundwater flooding during dewatering of the gasholder bases,
but the potential for hydraulic continuity between the water within the gasholder bases
and groundwater will be checked and monitored for. If hydraulic continuity is identified
mitigations measures will be evaluated and implemented if necessary.
3.66 The gasholder bases will remain in the ground below 1.5-2m and the fill to the
gasholder bases will have similar hydrogeological characteristics as the natural ground
in the locality. Hence local groundwater flow paths will not be affected and the existing
impermeable area at the Site will not be increased.
3.67 Overall it is considered that the Demolition Works will not result in a change to the
water discharge volume from the site or to the flood risk to neighbouring areas. It is
therefore considered that the proposed Demolition Works are acceptable in terms of
flood risk and drainage and is in accordance with London Plan Policy 5.12, 5.13, 5.15,
5.11, Core Strategy Policies CC1, CC2, and SFR.
ARCHAEOLOGY
3.68 The NPPF requires that the significance of any heritage assets affected should be
identified and the potential impact of the proposal on their significance addressed.
Where a site on which development is proposed includes or has the potential to include
heritage assets with archaeological interest, an appropriate desk based assessment
and where necessary, a field evaluation is required.
3.69 London Plan policy 7.8 (Heritage assets and archaeology) advises that
development should incorporate measures that appropriately address the archaeology
of sites. Core Strategy policy BE1 (Built Environment) advises that new development
should respect and enhance the historic environment of the Borough, including
archaeological assets. Local Plan policy DM G7 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 applications
are approved.
3.70 An Archaeological Priority Area (APA) is located partly within the Application Site
at its northern edge (APA 8 Sandford Manor House). An Archaeological Assessment
was included within the ES which states that no known archaeological heritage assets
were identified within the limits of the Application Site boundary. Due to the presence of
the in-ground gasholders, all archaeological remains of the Later Holocene periods
have been removed within their footprints to a significant depth.
3.71 It has been identified that areas of terrace gravels at the north and south of the
Application Site have the potential for archaeological deposits from the prehistoric
period onwards. Demolition works will involve the reduction of existing gas holder walls

up to 2m below ground level, within the existing extent of the gas holder structures and
a watching brief will be implemented as a mitigation response. The removal of the
gasholder superstructures and ancillary above ground elements will not have an impact
upon below ground archaeology. The removal of ancillary buildings to ground level is
not considered to impact upon potential archaeological deposits.
3.72 The Greater London Archaeology Advisory Service were consulted on the
application and recommend that an archaeological watching brief is carried out during
the reduction of the gasholder walls to between 1 to 2m below existing ground level,
within the extent of the existing gas holder structures and external clay lining. The
reason for this is that the works has some potential to expose any adjacent
archaeological deposits or associated buried elements of the gasholders construction
and function. The proposal does not include the removal of any other structures of
heritage significance on the site and therefore no below ground disturbance will take
place and there would be no impact on any deeply buried archaeological deposits. (See
Condition 16 attached)
3.73 In summary, Officers have reviewed the archaeological assessment and are
satisfied that that the proposed development is in accordance with London Plan policy
7.8, Core Strategy Policy BE1; policy DM G7 of the Local Plan (2013) and the policies in
the Planning Guidance SPD in regard to Archaeology.
WASTE AND RECYCLING
3.74 London Plan Policy 5.16 (Waste self-sufficiency) states that the Mayor will aim to
achieve zero biodegradable or recyclable waste to landfill by 2031 by minimising waste
and encouraging the reuse of (and reduction in) the use of materials and waste. Core
Strategy Policy CC3 seeks to promote sustainable waste behaviour and ensures new
developments provide suitable waste and recycling storage facilities.
3.75 Policy DM H5 of the Local Plan (2013) sets out criteria to ensure that all
developments include suitable facilities for the management of waste, including the
collection and storage of separated waste. The application is supported by a detailed
assessment of expected waste generation during demolition and sets out how waste will
be minimised, stored and managed.
3.76 Details of management and recycling will be secured by way of condition to ensure
that they are in accordance with London Plan Policy 5.16 and Core Strategy Policy
CC3. (See Condition 5 attached)
CUMULATIVE EFFECTS
3.77 The ES identified two types of cumulative effects with the first being the cumulative
effects of the Demolition Works on a single receptor such as noise, air quality, traffic,
visual intrusion and contamination. The second type is cumulative effects which can
arise as a result of the combined effects from other committed developments (those for
which planning permission has been granted) during the Demolition Works.
3.78 The assessment concluded that during demolition a temporary minor to moderate
adverse impact is expected to occur in terms of air quality, noise and vibration, ground
conditions and ecology. However these effects will be localised and temporary in
nature, and will only be experienced during certain phases of the Demolition Works. The

Demolition Works contractors will adopt best practice techniques during the demolition
phases and introduce a number of mitigation methods to control and minimise any
negative impacts. The Demolition Works will leave the Application Site in a 'blank' state,
having demolished the existing structures. As such, there will be no ongoing operational
effects.
3.79 The ES concludes that the cumulative effects of the committed developments and
the Demolition Works upon the environment will be of minor adverse to negligible
significance, largely due to the length and disruption of the construction stages and the
likely increases of traffic on the road network. The staging of the developments,
implementation of best practice techniques and provision of additional infrastructure will
minimise disturbance to amenity.
3.80 Overall it is considered by Officers that the development proposals would not have
any significant negative cumulative effects or impact when assessed against the
committed developments in the area in accordance with Schedule 3(1) of the Town and
Country Planning (Environmental Impact Assessment) Regulations 2011.
INDICATIVE MASTERPLAN
3.81 Core Strategy Policy BE1 requires all new development to create a high quality
urban environment that respects the surrounding setting, including heritage assets
which protects and enhances conservation areas. Policy DM G7 of the Local Plan
seeks to protect, restore or enhance the quality, character, appearance and setting of
conservation areas.
3.82 Paragraph 136 of the NPPF states that Local Planning Authorities should:
"not permit the loss of whole or part of a heritage asset without taking all reasonable
steps to ensure the new development will proceed after the loss has occurred."
3.83 Neither the NPPF nor heritage legislation create a requirement that a full planning
permission for redevelopment has to be in place prior to granting consent for demolition
of buildings in a Conservation Area.
3.84 Sections 72 (General duty as respects Conservation Areas in exercise of planning
functions) and 74 (Control of Demolition in Conservation Areas) of the Planning (Listed
Building and Conservation Areas) Act 1990 require that, in the exercise of all planning
functions, special attention be paid to the desirability of preserving or enhancing the
character or appearance of the Conservation Area.
3.85 Although most applications for demolition in a conservation area would normally
be accompanied by an application for a replacement scheme, the circumstances in this
particular case are considered to be unique. The applicant intends to develop the site
with a Joint Venture Partner still to be established. Thus due to the costs and
timescales involved with preparation of a full planning application at this stage of the
redevelopment process the applicant has submitted an indicative masterplan to
illustrate how the Gasworks Area could accommodate a residential-led mixed use
development in the future.
3.86 The Indicative Masterplan submitted shows the intention to create a public open
space and a 'Heritage Square' at the heart of the redevelopment. This area would

include the listed former offices, former laboratories and war memorials. It is suggested
to place the frame of Gasholder No. 2 within a park setting improving its public access.
The Indicative Masterplan is not submitted for approval at this stage but gives the
Council some comfort that an acceptable future replacement scheme such as this can
come forward that complies with the priorities and principles of the South Fulham
Riverside SPD.
3.87 The relocation of Gasholder No. 2 does not form part of the current application and
is outside the current Application Site boundaries. Any future redevelopment scheme
would need to provide acceptable justification as to why Gasholder No. 2 can not be
kept in-tact and in its current location.
3.88 Due to the status of Gasholder no. 7 as a Building of Merit, the Applicant has
committed that the frame of Gasholder No.7 will not be demolished until planning
permission is granted for redevelopment of the Gasworks Area and evidence of a
signed Building Contract for the redevelopment of the Gasworks area in accordance
with the planning permission granted has been submitted to and agreed by the Council
in order to ensure that the approved permission will be implemented.
COMMUNITY INFRASTRUCTURE LEVY (CIL) / PLANNING OBLIGATIONS
3.89 The Mayor of London's Community Infrastructure Levy (CIL) came into effect on 1
April 2012. This is a material consideration to which regard must be had when
determining the application. Given that the proposal does not comprise of a
replacement scheme the Demolition Works will not be liable to any CIL contributions.
3.90 The Town and Country Planning Act, section 106, 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.
3.91 Should the planning application be granted consent for the Demolition Works, the
Applicant has committed to entering into a S106 Agreement which will secure the
protection and enhancement of the heritage assets on the Gasworks Area in advance of
the subsequent redevelopment. Through entering into the S106 agreement, the
Applicant would commit to:
Not remove the frame of Gasholder no. 7 until a planning application has been
approved for the redevelopment of the Gasworks Area and evidence of a signed
Building Contract for the redevelopment of the Gasworks Area in accordance with the
planning permission granted has been submitted to and agreed by the Council (other
than where small sections of the frame of Gasholder No. 7 need to be removed to
enable removal of the drums of Gasholders 6 and 7).
3.92 Officers are of the opinion that by capturing these terms within a legal agreement
conforms with Paragraph 136 of the NPPF which states that local planning authorities
should not permit the loss of the whole or part of a heritage asset without taking all
reasonable steps to ensure new development will proceed after the loss has occurred.

CONCLUSION
3.93 This conclusion takes account of national policy and guidance, the London Plan,
the Core Strategy, the Local Plan (2013) and the Planning Guidance SPD. The
application has been considered in the context of the integral accompanying
Environment Statement, which is considered to be a robust assessment of the likely
environment impacts of the proposed works. A number of representations have been
received in relation to the application and these have carefully been considered in the
assessment of the application.
3.94 The site is located within the South Fulham Riverside Regeneration Area as
allocated within the council’s adopted Core Strategy as a site suitable for residential-led
mixed use development. It is evident that the site is no longer necessary for the storage
of gas following progress by National Grid to decommission the site. The approval of
the proposal to remove the gasholders and associated structures and buildings, would
be a significant step in realising the future redevelopment of the site and contributing to
the overall regeneration aims of the wider area, in accordance with London Plan policy
2.13 (Opportunity Area and Intensification Areas), policy SFR of the Core Strategy and
the adopted South Fulham Riverside SPD.
3.95 The proposal would not result in the loss of any significant employment
opportunities given the decommissioned state of the site and the buildings on site
currently occupied by commercial uses being excluded from the application. The longer
term development potential of the site following its clearance, would enable the wider
aspirations of the regeneration of the South Fulham Riverside Regeneration Area to
provide additional employment and a range of community/business spaces.
3.96 The acceptability of removing the gasholders and associated structures/buildings
in terms of impacts on heritage assets, their settings and townscape views has been
considered. The significance of the gasholder structures to local and regional industrial
heritage is noted and suitable recording of the structures can be secured by condition.
It is noted that Gasholder No.7 is a non designated heritage asset, has a visual
presence, particularly in the local streetscene and is symbolic of the site and local
area's industrial past. However when material considerations such as potential
regeneration benefits including significant public benefits arising from a future
redevelopment of the Gasworks Area are taken into account they may be considered to
outweigh the harm associated with the demolition of Gasholder No. 7. Conditions and a
legal agreement would ensure that the frame of the Gasholder No. 7 is not removed
until planning permission for the redevelopment of the Gasworks Area has been granted
and evidence of a signed Building Contract for the redevelopment in accordance with
the planning permission granted has been submitted to and approved by the Council.
In that way the Building of Merit will be safeguarded until such public benefits are
secured which would outweigh its retention. The retention of the boundary wall along
Imperial Road is considered to provide suitable screening during and post the
demolition works, to the benefit of the street scene. On balance it is considered that the
proposals would not result in sufficient harm to the surrounding heritage assets or views
to warrant refusal of the application, in accordance with policy DM G7 of the Local Plan
(2013). (See Condition 7 attached)
3.97 There have been some concerns and objections raised with regards to the
proposals from residential and non-residential owners / occupiers in the vicinity of the
site. Some of the concerns have related to the impacts of potential redevelopment

proposals for the site such as those illustrated in the Indicative Masterplan, which are
not subject to this application and therefore these concerns have not been taken into
account in the consideration of this application. Concerns relating to the demolition
works causing noise, air quality and vibration impacts on amenity are relevant and have
been considered. It is concluded that the submitted Environment Statement contains
sufficient assessment of these potential impacts and appropriate mitigation measures
have been identified. An Environment Management Plan and Demolition and
Construction Logistics Plan can be secured by condition which would ensure
appropriate mitigation measures are undertaken in response to the detailed
methodology of the demolition works to be set out by the appointed contractor. On that
basis the proposal would accord with policy DM G7 of the Local Plan (2013).
3.98 Matters relating to traffic, flood risk, contamination and archaeology have also
been considered. Potential impact to these matters can be suitably managed and
minimised, subject to appropriate mitigation measures as outlined in the Environment
Statement. Such measures would be secured by condition in accordance with policies
DM G1, DM G3, DM G6, DM G7, DM H5, DM H7, DM H8, DM H9, DM H10, H11 DM
and DM J1 of the Local Plan 2013.
3.99 Officers have given consideration to all the representations received when
assessing the proposal. For the reasons detailed in this report Officers conclude that
the proposal is acceptable in accordance with the relevant policies including the impact
on surrounding amenity; highways; the historic environment and environmental impact.
On the basis of securing the recommended legal agreement and conditions, the
proposal is considered acceptable.
RECOMMENDATION
3.100
Therefore, the Officer recommendation is that the Committee resolve that the
Executive Director of Transport and Technical Services be authorised to determine the
application and grant planning permission upon the completion of a satisfactory legal
agreement and subject to the planning conditions.
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restaurant floor space at ground/first floor level; a separate 2 storey unit for retail or
restaurant use; related car and cycle parking; and associated landscaping/public realm
works, including a new entrance plaza on Hammersmith Road and the re-landscaping
of the podium deck at the rear.
Drg Nos: 5140-00-001; 5140-01-099; 5140-01-100; 5140-01-101; 5140-01-102; 514001-103; 5140-01-105; 5140-01-109; 5140-01-110; 5140-01-111; 5140-01-112; 5140-01113; 5140-01-119A; 5140-01-120A; 5140-01-121A; 5140-01-122A; 5140-01-150A;
5140-01-151A; 5140-01-152A; 5140-01-153; 5140-01-154; 5140-01-155; 5140-01160A; 5140-01-161A; 5140-01-162A; 5140-01-163A; 5140-01-164; 5140-01-165; 1329001; 1329-002; 1329-003; 1329-004; 1329-005; 1329-006; 1329-007; 1329-008; 1329011; 1329-012; 1326-013; 1326-014; 1326-015; 5140-00-901; Planning Statement
(August 2014); Design and Access Statement (August 2014); Townscape, Heritage and
Visual Impact Assessment (August 2014); Transport Statement, which includes a Site
Waste Management Strategy (August 2014); Framework Travel Plan (August 2014);
Micro- Climate Report (August 2014); Daylight and Sunlight Assessment (August 2014);
Arboricultural Report (August 2014); Preliminary Ecology Appraisal (August 2014);
Sustainability Statement, which includes a Utilities Assessment (August 2014); Energy
Assessment (August 2014); Flood Risk Assessment which includes a Sustainable
Urban Drainage statement (August 2014); Noise Assessment (August 2014); Air Quality
Assessment (August 2014); Civil and Structural Engineering Statement (August 2014);
Preliminary Geo-Environmental Risk Assessment (October 2014); Construction
Logistics Strategy (August 2014); Statement of Community Involvement (August 2014);
Archaeological Desk Based Assessment Issue 4 (October 2014).

Application Type:
Full Detailed Planning Application

Officer Recommendation:
Subject to there being no contrary direction from the Mayor of London, that the
Committee resolve that the Executive Director of Transport and Technical Services be
authorised to determine the application and grant planning permission upon the
completion of a satisfactory legal agreement, and subject to the conditions 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 development shall be carried out and completed only in accordance with the
approved drawings Nos: 5140-00-001; 5140-01-099; 5140-01-100; 5140-01-101;
5140-01-102; 5140-01-103; 5140-01-105; 5140-01-109; 5140-01-110; 5140-01111; 5140-01-112; 5140-01-113;5140-01-119; 5140-01-120A; 5140-01-121A;
5140-01-122A; 5140-01-150A; 5140-01-151A; 5140-01-152A; 5140-01-153; 514001-154; 5140-01-155; 5140-01-160A; 5140-01-161A; 5140-01-162A; 5140-01163A; 5140-01-164; 5140-01-165; 1329-001; 1329-002; 1329-003; 1329-004;
1329-005;1329-006; 1329-007; 1329-008; 1329-011; 1329-012; 1326-013; 1326014; 1326-015; 5140-00-901.
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 and 7.8 of the London Plan
(2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011) and
policies DM G1, DM G4 and DM G7 of the Development Management Local Plan
(July 2013).

3)

The development hereby permitted shall not commence until a Demolition
Management Plan and a Demolition Logistics Plan have been submitted to and
approved in writing by the Council. These shall include details of the proposed
control measures for dust, noise, vibration, lighting, delivery locations, restriction of
hours of work and all associated activities audible beyond the site boundary to
0800-1800hrs Mondays to Fridays and 0800-1300hrs on Saturdays, advance
notification to neighbours and other interested parties of proposed works and
public display of contact details including accessible phone contact to persons
responsible for the site works for the duration of the works. The details shall also
include the numbers, size and routes of demolition vehicles, 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. The Demolition
Management Plan and Demolition Logistics Plan shall be implemented in
accordance with the approved details throughout the relevant project period.
To ensure that appropriate steps are taken to limit the impact of the proposed
demolition works on the operation of the public highway, the amenities of local
residents and the area generally, in accordance with policies 5.18, 5.19 and 7.14
of the London Plan (2011), policies CC1, CC4 and T1 of the Hammersmith and
Fulham Core Strategy (2011), policies DM H1, DM H2, DM H5, DM H8, DM H9,
DM H11, DM J1 and DM J6 of the Development Management Local Plan (July
2013) and SPD Amenity Policy 26 of the Planning Guidance Supplementary
Planning Document (July 2013).

4)

The development hereby permitted shall not commence until a Construction
Management Plan and a Construction Logistics Plan have been submitted to and
approved in writing by the Council. These shall include details of the proposed
control measures for dust, noise, vibration, lighting, delivery locations, restriction of
hours of work and all associated activities audible beyond the site boundary to
0800-1800hrs Mondays to Fridays and 0800-1300hrs on Saturdays, advance

notification to neighbours and other interested parties of proposed works and
public display of contact details including accessible phone contact to persons
responsible for the site works for the duration of the works. The details shall also
include the numbers, size and routes of vehicles, 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. The Construction
Management Plan and Construction Logistics Plan shall be implemented in
accordance with the approved details throughout the relevant project period.
To ensure that appropriate steps are taken to limit the impact of the proposed
demolition works on the operation of the public highway, the amenities of local
residents and the area generally, in accordance with policies 5.18, 5.19 and 7.14
of the London Plan (2011), policies CC1, CC4 and T1 of the Hammersmith and
Fulham Core Strategy (2011), policies DM H1, DM H2, DM H5, DM H8, DM H9,
DM H11, DM J1 and DM J6 of the Development Management Local Plan (July
2013) and SPD Amenity Policy 26 of the Planning Guidance Supplementary
Planning Document (July 2013).
5)

The development 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 the temporary fencing and/or enclosure has been erected in accordance with
the approved details. The temporary fencing and/or enclosure shall thereafter be
retained for the duration of the demolition and building works in accordance with
the approved details. 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 and 7.6 of the London
Plan (2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011)
and policies DM G1 and DM G7 of the Development Management Local Plan (July
2013).

6)

No development shall commence until a site investigation scheme (including the
monitoring and assessment of groundwater and ground gas) is submitted to and
approved in writing by the Council. This scheme shall be based upon and target
the risks identified in the WSP Preliminary Geo-Environmental Risk Assessment
dated October 2014 (reference 50200439/001/10117, issue 4) and shall 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.
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), policy CC4 of the Hammersmith and Fulham Core Strategy
(2011), policies DM H7 and DM H11 of the Development Management Local Plan
(July 2013) and SPD Amenity policies 2-17 of the Planning Guidance
Supplementary Planning Document (July 2013).

7)

Unless the Council agree in writing that a set extent of development must
commence to enable compliance with this condition, no development shall
commence until (following 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, policy CC4 of the Hammersmith and Fulham Core Strategy
(2011), policies DM H7 and DM H11 of the Development Management Local Plan
(July 2013) and SPD Amenity policies 2-17 of the Planning Guidance
Supplementary Planning Document (July 2013).

8)

Unless the Council agree in writing that a set extent of development must
commence to enable compliance with this condition, no development shall
commence until a remediation method statement, if required, 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), policy CC4 of the Hammersmith and Fulham Core Strategy
(2011), policies DM H7 and DM H11 of the Development Management Local Plan
(July 2013) and SPD Amenity policies 2-17 of the Planning Guidance
Supplementary Planning Document (July 2013).

9)

Unless the Council agree in writing that a set extent of development must
commence to enable compliance with this condition, no development shall
commence until the approved remediation method statement has been carried out
in full if required, and a verification report confirming these works has been
submitted to, and approved in writing, by the Council. This report shall include:
details of the remediation works carried out; results of any verification sampling,
testing or monitoring including the analysis of any imported soil; all appropriate
waste Duty of Care documentation and the validation of gas membrane

placement. If, during development, contamination not previously identified is found
to be present at the site, the Council is to be informed immediately and no further
development (unless otherwise agreed in writing by the Council) shall be carried
out until a report indicating the nature of the contamination and how it is to be dealt
with is submitted to, and agreed in writing by, the Council. Any required
remediation shall be detailed in an amendment to the remediation method
statement 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), policy CC4 of the Hammersmith and Fulham Core Strategy
(2011), policies DM H7 and DM H11 of the Development Management Local Plan
(July 2013) and SPD Amenity policies 2-17 of the Planning Guidance
Supplementary Planning Document (July 2013).
10) Unless the Council agree in writing that a set extent of development must
commence to enable compliance with this condition, no development shall
commence until an onward long-term monitoring methodology report, is submitted
to and approved in writing by the Council where further monitoring is required past
the completion of development works to verify the success of the remediation
undertaken. If required, a verification report of these monitoring works shall then
be submitted to and approved in writing by the Council when it may be
demonstrated that no residual adverse risks exist. All works must be carried out in
compliance with 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), policy CC4 of the Hammersmith and Fulham Core Strategy
(2011), policies DM H7 and DM H11 of the Development Management Local Plan
(July 2013) and SPD Amenity policies 2-17 of the Planning Guidance
Supplementary Planning Document (July 2013).
11) The development shall not commence (excluding works of site clearance and
demolition of existing building) until particulars and samples of materials where
appropriate of all the materials to be used in all external faces of the buildings and
podium; including details of the colour, composition and texture of the metal and
stone work; details of all surface windows; balustrades to roof terraces; roof top
plant and general plant screening; shop front treatments, including window
opening and glazing styles and all external hard surfaces including paving, have
been 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 and to prevent harm to the street
scene and public realm, in accordance with policies 7.1 and 7.6 of the London
Plan (2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011),
policies DM G1 and DM G7 of the Development Management Local Plan (July
2013) and SPD Design policy 44 of the Planning Guidance Supplementary
Planning Document (July 2013).
12) The development shall not commence (excluding works of site clearance and
demolition of existing building) until detailed drawings at a scale not less than 1:20
(in plan, section and elevation) of a typical sections of each of the approved
buildings have been submitted and approved in writing by the Council. These shall
include details of the proposed cladding, fenestration (including framing and
glazing details), balustrades (including roof terraces), shop front and entrances
and roof top plant and plant screening. 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 and 7.6 of the London
Plan (2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011)
and policies DM G1 and DM G7 of the Development Management Local Plan (July
2013).
13) The development shall not commence (excluding works of site clearance and
demolition of existing building) until details showing blast resistant glazing for the
approved development have been submitted to and approved in writing by the
Council, following consultation with a qualified Structural Blast Engineer and the
Metropolitan Police. The approved details shall be carried out in accordance with
the approved details and shall thereafter be permanently retained in this form.
To ensure that the development incorporates suitable design measures to
minimise opportunities for crime, in accordance with policies 7.3 and 7.13 of the
London Plan (2011), policy BE1 of the London Borough of Hammersmith and
Fulham Core Strategy (2011) and policy DM G1 of the Development Management
Local Plan (July 2013).
14) With the exception of the terrace areas indicated on the approved drawings, no
part of any other flat roof of the approved buildings shall be used as a terrace or
other amenity space.
To safeguard the amenities of the occupiers of both existing and new neighbouring
properties, and to avoid overlooking and loss of privacy and the potential for
additional noise and disturbance, in accordance with policies DM H9 and DM H11
of the Development Management Local Plan (July 2013).
15) The window glass in the development, including the shop fronts, shall not be
mirrored, painted or otherwise obscured.
To ensure a satisfactory external appearance and to prevent harm to the
conservation area, in accordance with policy 7.6 of The London Plan, policy BE1
of the Hammersmith and Fulham Core Strategy (2011) and policies DM G1 and
DM G4 of the Development Management Local Plan (July 2013) and SPD Design

Policy 22 and 28 of the Planning Guidance Supplementary Planning Document
(July 2013).
16) No advertisements shall be displayed either on the external face of the buildings or
within the buildings unless full details of the proposed advertisements have been
submitted to and approved in writing by the Council. The advertisements shall be
displayed only in accordance with the approved details.
In order that any advertisements displayed on the building are assessed in the
context with an overall advertisement strategy, so as to ensure a satisfactory
external appearance and to preserve the integrity of the design of the building, in
accordance with policy 7.6 of the London Plan (2011), policy BE1 of the
Hammersmith and Fulham Core Strategy (2011), policies DM G1, DM G4, DM G7
and DM G8 of the Development Management Local Plan (2013) and SPD Design
Policy 29 of the Planning Guidance Supplementary Planning Document (July
2013).
17) The development hereby permitted shall not commence (excluding works of site
clearance and demolition of existing buildings) until details of the proposed soft
and hard landscaping of all areas external to the buildings (including the podium
deck and the Hammersmith Road frontage) have been submitted to and approved
in writing by the Council. The details shall include : planting schedules and details
of the species, height and maturity of any trees and shrubs, including sections
through the podium deck; depth of mounds, tree containers and raised shrub
beds; details of any outdoor play spaces and bird boxes; details relating to the
access of each building, including pedestrian surfaces, materials, kerb details and
external steps, that ensure a safe and convenient environment for blind and
partially sighted people. The landscaping shall be carried out in accordance with
the approved details.
To ensure a satisfactory external appearance of the development and relationship
with its surroundings, and the needs of the visually impaired are catered for in
accordance with the Equality Act 2010, policies 3.1, 7.1 and 7.6 of the London
Plan (2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011)
policies DM E4, DM G1 and DM G7 of the Development Management Local Plan
(July 2013) and SPD Sustainability policies 14-24 of the Planning Guidance
Supplementary Planning Document (July 2013).
18) All planting, seeding and turfing approved as part of the agreed soft landscaping
scheme shall be carried out in the first planting or seeding seasons following the
occupation of the buildings or the completion of the development, whichever is the
sooner; and any trees or shrubs which die, are removed or become seriously
damaged or diseased within 5 years of the date of the initial planting shall be
replaced in the next planting season with other similar size and species.
To ensure a satisfactory external appearance in terms of the provision of tree and
shrub planting, in accordance with policies 7.1 and 7.6 of the London Plan (2011),
Policy BE1 of the Hammersmith and Fulham Core Strategy (2011), policies DM
E4, DM G1 and DM G7 of the Development Management Local Plan (July 2013)
and SPD Sustainability policies 14-24 of the Planning Guidance Supplementary
Planning Document (July 2013).

19) The development hereby permitted shall not commence (excluding works of site
clearance and demolition of existing buildings) until a Landscape Management
Plan has been submitted to and approved in writing by the Council for all of the
landscaped areas. This shall include details of management responsibilities and
maintenance schedules for all landscape areas The landscape management plan
shall be implemented in accordance with the approved details and be permanently
retained.
To ensure that the development provides an attractive natural and visual
environment in accordance with policies 7.1 and 7.6 of the London Plan (2011),
policies BE1 and OS1 of the Hammersmith and Fulham Core Strategy (2011),
policies DM E4, DM G1 and DM G7 of the Development Management Local Plan
(July 2013) and SPD Sustainability policies 14-24 of the Planning Guidance
Supplementary Planning Document (July 2013).
20) The development hereby permitted shall not commence until all the trees in the
proximity of the development that are to be retained, including the trees on the
Hammersmith Road frontage, have been protected from damage in accordance
with BS5837:2012.
To ensure that trees on site are retained and to prevent harm during the course of
construction, in accordance with policy BE1 of the Hammersmith and Fulham Core
Strategy (2011) and policy DM E4 of the Development Management Local Plan
(July 2013).
21) All ground floor entrance doors shown to the buildings hereby approved shall be
installed such that they are not less than 1 metre wide and the entrances shall be
flush with the surrounding ground level.
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), policy BE1 of the
Hammersmith and Fulham Core Strategy (2011), policies DM G1 of the
Development Management Local Plan (July 2013) and SPD Design policies 1, 2,
3, 4,6,7,8 and 9 of the Planning Guidance Supplementary Planning Document
(July 2013).
22) No plumbing or pipes, other than rainwater pipes, shall be fixed externally on the
front (Hammersmith Road) elevations of the buildings hereby 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), policy BE1 of the Hammersmith and Fulham Core Strategy (2011)
and policies DM G1 and DM G7 of the Development Management Local Plan (July
2013).
23) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (Amendment) (No.2) (England) Order 1995 (or any Order
revoking or re-enacting that principal 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 upon the
surrounding area can be considered, in accordance with in accordance with
policies 7.6 and 7.8 of the London Plan (2011), policy BE1 of the Hammersmith
and Fulham Core Strategy (2011) and policies DM G1 and DM G7 of the
Development Management Local Plan (July 2013).
24) The development shall not commence (excluding works of site clearance and
demolition of existing building), until details of any proposed external lighting,
including security lights have been submitted to and approved in writing by the
Council and no occupation shall take place 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 2011 (or relevant
guidance) to ensure that any lighting proposed does not harm the existing
amenities of the occupiers of neighbouring properties. No part of the development
shall be used or occupied until any external lighting provided has been installed in
accordance with the approved details, which shall thereafter be maintained.
To ensure that the amenity of occupiers of the development site / surrounding
premises and natural habitat is not adversely affected by lighting, in accordance
with policies 5.11, 7.3 and 7.13 of the London Plan (2011), policies BE1 and CC4
of the Hammersmith and Fulham Core Strategy (2011), policies DM E1, DM E4,
DM G1, DM H10 and DM H11 of the Development Management Local Plan (July
2013) and SPD Amenity Policy 19 and SPD Sustainability Policy 21 of the
Planning Guidance Supplementary Planning Document (July 2013).
25) No part of the development shall be used or occupied until a scheme for the
control and operation of the proposed lighting within the office building, during
periods of limited or non-occupation, has been submitted to and approved in
writing by the Council, and the approved details have been implemented. The
internal lighting shall be operated only in accordance with the approved details.
In order to ensure that the building does not cause excessive light pollution and in
order to conserve energy when they are not occupied, in accordance with policy
DM H10 of the London Borough of Hammersmith and Fulham Development
Management Local Plan (July 2013) and SPD Sustainability Policy 25 of the
Planning Guidance Supplementary Planning Document (July 2013).
26) The development shall not commence (excluding works of site clearance and
demolition of existing buildings), until details of the installation of the solar panels
have been submitted to and approved in writing by the Council. These shall
include 1:20 scale details of the number, positioning and angle of the PV panels
relative to the surface of the roof. No part of the development shall be used or
occupied prior to the installation of the solar panels in accordance with the
approved details. The solar panels shall thereafter be retained in accordance with
the approved details.
To ensure a satisfactory external appearance, and to prevent harm to the
conservation area, in accordance with policies 5.3 and 7.6 of The London Plan,

policy BE1 of the Hammersmith and Fulham Core Strategy (2011) and policies DM
G1 and DM G7 of the Development Management Local Plan (July 2013).
27) No more than 17 car parking spaces shall be provided within the development
hereby approved, as indicated on drawing No.5140-01-100.
To avoid creating unacceptable traffic congestion on the surrounding road network
and to ensure there would be adequate parking for the development which does
not result in additional on street parking stress , in accordance with policies 6.13
and 7.2 of the London Plan (2011), policy T1 of the Core Strategy (2011), policies,
DM J2 and DM J4 of the Development Management Local Plan (July 2013) and
SPD Transport Policies 3, 5, 9, 10, 22 and 23 of the Planning Guidance
Supplementary Planning Document (July 2013).
28) No part of the development hereby approved shall be used or occupied until the 5
disabled parking spaces shown on drawing no. 5140-01-100 have been provided
in accordance with the approved details. These accessible parking spaces shall be
permanently retained for the life of the development for use by disabled staff and
visitors.
To ensure the satisfactory provision and retention of disabled car parking facilities,
in accordance with policy 6.13 and 7.2 of the London Plan (2011) and policies DM
J2 and DM J4 of the Development Management Local Plan (July 2013) and SPD
Transport Policy 10 of the Planning Guidance Supplementary Planning Document
(July 2013).
29) The development shall not commence (excluding works of site clearance and
demolition of existing buildings) until details of the installation of electric vehicle
charging points within the car parking area, including location and type, have been
submitted to and approved in writing by the Council. The electric vehicle charging
points should comprise at least 20% of the total number of car parking spaces
provided on site shall be active electric vehicle charging points; a further 20% of
the total number of car parking spaces provided on site shall be passive. The
approved electric vehicle charging points shall be installed and retained in working
order for the lifetime of the development. The use of the electric vehicle charging
points will be regularly monitored via the Travel Plan and if required the further
20% passive provision will be made available.
To encourage sustainable travel in accordance with policies 5.8, 6.13 and 7.2 of
the London Plan (2011), policies CC1 and T1 of the London Borough of
Hammersmith and Fulham Core Strategy (2011), policy DM J2 of the
Development Management Local Plan (July 2013) and SPD Transport Policies 3
and 5 of the Planning Guidance Supplementary Planning Document (July 2013).
30) No part of the development hereby approved shall be used or occupied until the
cycle storage/parking arrangements indicated on the approved drawings have
been provided and completed. The cycle storage/parking arrangements shall be
thereafter be retained in accordance with the approved details.
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), policy T1 of the Hammersmith and Fulham core

Strategy (2011) and policy DM J5 of the Development Management Local Plan
(July 2013).
31) No part of the development shall be used or occupied until the refuse storage
arrangements shown on the approved drawings, including provision for the
storage of recyclable materials, have been provided. All refuse/recycling
generated by the development hereby approved shall be stored within the
approved areas. These areas shall be permanently retained for this use in
accordance with the approved details.
To ensure the satisfactory provision of refuse storage and recycling in accordance
with policy 5.17 and 6.11 of the London Plan (2011), policy DM H5 of the London
Borough of Hammersmith and Fulham Development Management Local Plan
(July 2013) and SPD Sustainability Policy 3 of the Planning Guidance
Supplementary Planning Document (July 2013).
32) No part of the development hereby approved shall be used or occupied until a
Waste Management Strategy has been submitted and approved in writing by the
Council. Details shall include how recycling will be maximised and be incorporated
into the facilities of the development. All approved storage arrangements shall be
provided and maintained in accordance with the approved details.
In order to protect the environment and to ensure that satisfactory provision is
made for refuse/recycling storage and collection, in accordance with policy 5.3 of
the London Plan (2011) and policy DM H5 of Hammersmith and Fulham
Development Management Local Plan (July 2013) and SPD Sustainability Policy 3
of the Planning Guidance Supplementary Planning Document (2013).
33) No part of the development hereby approved shall be used or occupied until a
Delivery and Servicing Management Plan has submitted to and approved in writing
by the Council. Details shall include times and frequency of deliveries and
collections, estimated vehicle movements, silent reversing methods, operations of
the 3 loading bays as identified on the approved drawing 5140-01-100, quiet
loading/unloading measures, etc. All servicing and deliveries shall be managed
thereafter in accordance with the approved details.
To ensure that servicing and deliveries are carried out without any significant
impact on the flow of traffic and the local highway network and to prevent harm to
the amenities of surrounding occupiers by reason of noise disturbance, in
accordance with policy 6.11 of the London Plan (2011) and policies DM J1, DM H9
and DM H11 of the Development Management Local Plan (2013), and SPD
Transport Policy 34 of the Planning Guidance Supplementary Planning Document
(July 2013).
34) The development shall not commence (excluding works of site clearance and
demolition of existing buildings) until a statement of how 'Secure by Design'
requirements are to be adequately achieved has been submitted to and approved
in writing by the Council. Such details shall include, but not be limited to: site wide
public realm CCTV and feasibility study relating to linking CCTV with the Council's
borough wide CCTV system, access controls, basement security measures and
means to secure the site throughout construction in accordance with BS8300:2009
No part of the development shall be used or occupied until these measures have

been implemented in accordance with the approved details, and the measures
shall thereafter be permanently retained.
To ensure that the development incorporates suitable design measures to
minimise opportunities for, and the perception of crime and provide a safe and
secure environment, in accordance with policy 7.3 of the London Plan (2011),
policy BE1 of the Hammersmith and Fulham Core Strategy (2011) and policy DM
G1 of the Development Management Local Plan (July 2013).
35) The development hereby permitted shall commence (excluding works of site
clearance and demolition of existing buildings) until details of the external noise
level emitted from plant/ machinery/ equipment and mitigation measures as
appropriate have been submitted to and approved in writing by the Council. The
measures shall ensure that the external noise level emitted from plant, machinery/
equipment will be lower than the lowest existing background noise level by at least
10dBA, by 15dBA where the source is tonal, as assessed according to
BS4142:1997 at the nearest and/or most affected noise sensitive premises, with
all machinery operating together at maximum capacity. A post installation noise
assessment shall be carried out where required to confirm compliance with the
noise criteria and additional steps to mitigate noise shall be taken, as necessary.
Approved details shall be implemented prior to occupation of the development and
thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site/ surrounding
premises is not adversely affected by noise from plant/mechanical installations/
equipment, in accordance with Policies DM H9 and H11 of the Hammersmith and
Fulham Development Management Local Plan (July 2013).
36) The development shall commence (excluding works of site clearance and
demolition of existing buildings) until details of anti-vibration measures have been
submitted to and approved in writing by the Council. The measures shall ensure
that machinery, including 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 the development site/ surrounding
premises is not adversely affected by vibration, in accordance with policies DM H9
and H11 of the Hammersmith and Fulham Development Management Local Plan
(July 2013).
37) No music nor amplified sound (including voices) emitted from the development
hereby permitted shall be audible at any residential/noise sensitive premises.
To ensure that the amenity of occupiers of the surrounding premises is not
adversely affected by noise, in accordance with policies DM H9 and H11 of the
Hammersmith and Fulham Development Management Local Plan (July 2013).
38) The development shall not commence (excluding works of site clearance and
demolition of existing buildings) until details of acoustic lobbies to entrances and
exits, which would otherwise allow the emission of internal noise to neighbouring
noise sensitive premises, have been submitted to and approved in writing by the

Council. No part of the development shall be used or occupied until the acoustic
lobbies have been constructed in accordance with the approved details, and the
acoustic lobbies shall thereafter be retained in their approved form.
To ensure that the amenity of occupiers of the development site/ surrounding
premises is not adversely affected by noise, in accordance with Policies DM H9
and H11 of the Hammersmith and Fulham Development Management Local Plan
(July 2013).
39) No development hereby permitted shall commence (excluding works of site
clearance and demolition of existing building) until details of any enclosure(s) to be
fitted to roof mounted equipment have been submitted to and approved in writing
by the Council. No part of the development shall be used or occupied until any
enclosure(s) have been constructed in accordance with the approved details, and
the enclosure(s) shall thereafter be retained in their approved form.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by noise, in accordance with Policies DM H9 and H11 Hammersmith and
Fulham Development Management Local Plan (July 2013).
40) The development shall not commence (excluding works of site clearance and
demolition of existing buildings) until details have been submitted to and approved
in writing by the Council of the installation, operation, and maintenance of the
odour abatement equipment and extract system, including the height of the extract
duct and vertical discharge outlet, in accordance with the 'Guidance on the Control
of Odour and Noise from Commercial Kitchen Exhaust Systems' January 2005 by
DEFRA. No part of the building shall be used or occupied until the implementation
of the approved details, which shall thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site/ surrounding
premises is not adversely affected by cooking odour, in accordance with Policies
DM H9 and DM H11 of the Hammersmith and Fulham Development Management
Local Plan (July 2013).
41) No part of the development hereby approved shall be used or occupied until
details of a suitable cleaning schedule and/or maintenance contract for the extract
system and any odour control system have been submitted to and approved in
writing by the Council. All cleaning and/or maintenance shall be carried our in
accordance with the approved details.
To ensure that the amenity of occupiers of the development site/ surrounding
premises is not adversely affected by smell, steam and other effluent, in
accordance with Policy DM H11 of the Hammersmith and Fulham Development
Management Local Plan (July 2013).
42) No customers shall be on the restaurant premises in connection with the
operations of the retail (Class A1) and restaurant (Class A3) uses hereby
approved between the hours of midnight and 0730 the following day
In order that noise and disturbance which may be caused by customers leaving
the premises is confined to those hours when ambient noise levels and general
activity are sufficiently similar to that in the surrounding area, thereby ensuring that

the use does not cause demonstrable harm to surrounding residents, in
accordance with policies H9 and H11of the Hammersmith and Fulham
Development Management Local Plan (July 2013).
43) The open seating areas provided by the development hereby approved on the
Hammersmith Road frontage shall not be used after between 2300 hours and
0800 the following day; and when not in use the chairs and tables shall be stored
within the approved buildings.
In order that noise and disturbance which may be caused by customers leaving
the premises is confined to those hours when ambient noise levels and general
activity are sufficiently similar to that in the surrounding area, thereby ensuring that
the use does not cause demonstrable harm to surrounding residents, in
accordance with policies H9 and H11 of the Hammersmith and Fulham
Development Management Local Plan (July 20130.
44) The use of the open seating area(s) hereby approved shall not commence until
details of all furniture, including tables and chairs and method of delineating the
extent of the seating area in each case, have been submitted to and approved in
writing by the Council. The open seating area(s) shall be arranged and managed
only in accordance with the approved details.
To ensure a satisfactory external appearance, in accordance with policy BE1 of
the Hammersmith and Fulham Core Strategy (2011) and policies DM G1 and DM
G7 of the Development Management Local Plan (July 2013).
45) The retail (Class A1) or restaurant (Class A3) uses hereby approved shall not be
amalgamated to create larger units within the development hereby approved.
To safeguard the amenities of occupiers of neighbouring residential properties in
terms of noise, disturbance, car parking and traffic from noise generating uses, in
accordance with Policy CC4 of the London Borough of Hammersmith and Fulham
Core Strategy (2011) and policies DM C6, DM H9, DM H11 and DM J2 of the
Development Management Local Plan (2013).
46) Prior to the first occupation of the development hereby approved, details of the fire
rated lifts in the buildings, including details of the lifts to the basement car park
level, shall be submitted and approved in writing. All the lifts shall have enhanced
lift repair services, running 365 day/24 hour cover, to ensure no wheelchair
occupiers are trapped if a 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
policies 3.8 and 7.2 of the London Plan 2011, policy BE1 of the Hammersmith and
Fulham Core Strategy (2011), policies DM A4, DM A9, DM G1, DM J2 and DM J4
of Development Management Local Plan (July 2013) and SPD Design Policies 1,
2, 3, 4, 6, 7, 8, 9 and 10, SPD Transport Policies 9, 10, 22, 23 and 31 of the
Planning Guidance Supplementary Planning Document (July 2013).
47) No impact piling shall take place until a piling method statement (detailing the type
of piling to be undertaken and the methodology by which such piling will be carried

out, including measures to prevent and minimise the potential for damage to
subsurface water or sewerage infrastructure, and the programme for the works)
has been submitted to and approved in writing by the Council in consultation with
the relevant water or sewerage undertaker. Any piling must be undertaken in
accordance with the terms of the approved piling method statement.
To prevent any potential to impact on local underground water and sewerage utility
infrastructure, in accordance with Policies 5.14 and 5.15 of the London Plan
(2011), policy CC2 of the Hammersmith and Fulham Core Strategy (2011) and
policy DM H4 of the Development Management Local Plan (July 2013). The
applicant is advised to contact Thames Water Developer Services on 0845 850
2777 to discuss the details of the piling method statement.
48) Within 6 months of occupation of any use or occupation of the development, a
BREEAM (2011) certificate confirming that the buildings achieves a `Very Good'
BREEAM rating shall be submitted to and approved in writing by the Council.
In the interests of energy conservation, reduction of CO2 emissions and wider
sustainability, 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 Hammersmith and Fulham Core Strategy
(2011), policies DM H1 and DM H2 of the Development Management Local Plan
(July 2013) and SPD Sustainability Policy 25 and 26 of the Planning Guidance
Supplementary Planning Document (July 2013).
49) The development shall not commence (excluding works of site clearance and
demolition of existing buildings) until an updated Surface Water Drainage Strategy
for the development has been submitted to and approved in writing by the Council.
The Strategy will demonstrate how sustainable drainage systems would be
implemented on site to reduce surface water run-off. The measures should
achieve at least a minimum attenuation of 50% compared to the existing site runoff and how these measures will be maintained for the lifetime of the development.
To ensure that surface water run-off is managed in a sustainable manner, in
accordance with policy 5.11, 5.13, 5.14 and 5.15 of The London Plan (2011),
Policies CC1 and CC2 of the Hammersmith and Fulham Core Strategy (2011),
policies DM H2, H3 and H4 of the Development Management Local Plan (July
2013) and SPD Sustainability Policies 1, 2 and 23 of the Planning Guidance
Supplementary Planning Document (July 2013).
50) The development shall not commencement (excluding works of site clearance and
demolition of existing buildings), until an updated Sustainability Statement for the
development has been submitted to and approved in writing by the Council. The
statement shall include details of the sustainable design and construction
measures (including the restaurant and retail uses. No part of the development
shall be used or occupied until it has been carried out in accordance with the
approved details.
To ensure that sustainable design and construction techniques are implemented in
accordance with policies 5.1, 5.2, 5.3 and 5.7 of The London Plan (2011), policies
BE1 and CC1 of the Hammersmith and Fulham Core Strategy (2011), policies DM
G1, DM H2 of the Development Management Local Plan (July 2013) and SPD

Sustainability Policies 25 and 26 of the Planning Guidance Supplementary
Planning Document (July 2013).
51) The development shall not commencement (excluding works of site clearance and
demolition of existing buildings), until an updated Energy Strategy for the
development has been submitted to and approved in writing by the Council. This
shall include details of the carbon reduction measures to be implemented across
the site, including the restaurant/cafe uses No part of the development shall be
used or occupied until it has been carried out in accordance with the approved
details .
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),
policy CC1 of the Hammersmith and Fulham Core Strategy (2011) and policies
DM H1 of the Development Management Local Plan (July 2013) and SPD
Sustainability Policies 29, 30 and 31 of the Planning Guidance Supplementary
Planning Document (July 2013).
52) The development shall not commencement (excluding works of site clearance and
demolition of existing buildings), until an updated assessment of the air quality
impacts from the chosen energy plant have been submitted to and approved in
writing by the Council. The details shall include a combined dispersion modelling
exercise that takes into account the emissions from the proposed plant and local
concentrations of NOx and PM10 in order to inform the mitigation strategy. The air
quality assessment must also include dispersion modelling of the emissions of
NO2 and PM10 and show the impacts on concentrations of these pollutants at the
different heights where receptors are to be located (i.e. buildings with windows that
can be opened). No part of the development shall be used or occupied until it has
been carried out in accordance with the approved details.
To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the
London Plan (2011) (including 2013 alterations) and Policy DM H8 of the
Development Management Local Plan (July 2013).
53) The development shall not commencement (excluding works of site clearance and
demolition of existing buildings), until a Low Emission Strategy has been submitted
to and approved in writing by the Council. The details must address the results of
the air quality assessment and detail the remedial action and mitigation measures
that will be implemented to protect receptors (e.g. abatement technology for
energy plant, design solutions, location of flues and ventilation grille intakes). This
Strategy must make a commitment to implement the mitigation measures
(including NOx emissions standards for the chosen energy plant) that are required
to reduce the exposure of onsite and local receptors to poor air quality and 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. Energy
plant emissions must comply with the relevant emissions standards set out in the
Mayor’s Sustainable Design and Construction Supplementary Planning Document.
To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the
London Plan (2011) (including 2013 alterations) and Policy DM H8 of the
Development Management Local Plan (July 2013).

54) Prior to first occupation of the development hereby approved evidence must be
submitted to and approved in writing by the Council that shows the
energy/combustion plant installed complies with the emissions standards set out
within the agreed Low Emission Strategy. The submitted evidence must include
the results of NOx emissions testing by an accredited laboratory.
To comply with the requirements of the NPPF, Policies 7.14a-c of the London Plan
(2011) (including 2013 alterations) and Policy DM H8 of the Development
Management Local Plan (July 2013).
55) The development shall commencement (excluding works of site clearance and
demolition of existing building) until details of the proposed mechanical ventilation
system have been submitted to and approved in writing by the Council. The details
shall include where air intakes would be located. No part of the development shall
be used or occupied until the details have been fully implemented.
To ensure that occupiers of the development are not adversely affected by air
quality, in accordance with London Plan 2011 policy 7.14, Core Strategy 2011
Policy CC4, and Development Management Local Plan 2013 Policy DM H8.
56) The development shall commencement (excluding works of site clearance and
demolition of existing building) until details of the proposed window cleaning
equipment have been submitted and approved in writing by the Council. The
details shall include the appearance, means of operation and storage of the
cleaning equipment. No part of the development shall be used or occupied until
the equipment has been installed 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 and 7.6 of the London
Plan (2011), policy BE1 of the Hammersmith and Fulham Core Strategy (2011)
and policies DM G1 and DM G7 of the Development Management Local Plan (July
2013).
57) The development shall not commence (excluding works of site clearance and
demolition of existing building to ground level), until the applicant has secured the
implementation of a programme of archaeological evaluation, in accordance with a
written scheme of investigation which has first been submitted to and approved by
the Council. The scheme should make provision for:
(a) A programme of archaeological investigation in accordance with a Written
Scheme of Investigation which has been submitted to and approved by Council.
(b) No development or demolition shall take place other that in accordance with
the Written Scheme of Investigation approved under Part (a).
(c) No part of the development shall not be used or occupied until the site
investigation and post investigation assessment has been completed in
accordance with the programme set out in the Written Scheme of Investigation
approved under Part (b), or before,
(d) The provision for analysis, publication and dissemination of the results and an
archive deposition has been secured.
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 Hammersmith and Fulham Core Strategy (2011), policy
DM G7 of the Development Management Local Plan (July 2013) and SPD Design
policies 60, 61 and 62 of the Planning Guidance Supplementary Planning
Document (July 2013).
Justification for Approving the Application:
1)

Land Use: The scheme would make effective use of previously developed land
and is considered to be acceptable in land use terms. An office-led, mixed-use
development including retail or restaurant units (Class A1 and/or A3) is considered
acceptable and would provide an acceptable increase in the quantum of
commercial floor space that would see an increase in the total number of persons
employed on the site. The proposed development would achieve a sustainable
development, whilst optimising the use of previously developed land. The proposal
would co-ordinate land use and transportation. The development is therefore
considered in accordance with national, regional and the local land use policies for
the site and area. London Plan policies 4.2 and 4.4 and Strategic Policy B and
HTC and local policy LE1 of the Hammersmith and Fulham Core Strategy (2011)
and policy DM B1, DM B3 and DM C1 of the Development Management Local
Plan (July 2013).
Design and Conservation: The proposal would be of a high quality development
with a good standard of design and architecture, consistent with the scale and
height of surrounding buildings in the town centre's office quarter and along the
south side of Hammersmith Road. The proposals would represent a significant
improvement in architectural quality compared to the existing building and would
preserves and enhances the character and appearance of the adjoining
conservation areas and heritage assets. Although the proposed development
would be visible from surrounding conservation areas it is considered that the
impact on views is not one of significant harm and would contribute to the skyline
of this part of the borough. The proposed development therefore make a positive
contribution to the urban environment in this part of the borough that 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 and
policy BE1 of the Hammersmith and Fulham Core Strategy (2011) and policies DM
G1, DM G7 and DM E4 of the Development Management Local Plan (July 2013).
Transport: There would be no adverse impact on traffic generation and the
scheme would not result in congestion of the road network. Conditions would
secure satisfactory provision of cycle and refuse storage and implementation of a
car permit free scheme. Satisfactory provision would be made for car and 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. 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), policy T1
and CC3 (2011) and policies DM A9, DM J2, DM J4 and DM J5 of the
Development Management Local Plan (July 2013) and SPD Transport policies 3, 7

and 12 and SPD Sustainability Policies 3, 4, 7, 8, 9 and 10 in the Planning
Guidance Supplementary Planning Document (July 2013).
Impact on Neighbouring Properties: The impact of the proposed development
upon adjoining occupiers is considered acceptable with no significant worsening of
noise/disturbance and overlooking, no unacceptable loss of sunlight or daylight or
outlook to cause undue detriment to the amenities of neighbours. In this regard,
the development would respect the principles of good neighbourliness. The
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), policies H3 and CC4 of the Hammersmith
and Fulham Core Strategy (2011), policies DM G1, DM A3, DM A4, DM A9, DM
H9, DM H10, DM H11 and DM E2 of the Development Management Local Plan
(July 2013) and SPD Housing policy 8 of the Planning Guidance Supplementary
Planning Document (July 2013).
Safety and Access: A condition would ensure the development would provide a
safe and secure environment for all users in accordance with London Plan Policy
7.3 (2011) and Policy DM G1 of the Development Management Local Plan (2013).
The development would provide level access, a lift to all levels, suitable circulation
space and dedicated parking spaces for wheelchair users. Conditions would
ensure the proposal would provide ease of access for all persons, including
disabled people. Satisfactory provision is therefore made for users with mobility
needs, in accordance with policy 3.8 and 3.9 (4.5 and 7.2) of the London Plan
(2011), policy H4 and BE1 of the Core Strategy (2011), policies DM A9 and DM
G1 of the Development Management Local Plan (July 2013) and SPD Design
Policies 1, 2, 3, 4, 6, 7, 8, 9 and 10 in the Planning Guidance Supplementary
Planning Document (July 2013).
Sustainability and Energy: The proposed development has been designed to meet
the highest standards of sustainable design and construction. The application
proposes a number of measures to reduce CO2 emissions from the baseline using
passive design measures, the installation of a Combined Heat and Power (CHP)
system and the installation of PV panels. The proposal would seek to achieve a
'very good' BREEAM rating and the implementation of sustainable design and
construction measures would be a condition of the approval. The proposal would
incorporate green roofs and a Sustainable Urban Drainage Strategy would be
required by condition. It is not considered that the development is at risk from tidal
flooding. The proposal would thereby seek to reduce pollution and waste and
minimise its environmental impact. 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), policies CC1, CC2, H3, and FRA 1 of the Core Strategy
(2011), policies DM E4, DM H1, DM H2, DM H8 of the Development Management
Local Plan (July 2013) and policies in the Planning Guidance Supplementary
Planning Document (July 2013).
Flood Risk: Flood Risk: The site is located in Flood Zone 1 (low risk). A Flood Risk
Assessment (FRA) has been submitted which advises standard construction
practices in order to ensure the risk of flooding at the site remains low. Sustainable
drainage systems (SUDS) would be integrated into the development to cut surface
water flows into the communal sewer system. The development would therefore
be acceptable in accordance with the NPFF (2012), policies 5.11, 5.13, 5.14 of the
London Plan (2011), policies CC1 and CC2 of the Core Strategy (2011) and policy

DM H3 of the Development Management Local Plan (July 2013) and SPD
Sustainability policies 1, 2, 25 and 26 of the Planning Guidance Supplementary
Planning Document (July 2013).
Land Contamination: Conditions will ensure that the site would be remediated to
an appropriate level for the sensitive residential and open space uses. The
proposed development therefore accords with policy 5.21 of the London Plan
(2011), policy CC4 of the London Borough of Hammersmith and Fulham Core
Strategy (2011) and policy DM H7 and H11 of the of the Development
Management Local Plan (July 2013).
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 BE1 of the Core Strategy
(2011) and policy DM G7 of the Development Management Local Plan (July
2013).
Planning Obligations: The application proposes that its impacts are mitigated by
way of planning obligations to fund improvements that are necessary as a
consequence of the increased use arising from the population yield from the
development. Contributions relating to the provision of education, health and
leisure facilities are proposed. The proposed development would therefore
mitigate external impacts and would accord with policy 8.2 of the London Plan
(2011) and policy CF1 of the Hammersmith and Fulham Core Strategy (2011).
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BACKGROUND

1.1 The application site is known as "Bechtel House". Consists of a nine storey (plus
roof top plant), rectangular shaped office building, fronting the south side of
Hammersmith Road. A two storey car park structure, ramp and roadway are located to
the rear of Bechtel House, in an under croft arrangement below part of a raised podium
deck and also form part of the application site The site is approximately 0.95 hectares in
area and is situated between L'Oreal House: a similar scale office block at 255
Hammersmith Road and on the corner with Butterwick (opposite Hammersmith
Underground Station) and the taller Shortlands office building at 181 Hammersmith
Road. Shortlands also contains a Virgin Active Health Club. The Novotel hotel and the
Metro office building are located to the south. The nearest residential properties are
located on the north side of Hammersmith Road, Bute Gardens, Rowan Road and
Wolverton Gardens and in Shortlands to the east.
1.2 The site forms part of a large urban block located in Hammersmith town centre
and to the east of Hammersmith Broadway, bounded by the Hammersmith Road to the
north Shortlands to the east, Talgarth Road to the south and Butterwick to the east. All
the commercial buildings in this block range between 9 and 12 storeys.
1.3 Vehicular access to all the commercial buildings is via Chalkhill Road; a service
road off Shortlands. A large (and fairly inaccessible) public space, referred to as 'the
podium' in the form of a raised deck structure, is situated to the rear of Bechtel House
and is surrounded by office buildings and is attached to the Novotel hotel. The raised
"podium" level is situated over Chalkhill Road. The podium is covered with areas of
timber decking, potted shrubs and planted beds and includes three voids to the service
area below. The podium is set 8m above the street level and is accessible to the
general public 24 hours a day. Access to the podium is via some of the surrounding
commercial buildings or a switch back ramp and steps on the south side of
Hammersmith Road, located adjacent to the Shortlands office building. On the
Hammersmith Road frontage, there are a row of trees within an almost continuous bank
of brick planters which separates the existing building from the pavement.
1.4 The car park area made available to Bechtel House provides 71 car parking
spaces. The car park is separated from the existing parking and servicing arrangements
for the Novotel hotel and other offices buildings in this block. Pedestrian access to
Bechtel House is via the main entrance fronting Hammersmith Road or by Shortlands.
1.5 Bechtel House provides approximately 20,073 sqm (gross internal) office (Class
B1) floor space. The building was let to the Bechtel Corporation until September this

year and is now vacant. Bechtel Corporation has relocated to a site in Park Royal
(Ealing).
1.6 The site is not in a conservation area, although the Brook Green conservation area
is located to the north and the Hammersmith Broadway conservation area is to the
west. There are several listed and locally listed buildings opposite the site on
Hammersmith Road. Include the Sacred Heart Convent and School; a Grade II* listed
building that lies to the north west and 188 Hammersmith Road, a grade I listed building
is to the north. The site lies partly within the Environment Agency's Flood Risk Zone 1
(lowest risk of flooding) and is located adjacent to an Archaeological Priority Area.
1.7 The site is well served by public transport with a Public Transport Accessibility
Level (PTAL) of 6b, on a scale of 1-6a/b where 1 is 'poor' and 6b being rated as
'excellent'. Hammersmith Station (underground and bus station) is located
approximately 100m to the west and bus services on Hammersmith Road (a Borough
Distributor Road). Butterwick is allocated as a Strategic Route.
Planning History:
1.8 The current building was built in the early 1980's as part of a two phase
development: L'Oreal House (255 Hammersmith Road) and Bechtel House (245
Hammersmith Road), with the L'Oreal building built first. The architectural character of
Bechtel House is typical of this period, with associated parking located in the central
courtyard beneath a podium deck. The building is characterised by concrete fins rising
to second floor level, bronze tinted glass and brown curtain walling above.
Current Proposal:
1.9 The application seek planning permission to demolish Bechtel House, the two
storey car park structure to the rear of the site and part of the existing podium deck, with
the remainder of the podium deck and service road being retained. The redevelopment
involves the construction of a new office led building fronting Hammersmith Road, with
retail and restaurant floor space accommodated on part of the ground and first floor
levels, a separate two building to provide a further retail or restaurant unit, together with
new landscaping/public realm works, including the complete refurbishment of the
podium deck, access arrangements and the provision of new car and cycle parking.
1.10 The supporting statements describe that consideration had originally been given to
a number of different options for this site. This included the retention and refurbishment
of the existing building for continued office use. This option was however rejected as not
considered economically viable due to the cost of carrying out refurbishment works
against the anticipated rent values and the poor form/layout of the existing building
which is considered unsuitable for re-use. In summary the applicants’ state:
- The existing building has little design merit. Elevation treatment is dated and makes
little contribution to the local townscape. The cladding and curtain walling systems are
at the end of their working life and require extensive external refurbishment;
- The existing office accommodation has a number of fundamental deficiencies: deep
and inflexible floor plates, poor natural light in the centre, poor floor to ceiling heights
and layout. The poor location of existing cores and WC's means it is difficult to
subdivide; the building is not DDA compliant; has a poor energy rating; and the existing
plant and machinery is at end of its economic life.
1.11 In support of the development proposal, the applicants’ state:

- The proposal would replace an existing monolithic building with a contemporary and
sympathetically designed building.
- The proposal would provide modern Grade A offices, built to current sustainability
specifications. Would provide flexible floor plates aimed to suit and attract new tenants
and increase the number of employees in Hammersmith.
- Office floor space can potentially be sub-let with one or two tenants per floor with
generous reception areas and roof spaces at upper levels.
- Generous cycle storage facilities with showers and drying rooms to encourage
sustainable transport.
- The proposed office development would strengthen role of Hammersmith town centre
as a strategic office location.
- Retail and/or restaurant units proposed along Hammersmith Road would create an
active frontage which does not currently exists and would facilitate new office tenants
and site's neighbours.
- A 'Business Lounge' in the ground floor of the office building would provide accessible
public working lobby area.
- Improvements to local townscape and heritage, in terms of the setting with nearby
Brook Green conservation area.
- Improvements to surrounding public realm with two new accessible connections to the
podium: a new entrance plaza; landscaping treatment fronting Hammersmith Road and
an improved landscaped open space area on the podium deck to increase biodiversity.
- The existing podium deck is currently under-utilised and of modest quality. The
proposal would provide better connections to hotel via the new landscaped podium.
- The existing landscape strip on Hammersmith Road separates building from
Hammersmith Road.
1.12 The existing office building would be replaced by a new built form, split into three
main elements. Each typical office floor would contain two separate and parallel 18m
deep wings, interlink by a full height central core that would provide connections across
both blocks where this overlap occurs. This central space would include the main
circulation cores and provide additional active office space, together with access
arrangements to a roof top terrace and plant area. The proposed building would range
between 10 storeys on the Hammersmith Road frontage (including a top floor set back)
and 12 storeys on the rear block facing the inner podium and matching the height of the
central core. The new build would also contain a basement level providing servicing and
cycle storage areas.
1.13 The development would provide 32,683 sqm (GIA gross internal) floor space, of
which 31,384 sqm would be commercial office space plus 1,299 sqm retail or restaurant
space. This would result in an increase of 11,311 sqm in office floorspace compared
with the existing building. This would generate the potential to create up to 2,000 jobs.
1.14 The proposal includes retail or restaurant units fronting Hammersmith Road,
accommodated in part of the ground and first floor of the proposed building (328 sqm;
279 sqm; 258 sqm respectively) with the upper floor acting as a mezzanine with aspect
and access to a terrace area at the rear. A separate two storey free standing 'pod' unit
is proposed at the entrance of the new public entrance plaza and provide a restaurant
unit (215 sqm).
1.15 Vehicular access arrangements would stay as existing. A total of 17 on site car
parking spaces would be provided at ground level: a reduction of 54 spaces. This
includes the provision of 5 'blue badge' disabled/wheelchair spaces and a car club

parking bay. In addition, 46 motorcycle spaces and a total of 478 cycle spaces would be
provided for the proposed uses. The majority of the cycle spaces would be provided in
the accessible basement level with changing room/shower facilities. In addition 40
external visitor cycle spaces would be provided at street level. The majority of the plant
areas would be located within the main building, in parts of the basement, ground and
first floor, with the remainder at roof level.
1.16 The proposal includes the creation of a new public entrance plaza facing
Hammersmith Road, aimed to generate vibrancy at street level. Would form part of a
large forecourt area to the development and would be closed off at the eastern end by a
two storey retail/restaurant pod unit. The plaza would provide direct access to a
business lounge and the retail and restaurant units fronting Hammersmith Road. The
plaza would be paved and include a semi mature feature tree. The Hammersmith Road
frontage would also be re-landscaped in conjunction with the retention of the most of the
existing trees, subject to agreement from the council.
1.17 Alterations to the pedestrian links between the ground and modified podium deck
are also proposed. Access to the upper podium deck for members of the public would
be provided from the new plaza on Hammersmith Road, via wide steps and a funicular
lift. The rationalised podium deck would be re-landscaped and provide a new
environment for both the existing surrounding commercial buildings and for the new
tenants in the proposed buildings. The landscaping would include trees, shrubs and
other ecological values to maximise the quality of this space. An additional new
pedestrian link is also proposed up to the podium deck from Butterwick to the west, with
the installation of steps and a goods/passenger lift.
1.18 The appearance of the proposed buildings would be modern. The office building
would be organised as rational office floor plates around a central core. The northern
frontage block would be aligned with Hammersmith Road to match the shoulder height
of the existing building and the adjacent L'Oreal building whilst the southern wing would
rise to 12 storeys. The proposal would provide a more flexible and efficient building with
better floor heights (2.9m), shallower floor plates, provide better internal daylight and
allow flexibility for split tenancies.
1.19 The ground and first floor on the Hammersmith Road frontage would be set back
with the upper floor offices supported by columns. The Hammersmith Road frontage
would also provide a new area of open public space with outdoor eating areas for the
restaurants screened by the existing trees.
1.20 A screening request was submitted to the council on 4 June 2014 in accordance
with the Town and Country Planning (Environmental Impact Assessment) Regulations
(2011). The council confirmed on 25 June 2014 that an Environmental Impact
Assessment is not required. The application is however accompanied by various
supporting documents, including a Planning Statement, A Design and Access
Statement, Townscape, Heritage and Visual Impact Assessment; Transport Statement
(and Site Wide Management Strategy); Framework Travel Plan; Micro Climate Report;
Daylight/Sunlight Assessment; Arboricultural Report; Preliminary Ecological Appraisal;
Sustainability Statement; Energy, Flood Risk, Noise and Air Quality Assessments;
Civil/Structural Engineering Statement; Preliminary Geo-Environmental Risk
Assessment; Construction Logistics Strategy, Archaeological Assessment and a
Statement of Community Involvement.

1.21 In response to the representation received from the Hammersmith Society and
summarised in Section 2 below, the scheme has been revised, with minor alterations to
the design of the façade treatment on the proposed building.
2.0 PUBLICITY and CONSULTATIONS
2.1 A Statement of Community Involvement (SCI) was submitted in support of this
application. It states that a series of briefing and consultations took place with key local
groups and stakeholders.
2.2 A public exhibition was held over two days: 11/12 July 2014. Invitations leaflets
relating to this exhibition were sent by the applicants to some 1,500 homes and
business, the ward councillors (both Hammersmith Broadway and Avonmore and Brook
Green) and key stakeholder groups. In total 20 people attended the exhibition over the
two days and included representatives from the Hammersmith Society, Brackenbury
Residents' Association and the Hammersmith and Fulham Historic Buildings Group.
The exhibition team received 8 responses from the 20 attendees. The comments made
were largely supportive of the proposals yet some comments focussed on the design of
the proposed building. Following the exhibition a meeting was held on 30 July 2014 with
Hammersmith Society. The applicants also held a series of pre-application meetings
with neighbouring occupiers/landowners, including those with land interest in the
podium deck and the GLA.
Council’s Public Consultation:
2.3 The planning application was publicised by way of press and site notices posted
on 12 September 2014 and 760 notification letters were sent to individual properties in
surrounding buildings or streets.
2.4 No responses were received from individual neighbours (residents or businesses)
to this planning application.
2.5 The following groups and statutory bodies were also consulted: Brook Green
Association, Hammersmith Society, Hammersmith and Fulham Historic Buildings
Group, Crime Prevention Design Advisor, Environment Agency - Planning Liaison, GLA
- Planning Decisions Unit, Thames Water, Transport for London, Greater London
Archaeological Advisory Service, Action on Disability and Natural England.
2.6 The Hammersmith Society is in general supportive of the proposal. In summary
the Hammersmith Society state:
- Consider this a good scheme, with an excellent analysis and description in the Design
and Access Statement;
- Redevelopment would provide a new class A office building designed to BCO
standards and achieves BREEAM excellent.
-Would enhance the centre of Hammersmith. Refurbishment of the podium would create
a pocket park and the public square would "do much to beautify what is otherwise
barren, uncomfortable and under-used space".
- Improve visual and physical accessibility to the podium through improved public realm
works.
- Activate the ground floor with an entrance lobby which serves as a business lounge
open to the public with informal working spaces.
- Activate the ground floor with catering focused retail such as sandwich shops, cafes
and restaurants.

- Improve the townscape, through sensitively treating the height and mass if the
proposed building, and selecting materials that are sensitive to their context.
- Encourage cycling to work through generous and secure cycle storage and changing
facilities.
- Create a flexible floor plate that can allow many configurations, to suit tenant's space
requirements.
- Create outdoor amenity space for office users by means of roof terraces, which
capture the far reaching views to the north.
- Consider the regeneration benefits of a new landscaped podium outweighed any
disadvantages of building further into the site.
2.7 The Hammersmith Society nonetheless felt the following points need to be
addressed:
- The alternating panel treatment in the elevation of the building is too fussy and should
be much simpler and calmer.
- View through to the podium is uninviting and lighting is an insecure solution.
- Concerned the proposed funicular on Hammersmith Road might be vandalised at
night. Uncertainty that it would operate after dusk and the podium would be open all the
time.
(Officers' comments: The facade treatment of the proposed building has been revised in
appearance and images of the plaza and entrance to the podium have been updated.)
2.8 Thames Water raises no objection. A condition (condition no.47) is recommended
to obtain further details relating to a piling method statement and informatives are
recommended.
2.9 The Environment Agency raises no objection. State that the main flood risk issue
at this site is the management of surface water run-off and ensuring that drainage from
the development does not increase flood risk either on-site or elsewhere. They
recommend the surface water management good practice advice is used to ensure
sustainable surface water management is achieved as part of the development
(Officers' comments: A sustainable urban drainage condition is recommended:
Condition 49)
2.10 English Heritage - Archaeology Division (GLAAS). GLAAS initially requested an
archaeological desk based assessment be carried out. A desk based assessment was
submitted and in response GLAAS have recommended a standard archaeological
condition for evaluation (condition no.57).
2.11 Transport for London (TFL) responded with the following comments:
- Welcome the reduction in parking spaces, but due to the excellent PTAL of the site
and the close proximity of Hammersmith Underground Station, consider the 11 office
parking spaces (excluding the 5 blue badge spaces and car club space) excessive. TFL
requests these are removed to encourage sustainable travel (Officers' comments:
Overall it is considered that the level of on site parking for a development of this scale is
appropriate, in line with London Plan standards and local standards).
- The five Blue Badge spaces and provision of Electric Vehicle Charging Points are
welcomed and request these be secured by condition (Officers' comments: Conditions
recommended. Condition nos.28 and 29).
- Welcome provision of a car club space which should be secured through the section
106 agreement. Request car clubs be provided at ground level so they can be seen by
the wider community and potential users. Request the applicant considers this idea and

investigates the options. (Officers' comments: Car Club bay can only be provided at
ground level in the general parking area and is secured through the recommended s106
agreement).
- Welcome cycle parking provision but seek clarification on the layout of the basement
parking, if the storage will be split up and how many spaces in each section (Officers'
comments: Cycle parking and shower and changing room facilities are identified on the
proposed basement and ground floor plans).
- Reference made to consented docking station to be installed directly outside the site,
on Hammersmith Road and that this station is not currently funded. Understand that this
consented docking station would conflict with plans to create a new public square
towards the front of the site. Therefore welcome further discussions with the applicants
on the relocation of station and encourages the applicant to consider alternative
locations within the site boundary or identify possible areas in the surrounding area.
- Requests a financial contribution towards the provision of an additional docking station
in this location (Officers’ comment: Secured via the recommended s106 agreement).
- Raised concerns over the analysis used for the office trip generation (Officers'
comment: Trip generation analysis has been updated by the applicant).
- Scope to significantly improve the pedestrian and cycle environment surrounding the
site, especially on Hammersmith Road. Therefore the applicant is encouraged to
engage with the Council and TFL to discuss the options available.
- TFL expected to see additional information on the pedestrian environment, identifying
any areas of improvement and therefore request for a PERS style audit to be
undertaken still stands with contributions towards any improvements secured through
the s106 (Officers’ comment: Secured via the recommended s106 agreement).
- Requests a contribution through the section 106 to upgrade the Legible London signs
in the local area (Officers' comment: There are sufficient Legible London signs in this
part of the borough and therefore contribution not considered necessary to mitigate this
development).
- Welcome the off-street servicing arrangements but recommend a Delivery and
Servicing Plan (DSP) be submitted prior to occupation and secured by condition and to
include information on a booking system for use of the loading bays for occupants of the
site (Officers' comment: Condition relating to delivery and servicing plan is
recommended. Condition no.33).
- Requests a Construction Logistics Plan (CLP) be submitted prior to commencement
and secured by condition (Officers' comment: Conditions relating to demolition and
construction plans are recommended. Condition nos. 3 and 4).
- Expect the final Travel Plan and all agreed measures therein to be secured, enforced,
monitored and reviewed as part of the section 106 agreement (Officers' comment:
Provision of a Travel Plan for both office and retail/restaurant uses, including delivery
and servicing measures for the proposed use, in accordance with TFL guidance is
included in the recommended s106 heads including a financial contribution towards the
monitoring of the Travel Plan).
2.12 The application was referred to the Greater London Authority (GLA) under
Category 1B of the Town and Country Planning (Mayor of London) Order 2008, as the
floor space of the proposed building would exceed 20,000 sum. On 29th October 2014,
the Mayor of London issued a Stage 1 report to the council. States the application is
generally acceptable in strategic planning terms and complies with some of the London
Plan policies but not with others. The report summarises that issues in respect to urban
design, energy and transport need to be resolved. In summary the Stage 1 states:
- Principle of development: the mix of uses is strongly supported.

- Urban design: The design is viewed as being of a good quality. Although the proposed
massing does have an impact on views from Hammersmith Road and inside the Brook
Green Conservation Area, these are mitigated against by the improvement to the
streetscape achieved by the new building design.
- Energy: The carbon dioxide savings fall short of the target within Policy 5.2 of the
London Plan. The applicant should consider the scope for additional photo voltaic aimed
at achieving further carbon dioxide reductions. If it is demonstrated that savings on site
have been maximised, in liaison with the borough the developer should ensure the short
fall in carbon dioxide reductions is met off-site through payment in lieu to Hammersmith
& Fulham's carbon fund (Officers’ comment: Space for additional PV’s is limited and
would compromise the visual/townscape appearance of the proposed building).
- Transport: TFL requests car parking is reduced; that clarification on the cycle parking
be provided and further discussions on the options for the cycle hire docking station and
pedestrian and cycle improvements be held. Contributions towards cycle hire and
legible London should be secured through the section 106 along with a travel plan and
the delivery service plan and construction logistics plan secured by condition (Officers’
comment: These points covered in the Highways section below).
2.13 Design Review Panel held on Monday, 22 April 2014. The DRP considered this
proposal at the pre-application stage. Overall the response was positive. In summary
the panel made the following points:
- Praised the concept of the "split and slide" building which was considered to work well
in the context of the site.
- Not convinced there was enough activity to draw people in to the new podium and
make it a public destination. Area was more likely to be activated by the tenants.
- More links to the podium would enhance the connectivity, increase usage and give it a
greater chance of being a successful place. Encouraged the development of a master
plan to support land owners of the adjacent buildings to create a long term shared vision
for this space.
- Considered the street level plaza exciting and visually very accessible from the main
road but felt more work needed to be done around it, particularly in relation to the two
storey pavilion.
2.14 The Crime Prevention Design Advisor was consulted, but no response has been
received to date.
3.0 PLANNING CONSIDERATIONS
3.1 The main issues for consideration in relation to this application are:
- Whether the development would accord with the appropriate policies in the National
Planning Policy Framework (NPPF), The London Plan, and the Core Strategy, the
Development Management Local Plan, Planning Guidance Supplementary Planning
Document policies and standards.
- Whether the proposal is acceptable in land use planning terms.
- The impact of the proposed development on the character and appearance of the
surrounding conservation areas and the surrounding townscape.
- The quantity and quantum of the development in terms of height, scale and massing of
the proposed development.
- Potential for traffic generation, and the impact on the highway network.
- The impact on the amenities of neighbouring occupiers in terms of outlook, light,
privacy, noise/disturbance.
- Energy efficiency and sustainability.

Land Use:
3.2 The application proposes the redevelopment of a significant office building in
Hammersmith town centre to re-provide and improve the office use on the site. The
amount of office floor space would increase by 11,311 sum (from the existing 20,073
sum. to 31,384 sum). The proposed scheme would provide an estimated 2,000 jobs
from 1,000 which represent double the number previously employed on the site which is
welcomed.
3.3 The NPPF indicates that planning decisions should assist in securing economic
growth and encourage business development. London Plan policy 2.11 and 4.2 support
office rejuvenation through the renewal and modernisation of the existing office stock in
viable locations and seeks an increase in the overall quantum of offices to meet
anticipated future requirements for economic growth. Core Strategy Strategic Policy B
encourages major office based development within Hammersmith Town Centre, a Major
Centre and Strategic Policy HTC states it will encourage regeneration in the town centre
and supports the introduction of modern office accommodation and creation of new
jobs. Policy LE1 of the Core Strategy seeks to retain premises capable of providing
continued accommodation for local services or significant employment. Policy DM B1 of
the Development Management Local Plan (DMLP) provides support to the
intensification of existing employment sites. The proposal would replace an existing
office building within the town centre that now vacant and no longer fit for purpose with
modern office accommodation to attract new tenants and increase the number of jobs.
3.4 Policy 4B.3 of The London Plan states that 'boroughs should ensure that
development proposals achieve the highest possible intensity of use compatible with
local context and with public transport capacity'. The site is in Hammersmith centre,
adjacent to four underground lines and a bus interchange. The site is in an area of the
borough with the highest public transport accessibility level (PTAL 6b) and is considered
to be compliant with this London Plan policy. Given this, and the fact that the building
already provides an established office development of significant scale, it is not
considered that there is a planning policy objection to a redevelopment scheme which
provides a larger amount of office floor space on this site, particularly as the proposed
scheme would renew and expand an outdated office building to modern standards with
Grade A accommodation, in order to continue to provide significant employment in the
local area. Currently there is limited Grade A office space within Hammersmith Town
Centre, with the potential of other office occupiers moving to new locations. The
proposed development would therefore provide a substantial amount of much needed
Grade A office accommodation that would contribute to the enhancement of the town
centre. Furthermore, flexibility has been designed into the development so that it can
cater for a variety of size of businesses. For example, footplates could be sub-divided
on a floor by floor basis to provide smaller office units. Whilst the acceptability of the
proposal is also dependent on other factors such as the impact on neighbouring
residents and the surrounding area, officers raise no objection in land use terms to the
office proposal.
3.5 The scheme is a B1 office-led scheme but also provides a mixed of retail and/or
restaurant uses which would also be in compliance with land use policy. Core Strategy
policy HTC states that office development will be expected to include an active frontage
with other uses that enhance the street. Policy DM B1 of the DMLP encourages the
mixed use enhancement of employment sites which are under-utilised, subject to the
satisfactory retention or replacement of employment uses in the scheme. Policy DM C1

states that Council will support proposals that enhance the viability and vitality of the
Borough's town centres and will seek to ensure a range of accessible shopping and
other town centre uses to meet the needs of local residents, workers and visitors.
3.6 The scheme includes a total of 1,299 sum (gross internal) of flexible retail (Use
Class A1) or restaurant accommodation (Use Class A3) to be located on Hammersmith
Road at ground and first floor levels. This use would generate active frontages to both
the front and the rear of the proposed building that does not currently exist and would
add to the vitality and viability in this part of the town centre. A free standing commercial
pod unit would add further vibrancy to the proposed new entrance plaza on
Hammersmith Road. It is considered that the retail, cafe and restaurant uses would
provide convenient facilities for workers and local residents which would complement
other similar uses in Hammersmith Road, in the context that the majority of provision in
the town centre currently exists in the Hammersmith Broadway centre or to the west in
Kings Street. Although the proposed units are removed from King Street and the main
shopping fare, it is considered that the retail or restaurant uses are in a suitable location
within Hammersmith town centre and seen as a natural continuation of this.
3.7 In discussion with the applicants, a contribution towards funding a range of Council
led economic development initiatives, towards supporting local businesses together with
clauses relating to procurement and construction employment and training have been
secured through the s106 agreement.
3.8 In conclusion this is a large and prominent site in a prime location. The proposal
would help to regenerate this part of Hammersmith town centre, with the potential to
encourage improvements to an existing outdated office accommodation currently on
offer with positive spin-off effects for many other types of commercial uses such as
shops, services etc. Officers consider that the proposed office led development would
strengthen the role of Hammersmith town centre as a strategic office location which is
highly accessible to public transport. The inclusion of retail and restaurant uses would
create an active frontage in Hammersmith Road which does not currently exists and
complement uses in this location. The mix of office and restaurant uses would as a
result make a positive contribution to Hammersmith town centre, enhancing its vitality
and viability and by providing a development of high quality design that would be an
asset to Hammersmith.
Design:
3.9 Paragraph 56 of the NPPF states that great importance is attached to the design
of the built environment. Paragraph 58 states that planning decisions should aim to
ensure that developments 'will function well and add to the overall quality of the area,
not just for the short term but over the lifetime of the development; establish a strong
sense of place, using streetscapes and buildings to create attractive and comfortable
places to live, work and visit; optimise the potential of the site to accommodate
development, create and sustain an appropriate mix of uses (including incorporation of
green and other public space as part of developments) and support local facilities and
transport networks; respond to local character and history, and reflect the identity of
local surroundings and materials, while not preventing or discouraging appropriate
innovation; create safe and accessible environments where crime and disorder, and the
fear of crime, do not undermine quality of life or community cohesion; and are visually
attractive as a result of good architecture and appropriate landscaping'. Paragraph 60
states 'Planning policies and decisions should not attempt to impose architectural styles
or particular tastes and they should not stifle innovation, originality or initiative through

unsubstantiated requirements to conform to certain development forms or styles. It is,
however, proper to seek to promote or reinforce local distinctiveness'. Paragraph 63
adds that great weight should be given to outstanding or innovative designs which help
raise the design more generally in the area.
3.10 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.
3.11 London Plan Policy 7.4 states that 'Buildings, streets and open spaces should
provide a high quality design response that: a) has regard to the pattern and grain of the
existing spaces and streets in orientation, scale, proportion and mass, b) contributes to
a positive relationship between the urban structure and natural landscape features, c) is
human in scale, ensuring buildings create a positive relationship with street level activity
and people feel comfortable with their surroundings, d) allows existing buildings and
structures that make a positive contribution to the character of a place to influence the
future character of the area, and e) is informed by the surrounding historic environment.'
Policy 7.5 promotes public realm and requires the provision of high quality public realm
that is comprehensible at a human scale. Policy 7.6 addresses architecture and states
that buildings should be of the highest architectural quality which "is often best achieved
by ensuring new buildings reference, but not necessarily replicate, the scale, mass and
detail of the predominant built form surrounding them, and by using the highest quality
materials. Contemporary architecture is encouraged, but it should be respectful and
sympathetic to the other architectural styles that have preceded it in the locality". 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.
3.12 Relevant local policies concerning the design of the proposed development
include policy BE1 of the Core Strategy and policies DM G1and DM G7 of the
Development Management Local Plan.
3.13 Policy BE1 of the Core Strategy 2011 states that 'Development should create a
high quality urban environment that respects and enhances its townscape context and
heritage assets. There should be an approach to accessible and inclusive urban design
that considers how good design, quality public realm, landscaping and land use can be
integrated to help regenerate places. In particular, development throughout the borough
should be of the highest standard of design that respects local context and character
and should protect and enhance the character, appearance and setting of the borough's
conservation areas and its historic environment'.
3.14 Policy DM G1 (Design of New Build) of the Development Management Local Plan
seeks to ensure that new build development to be of a high standard of design and
compatible with the scale and character of existing development and its setting. It states
that:
'All proposals must be designed to respect:
a) the historical context and townscape setting of the site, and its sense of place;
b) the scale, mass, form and grain of surrounding development;
c) the relationship of the proposed development to the existing townscape, including the
local street pattern, local landmarks and the skyline;

d) the local design context, including the prevailing rhythm and articulation of frontages,
local building materials and colour, and locally distinctive architectural detailing, and
thereby promote and reinforce local distinctiveness;
e) the principles of good neighbourliness;
f) the local landscape context and where appropriate should provide good landscaping
and contribute to an improved public realm; and
g) sustainability objectives; including adaptation to, and mitigation of, the effects of
climate change;
h) the principles of accessible and inclusive design; and
I) the principles of Secured by Design.'
3.15 Policy DM G7 (Heritage and Conservation) states that the council will '....aim to
protect, restore or and enhance the quality, and character, appearance and setting of
the borough's conservation areas and its historic environment, including listed buildings,
historic parks and gardens, buildings and artefacts of local importance and interest,
archaeological priority areas and the scheduled ancient monument'.
3.16 Design Policies 1 and 45, 46, and 49 of the Supplementary Planning Document
2013 are also relevant. Policy 45 requires new development to respect the dominant
building line on the street frontage. Policy 46 states that new development should
respect the general townscape in each area. Policy 49 states that development should
not adversely affect key views within, into or out of a conservation area.
Site analysis
3.17 The site forms part of a larger island block constructed in the late 1970's/early
1980's, comprising a series of commercial buildings built around a shared servicing
road and central courtyard with a raised landscaped podium above. Bechtel House is a
9 storey office building, located on the north side of this block, fronting Hammersmith
Road. The adjacent L'Oreal building, located to the east and on the corner with Butter
wick (one way road system) is also a 9 storeys office building. To the west is the Short
lands building, a taller 11 storeys office building. To the south and south west are the 12
storeys Novotel hotel and conference centre and the 11 storeys office Metro building.
To the north on the opposite site of Hammersmith Road lies a series of individual
buildings most designated as either statutory listed buildings or locally recognised as
Buildings of Merit. Most of the buildings along this stretch of Hammersmith Road have a
strong degree of presence derived either through their scale or their architectural
quality. Further north is a residential neighbourhood which is located in the Brook Green
conservation area.
3.18 On Hammersmith Road, Bechtel House is set well back from the road by a wide
pavement, lined by mature trees and brick planters. A ramp and stairs lead up to the
podium between the existing building and Short lands. The podium also terminates on
Butter wick frontage between the L'Oreal and the Metro buildings but there is no
pedestrian access to the podium at this point. To the rear of the site is the servicing
road and a car park over two levels set beneath the podium. The podium is an area of
public open space approximately 8 metres above the street level that provides
pedestrian access to the hotel and a fire escape from the Short lands and Metro
buildings. The podium is finished in timber decking with concrete planters and shrub
planting. Despite its location, the podium area is enclosed by existing tall buildings
which protect it from the noise of the surrounding road. This space is therefore quiet but
is underused due to its poor connections and is in a poor state of repair.

3.19 The site is not located in a conservation area but is situated opposite the Brook
Green Conservation Area and in close proximity to Hammersmith Broadway,
Hammersmith Odeon and Barons Court conservation areas. There are several listed
buildings in the immediate vicinity of the site. Residential streets, Rowan Road and
Wolver ton Gardens run on a north/south axis off the predominantly commercial
frontage of Hammersmith Road.
3.20 The existing early 1980's monolithic office building is not of any special
architectural or historic interest and contributes little to the local townscape, and is
considered to be no longer suitable for continued office use due to its internal space
arrangements and the level of repair needed to the external built fabric.
3.21 The building is set back from the street frontage and has a detached relationship
from Hammersmith Road. The main elevation is approximately eighty metres long and
is nine storeys high with a concrete frame structure and faced of flat curtain walling with
strongly tinted glazing and has little interaction with street. It is simple in form but has a
strong parapet line that links to the adjacent L'Oreal building to the east which fronts
both Butter wick and Hammersmith Road. The elevation is detached from the main
pedestrian flow along Hammersmith Road by a line of defensible landscaping in raised
planters.
3.22 Internally, the building is 29m deep and has large inflexible floor plates which are
very deep resulting in poor levels of natural daylight in the centre of the floors. The lift
core is at one end of the floor making the footplate difficult to subdivide. The current
arrangements are not DDA compliant. The floor to ceiling heights at 2.5m are
substandard for good quality office space, and the building has a poor energy rating
with much of the plant in need of renewal.
3.23 The applicants have addressed these issues and the townscape analysis has
informed the proposed design. The proposed form splits the massing of the existing
building to create two distinct but interrelated rectangular blocks, each at 18m deep and
a connecting central core. The front block onto Hammersmith Road would take the
existing scale with a height to the parapet that is similar to the existing building and the
neighbouring L'Oreal building on the corner to Butter wick. The block set to the rear,
would be set back from the street frontage and would rise taller.
3.24 The height of the front wing facing on to Hammersmith Road would maintain a
similar 9 storey parapet level of the existing building, with a proposed tenth storey set
back to match the height of the existing plant room. The overall maximum height of the
Hammersmith Road elevation would therefore be similar to the height of the existing
roof top plant on the existing building. The front block would provide an active frontage
to the ground and first floor levels with retail or restaurant uses. The rear block and core
would increase in height up to 12 storeys to match the height of the adjacent Short
lands buildings.
3.25 The site has a long frontage which requires a building of quality, presence and
interest that respects the surrounding buildings. The design of the proposed building
does not however need to be of the style and form to the earlier buildings on the site. It
is considered that the proposed building requires a distinctive style which contributes to
the varied character style of the local townscape.

3.26 The proposed building would have three different but complimentary façade
treatments (north, east and south), to address environmental solar gain conditions on
each elevation. In comparison with the long and relatively uniformed treatment of the
existing building, the proposed north elevation on the front wing, facing Hammersmith
Road, would be shortened in length and consist of a façade composition broken down
vertically into a base, middle and top. A strong base with deep articulated columns,
supporting the upper office floors would contain the retail or restaurant uses and other
areas of public activities, thereby animating the street frontage and connecting the
building back into the town centre. The base of the façade would be divided by large
exposed pre-cast sculpted columns spaced every 9 metres, with fully glazed retail
frontages rising double height to give strength and clarity to this part of the elevation. In
order to maintain the integrity of this part of the design, and maximise its contribution to
the street scene, it will be important that the frontages do not become cluttered with
signage and other additions. A condition is attached to the recommendation accordingly
(condition no. 16). The middle would be divided horizontally into four 15 metres wide
bays, separated by recessed 3 metres wide vertical glazed strips. Each bay would be
articulated further by storey by a consistent series of 3 metres exposed framed modules
with chamfered metal treatment. The intended colour of the metal work is proposed to
compliment the warm tones of the predominantly red brick used on surrounding
buildings and white stucco. The windows in each module would be set back within
generous reveals to create further layering to the elevations. A single storey 'attic' floor
would contain largely glazed recessed openings, expressed in an exposed grid form.
Overall it is considered that the proposed elevation treatment introduces the right
balance between solid and glazing without being too incoherent and the chamfered
treatment would enhance the visual experience of the building at oblique angles while
moving along Hammersmith Road. A similar treatment is applied to the south elevation
of both wings. However, the detail of the bays and base is slightly different because of
the increased solar exposure. The percentage of glazing on this elevation is reduced
and the depth of the façade is increased to provide solar shading. The recessed panels
between the bays would have brise soleil and the upper levels have solid panels every
other bay.
3.27 A similar design treatment is applied on the rear wing of the Hammersmith Road
elevation as the front wing. This proposed 12 storey element would be set back some
11m from the front wing. The base of the rear wing would contain a podium route from
the public plaza fronting Hammersmith Road and the landscaped podium at the back of
the building through a large archway space. A series of stairs interspersed with
vegetation and a funicular lift would provide public access up to the podium level.
3.28 In comparison with the front and rear wings, the design of the central core would
be distinct and light in appearance. The upper levels of the core would be constructed in
a light coloured perforated metal cladding system. The east elevation of the core facing
the public piazza would contain glazed facades or balconies on the upper levels. A
green roof would soften the appearance of the building in views from higher windows.
3.29 The staggered alignment of the two proposed blocks creates and encloses a new
plaza which would accommodate the main entrance to the office building and connect
Hammersmith Road with a direct route up to the refurbished podium. The new plaza
would be enclosed on its eastern side and animated by a two storey 'pavilion' building
accommodating a restaurant/cafe use or similar retail use which it is anticipated would
draw people into the space and lead pedestrians to the access point to the revitalised
podium.

3.30 At podium level the scheme proposes covering two of the voids which currently
exist to make more usable space. The existing podium area would become a new
garden area set in the town centre with landscaping, seating and a possible events
space. The podium would benefit from improved access from Hammersmith Road as
well as improved access from Butterwick via new stairs and lift. This is aimed at
encouraging cross movement through the space with Hammersmith station and
maximise the potential of the use of the space.
3.31 The existing trees along Hammersmith Road would largely be retained [only one
removed] but given a new setting and new "role". It is proposed that a 'feature' tree is
introduced in the centre of the new plaza to compliment and strengthen the existing tree
planting. The existing defensible brick planters would be removed to open up the
footpath, overcoming the sterility of the current arrangement and improving the frontage.
Whilst these works are included within the application site the area of the planters is
adopted as public highway. These works would therefore be subject to agreement with
the council.
3.32 Servicing and car parking would be maintained out of sight at ground level below
the office accommodation and would be accessed in Chalkhill off Shortlands, servicing
all the building in this block.
3.33 The proposal would incorporate a high standard of design and materials, the
quality of which would be ensured through conditions on detailed drawings and
materials. Whilst maintaining a similar scale of development to the existing, the proposal
would optimise use of the site, provide a strong feature to the frontage to Hammersmith
Road and would be compatible with the scale, height and massing of its neighbours and
make a positive contribution to the townscape. Details of the materials would be subject
to condition (Condition no.11).
Townscape Views
3.34 A Townscape, Heritage and Visual Impact assessment has been carried out to
assess the impact of the proposed building in comparison with the existing on the
surrounding area. An initial survey of the surrounding area demonstrated that any
visibility of the proposal would be limited to a relatively small number of streets. Having
identified likely impacts, a number of locations were selected for more detailed study.
These included Hammersmith Broadway, Hammersmith Road to the east, Wolverton
Gardens and Brook Green. These have been produced with the proposed massing and
height of the development placed within a photograph of the existing townscape. An
assessment of ten viewpoints from agreed locations both within and outside the
conservation areas have been carried out with Accurate Visual Representations (AVR's)
produced.
3.35 From the initial survey carried out, it was clear that the proposed development
would not be visible from the south or east, as it would be blocked from view by the
height of the neighbouring Novotel hotel and Shortlands building. The impact of the
proposed building would therefore be limited to streets to the north where the scale of
buildings fronting Hammersmith Road and surrounding streets is lower.
3.36 In terms of the views from Hammersmith Broadway, the strong 9 storey parapet
line would be maintained, with the set back tenth floor matching the height of the
L'Oreal building. Similarly the view from Hammersmith Road looking east is comparable

to the existing building with the set back floor more visible but pulled back from the east
façade (nearest to the Shortlands building) to help reduce its impact. In this view the
Shortlands building still remains the dominant feature.
3.37 In terms of views from the neighbouring residential streets, Bute Gardens, Rowan
Road and Wolverton Gardens to the north, any impacts would be confined to viewpoints
where the increased height and massing proposed towards the centre of the site would
be visible. These viewpoints tend to be from greater distances, where the extra height
would become visible over the street frontage. Any impact is considered to be most
noticeable from Rowan Road where the existing gap between the existing building and
Shortlands buildings would be "infilled" in views by the proposed massing. Officers are
however of the opinion that the distance of the site from these views and the significant
improvement in the quality of the proposed design which creates interest, in a variation
in depth and a lighter roof level treatment would have a moderate impact on the Brook
Green Conservation Area. Similarly the additional height of the rear block would be
visible from the distant view from Brook Green. It is considered that the proposal from
this view would have minimal impact. The proposed building will be perceived as part of
a town centre street block and would be partially obscured in this view by existing trees.
3.38 Overall it is considered that the overall impact of the proposals on the surrounding
townscape including heritage assets including the impact on the character and
appearance of the Brook Green conservation area would be neutral and as such that
the setting of heritage assets would be preserved and enhanced.
Design Review Panel
3.39 The proposal was considered early in its design development at pre-application
stage by the Council's Design Review Panel on 22 April 2014. As summarised in
section 2 above, the DRP considered the proposal a very positive scheme and praised
the concept of the "split and slide" building form in the context of the site. The panel felt
that the massing, form and height were successfully resolved, as well as the
relationship of the rear building to its neighbours. Further detailed studies showing
impact on views from the north were requested. The panel felt the façade could meet
the ground floor more confidently and provide more interest as it turned the corner. The
panel added that it did not see the benefits of the facade recess and set back at the
ground floor level. However, organising the retail on the ground floor was a step in the
right direction. In terms of the architectural detail, the panel enjoyed the depth in the
elevation, the interesting materiality and the spandrel panels, but thought that more
work should be done to address the mid-scale resolution as it was not convinced the
four pavilions were really working. The columns could be removed to create a stronger
façade and relating the ground more convincingly. The roofline, which had not been fully
resolved at this stage, would also considered an important element that should be
carefully thought-out, the core in the middle of the two buildings should be given more
architectural expression and the plant could potentially be relocated to this area, as it
was currently unresolved. The panel questioned whether current plant provision is
adequate for the whole building.
3.40 In addition, the panel were not convinced that the new podium would draw enough
people to make it a public destination. The area was more likely to be activated by the
tenants. The panel felt more links to the podium would greatly enhance the connectivity,
increase usage and stand a greater chance of being a successful place. At this stage,
the panel were however encouraged by the attempts of the applicants to link up with all
the land owners of the adjacent buildings to develop a Masterplan throughout the site,

engaging with the neighbouring buildings and creation of a long term shared vision. The
proposed street level plaza was seen as exciting and visually very accessible from the
main road however, more work would need to be done around the two storey pavilion
which as it was felt to be undermining what the plaza could achieve.
3.41 The architects have addressed these comments in the development of the design
and the submitted scheme differs from the scheme presented to the DRP:
- A full townscape and visual assessment has been included in the submission enabling
an assessment of the impacts of the proposed building on the surrounding townscape
including the conservation area settings and settings of Listed Buildings and Buildings
of Merit.
- The colonnade at ground level has been omitted and the glass line of the shop fronts
would now be attached to the rear of the columns giving the base more presence in the
overall composition.
- The elevations have been developed such that there is now a clearer expression of
our distinct bays.
- The window module has been further refined to strengthen both the elevations and the
corner.
- The entrance to the podium and design of the two storey pavilion has been further
developed to make it attractive for pedestrians as possible.
3.42 Comments were received from the Hammersmith Society in response to the public
consultation, outlining their considerations on the scheme and following their attendance
at the public exhibition. The Society generally welcomed the scheme stating that; "This
is a good scheme with an excellent analysis". However, two issues were raised in the
letter. The first related to the elevation treatment of the building which was felt to be too
frenetic and secondly the proposals for the arched entrance to the podium, which had
only been represented at the exhibition as an image taken at dusk, were questioned.
3.43 These issues have been discussed with the architects and in response revised
proposals have been submitted for the façade. Officers consider the revised proposal
present a calmer version which omits the number of variations across each bay. Each
bay would have a consistent orientation of the angled window modules which would
then be reversed in the adjacent bay to create a mirrored elevation about the recessed
vertical channels. This has resulted in a clearer expression of the individual bays and
also enabled the corner to have a stronger consistent angled junction rather than a
neutral recessed channel as previously proposed. The gaps between the window
modules have also been reduced to produce a more coherent composition.
3.44 The architects have also produced more images for the arch entrance to the
podium, and continue to develop the detailed design in terms of landscaping, materials
and lighting to ensure that the arch entrance is as attractive as possible to use. The
detailed design of the entrance would be further developed and discussed with the
applicant and a conditions to cover the design, lighting and soft landscaping are
included as part of the recommendation.
Design Conclusions:
3.45 The scheme is aimed at securing regeneration for this stretch of Hammersmith
Road frontage and the commercial street block. It is also aimed at providing a significant
upgrade to the office space in the town centre and bringing the podium space into public
use for the benefit of both workers and residents.

3.46 In terms of urban renewal, officers consider there is an opportunity to secure
significant benefits to the commercial core of the town centre. Renewal would improve
the office space to Grade A status which is necessary for it to be viable in the longer
term. It would retain office employment on the site thereby contributing to the economic
health and strengthening the role of the town centre as a strategic office location.
Renewal would also provide the opportunity for a new high quality elevation onto
Hammersmith Road which contributes to its context in the street and is mindful of
impacts on the surrounding heritage assets in particular the conservation areas to the
north and west, and the listed buildings and Buildings of merit which line the northern
side of Hammersmith Road opposite the site.
3.47 The scheme provides an opportunity to activate this part of the street with
appropriate uses in the base of the building and the redesign of the street planting such
that it benefits the public's experience rather than used merely to discourage
pedestrians to interact with the base of the building. In terms of public benefit, the
scheme also creates a new vision for the podium deck with improved public routes to it.
The revised podium deck has the potential to provide a raised pocket park for workers,
visitors and local residents, secluded from traffic and the activities of the town centre.
Officers are satisfied that the design would ensure that the space is activated and
people are drawn into it.
3.48 In design terms officers have considered the proposed development against local,
London-wide and national policies and in the context described above and take the view
that the proposals would be in accordance with Core Strategy Strategic Policy BE1,
Development Management Local Plan policies DM G1 and DM G7, London Plan
Policies 7.4 and 7.6 and the NPPF. The character and appearance of the adjacent
conservation area would be enhanced and the setting of nearby listed buildings would
be preserved.
Accessibility:
3.49 Policy 7.2 of the London Plan requires all new development to achieve the highest
standards of accessible and inclusive design. Policy DM A4 of the Development
Management Local Plan states that car parking spaces provided on site should include
the needs of blue badge holders. Policy DM G1 and SPD Design Policies 1 and 8
require new development to be designed to be accessible and inclusive to all who may
use or visit the proposed buildings. The proposed development would include five
designated blue badge parking spaces at ground floor level underneath the podium
deck. Officers consider these spaces are appropriately located close to the cores of
building. The location and number of car parking spaces are secured by condition
(Condition 28).
3.50 SPD Design Policy 1 states that buildings should be accessible and inclusive to
all. It states that drawings submitted for planning approval should show external access
features for detailed approval, showing how internal facilities will cater for different users
and how barriers to access will be overcome, as well as showing circulation routes and
explaining how accessibility will be managed when the development has come into use.
SPD Design Policy 2 refers to entrances into a building and states that any entrances to
a building which are above or below street level, or positioned to be street level, should
level or the slope should not exceed a gradient of 1 in 20 from the street.
3.51 There is an 8 metres difference between the street level and the podium deck at
the rear. The applicant has submitted a site wide access plan and access statement

that explains that there is level access to all parts of the development. This is either
directly or by a funicular lift fronting Hammersmith Road and a lift on Butterwick where
one currently does not exist. All ground level entrances flush with the street to the
offices and retail/restaurant uses would also be flush with the surrounding street level
(Condition no. 21).
Crime Prevention:
3.52 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. Policy DM A9 refers to a
safe and secure environment whilst Policy G1 requires new development to respect the
principles of Secure by Design.
3.53 Whilst the MET Police's Secured by Design provided comments to the applicants
at the pre-application stage no formal comments were received to this application.
Overall, officers consider that the proposals provide an appropriate response to security
while maintaining 24 hour public level access to the site. Full details of how the
proposed development would incorporate crime prevention measures to provide a safe
and secure environment would however be secured by a condition together with site
wide CCTV coverage (Condition no.34).
Highways and Parking:
3.54 The NPPF requires that developments which generate significant movement are
located where the need to travel would be minimised, and the use of sustainable
transport modes can be maximised; and that development should protect and exploit
opportunities for the use of sustainable transport modes for the movement of goods or
people.
3.55 Policies 6.1, 6.3, 6.10, 6.11 and 6.13 of The London Plan set out the intention to
encourage consideration of transport implications as a fundamental element of
sustainable transport, supporting development patterns that reduce the need to travel or
that locate development with high trip generation in proximity of public transport
services. The policies also provide guidance for the establishment of maximum car
parking standards.
3.56 Core Strategy Policy T1 supports The London Plan. Policy J1 of the Development
Management Local Plan states that all development proposals will be assessed for their
contribution to traffic generation and their impact on congestion. Policies DM J2 and DM
J3 of the with Development Management Local Plan set out vehicle parking standards,
which brings them in line with London Plan standards and circumstances when they
need not be met. These are supported by SPD Transport Policies 3 and 7.
3.57 The application site is located to the east of its junction with the A219/A315
Butterwick/Hammersmith Road, which forms the eastern section of the Hammersmith
gyration. These roads form part of the Strategic Road Network (SRN). The site is
located within Controlled Parking Zone (CPZ) - zone A which operates restricted
parking on surrounding street between Mondays to Saturdays, 8.30 am and 6.30 pm,
with pay and display tariffs for motorists.
3.58 The site is within an area of PTAL 6b which means it is an excellent Public
Transport Accessibility Level area when considered on the scale 1-6. Given the close

proximity of the Hammersmith Bus Station, the site benefits from several bus stops and
17 daytime bus services to various destinations. The underground is 3-12 minute walk
away from the site, where the District, Piccadilly and Hammersmith & City lines are all
easily accessible. The nearest main line station is a 1km away from the site at
Kensington Olympia.
3.59 Existing pedestrian access to the building and podium is from Hammersmith Road.
Other access points beneath the podium deck are from Butterwick and Shortlands.
There is a wide footway on the Hammersmith Road frontage ranging from 7.3m to 15m
with landscaping and a ramp and steps to existing podium front the site.
Car Parking:
3.60 There are currently 71 car parking spaces in total in the existing office building.
The site is in a town centre location with a PTAL 6b and as a result has excellent
access to public transport. In terms of the proposed development, a total of 17 car
parking spaces are designed at ground floor level (a reduction of 54 spaces). This
would result in a significant reduction to the existing situation. This provision includes 5
no. bays allocated to blue badge holders and one bay reserved for a car club. The
remaining 11 car parking spaces would be for occupants of the office development. All
the car parking spaces would be located at ground level off the main service area,
accessible from Shortlands and would be close to the lift core entrances. London Plan
standards and policy J2 of the Development Management Local Plan allows up to 1
space per 600-1,000 sqm gross floor space. With a proposed floor area of
approximately 31,000 sqm, a maximum of 54 car parking spaces could meet this
standard. The parking provision proposed in this development are therefore well below
the maximum parking standards set out in the London Plan and borough standards and
would support a reduction in the potential number of car borne trips arising from the
proposed office use.
Car Club:
3.61 The applicant proposes to provide a single parking bay on site for a car club use.
There are currently 3 car club locations in the vicinity of the application site, at Rowan
Road, Brook Green and Sussex Place, all within short walking distance from the
development site. TFL have welcomed this provision but have sought further
clarification and justification for the need and location of a car club provision on site. The
location of the proposed car club bay is at ground level within the general parking and
servicing area is considered acceptable. Officers consider the proposed development
would result in a significant reduction in the general parking provision across the site
and recognise that the ultimate need for a car club space on the site will be determined
through discussion with local car club operators. Further details relating to the car club
bay would therefore be sought through a clause in the s106 agreement.
Electric Vehicle Charging Points (ECVP):
3.62 The EVCP provision is compliant with London Plan which aims for 20% of parking
spaces in new developments to be equipped with electric car charging points. The
Transport Assessment sets out that 20% of the parking spaces would be provided with
active and passive charging points. This would be secured by condition (Condition no.
29).
Motor Cycle Parking:
3.63 SPD Transport Policy 11 requires that motorcycling parking is required in
developments that require a transport statement or where car parking is provided. A

total of 46 Motor cycle parking spaces are proposed for the offices; none would be
reserved for the retail/restaurant uses. The motor cycle parking is compliant with council
standards.
Cycle Parking:
3.64 The development site is ideally situated for cycling. It is within cycling distance of
central London and associated retail and commercial amenities. A two way cycle route
on Talgarth Road provides links to Butterwick and Shortlands. A Barclays hire docking
station for 22 bicycles is located 70m to the north east of the site on Hammersmith
Road and planning consent was given in January 2013 for a further 27 bicycle docking
facility on the south side of Hammersmith Road, on the footpath in front of the eastern
end of Bechtel House. A bicycle parking stand of the Sheffield variety caters for the
existing development with 38 cycle spaces together with 10 motor cycle standards. This
would however conflict with the development's new access, public plaza and realm
proposals and therefore further discussion on this issue will be required with the
applicants, TFL and the council.
3.65 Policy DM J5 and Table 5 of the Development Management Local Plan seek to
ensure that satisfactory cycle space is provided for all developments. A total of 478
cycle parking spaces are proposed for both the office, retail and restaurant components
of the development, the majority of which would be located in a secure and sheltered
location. This includes 438 on site cycle spaces for long stay users and 40 for short
stay. Of the 438 long stay cycle parking spaces, 390 would be provided in a single area
located in the basement level, accessed by a lift and stairs from a lobby at the ground
floor level entrance, which in turn would be accessible from the proposed new public
square. A further 48 folding cycle spaces would be provided to the rear (south) of the
lobby at ground floor level. Similarly shower and changing room facilities would be
provided on site in the basement area. The 40 short stay spaces would be provided in
the form of 20 Sheffield cycle stands in the public space areas fronting Hammersmith
Road. As such the scheme complies with Policy DM J5 of the Development
Management Local Plan. A condition (condition no. 30) is proposed to ensure the
provision and retention of the cycle storage space.
3.66 Occupiers and visitors to the site would also have access to an additional
proposed docking station to be provided on the southside of Hammersmith Road as part
of the London Cycle Hire Scheme. This docking station has been approved but is
currently unfunded. It is evident that this proposed docking station conflict with the
development's new access and new public square and realm proposals. Therefore
further discussions are required on this issue between the applicants, borough and TFL
with the possible relocation of this facility. In addition, a s106 contribution towards the
funding of the London Cycle Hire Scheme has also been secured in accordance with
London Plan policy 6.9 and the local SPD Transport policy 14. The on site cycle parking
together with a contribution to the provision of the Mayor's London Cycle Hire Scheme
would improve the cycling provision consistent with both London and local plan policies.
Trip Generation:
6.67 In order to assess the relative traffic impact of the development proposals, the
applicant has estimated the number of trips that would be generated by the proposed
development and compared this with that generated by the existing land use. In
comparison with the existing building, the number of persons employed on the site
could double with a capacity of up to 2,000 jobs. Similarly the café or restaurant uses on

the ground and first floor are likely to equate to a large number of seats in the
development.
6.68 The Transport Assessment has analysed the trip generation figures for the
proposed development using trip rates obtained through the TRAVL/TRICS data base
analysis, showing net change of total person trips during AM and PM peak periods for
both the existing office building and proposed development. The database analysis
confirms the existing total AM person trips as 559 in comparison with the proposed at
774 (a net increase of 185) and the existing person trips for the PM period as 524,
compared with an anticipated proposed figure of 738 (a net change 214).
3.69 The multimodal travel data and the 2011 census data analysis (Method to Travel
to Work dataset) for the Hammersmith Broadway Ward indicates over 85% of travel
associated with the proposed development would be by Public Transport and Walking.
Below is a table showing the projected future two-trips by Mode for the proposed
development. It captures the week day AM and PM peak hours and is based on the
TRICS trip rate and the census adjusted modal as presented in the submitted TA.
Time
Undergrd, Train Bus
Period light rail,
tram
08:00 378
32
98
09:00
17:00 359
30
93
18:00

Taxi

Cycle Foot Other

3

Motorcycle Car
or
Van
13
7

65

138

8

4

12

62

159

8

11

Based on full development comprised of Office space (26,607m2), A1 retail use (300m2) and A3 restaurant/cafe use
(1,108m2). Note: Arithmetic errors might occur due to rounding.

3.70 Despite the increase in staff numbers, it is expected that the number of car trips
would decrease, as the existing number of parking spaces on the site would be reduced
from 71 to 17 spaces. Furthermore, given the site's accessibility to public transport and
the reduction of car parking provision, officers consider that the majority of these trips
would be by sustainable transport methods, including walking, cycling and public
transport. The trip generation figures have been assessed and are considered realistic
by officers and it is considered that the increase in trips to the site by public transport
would be able to be accommodated within the existing capacity.
Pedestrian Access:
3.71 A review of the existing site access and pedestrian facilities was included as part
of the Transport Assessment and therefore represents an informal Pedestrian
Environment Review System - PERS 'style' audit. A PERS assessment will assess the
quality of any walking environment along different routes and if any impacts, issues or
substandard areas are identified, developers are expected to provide funding in order to
resolve issues raised. The TA report concluded that no improvements are not
necessary as a consequence of the development. Officers however conclude that a
more detailed PERS audit should be carried out and any mitigation measures identified
where further improvements for pedestrians should be carried out would need to be
funded by the s106 agreement. Any improvements would be subject to discussions with
and approval of the Council together with any related Section 278 works which would be
met at the cost to the applicants.

Delivery and Servicing:
3.72 SPD Transport Policy 34 seeks off-street servicing for all new developments. All
deliveries and servicing currently take place within the development site with no
vehicles loading and unloading on the highway. Similarly delivery, refuse collection and
servicing would be off-street. The proposed vehicle entrance to the service area and car
park would use the existing vehicle access road from Shortlands and it has been
demonstrated that it would satisfactorily accommodate a range of similar service type
vehicles. Three loading bays are identified in the proposed ground floor layout. The
bays are designed to accommodate two vehicles at a time, with the third bay on the
public highway in Chalkhill Road, designed as a holding area. Alterations to the
servicing arrangements for the L'Oreal building including the exiting route would be
necessary. An outline Delivery and Service Plan was initially provided setting out the
key principles for the proposed development and these are considered acceptable in
general but a more detailed document considering details on servicing times and
management system would be required to mitigate any potential adverse impacts on the
adjacent road network. This would be secured by condition (condition no. 33).
Travel Plan:
3.73 A framework Travel Plan for the site has been submitted alongside the Transport
Assessment. Separate travel plans or travel statements for the different uses occupying
the site would also be undertaken within a period of occupation. The provision of a
travel plan is in accordance with policy 6.3C of the London Plan which states they
should be provided. As part of the s106 agreement the applicants would be required to
produce a more detailed Travel Plan for the different uses which would be subject to
ongoing monitoring and review to encourage users of the site to travel by modes other
than the car. As the site is in PTAL zone 6b, it is considered that there is capacity within
the existing public transport network to accommodate the additional trips proposed from
this development. Officers welcome the provision of a Travel Plan in support of the
proposal for sustainable travel for occupiers of the development. A final Travel Plan
would be required to be agreed with officers and would require periodic review and
monitoring for which the applicant will have to make a contribution. This would be
secured by a clause in the recommended section 106 agreement.
Refuse:
3.74 London Plan Policy 5.16 outlines the Mayor of London's approach to waste
management. Core Strategy Policy CC3, Development Management Local Plan Policy
H5 and SPD Sustainability Policies 3, 4, 7, 8, 9 and 10 set out the Council's Waste
Management guidance, requiring development to incorporate suitable facilities for the
storage and collection of segregated waste. The proposals include the provision of
refuse storage and recycling facilities for both the office and other commercial uses
either in the basement and ground floor levels. The provision and retention of these
facilities together with a Waste Management Plan would be conditioned (Condition nos.
31 and 32).
Demolition and Construction Logistic Plans:
3.75 A framework demolition and logistic plan was submitted with the application. The
construction process would operate on a ‘just in time’ basis such that vehicles would
only be allowed in to the area when their deliveries are due. At this stage of the planning
process the information relating to the CMP is yet to be detailed given the early stage of
the delivery process and therefore this information needs to be developed. Officers
consider this information needs to be improved in compliance with TFL guide lines. The
demolition and CMP shall be required to include demolition details, contractors'

construction method statements, waste classification and disposal procedures and
locations, dust and noise monitoring and control, provisions within the site to ensure that
all vehicles associated with the construction works are properly washed and cleaned to
prevent the passage of mud and dirt onto the highway, and other matters relating to
traffic management to be agreed. The CLP shall be in accordance with Transport for
London (TFL) requirements, which seeks to minimise the impact of construction traffic
on nearby roads and restrict construction trips to off peak hours only. These would be
secured by condition (Condition nos. 3 and 4).
Impact on Amenity:
3.76 Policies DM G3, and DM A9 of the Development Management Local Plan require
all proposals to be formulated to respect the principles of good neighbourliness. SPD
Housing Policy 8 seeks to protect the existing amenities of neighbouring residential
properties, in terms of outlook, light, and privacy. In relation to the siting of the proposed
building, the front wing facing Hammersmith Road provides very closely the height of
the existing building and maintains a common building line and similar height to the
adjacent L'Oreal building. Therefore, officers consider this part of the development
would be unlikely to have an impact on surrounding properties to the north of
Hammersmith Road and in Shortlands to the east, particularly the residential properties
in Rowan Road or Wolverton Gardens. The potential impact of the enlarged rear wing
on the amenities of daylight, sunlight, outlook and privacy for the surrounding
commercial properties has also been considered.
Daylight/sunlight/overshadowing:
3.77 The applicants have submitted a daylight and sunlight assessment, in line with the
guidance provided in the Building Research Establishment (BRE) document entitled
`Site Layout Planning for Daylight and Sunlight' (2011). The impact of the proposed
development on the adjoining properties and an assessment of the overshadowing of
the proposed new public realm that surrounds the building have been considered. A
number of surrounding properties including the Novotel hotel building situated to the
south have been taken into consideration but include only residential property in
proximity to the site: 194 Hammersmith Road.
3.78 In the case of 194 Hammersmith Road, an analysis of the daylight (vertical sky
component (VSC) and no sky line (NSL)) that would reach an affected window and
sunlight (annual probable sunlight hours - APSH), demonstrates that the proposals
would comply with the BRE guidelines. The Novotel hotel would only experience minor
daylight reductions to the 390 windows tested in the assessment. It is considered that
the infringements identified represent only a minor impact on neighbouring levels of
amenity and are acceptable in these circumstances, having regard to the large numbers
of windows surveyed and the fact that the hotel provides non residential
accommodation. In terms of sunlight, the results show generally good levels of
compliance.
3.79 The assessment has also considered the impact on other surrounding commercial
accommodation, including the L'Oreal Building at 255 Hammersmith Road; the
Shortlands building at 181 Hammersmith Road and the Metro building to the south. The
size and layout of these building is such that the interiors require artificial lighting in
order to appear adequately lit for working purposes. The nature and use of these
building is such that, in line with the guidance, it is not considered necessary to carry
out a detailed analysis of the impact on individual windows. The results provided
however show that these properties all suffer some impact to existing light levels in

comparison to the existing but unlike residential accommodation, need less natural light
and use artificial lighting throughout the day, in these circumstances is considered
acceptable.
3.80 The effect of the proposals on the overshadowing to the podium amenity area to
the south of the site has been assessed. It is considered that the proposed development
would not result in an alteration to the overshadowing of the podium space to the south
of the proposed building.
3.81 In conclusion, the assessment concludes that the scheme would not harm the
daylight and sunlight received by neighbouring properties including the residential
property to the north of the application site. Officers are of the opinion, looking at the
BRE analysis and taking the site characteristics into account that the proposed
development would not cause harm to daylight and sunlight levels that would warrant
withholding planning permission in this instance.
Outlook:
3.82 Facing Hammersmith Road, the proposed development would not result in any
reduction in visible sky as the properties opposite already face towards a development
of a similar scale. The proposed development would have a separation distance of 39m
and it is not considered that the proposal would result in significantly reduced outlook or
increased sense of enclosure. The 12 storeys rear wing would be higher than the
existing building and extend further southwards into the site. Similarly the impact of the
proposed development on outlook and sense of enclosure to the surrounding
commercial buildings would not be significant given the separation between the
development and the north facing windows to the Novotel hotel and Metro building to
the south (26m), Shortlands to the east (32m) and L'Oreal building to the west (18.5m).
Privacy:
3.83 SPD Housing Policy 8 (ii) states that new windows should normally be positioned
so that they are a minimum of 18 metres away from existing residential windows as
measured by an arc of 60 degrees taken from the centre of the proposed window. In
this instance, there are no new windows within this 18m distance. All the new windows
on the front elevation facing Hammersmith Road would not be any closer than existing
windows with a separation distance of 30m to the office building at 200 Hammersmith
Road and 39m to 194 Hammersmith Road. With regard to the side and rear elevations,
the existing building is opposite commercial properties with the separation distance to
the hotel rooms in the Novotel hotel at 26m. Accordingly, officers consider that the
proposed development would not result in demonstrable harm to the amenities of
neighbouring occupiers as a result of overlooking or loss of privacy.
Noise and vibration:
3.84 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. 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 Policy DM G1 sets out that new development
should respect the principles of good neighbourliness. Development Management Local
Plan Policies H9 and H11 relate to environmental nuisance and require all development
to ensure that there is no undue detriment to the general amenities enjoyed by existing

surrounding occupiers, particularly those of residential properties. SPD Amenity Policy
25 states that outdoor uses will need to be assessed in regard to the frequency and
times of use, and the noise level likely to be emitted from activities. SPD Amenity Policy
18 refers to noise and vibration and requires a survey and report for residential
developments proposed near existing noise sources and for developments that have
the potential to increase existing noise or vibration levels. SPD Amenity policy 24 also
sets out that need to protect residential and other noise sensitive amenity.
3.85 The site is located in an area with a high level of background noise. The local
noise environment includes the existing road traffic conditions of Butterwick,
Hammersmith flyover to the south and Hammersmith Road. The site itself provides a
significant office building however, redevelopment would result in additional space for a
total of approximately 2,000 staff. An assessment of the expected levels of noise and
vibration from the development during both the construction and operational phases has
been provided. A noise assessment determines that the scheme and the associated
new mechanical plant are capable of operating within the Council's noise guidelines.
The nearest residential buildings are located to the north, over Hammersmith Road are
in excess of 30m away and the hotel use to the south is 26m away. A noise survey was
undertaken to establish the existing noise levels around he development site with
measurements taken from various locations around the site.
3.86 Designated plant equipment space is proposed in the new basement level of the
development. This would include space for four air handling units (AHUs) with external
louvres situated to the south facade. Exhaust louvres would also be positioned at
ground level below the raised podium. Supply louvres would be placed on the south
elevation at first and second floor levels, above the raised courtyard but not visible from
Hammersmith Road. In addition some plant is proposed at roof level. Three chiller units
are proposed on the roof of the southern block within screen enclosures.
3.87 As well as protecting the surrounding area from external noise, the proposed
development would be sufficiently sound insulated in order to meet the required noise
acoustic ratings. High efficiency mechanical ventilation would be used to provide air in
spaces in place of natural ventilations. The facades of the proposed building would be
treated to limit external noise levels to appropriate standards of working. Consideration
has also been given to the sound quality conditions of the outdoor amenity areas
proposed as part of the development, in terms of the proposed landscaped podium deck
and roof terraces at the 9th, 10th and 11th floor levels of the office building. The
ambient sound levels on the podium deck are expected to be within guideline standards
due largely to the height of the existing and proposed buildings in this complex, offering
a level of screening from the surrounding roads. Mechanical plant and any extract
equipment would be subject to conditions controlling the noise output to be below
background noise levels and fitted with anti-vibration equipment (conditions 35 and 36).
It is therefore not considered that further noise and disturbance would therefore result
from mechanical plant.
3.88 In terms of noise from servicing and deliveries, servicing would take place from the
off-street service area to the rear of the building beneath the podium deck, which is set
away from the boundaries with residential properties. A Delivery and Service
Management Plan (Condition 33) would restrict the times for servicing and deliveries to
reasonable daytime hours. The development would reduce the number of surface level
parking spaces and corresponding reduction in vehicle activity to the rear of the

building. It is therefore not expected that there would be significant noise disturbance
associated with the development.
3.89 It is acknowledged that eating/drinking areas can often have potential for noise
and disturbance, especially where they are sizeable and have external seating areas.
Conditions are recommended requiring the tables and chairs must be removed by 11pm
and the uses close at midnight (condition no. 42 and 43). These hours are considered
appropriate for this busy town centre location where ambient noise levels are generally
high. A condition is also recommended preventing the performance of live or amplified
music in the external eating/drinking area (condition no.37).
3.90 A civil and structural engineering statement concludes that the proposed
demolition and reconstruction can be undertaken without impact to the site's
neighbours. A construction logistics strategy also states that a range of measures would
be implemented to ensure that the potential impact of construction works on local
residents and the close proximity of businesses. A site wide waste management plan
would be prepared before any works begin on site and would target the recovery of
demolition material from the existing building where possible. Conditions would be
attached requiring further details in terms of both the methods of demolition and
construction works (Condition nos. 3 and 4).
Light pollution:
3.91 Although windows would be placed in similar positions to the existing building's
windows, it is acknowledged that there would be a greater number and larger windows
in the proposed scheme. As the majority of the proposed building would be in office use,
it is considered that measures can be put in place to mitigate against any unacceptable
increase in light pollution, which can include the switching off of lights at night. A
scheme addressing the mitigation of light pollution will be conditioned (Condition nos. 24
and 25).
3.92 For the reasons given above, and the conditions recommended relating to hours of
use, noise from machinery/equipment and restrictions on live music in the open seating
areas, it is not considered that the proposal would unacceptable cause harm to the
living conditions of neighbouring occupiers by reason of noise or disturbance. The
proposal is therefore judged to comply with policies DM H9 and H11 of the
Development Management Local Plan.
Environmental Considerations:
Sustainability:
3.93 Core Strategy policy CC1 requires developments to make the fullest contribution
possible to the mitigation of and adaptation to climate change. Policy DM H2 of the
Development Management Local Plan is concerned with promoting sustainable design
and construction and states that sustainable measures should be included in
developments and sustainability statements are required for all major developments to
ensure that a full range of sustainability uses are taken into account. SPD Sustainability
Policy 25 requires major planning applications to provide details of how use of
resources will be minimised during construction.
3.94 A Sustainability Statement has been submitted with the application outlining the
sustainable design and construction measures to be implemented in the development.
A BREEAM assessment has been carried out for the office accommodation. Overall, the

expected sustainability performance of the new development is expected to meet the
BREEAM rating of at least `very good', in terms of its performance on a range of
sustainability measures in addition to the CO2 reduction measures outlined below.
These include using materials with low environmental impacts where possible,
promoting sustainable waste behaviour, reducing pollution impacts, including integration
of low NOx boilers, managing flood risk and surface water run-off (see below) and
promoting sustainable travel. The restaurant cafe use has however been excluded from
the sustainability assessment and should be included in an updated statement
(condition no. 50).
3.95 The development would meet the BREEAM rating of "Very Good" which achieves
the essential standards outlined in the GLA's SPG on sustainable design and
construction and also complies with London Plan policy 5.3. The requirements of the
council's Core Strategy policy CC1 and Development Management Local Plan policy
DM H2 are also met by the proposals (condition no. 48).
Carbon Reduction:
3.96 Core Strategy policy CC1 seeks to tackle climate change by reducing carbon
emissions and making use of energy from efficient sources and the use of renewable
energy where feasible. It sets out that renewable energy should be used in regeneration
areas, and that the London Plan targets for reducing carbon emissions should be met
from new developments. DM LP Policy H1 requires compliance with the London Plan
targets, and energy assessments for all major developments. It sets out that major
developments should reduce carbon dioxide emissions through a range of energy
conservation measures. SPD Sustainability Policy 29 requires an Energy Assessment
to be included with all major planning applications. SPD Sustainability Policies 30 - 32
refer to the energy hierarchy from Policy 5.2 of the London Plan which requires major
developments to be lean, be clean and be green in terms of their energy use.
3.97 An Energy Strategy has been submitted with the application. This detail the
sustainable energy measures to be implemented on the site. The Mayor of London's
energy hierarchy has been followed with the aim of using energy efficiency and low/zero
carbon measures to minimise on site CO2 emissions. Passive design and energy
efficiency measures such as improved insulation levels, energy efficient heating and
ventilation systems, high efficiency lighting such as LEDs and use of natural day lighting
and solar gain where possible are proposed to help minimise energy use and CO2
emissions. Use of a Combined Heat and Power (CHP) system has been considered,
but the expected demand for heating and hot water in the new office building is low,
which makes CHP an inefficient option. However, it is proposed to install 154m2 of solar
PV panels on the roof. The overall CO2 savings are the equivalent to an improvement
of just over 25% compared to the Building Regulation baseline requirements. As with
the sustainability assessment, the restaurant cafe use has been excluded from the
energy assessment and should be included in an updated energy statement.
3.98 The current target that major developments such as this should be meeting is a
reduction in CO2 emissions of 40% compared to the 2010 Building Regulations or 35%
if calculated against the revised 2013 Regulations. The current proposals therefore fall
short of the target. However, the applicants states that there may be scope to find
additional CO2 savings at the detailed design stage. If there is still a shortfall in meeting
the CO2 reduction target on-site, London Plan policy 5.2 allows developers to meet the
carbon reduction obligations off-site by making a payment in lieu to the council which
will be used to implement local sustainable energy measures.

3.99 The submission of a revised Energy Assessment would be secured by condition
(condition no. 51) and the potential requirement for a payment in lieu to make up for any
shortfall in meeting the London Plan target would be included in the s106 Agreement. In
this respect the proposal is judged to comply with Core Strategy Policy CC1 and DM LP
Policy DM H1 and G1 on carbon reduction and London Plan Policy 5.3, Core Strategy
Policy H3, DM LP Policy DM H2 and G1 and SPD Sustainability Policies 25 and 26 on
sustainable design and construction.
Flood Risk:
3.100
The NPPF states that inappropriate development in areas at risk of flooding
should be avoided by directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk elsewhere.
3.101
London Plan Policy 5.11, 5.12, 5.13, 5.14 and 5.15 requires new
development to comply with the flood risk assessment and management requirements
of national policy, including the incorporation of sustainable urban drainage systems,
and specifies a drainage hierarchy for new development.
3.102
Policy CC1 requires that new development is designed to take account of
increasing risks of flooding. 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. These are also supported by DM LP Policy DM H3 and
SPD Sustainability Policies 1 and 2.
3.103
A flood risk assessment (FRA) has been submitted with the application. The
site is located in the Environment Agency's Flood Zone 1.This confirms that there is a
low risk to flooding from the River Thames on the site which is well protected by flood
defences such as the Thames Barrier and local river wall defences. Ground levels at
this location are generally higher than the surrounding area which means that should
defences ever fail or be breached, the site is not considered to be at risk of rapid
inundation by flood waters. The Environment Agency has not raised any objections to
the application but has advised that surface water should be managed in line with
London Plan requirements.
3.104
Notwithstanding the proposed development does increase the footprint of the
development site, the FRA also confirms that the site is at a low risk of flooding from
other sources (sewer or surface water). The existing building discharges storm water
and foul water flows via two combined sewers which pass beneath the existing building
to main carrier in Hammersmith Road. It is anticipated that these connections would be
re-used but the foul and storm water would be separated. At this stage there is no
indication of major public sewers or power tunnels affecting the site.
Surface water drainage strategy:
3.105
Local Plan Policy DM H3 requires developments to reduce the use of water
and minimise current and future flood risk by implementing a range of measures, such
as sustainable drainage systems (SuDS) where feasible and also the use of water
efficient fittings and appliances. The FRA includes a proposed surface water drainage
strategy.

3.106
The existing site is covered by hard surfaces (buildings, decking and car
parking) and is therefore mostly impermeable. Most surface water is therefore currently
directed into the sewer system. The proposed scheme will introduce planting at roof or
terrace levels and soft landscaping on the podium deck which will reduce the surface
water run off into the sewer system. In broad terms, the aim is to reduce run off by 50%
compared to the existing situation. In addition to using the soft landscaping proposals to
reduce run-off, an underground attenuation storage tank will also be required which will
be able to store storm water for controlled release into the combined sewer network.
This approach and level of attenuation performance would be in line with the London
Plan and Core Strategy policy CC2.The FRA however also sets out that other SuDS
solutions (such as use of infiltration) may also be feasible on the site. These will be
subject to further investigations and additional SuDS measures would be developed
further, where suitable, during the detailed design stage. A condition is therefore
recommended requiring the submission of a revised Surface Water Drainage Strategy,
showing how surface water will be finally managed on the site in order to achieve at
least a 50% improvement on the current situation.
3.107
Thames Water has no objections to the application regarding water or
sewerage infrastructure. Thames Water has raised comments about the proximity of the
development to public sewers and ground water discharge and requested a condition
relating to a piling method statement to prevent and minimise damage to subsurface
sewerage and infrastructure (condition no. 47) and informatives. Subject to the
conditions referred to above, officers consider that the application is policy compliant
and could meet the requirements of the Environment Agency and Thames Water.
Land Contamination:
3.108
Policy 5.21 of the London Plan, Core Strategy Policy CC4 and Policy DM H7
and H11 of the DM LP 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. SPD Amenity
Policies 2, 3, 4, 5, 7, 8, 12, 13, 14, 15 deals with contamination. Policy 16 sets out the
common submission requirements for planning conditions relating to contamination and
policy 17 deals with sustainable remediation.
3.109
A Preliminary Geo-Environmental Risk Assessment has been submitted as
part of this application. This assessment was subsequently updated to include historical
information requested by officers. The Council's Environmental Quality team has
advised that potentially contaminative land uses, past or present, are understood to
occur at, or near to this site. As part of the site would be excavated to form the
basement level, it is anticipated that any risks from contamination may be abated. A
more detailed site investigation scheme together with a risk assessment, remediation
and long term monitoring would all be carried out during and following the development
works if required, to ensure that no unacceptable risks are caused to humans,
controlled waters or the wider environment Conditions will be attached covering the site
investigations and remediation of contaminated land (conditions nos. 6 to 10) in
accordance with Borough Wide Strategic Policy CC4 of the Core Strategy and policies
DM H7 and H11 of the Development Management Local Plan.
Air Quality:
3.110
The entire borough was designated as an Air Quality Management Area
(AQMA) in 2000 for two pollutants - Nitrogen Dioxide (NO2) and Particulate Matter

(PM10). The main local sources of these pollutants are road traffic and buildings (gas
boiler emissions).
3.111
Policy 7.14 of the London Plan seeks that development proposals minimise
pollutant emissions and promote sustainable design and construction to reduce
emissions from the demolition and construction of the buildings and also to minimise
exposure to poor air quality. Policy 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 DM H8 of the DM LP requires an air quality assessment and
mitigation measures where appropriate. This is supported by SPD Amenity Policies 20
and 21.
3.112
An Air Quality Assessment has been carried out. This assesses the
development's potential impacts on local air quality and also considers the issue of
exposure to pollution for businesses and residents. The assessment takes account of
the potential temporary impacts during the construction phase and the operational
impacts caused by increase in traffic flows and emissions from the plant on the site. The
air quality assessment indicates that the general sources of air pollution (construction
activities, road traffic and space heating) emission arising from the proposed
development would be during the construction phases and on completion of the
development the assessment predicts the development to have negligible effect on air
quality. Overall in terms of air quality, officers consider that subject to appropriate
conditions the development would meet policy requirements. Further details are
required in an updated air quality impact assessment and the submission of a low
emissions strategy in order to ensure that adequate measures are implemented
(Condition nos. 53 and 55).
Ecology and Trees:
3.113
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.
Policy DM E1 of the Development Management Local Plan sets out the objective the
enhance existing open space and Policy DM E4 and SPD Sustainability Policies 14, 15
and 17 seek to protect biodiversity and protected species and SPD sustainability policy
16 requires an assessment to be submitted for designated sites. Policy 19 requires an
ecological management plan for site close to nature conservation areas. Policy 20
states that biodiversity should be enhanced and policy 21 sets out that natural features
should be incorporated into design and that native species should be used in
developments adjacent to nature conservation areas and green corridors and Policy 22
states that developers should plant trees where possible. Policy 23 encourages the use
of SUDS that will enhance biodiversity, and Policy 24 encourages green and brown
roofs.
3.114
An Arboriculture survey and a preliminary ecological appraisal have been
submitted including details of a site evaluation. The habitats on site consist of a building
and hard standing and include a wooden podium deck with potted planters which are
considered to be of little ecological value as they offer little potential to support birds and
negligible potential to support bats. To the front of the existing building there are a
series of raised planters containing seven trees including five semi mature London

plane trees. The proposal involves amendments to the raised podium deck and
alterations to the front planters involving the removal four existing trees including one
tree on the Hammersmith Road frontage. It is intended that the replacement trees on
the raised podium deck would have a positive environmental effect on the overall
ecological value of the site. Officers consider the proposal represents a marked
improvement through a refurbished landscaped podium to the rear of the site and
biodiverse green roofing where possible. The podium would involve a high quality public
realm with communal soft and hard landscape spaces. Landscaping within the podium
would include planting that would be of wildlife value to invertebrates and birds and bird
boxes are recommended. A lighting system will also be included to reduce light pollution
and minimise light falling on sensitive habitats.
Archaeology:
3.115
In consideration of the archaeological impacts of the development proposals,
regard has been had to Section 12 of the NPPF, London Plan Policy 7.8 (Heritage
Assets and Archaeology), Core Strategy Policy BE1 (Built Environment) and
Development Management Local Plan policy DM G7.
3.116
The application site lies to south of a designated Archaeological Priority Area.
In response the applicants have submitted an archaeological desk-based assessment.
The findings of the assessment suggest that the site has limited archaeological potential
with remains of national significance not anticipated. it concludes that the existing
building on the site is likely to have had a negative archaeological impact and the
archaeological survival of anything significant on the site is extremely poor and
recommend further archaeological mitigation in the form of archaeological monitoring
exercises (watching brief) targeted at the north eastern part of the site, towards the end
of the demolition programme and if necessary to the construction ground works. English
Heritage has reviewed this assessment and considers that the results of the
geotechnical work and the historic map regression works suggest that archaeological
deposits could potentially survive in areas of the site outside of the footprint of the
current building. Archaeological deposits could survive within the areas proposed for the
new basement outside of the footprint of Bechtel House and in the south and southwestern parts of the site and the significance of these deposits needs to be understood.
English Heritage has therefore recommended a standard archaeological condition for
evaluation (condition no.57). As such it is considered that the proposal would accord
with Policy BE1 of Core Strategy and Development Management Local Plan policy DM
G7.
Wind and Microclimate:
3.117
Regard has been given to Policy 7.6 of the London Plan (2011). The likely
effects of the development on the site and local wind environment have been assessed.
The method for the study used combines the use of Computational Fluid Dynamics
(CFD) to predict wind velocities and air flow patterns, the use of wind data from the
nearest meteorological station and the recommended comfort and safety standards
(Lawson Criteria). Wind environment is defined as the wind flow experienced by people
and the subsequent influence it has on their activities. It is concerned primarily with wind
characteristics at pedestrian level. The assessment is based on the height and massing
of the proposal and has considered the cumulative effect of other developments
involving the construction of a tested scaled model. The effects of the proposed
development were assessed against the existing scenario.

3.118
The results of the assessment for pedestrian safety and pedestrian comfort
of the existing site and its immediate surroundings indicate that the wind environment
generally remains within acceptable criterion for all pedestrians for a range of conditions
from sitting to walking. The results indicate that the worst case scenario of wind
environment within the site and its surroundings remains within acceptable levels for
pedestrians. It considers that the effects of trees and landscaping would have a
mitigating effect which will enhance the wind environment. The proposal is therefore in
accordance with regional and policy at a local level.
Community Infrastructure Levy:
3.119
This development would be subject to a London wide community
infrastructure levy. The Mayor's CIL (Community Infrastructure Levy) came into effect in
April 2012 and is a material consideration to which regard must be had when
determining this planning application. This would contribute towards the funding of
Crossrail. The GLA expect the Council, as the Collecting Authority, to secure the levy in
accordance with London Plan Policy 8.3 and is chargeable in this case at £50 per sqm
uplift in floorspace (GIA).
3.120
It is estimated that the proposed development would generate a CIL
contribution of approximately £551,200. Calculated as 32,683sqm gross internal as
proposed minus 21,659 sqm gross internal as existing x £50/sqm.
Planning obligations:
3.121
In dealing with planning applications, local planning authorities consider each
on its merits and reach a decision based on whether the application accords with the
relevant development plan, unless material considerations indicate otherwise. Where
applications do not meet these requirements, they may be refused. However, in some
instances, it may be possible to make acceptable development proposals which might
otherwise be unacceptable, through the use of planning conditions or, where this is not
possible, through planning obligations. London Plan policy 8.2 recognises the role of
planning obligations in mitigating the effects of development and provides guidance on
the priorities for obligations in the context of overall scheme viability.
3.122
In accordance with Section 106 of the Town and Country Planning Act 1990
(As Amended), the applicant has agreed to enter into a legal agreement. The Legal
Agreement would include the following clauses:
- £285,000 payment to be spent on economic development initiatives, including local
training and employment opportunities and procurement.
- Payment towards the offset of CO2 emissions is agreed following the submission of an
updated Sustainability Statement relating to the CO2 impact and to enable reduction
measures to be implemented elsewhere in the borough.
- £348,000.payment towards the provision of the Mayor of London Cycle Hire Scheme
(LCHS) in order to support sustainable transport routes to and from the borough.
- Submission of Travel Plan, to be approved by the Council and regularly reviewed and
monitored (£6,000)
- Applicant to carry out an updated Pedestrian Environment Review System (PERS), to
examine the quality of the walking route between Hammersmith Town Centre and the
application site and to meet cost for any highway and footway pavement schemes
identified by the PERS. Any repaving of the footway outside the site shall be completed
to street-smart standards.

- Provision of a car club scheme on the site in the form of one parking bay. The car club
scheme shall include the specification for operation of the car club and 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.
- Commitment to meet the costs of the Council's Legal fees and monitoring.
4.0 CONCLUSION and RECOMMENDATION
4.1 The proposal would result in the redevelopment of an existing large office building
close to the town centre to provide high quality office floorspace to meet modern
business needs and consolidate the presence of an existing significant employer in the
borough. The land use and additional floorspace is considered to be acceptable. The
design approach for the new buildings is considered to be suitable and the development
would be of a high architectural quality, which would improve on the existing building
and would enhance the conservation area. The development would have minimal
further impact on traffic generation or the congestion of the highway network. On
balance, and subject to conditions, the development is considered to relate acceptably
to the surrounding residential properties and would not have an adverse impact on
residential amenity that would justify the refusal of planning permission. The
development would deliver an environmentally sustainable and accessible building.
4.2 It is recommended that planning permission be granted subject to referral to the
Mayor of London, completion of a satisfactory legal agreement as outlined above and
conditions.
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DOCUMENTATION

1.1

Location plan. Photograph of Prunus tree taken from Ravenscourt Gardens.

2

BACKGROUND

2.1
On 15th August 2014 delegated authority was given to make a Tree Preservation
Order covering one Prunus (Wild Cherry) tree within the front garden of a Grade II listed
house in the Ravenscourt/Starch Green Conservation Area. The Order was made under
Section 201 of the Town and Country Planning Act 1990 and became effective for a
period of six months from 19th August 2014.
2.2
The Order was made following receipt of a Conservation Area Tree Works Notice
(2014/03202/TREE) to fell the tree.
2.3
Under the Tree Regulations the Council is obliged to consider any objections or
representations to the Order, made within 28 days of its service before confirming it.
th
One letter of objection dated 17 September was received from Nathaniel Lichfield &
Partners on behalf of the owner/occupier of 48 Ravenscourt Gardens.
2.4
The tree is highly visible from Ravenscourt Gardens. The Council’s Arboricultural
Officer has stated that the tree is a specimen which appears to be in good condition.
The tree is considered to make a positive contribution to the setting of the listed buildings
in the street, the character and appearance of the Conservation Area and to amenity
within the local area. The tree acts as a green foil to the surrounding development.
2.5
Policy DM E4 of the Council’s adopted Development Management Local Plan
states that:
“The council will seek to enhance biodiversity and green infrastructure in the borough by:
 Protecting back gardens from new development and encouraging planting in both
back and front gardens; and
 Seeking to prevent removal or mutilation of protected trees and seeking retention
of existing trees…”

3

CONSULTATION RESPONSES TO THE ORDER

3.1
Objection 1.
Letter dated 17th September 2014 from Senior Planner, Nathaniel Lichfield & Partners
“I write on behalf of the owner/occupier of no. 48 Ravenscourt Gardens, to formally
object to the Council’s notice of tree preservation order (TPO) ref: T388/08/14, to the
Prunus tree within the front garden of 48 Ravenscourt Gardens, W6
The reasons for objecting are on the grounds that the tree in question is over sized for
the location and effectively dominates views on a street of predominantly Grade II Listed
Buildings. In particular it adds no heritage value to the Listed Building within the curtilage

in which it sits and in our view has a negative impact on its setting: being dominant,
obstructive of views and a detractor from the Grade II Listed Building’s heritage value
and its setting.
We believe the basis for making this proposed TPO does not attach sufficient weight on
the negative impact on the Listed Building, its list description or the architectural and
heritage merit attached to the building. We trust the above is clear, that the Council will
fully consider these points and hope that you will reconsider your decision.”
Officer's comment
Under s.198 of the Town and Country Planning Act 1990 local planning authorities have
the power to make provision for the preservation of trees in their area if it is considered
expedient in the interests of amenity. It is considered that the Tree Preservation Order is
necessary to ensure that the amenity value of the tree is retained and as such will
prevent any unnecessary reduction in the quality of the environment in the local area.
The Council will use its powers to safeguard the amenity value of the tree and to ensure
that any works to the tree are not detrimental to its health or appearance.
The tree is highly visible from the street in Ravenscourt Gardens and is considered to
make a positive contribution to the streetscene, the setting of the listed building and the
character and appearance of the Conservation Area. The preservation of tree cover
within the local area is considered necessary in the interests of amenity. The impact of
the tree on the setting of the listed buildings in the street is not considered to be harmful
and was fully considered when the Provisional Order was made. The tree is not
considered unduly dominant in the streetscene or in views of the listed building and the
Council’s Arboricultural Officer considers that there is potential for the size of the tree to
be reduced through pruning which does not appear to have happened in the recent past.
If confirmed the Tree Preservation Order would not prevent works such as pruning from
being carried out to the tree in the future; it only requires that consent be obtained from
the Council before such works are carried out. The Tree Preservation Order would
enable the Council to control such works so that they are not detrimental to the health or
appearance of the tree.
If the Tree Preservation Order is not confirmed then the Council would have no control
over whether or not the tree is felled and no power to require the planting of a
replacement tree in the event of the tree being felled.

4

OPTIONS

4.1

The Council could allow the Tree Preservation Order to lapse.

4.2
Alternatively, the Council is empowered to confirm the Tree Preservation Order
without modification. Officers recommend this option in order to protect the tree and
control future works to it.

5

ARGUMENTS FOR THE RECOMMENDED ACTION

5.1
The Tree Preservation Order was stimulated by a Conservation Area Tree Works
Notice to fell the tree. Officers are also mindful of the recent applications at the property

(2014/03200/FUL and 2014/03201/LBC) which were refused by the Council on visual
amenity and highway safety grounds including harm to the character and appearance of
the Conservation Area and the setting of the listed building and loss of the TPO tree.
The proposals were for the formation of a hardstanding in the front garden in connection
with the installation of a vehicular crossover involving the felling of a Wild Cherry tree
(T1) subject to Tree Preservation Order T388/08/14; associated hard and soft
landscaping and alterations to boundary treatment. No appeal against the refusals has
yet been submitted.
5.2
The tree has significant amenity value, which would be preserved by the
confirmation of the Order. The presence of the tree is one of a number of factors, which
make a positive contribution to the character and appearance of the Conservation Area.

6

IMPLICATIONS

6.1
There are no major financial, legal or staffing implications relating to the
confirmation of a Tree Preservation Order. The Order will ensure that the amenity value
of the tree is retained and as such will prevent an unnecessary reduction in the quality of
the environment in this part of the Borough.

7

CONCLUSION

7.1
The Tree Preservation Order is justified, as it will contribute to the protection of
amenity, the character and appearance of the Conservation Area and the quality of the
environment within the local area.

8

RECOMMENDATION

8.1

Confirm the Tree Preservation Order without modification.
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Figure 1:

Location plan.

Figure 2: Photograph of Prunus tree taken from Ravenscourt Gardens.

