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Applicant:
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Description:
Alterations and extensions to Ophelia House to provide an additional 2580 sq.m Class
B1a office space (12,480 sq.m in total), including erection of infill extensions from
ground floor to fourth floor levels to all elevations. Alterations and extension of existing
staircase enclosure from 4th floor to roof level at north elevation; erection of a new
atrium roof; provision of roof terraces at 4th floor level to north and south elevations and
creation of a roof garden at roof level. Provision of a new vehicular ramp to basement
car park from ground level at south elevation, new refuse hoist enclosure to basement
from grounds level at south elevation; reduction of parking spaces from 187 spaces to
179 including provision of 11 accessible blue badge bays, and provision of 150 cycle
spaces at basement level
Drg Nos: D 0098 Rev P2, D 0099 Rev P2, D 0100 Rev P1, D 0101 Rev P1, D 0102
Rev P1, 0103 Rev P1, D 0104 Rev P1, D 0105 RevP1, D 0200 Rev P1, D 0201 Rev
P1, D 0202 Rev P1,D 0203 Rev P1, D 0204 Rev P1, D 0205 Rev P1, D 0300 Rev P1,
D 0301 Rev P1, D 0500 Rev P1, D 0501 Rev P1.
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 development hereby permitted shall not commence later than the expiration of
3 years beginning with the date of this planning permission.
Condition required to be imposed by section 91(1) (a) of the Town and Country
Planning Act 1990 (as amended by section 51 of the Planning and Compulsory
Purchase Act 2004).

2)

The development shall not be erected otherwise than in accordance with the
following approved drawings:
D 0098 Rev P2, D 0099 Rev P2, D 0100 Rev P1, D 0101 Rev P1 , D 0102 Rev
P1, 0103 Rev P1, D 0104 Rev P1, D 0105 Rev P1, D 0200 Rev P1, D 0201
Rev P1, D 0202 Rev P1, D 0203 Rev P1, D 0204 Rev P1, D 0205 Rev P1, D
0300 Rev P1 , D 0301 Rev P1, D 0500 Rev P1, D 0501 Rev P1.
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 Policy BE1 of the Core Strategy 2011 and Policies DM G3 and
DM G7 of the Development Management Local Plan 2013.

3)

The use of the commercial floorspace hereby permitted by shall be restricted to
Class B1a use only and for no other uses within the Town and Country Planning
(Use Classes) Order 1987 (as amended).
In granting this permission, the Council has had regard to the special
circumstances of the case. Certain other uses within the same use class would be
unacceptable due to effect on residential amenity, traffic generation and noise and
disturbance, contrary to Policies DM G3, DM A9, DM J6 and DM H9 of the
Development Management Local Plan 2013.

4)

The development hereby permitted shall not commence prior to the submission
and approval in writing by the Council of details and samples of all materials to be
used on the external faces of the new building and all surface treatments,
including boundary walls, railings, gates and fences and no part of the
development shall be used or occupied prior to the completion of the development
in accordance with the approved details.
To ensure a satisfactory external appearance and to prevent harm to the
streetscene, in accordance with Policy BE1 of the Core Strategy 2011 and Policies
DM G3 and G7 of the Development Management Local Plan 2013.

5)

The development hereby approved shall not commence prior to the submission
and approval in writing by the Council of full details of the proposed landscaping of
the site, including planting schedules and details of the species, height and
maturity of existing and new trees and shrubs. The approved scheme shall be
implemented in the next winter planting season following completion of the
building works, or before the occupation and use of any part of the building,
whichever is the earlier.
To ensure a satisfactory external appearance and to prevent harm to the
streetscene, in accordance with Policy BE1 of the Core Strategy 2011 and Policies
DM G1 and DM E4 of the Development Management Local Plan 2013.

6)

Any tree or shrub planted pursuant to condition 5 being removed or severely
damaged, dying or becoming seriously diseased within 5 years of planting shall be
replaced with a tree or shrub of similar size and species to that originally required
to be planted.
To ensure a satisfactory external appearance and to prevent harm to the
streetscene, in accordance with Policy BE1 of the Core Strategy 2011 and Policies
DM G1 and DM E4 of the Development Management Local Plan 2013.

7)

Prior to the commencement of the development, details of the proposed measures
to ensure that the development achieves Secured by Design status shall be
submitted to and approved in writing by the Council. No part of the development
thereby effected shall be used or occupied prior to the implementation of the
approved details.
To ensure that the development incorporates suitable design measures to
minimise opportunities for, and the perception of, crime, in accordance with
Policies 7.3 and 7.13 of The London Plan 2015 and Policy DM G1 of the
Development Management Local Plan 2013.

8)

No part of the development shall be occupied prior to the submission and approval
in writing by the Council of details of the terrace screens used in connection with
the roof garden at 5th floor level as indicated on the drawings hereby approved.
The terrace screens shall be installed in accordance with the agreed details and
thereafter be retained in accordance with the approved details.
In order to ensure a satisfactory external appearance, in compliance with Policy
DM G1 of the Development Management Local Plan 2013.

9)

Prior to commencement of the development, details shall be submitted to and
approved in writing by the Council, of the external sound level emitted from plant/
machinery/ equipment and mitigation measures as appropriate. The measures
shall ensure that the external sound level emitted from plant, machinery/
equipment will be lower than the lowest existing background sound level by at
least 10dBA in order to prevent any adverse impact. The assessment shall be
made in accordance with BS4142:2014 at the nearest and/or most affected noise
sensitive premises, with all machinery operating together at maximum capacity. A
post installation noise assessment shall be carried out where required to confirm
compliance with the sound criteria and additional steps to mitigate noise shall be
taken, as necessary. Approved details shall be implemented prior to occupation of
the development and thereafter be permanently retained.
To ensure that the amenity of occupiers of the surrounding premises is not
adversely affected by noise from plant/mechanical installations/ equipment, in
accordance with Policies DM H9 and H11 of the Development Management Local
Plan. 2013.

10) Prior to use, machinery, plant or equipment at the development shall be mounted
with proprietary anti-vibration isolators and fan motors shall be vibration isolated
from the casing and adequately silenced and maintained as such.
To ensure that the amenity of occupiers of the development site and surrounding
premises is not adversely affected by vibration, in accordance with Policies DM H9
and H11 of the Development Management Local Plan 2013
11) Prior to commencement of the development, details of any external artificial
lighting shall be submitted to and approved in writing by the Council. Lighting
contours shall be submitted to demonstrate that the vertical illumination of
neighbouring premises is in accordance with the recommendations of the
Institution of Lighting Professionals in the 'Guidance Notes For The Reduction Of
Light Pollution 2011'. Details should also be submitted for approval of measures
to minimise use of lighting and prevent glare and sky glow by correctly using,
locating, aiming and shielding luminaires. Approved details shall be implemented
prior to occupation of the development and thereafter be permanently retained.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by lighting, in accordance with Policies DM H10 and H11 of the
Development Management Local Plan 2013.

12) The use of the roof gardens at 5th floor level hereby approved shall only be for
purposes incidental and ancillary to the use of the building for Class B1a office
purposes and for no other purpose. The roof gardens shall be locked and not
accessible to any person, between 20.00 hours and 08.00 hours the following day.
To restrict use of the area which would otherwise give rise to conditions which
would be detrimental to the amenities of occupiers of the development and
surrounding occupiers by reason of noise and disturbance, occasioned by the use
of this area in accordance with Policies DM H9 and H11 of the Development
Management Local Plan 2013
13) Prior to commencement of the development hereby approved, a Demolition
Management Plan and Construction Management Plan shall be submitted to and
approved in writing by the Council. Details shall include, any external illumination
of the site during construction, contractors' method statements, waste
classification and disposal procedures and locations, suitable site
hoarding/enclosure, dust and noise monitoring and 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 -1300 hrs 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 work. Approved details shall be implemented
throughout the project period.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by noise, vibration, dust, lighting or other emissions from the building site,
in accordance with Policies DM H9, H10 and H11 of the Development
Management Local Plan 2013
14) Prior to commencement of the development hereby approved, a Demolition
Logistics Plan and Construction Logistics Plan (CLP), shall be submitted to and
approved in writing by the Council. The details shall include the numbers, size and
routes of demolition and construction 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 CLP shall identify
efficiency and sustainability measures to be undertaken while developments are
being built. Approved details shall be implemented throughout the project period.
To ensure that construction works do not adversely impact on the operation of the
public highway, and that the amenity of occupiers of surrounding premises is not
adversely affected by noise, vibration, dust, lighting or other emissions from the
building site, in accordance with London Plan Policy 6.3 and Policies DM J1 and
DM J6 of the Development Management Local Plan 2013.
15) No development shall commence until a car parking management plan (CPMP)
has been submitted to and approved in writing by the Council. The details shall
include management and allocation of spaces between the various uses, controls
and method of access including access to and from the basement car park, and
provision of at least 10% passive and at least 10% active vehicular Electrical
Charging points. The CPMP should include a mechanism to ensure that the supply

and demand of Blue Badge bays for disabled residents, visitors and employees is
regularly monitored and provision is reviewed if required. The development shall
proceed in accordance with the details as approved and the details shall be
maintained as such thereafter.
To ensure no unacceptable adverse effect on the amenities of surrounding
occupiers and highways, in accordance with Policies DM J6 and DM H11 of the
Development Management Local Plan 2013.
16) The development shall not be occupied until details of a Servicing and Deliveries
Management Plan, has been submitted and approved in writing by the Council,
and the servicing of the development shall thereafter be carried out in accordance
with the approved details.
To ensure satisfactory servicing arrangements and to minimise the risk of harm to
the existing amenities of the occupiers of neighbouring properties, in accordance
with Policy T1 of the Core Strategy 2011, and Policies DM J1, J6, H9 and H11 of
the Development Management Local Plan 2013.
17) Notwithstanding the indications shown on the approved drawings the development
shall not commence until details of provision for 12no. cycle parking spaces for
visitors have been submitted to and approved in writing by the Council, and such
details as are approved shall be implemented prior to the occupation or use of the
development and permanently retained thereafter.
In order to promote alternative, sustainable forms of transport, in accordance with
Policy DM J5 of the Development Management Local Plan 2013 and Policy 6.9
and Table 6.3 of The London Plan (2015),
18) The development hereby approved shall not be occupied until the 150 secure
cycle parking spaces, as detailed in drawing D 0098 Rev P2 and D 0099 Rev P2
has been installed and the cycle storage shall be permanently retained thereafter
for users of the development.
In order to promote alternative, sustainable forms of transport, in accordance with
Policy DM J5 of the Development Management Local Plan 2013 and Policy 6.9
and Table 6.3 of the London Plan (2015).
19) The development hereby approved shall not be occupied until the 10 active and 10
passive electrical charging points as indicated in drawing nos. D 0098 Rev P2 and
D 0099 Rev P2 have been installed; and they shall thereafter be retained in
working order for the lifetime of the development.
To encourage sustainable travel in accordance with policies 5.8, 6.13 and 7.2 of
the London Plan (2015), policies CC1 and T1 of the Core Strategy (2011) and
policy DM J2 of the Development Management Local Plan 2013.
20) Notwithstanding the indications shown on the approved drawings the development
shall not be occupied until full details of refuse storage, including provision for the
storage of recyclable materials, have been submitted to and approved in writing by
the Council and provided on site as per the approved details. The refuse and
recycling facilities shall thereafter be permanently retained for such use.

To ensure the satisfactory provision of refuse storage and recycling and to ensure
that the use does not give rise to smell nuisance and to prevent harm to the street
scene arising from the appearance of accumulated rubbish, in accordance with
Policy CC3 of the Core Strategy 2011.
21) The development shall not be occupied until a refuse and recycling management
strategy has been submitted to and approved in writing by the Council and
provided on site. The refuse and recycling in connection with the development
hereby permitted shall be thereafter carried out in accordance with the approved
refuse and recycling management strategy.
To ensure the satisfactory provision of refuse storage and recycling and to ensure
that the use does not give rise to smell nuisance and to prevent harm to the street
scene arising from the appearance of accumulated rubbish, in accordance with
Policy CC3 of the Core Strategy 2011.
22) The development shall be implemented in accordance with the recommended
flood mitigation measures as proposed in the submitted Flood Risk Assessment.
In line with advice from Thames Water, a non-return valve or other suitable device
shall be installed to avoid the risk of the sewerage network surcharging
wastewater to basement/ground level during storm conditions. The recommended
flood risk mitigation measures shall be permanently retained thereafter.
To reduce the impact of flooding to the proposed development and future
occupants, in accordance with Policies 5.11, 5.13, 5.14 and 5.15 of The London
Plan 2011, Policies CC1 and CC2 of the Core Strategy 2011, National Planning
Policy Framework (2012) and the Technical Guidance to the National Planning
Policy Framework (2012) and Policy DM H3 of the Development Management
Local Plan 2013.
23) Development shall not commence until a drainage strategy detailing any on and/or
off site drainage works, has been submitted to and approved by, the local planning
authority in consultation with the sewerage undertaker. No discharge of foul or
surface water from the site shall be accepted into the public system until the
drainage works referred to in the strategy have been completed.
The development may lead to sewage flooding. To ensure that sufficient capacity
is made available to cope with the new development and in order to avoid adverse
environmental impact upon the community Thames Water would recommend that
all surface water be disposed of on site using SUDs as per in accordance with
Policy 5.13 of the London Plan (2015).
24) The development hereby permitted shall not commence until a surface water
drainage scheme, based on sustainable drainage principles, and a maintenance
programme for the sustainable urban drainage measures, have been submitted to
and approved in writing by the council. The scheme shall be implemented in
accordance with the approved details prior to first occupation of the development
hereby permitted, and thereafter permanently maintained in accordance with the
agreed details.
To prevent any increased risk of flooding and to ensure the satisfactory storage
of/disposal of surface water from the site in accordance with National Planning

Policy Framework (2012) and the Technical Guidance to the National Planning
Policy Framework (2012), Policy CC2 of the Core Strategy 2011 and Policy 5.13 of
The London Plan (2015), and Policy DM H3 of the Development Management
Local Plan 2013.
25) The development hereby approved shall be constructed in accordance with the
measures outlined in the BREEAM Sustainability Assessment (BREEM 2008
offices Pre-Assessment Report December 2014). The sustainable design and
construction scheme shall be implemented in accordance with the approved
details prior to occupation of the development hereby permitted, and thereafter
permanently retained and maintained in line with the agreed plan.
To ensure that sustainable design and construction techniques are implemented,
in accordance with Policies DM G1, DM H2 of the Development Management
Local Plan 2013, Policies 5.1, 5.2, 5.3 and 5.7 of The London Plan (2015), and
Policies BE1 and CC1 of the Core Strategy 2011.
26) Prior to the commencement of the development hereby permitted, a revised
Energy Strategy shall be submitted to and approved in writing by the Council,
which shall outline the measures to be implemented in meeting the 35% carbon
reduction target set in London Plan policies 5.2 and 4.7, and the Council's policies
CC1 of the Core Strategy 2011 and DM H1 of the Development Management
Local Plan 2013. Such measures as are agreed shall be implemented prior to
use/occupation of the approved development, and thereafter be permanently
retained as such.
To ensure an energy efficient development that integrates on-site renewable
energy generation to help reduce its carbon dioxide emissions, in accordance with
Policies 5.1, 5.2, 5.3, 5.6 and 5.7 of The London Plan (2015), Policy CC1 of the
Core Strategy 2011 and Policy DM H1 of the Development Management Local
Plan 2013.
27) With exception to the balcony and roof terrace areas shown on approved
drawings, no part of the remainder of the flat roof areas provided by the
development hereby approved shall be used as a terrace or other accessible
amenity space. No walls, fences, railings or other means of enclosure other than
those shown on the approved drawings shall be erected around the roofs, and no
alterations shall be carried out to the approved building to form access onto these
roofs.
To ensure a satisfactory external appearance and so that the use of the
development would not harm the amenities of the existing neighbouring residential
properties and future residential occupiers of the development as a result of
overlooking, loss of privacy and noise and disturbance, in accordance with Policy
DM H9, DM A9 and DM G1 of the Development Management Local Plan 2013,
and SPD Housing Policy 8 of the Planning Guidance Supplementary Planning
Document 2013.
28) No alterations shall be carried out to the external appearance of the building,
including the installation of air-conditioning units, ventilation fans or extraction
equipment not shown on the approved drawings, without planning permission first

being obtained. Any such changes shall be carried out in accordance with the
approved details.
To ensure a satisfactory external appearance and to prevent harm to the
amenities of the occupiers of neighbouring residential properties, in accordance
with Policy BE1 of the Core Strategy 2011 and Policies DM G1 of the
Development Management Local Plan 2013.
29) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking or reenacting that Order with or without modification), no aerials, antennae, satellite
dishes or related telecommunications equipment shall be erected on any external
part of the approved buildings, without planning permission first being obtained.
In order to ensure that the Council can fully consider the effect of
telecommunications equipment upon the appearance of the building in accordance
with Policy BE1 of the Core Strategy 2011 and Policies DM G1 and DM G7 of the
Development Management Local Plan 2013.
30) The development hereby permitted shall not commence until detailed drawings of
a typical bay for each elevation of the scheme at a scale of no less than 1:20 are
submitted to and approved in writing by the council. The development shall not be
occupied until the scheme has been carried out in accordance with the approved
details, and it shall thereafter be permanently retained as such.
To ensure a satisfactory external appearance, in accordance with Policy DM G3 of
the Development Management Local Plan, 2013 and Policy BE1 of the Core
Strategy, 2011.
Justification for Approving the Application:
1)

1. Land use: The scheme would make effective use of previously developed land,
and is considered to be acceptable on land use grounds. The renovation and
extension of existing Class B1 office premises would be in accordance with the
NPPF (2012), Policies 4.2 and 4.4 of The London Plan (2015), Strategic Policy B
and Borough Wide Strategic Policy LE1 of the Core Strategy (2011) and Policy
DM B1 of the Development Management Local Plan (2013).
2. Design: The proposed development would be a high quality development
which would make a positive contribution to the urban environment in this part of
the Borough The proposed development would be compatible with the scale and
character of existing development and its setting. The proposal would preserve
and enhance the character and appearance of the adjacent conservation area.
The development would therefore be acceptable in accordance with the NPPF
(2012), London Plan Policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6 and 7.8, Core Strategy
Policy BE1 and Policy DM G1 of the Development Management Local Plan (2013)
and SPD Design Policies 44 and 48 of the Planning Guidance SPD (2013), which
seek a high quality in design and architecture, requiring new developments to
have regard to the pattern and grain of existing development.
3. Impact on Residents: The impact of the proposed development upon adjoining
occupiers is considered acceptable with no significant worsening of noise and

general disturbance, overlooking, loss of sunlight or daylight or outlook to cause
undue detriment to the amenities of neighbours. In this regard, the development
would respect the principles of good neighbourliness. The development would
therefore be acceptable in accordance with Policies DM G1, H9, H11 and A9 of
the Development Management Local Plan (2013) and SPD Housing Policy 8 of the
Planning Guidance SPD (2013).
4. Safety and Access: The development would provide a safe and secure
environment for all users in accordance with London Plan (2015) Policy 7.3 and
Policy DM G1 of the Development Management Local Plan 2013 (2013). The
proposal would provide ease of access for all people, including disabled people, in
accordance with London Plan (2015) Policy 3.8, Core Strategy (2011) Policy H4,
Policy DM A4, DM A9, DM G1 of the Development Management Local Plan (2013)
and SPD Design Policies 1 and 11 of the Planning Guidance SPD (2013).
5. Transport: Subject to a satisfactory legal agreement there would be no adverse
impact on traffic generation and the scheme would not result in congestion of the
road network. Conditions will secure satisfactory provision cycle and refuse
storage. The development would therefore be acceptable in accordance with the
NPPF (2012), London Plan (2015) Policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13, Core
Strategy Policies T1 and CC3 (2011), Policies DM J1, DM J2, DM J3, DM J5, DM
A9 and DM H5 of the Development Management Local Plan (2013), and SPD
Transport Policies 5 and 12 and SPD Sustainability Policies 3, 4 and 7 of the
Planning Guidance SPD (2013).
6. Flood Risk: A Flood Risk Assessment (FRA) has been submitted and has
considered risks of flooding to the site and adequate preventative measures have
been identified. Details of SUDS would be secured by a condition. In this respect
the proposal is therefore in accordance with the NPPF (2012), London Plan (2015)
Policies 5.11, 5.12, 5.13, 5.14 and 5.15, Core Strategy Policies CC1 and CC2
(2011), Policy DM H3 of the DM LP (2013) and SPD Sustainability Policies 1 and 2
of the Planning Guidance SPD (2013).
7. Energy and Sustainable Construction: The application proposes a number of
measures to reduce CO2 emissions from the baseline, including renewable energy
measures. The proposal would seek to reduce pollution and waste and minimise
its environmental impact. Policy CC1 of the Core Strategy 2011, and Policies 5.2,
5.3 and 5.7 of The London Plan 2015 are thereby satisfied, subject to conditions.
8. Planning Obligations: The application proposes that its impacts would be
mitigated by way of financial contributions. The proposed development is
considered to adequately mitigate external impacts and is therefore considered to
be acceptable in accordance with policy 8.2 of The London Plan (2015).
--------------------------------------------------------------------------------------------------------------------LOCAL GOVERNMENT ACT 2000
LIST OF BACKGROUND PAPERS
All Background Papers held by Andrew Marshall (Ext: 3340):
Application form received: 17th December 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:
Transport For London - Land Use Planning Team
Environment Agency - Planning Liaison
Thames Water - Development Control

Dated:
16.02.15
17.02.15
13.02.15

Neighbour Comments:
Letters from:
15 Yeldham Rod London W68JF
51A Yeldham Road London W6 8JF

Dated:
04.02.15
10.02.15

OFFICERS' REPORT
1.0

BACKGROUND

1.1 The site is located within a commercial block, 77 to 85 Fulham Palace Road,
which comprises four purpose built five and six storey buildings in use as offices known
as Elsinore, Ophelia, Horatio and Hamlet House. Elsinore House is the office building
fronting Fulham Palace Road on its eastern side, the other buildings are situated behind
(to its west). The proposed development specifically relates to block B (Ophelia
House). A block of residential flats (Guinness Trust), bound the site to the north, and a
row of terraced residential properties are located to the south along Yeldham Road. To
the east are electricity substations and London Underground train lines.
1.2 This application property, is marginally outside of Hammersmith Town Centre, the
boundary of which is situated c.60m to the north, and has a PTAL of 6b, which is
considered to have excellent accessibility, The property is not within a conservation
area, however the boundary of Hammersmith Odeon Conservation Area abuts the site
to the north, and to the west across the opposite side of Fulham Palace Road. The site
is situated within Flood Risk Zone 3.
1.3 Planning permission was granted in April 1989 for redevelopment for a part three,
part six storey building fronting Fulham Palace Road and two six storey buildings with
basements to the rear for use for business purposes (Class B1) together with ancillary
retail restaurant and recreation facilities (1989/00174/FUL).
1.4 Planning permission was granted in September 1994 for the erection of a three
storey building comprising five car parking spaces at ground floor level, and 490 square
metres of office floorspace (Class B1) at first and second floor level (1994/00232/FUL).
1.5 Planning permission was granted in June 1995 for the erection of a three storey
building comprising five car parking spaces at ground floor level with 490 square metres

of office floorspace (Class B1) at first and second floor levels. (modification of scheme
approved 9th September 1994 RN/94/00232).
1.6 The scheme seeks planning permission for the alterations and extensions to
Ophelia House (block B) to provide an additional 2,580 sq.m Class B1a office space
(12,480sq.m in total), including erection of infill extensions from ground floor to fourth
floor levels to all elevations. An existing staircase enclosure from 4th floor to roof level
at the north elevation would be altered and extended. A new atrium roof is also
proposed, along with roof terraces at 4th floor level to the north and south elevations
and a roof garden at roof level. The existing offices would also be refurbished internally
as part of the scheme. A new vehicular ramp is proposed to the basement car park from
ground level at the south elevation. A refuse hoist enclosure is proposed to the
basement from ground level at the south elevation. The number of car parking spaces
would be reduced from 187 to 179. Eleven accessible blue badge bays would be
provided along with 150 cycle spaces at basement level (there are currently 64 cycle
parking spaces).
1.7 Since the submission of the application a further planning application has been
submitted for the building known as Elsinore House fronting Fulham Palace Road. This
application seeks consent for a part single, part two and part three storey extension to
the south elevation (350 sq.m of new GIA) and alterations in connection with a change
of use of ground and first floors from offices (Class B1a) to retail Class A1, A2, A3
(flexible use) (1,975 sq.m GIA). Alterations are also proposed to the existing vehicle
access from Fulham Palace Road and 18 cycle spaces would be provided
(Ref:2015/00266/FUL). This application is under consideration.
2.0 PUBLICITY AND CONSULTATION
2.1 The application has been publicised by means of site and press notices. Individual
notification letters (540 letters) were also sent to occupiers adjoining the site.
2.2

No responses have been received from residents.

2.3

The Hammersmith Society were consulted, but have not commented.

2.4 The Hammersmith & Fulham Historic Buildings Group were consulted, but have
not commented.
2.5 The Hammersmith Embankment Residents Association were consulted, but have
not commented.
2.6 The Environment Agency were consulted and have advised that they do not raise
objection.
2.7 Thames Water were consulted and have advised that they raise no objection,
though they suggest conditions and an informative. A condition is recommended
requiring details of a drainage strategy detailing any on and/or off site drainage works,
to be submitted to and approved by, the council in consultation with the sewerage
undertaker. This is to minimise any risk from sewerage flooding and to ensure that
sufficient capacity is made available to cope with the new development; and in order to
avoid adverse environmental impact upon the community

2.8 Transport for London were consulted and raise no objection. They advise that the
site of the redevelopment is on the A219 - Fulham Palace Road, which forms part of
the Strategic Road Network (SRN) and that they have a duty under the Traffic
Management Act 2004 to ensure that any development does not have an adverse
impact on the SRN. They further advise.
A Car Parking Management Plan (CPMP) should be submitted and include a
mechanism to ensure that the supply and demand of blue badge bays for disabled
residents, visitors and employees is regularly monitored and provision is reviewed if
required.
For retail/office car parking spaces, The London Plan states that 10% of all
spaces must be for electric vehicles, and an additional 10% passive provision for
electric vehicles in the future. This should be secured by condition and monitored
through the CPMP. An additional 11 visitor cycle parking spaces should be provided.
A Construction Logistics Plan (CLP) should be submitted and approved by
the council and TfL before construction work commences on site.
The footway and carriageway on Fulham Palace Road should not be
blocked during the works. Temporary obstructions during the works should be kept to a
minimum and should not encroach on the clear space needed to provide safe passage
for pedestrians or obstruct the flow of traffic on the A219.
2.9 Officers' response:- Since submission the applicant has submitted additional
supporting information which addresses the concerns expressed by TfL. These issues
will be addressed under section 3.0 of this report.
2.10 The London Fire and Emergency Planning Authority were consulted, but have
not commented.
2.11 The Metropolitan Police Secure by Design Officer was consulted, but has not
commented.
3.0 PLANNING CONSIDERATIONS
3.1 The main planning considerations in light of the NPPF, London Plan (Adopted July
2011, FALP March 2015), and the Council's adopted Core Strategy (2011),
Development Management Local Plan (2013), Planning Guidance Supplementary
Planning Document (2013) include; the principle of the extended B1 uses in land use
terms; design and conservation matters including secure by design and access; impact
on surrounding residents, particularly on the amenities of occupiers of neighbouring
residential properties - outlook, light and privacy, noise and disturbance; potential for
traffic generation and the impact on the highway network; and environmental matters
such as energy, flood risk, sustainability and contamination issues.
LAND USE
3.2 The National Planning Policy Framework (NPPF) requires local authorities to
promote more efficient use of land through the use of suitably located previously
developed land and buildings. The London Plan also seeks to ensure that proposals
achieve the optimum intensity of use that remains compatible with the local context and
is well served by public transport.

3.3 The Council's Core Strategy affords protection to employment sites. Relevant
policies include Strategic Policy B and Borough Wide Strategic Policy LE1. These
require that accommodation is available for all sizes of business, including small and
medium sized enterprises, by retaining premises capable of providing continued
accommodation for local services or significant employment, unless continued use
would adversely impact on residential areas, an alternative use would give a
demonstrably greater benefit that could not be provided on another site, or it can be
satisfactorily demonstrated that the property is no longer required for employment
purposes.
3.4 Core Strategy Strategic Policy B Location of Employment Activities states that the
council will support the local economy and inward investment in the borough by working
with all relevant partners. Within this, Hammersmith Town Centre is the preferred office
location in the borough and the council will encourage major office based development.
However, in other areas of the borough, land providing significant existing employment
should normally continue to do so. The policy goes on to state:
'.....Large offices should locate in areas that are very well served by public transport,
such as Hammersmith Town Centre and the wider White City Opportunity Area, and
where they can be supported by a range of other services. Hammersmith Town Centre
is the existing prime office location because of its high levels of accessibility by public
transport and road to central London and Heathrow airport. More office employment in
Hammersmith will further strengthen the retail function of the centre'.
3.5 Development Management Local Plan policy DM B1 supports the retention and
intensification of existing employment uses, but also considers the mixed use
enhancement of employment sites acceptable where these are under-utilised, subject to
the satisfactory retention or replacement of employment uses in appropriate locations.
In assessing intensification of office use DMLP policy DM B1 requires consideration as
to whether the scale and nature of the development is appropriate, having regard in
particular to local impact and public transport accessibility.
3.6 The application proposal would upgrade and extend the building to provide an
additional 2,580 sqm GIA (12,481 sq.m. overall). This site while being marginally
outside Hammersmith Town Centre, the boundary of which is situated about 60m to the
north of the site, has a PTAL of 6b, thereby meeting with the spirit of Strategic Policy B
as having excellent accessibility. The property is highly accessible to different public
transport modes, and is supported by a range of services. This is an existing office
location which would be refurbished and upgraded in order to increase and continue its
viability as a large offices premises. The impacts of the proposed extended offices on
the locality, including its transport impacts, will be discussed in detail below.
3.7 Officers consider that for above reasons the principle of the land use at this
location is acceptable. It is considered that the proposal would help to maintain
sufficient and enhanced employment floorspace in the area, to ensure a sufficient stock
of premises and sites to help meet the borough's needs for a range of types of
employment uses. The scale and nature of the commercial development is appropriate
to the locality. A planning condition is recommended (Condition 3) to ensure that the
commercial element would be used for Class B1a purposes only, to ensure that the use
is compatible with the property's residential neighbours.

DESIGN and CONSERVATION
3.8 Paragraph 58 of the NPPF 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 ..and support local facilities and transport
networks; respond to local character and history.'
3.9 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.'
3.10 Core Strategy Policy BE1 `Built Environment' states that all development within the
borough, including in the regeneration areas should create a high quality urban
environment that respects and enhances its townscape context and heritage assets.
There should be an approach to accessible and inclusive urban design that considers
how good design, quality public realm, landscaping and land use can be integrated to
help regenerate places.
3.11 Policy DM G3 of the Development Management Local Plan (DMLP) states 'the
Council will require a high standard of design in all alterations and extension to existing
buildings. These should be compatible with the scale and character of existing
development, their neighbours and their setting. The policy further states that 'in most
cases, these will be subservient to the original building' whilst the justification to the
policy states that 'extensions should never dominate the parent building'. The
justification to the policy further states that 'the Council recognises the changing needs
but seeks to ensure that extensions and alterations do not affect the inherent qualities of
existing properties.'
3.12 DM Local Plan policy DMG7 states that 'The council will aim to protect, restore or
enhance the quality, 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'.
3.13 The existing building is only glimpsed from the public realm and neighbouring
sites, as it is set behind a street fronting building on Fulham Palace Road and is set well
back within a deep site. The building has a red brick façade with many superfluous
balconies. The existing roof has a recessive top floor and a pitched glazed roof over the
existing atrium.
3.14 The proposal is to infill and replace the facades with a more contemporary glazing
and panelling system and profiled aluminium cladding to the projecting stairwells. The
first to third floors would have glazed panels, interspersed with dark metal panelling to
create a pattern across the facades. The ground and 4th floors would be set back

slightly and be entirely glazed with minimal visual structure. They would therefore have
a more lightweight appearance than the middle of the facades. A clear bottom, middle
and top would be established. Roof plant and a new deck and glazed atrium cover
would also be set back, so as to be largely hidden from street views.
3.15 Overall, minimal changes are proposed to the bulk and the scale of the building
which are entirely acceptable within their relationship to neighbouring buildings. The
cladding would improve the legibility of the facades with clearer base, middle and top
sections.
3.16 Ophelia House lies adjacent to the edge of the Hammersmith Odeon Conservation
Area. The Guinness Trust Buildings lie within the conservation area, and are set out
perpendicular to the northern boundary of the site. These are four and five storey red
brick buildings of sufficient architectural quality to be defined as Buildings or Merit in the
Council's local list. Ophelia House currently forms the backdrop to the Buildings of Merit
when viewed from within the estate.
3.17 The northern façade of Ophelia House, is primarily of red brick but overly fussy in
its detailing (as is the case with the other facades) with projecting balconies and white
balustrades that clutter the facades. The current elevations provide a distracting and
busy backdrop to the Guinness Trust Buildings.
3.18 The proposed façade would form a more attractive and distinct backdrop to the
Guinness Buildings when viewed from within the conservation area. The façade would
be well ordered with a rational glazing pattern. The palette of grey metal cladding and
glass would provide an appropriate colour contrast which is currently lacking and be
calmer and more coherent elevations than exist on the existing building.
3.19 Although the proposal would build out the façade cladding slightly nearer to the
boundary of the conservation area, the effect would be negligible. The spaces in
between the Guinness Trust Estate Buildings themselves and between Ophelia House
are already highly enclosed and that is part of the character of the conservation area on
this edge.
3.20 Overall, the proposed design, scale and massing of the new build elements and
alterations within the development are considered to be appropriate to the surrounding
context, and would improve the visual appearance of the site and the character and
appearance of the adjoining conservation area would be preserved in accordance with
Policies BE1 of the Core Strategy and DM G3 and DM G7 the DM Local Plan and
relevant London Plan policy 7.4 and the NPPF. It is however, recommended, that final
details of the materials to be used in the external appearance of the building and details
of landscaping be conditioned for future approval (Condition nos. 4, 5 and 6 relate).
Secure by Design
3.21 London Plan Policy 7.3 and Development Management Local Plan Policy G3
require new development to respect the principles of Secure by Design. Details of how
the proposed development would incorporate crime prevention measures to provide a
safe and secure environment would be secured by a condition (Condition 7).

Access
3.22
Policy BE1 of the Core Strategy (2011) and SPD Design Policies 1, 2 and 3 of
the Planning Guidance Supplementary Planning Document (2013) relate to inclusive
design and require new development to be built to ensure the development is designed
to be accessible and inclusive to all who may use or visit the building.
3.23 Currently the accessibility of the building is inadequate. There is both an external
ramp and steps to be negotiated prior to entering the building. The applicant also states
that the current lifts are twenty five years behind present best practice. The application
intends to address these matters. The entrance would be remodelled and the external
wheelchair ramp and steps would be removed. A new flush level entry to the building
would be provided, and inside the building there would be a self-activated concealed
platform lift for users of wheelchairs to give access to reception level. Four new 17person capacity lifts are to be provided giving access to the upper floors. In support of
the application the applicant states that all toilet layouts are fully accessible and
ambulant WC provision, including wheelchair user shower facilities at basement level.
The proposal would thereby meet policy requirements.
IMPACT ON RESIDENTS' AMENITY
3.24 Policies DM G1, G3 and 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. As such the scheme's impact on
neighbours in respect of outlook, privacy as well as daylight and sunlight and shadowing
have been assessed. Those residential properties in closest proximity to the application
site are the properties opposite the site on Yeldham Road to the south and the
Guinness Trust Buildings to the north.
Outlook
3.25 SPD Housing Policy 8 (i) acknowledges that a building's proximity can have an
overbearing and dominating effect detrimental to the enjoyment by adjoining residential
occupiers of their properties. Although it is dependent upon the proximity and scale of
the proposed development a general standard can be adopted by reference to a line
produced at an angle of 45 degrees from a point 2 metres above the adjoining ground
level of the boundaries of the site where it adjoins residential properties. However, on
sites that adjoin residential properties that have rear gardens of less than 9 metres in
length this line should be produced at 45 degrees from a point at ground level on the
boundary of the site where it adjoins residential properties. If any part of the proposed
building extends beyond these lines then on-site judgement will be a determining factor
in assessing the effect which the extension will have on the existing amenities of
neighbouring properties.
3.26 The proposal would involve infill extensions between the existing projecting
balconies, therefore the general scale and bulk of the building would not increase. The
height of the building would not be greater than existing levels. Therefore it is not
anticipated that the proposal would result in any impact on outlook to these properties in
Yeldham Road and the Guinness Trust Buildings over and above the existing situation,
particularly given the distance of over 12metres that would be maintained between the
development and the rear site boundaries with the Yeldham Road properties and over

11 metres between the development and the site boundaries with Guinness Trust
Buildings.
Daylight and Sunlight
3.27 The proposal, given its marginal increases to the external envelope and the
distances to neighbouring residential buildings, would not have any undue impact upon
daylight and sunlight of neighbouring properties in Yeldham Road or the Guinness Trust
Buildings over and above any existing levels experienced from the scale, bulk and
height of the existing building.
Privacy
3.28 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.
3.29 The windows and balconies to the building are within the proximity of those which
exist, therefore there would be no increased overlooking opportunities to residential
properties to the north and south. The proposed roof garden would be situated to the
southern elevation of the building. There would be a distance of c.21m from the edge of
the terrace to the nearest windows at the rear of properties in Yeldham Road, so privacy
screens are not considered necessary. Officers would require details of the screens to
be agreed by condition, however, to ensure adequate safety for users of the terrace and
to ensure that they are visually agreeable (Condition 8).
3.30 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 Disturbance
3.31 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 Housing Policy 8 (iii) adds that roof
terraces or balconies likely to cause harm to the existing amenities of neighbouring
properties by reason of noise and disturbance will not be supported.
3.32 In relation to the proposed extended office use officers do not consider that normal
activity would necessarily result in material noise and general disturbance to residents
living in the locality. Class B1 uses are normally activities that can be carried out on
sites in residential areas. Planning conditions are recommended, however, to prevent
any undue noise arising for neighbours. These include conditions requiring details to be
submitted to and approved by the council of external sound level emitted from plant/
machinery/equipment and mitigation measures as appropriate. Machinery, plant or
equipment at the development would also be required to be mounted with proprietary
anti-vibration isolators and fan motors would need to be vibration isolated from the
casing and adequately silenced and maintained as such. This is to ensure that the
amenity of occupiers of the surrounding premises is not adversely affected by vibration.
A condition would also require the submission of details of all external lighting to ensure

that the amenity of occupiers of surrounding premises is not adversely affected by
lighting (Conditions 9, 10 and 11).
3.33 In terms of the external amenity areas proposed, there would be terraces and
balconies to the proposed development. There are existing balconies which would, in
effect, be revamped. These balconies are of modest size and given that they are an
existing situation it is not considered that the use of these balconies would result in
undue noise disturbance to neighbours. However there is a large roof garden proposed
(5th floor level) which is approximately 240sq.m in area sited toward the south elevation
of the building. There is a distance of c.21m to the residential buildings in Yeldham
Road to the south. This distance, and the fact that the roof garden would be situated at
higher level than the neighbouring residential properties in Yeldham Road, should help
to alleviate any potential noise disturbance to residents. It is intended to impose a
condition restricting the hours of use of the roof garden to limit any potential noise
emission to primarily daytime hours (Condition 12).
3.34 Having regard to the above, the proposal is not considered to result in undue
detriment to the amenities of surrounding properties, and is in accordance with
Development Management Local Plan Policies DM A9, DM G1, DMG3, DM H9 and the
Planning Guidance SPD.
3.35 A Demolition Management Plan and a Construction Management Plan would be
required, setting out a broad strategy to ensure that impacts during the demolition and
construction process are managed and minimised. A condition would be attached
requiring details in terms of both the demolition and construction works (Condition 13).
HIGHWAYS MATTERS
Trip Generation and parking
3.36 The NPPF requires developments that generate significant movement are located
where the need to travel will be minimised and the use of sustainable transport modes
can be maximised; and development should protect and exploit opportunities for the use
of sustainable transport modes for the movement of goods or people.
3.37 Policies 6.1, 6.3, 6.10, 6.11 and 6.13 of The London Plan (Adopted July 2011,
FALP March 2015) 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.
3.38 Policy T1 of the Core Strategy (2011) supports The London Plan. Policy DM J1 of
the Development Management Local Plan (2013) 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 Development Management Local Plan
(2013) 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.
3.39 Based on current policy, DMLP Policy J2, the existing offices could be allowed a
maximum of between 10 and 17 car parking spaces as there could be 1 space per

600sqm-1000sqm. The over-provision is an existing situation and, according to planning
records, appears to be long established. The additional floor space which would be
provided within this application would result in an increase of 2,580 sqm of office space,
meaning that there could be 3 to 4 parking spaces provided.
3.40 The proposal would actually result in the reduction in the existing parking
provision from 187 spaces to 179 parking spaces. Although officers would ideally wish
to see a significant reduction, or even removal of the parking provision on site due to the
excellent public transport accessibility, the slight reduction is accepted, as this would
result from a scheme where there would be an increase in employment floor space
wherein policy does allow some car parking to be considered/provided. TfL have
considered the car parking provision and although they consider it to be high, they
agree that, in light of it being a reduction on the existing levels, it is acceptable. Eleven
spaces for disabled users are also proposed which is considered to be an acceptable
level. At the request of officers and TfL the applicant has agreed to a condition requiring
the submission of a Car Parking Management Plan (CPMP). The CPMP would include
details of management and allocation of spaces, controls and method of access
including access to and from the basement car park (Condition 15)
3.41 There are also a further existing 16 car park spaces at ground level either side of
the main pedestrian entrance into Horatio House on the building's western elevation.
These are associated with Horatio House. The applicant has stated that these spaces
are to be retained and would continue to be allocated to the occupiers of Horatio House.
It is stated that the distribution/allocation of parking spaces at the office complex would
follow the existing arrangements, whereby spaces would be leased to occupiers within
the office buildings who would in turn allocate spaces to their staff. The staff who are
allocated parking spaces would be issued parking permits to park within the property.
Servicing and Delivery
3.42 The applicants state that the servicing arrangements of the office complex would
be largely unchanged from existing. Currently all deliveries take place within the site,
parking alongside the building entrances off the internal access road. The new access
ramp and its approach route would have no effect on deliveries to Ophelia House or
Elsinore House at the front of the site (or Horatio House at the rear of the site). As a
result of the increase in floor space, there is predicted to be a small increase in the
number of deliveries; the majority of these will be couriers and vans. As stated within
the Transport Statement submitted access to the substation adjacent to Horatio House
is provided through the site, and on rare events access would be required to service
and/or replace the substation. In the past this has been achieved by reversing an
articulated low loader through the site to the substation. This is an existing arrangement
which would be unaffected by the current proposal. The new access ramp would not
have an impact on the existing route taken by a low loader. The low loader swept path
is based on a 16.633m articulated vehicle.
3.43 The submitted Transport Statement advises that the reduction in car parking
provision would result in no increase in vehicular movements to the property from staff;
with which officers concur. However, there would be an increase in servicing and
delivery vehicles; up to six a day. A swept path analysis of an articulated low loader has
been provided. A servicing and delivery plan would be required given the increase in
these vehicle trips and this would need to include information on all the vehicles that

would travel to the site for delivery and servicing. This would be conditioned (Condition
16).
Cycle parking
3.44 In line with DMLP Policy J5 B1a office use would require 1 space per 50 sqm of
floorspace. Therefore if the whole site were to assessed this would require 250 cycle
parking spaces. The application proposes 150 cycle spaces, which would be an
increase of 84 parking spaces from the existing levels. In theory this is significantly short
of the overall requirement for when the offices might be fully occupied.
3.45 However this is a refurbishment of an existing building rather than a new building
development. The approach to cycle parking and the increase in spaces proposed by
the applicant has been welcomed by officers and TfL. The proposed shower and
changing facilities, with lockers for storing clothes and equipment is also welcomed.
Based on the increase in office floor space and LBHF's current standards 52 cycle
parking spaces would need to be provided for the office extension and what is proposed
is substantially in excess of the standard.
3.46 These cycle spaces would be in addition to the 64 cycle spaces already provided
in the basement which would be unaffected by the development proposal. At the
request of TfL the applicant has agreed to provide twelve visitor cycle parking spaces
(in addition to the 150 spaces). A condition would require details to be submitted for
approval (Condition17).
3.47 Officers were initially concerned about potential for cycles and vehicles conflict.
In support of the application the applicants have provided further information about
access to the basement cycle park. They state that the access to the basement cycle
parking would be via a new stairway on the northern elevation of Ophelia House, which
would have cycle channels either side of the stairs. This would provide a convenient
route to the entrance of the new cycle store on the northern side of the car park.
Pedestrians and cyclists would not be permitted to use the vehicle ramp and
appropriate warning signs would be provided at the ramp, with information about the
defined access to the cycle store. The site management company would take
appropriate measures with the occupiers whose staff ignore the warning signs. This is
considered to be acceptable.
Electric vehicle charging points (evc)
3.48 The proposal as originally submitted proposed only 10 evc spaces which would fall
short of the overall requirement. For retail/office car parking spaces, The London Plan
states that 10% of all car parking spaces must be for electric vehicles, with an additional
10% passive provision for electric vehicles in the future. At the request of officers and
TfL the applicant has submitted a revised parking layout indicating an additional 10
passive electric vehicle charging points. This provision is considered to be acceptable
and would be secured by condition and monitored through the CPMP (Conditions 15
and 19).
Access arrangement
3.49 A new access ramp would be created along the southern elevation of the building
leading to the two levels of basement car parking. Currently the access is on the

eastern elevation. It is stated that the new ramp would be two-way, however at 4m width
this would not allow for two vehicles to pass. It is proposed to have traffic lights at the
ground level and leading up/down the ramp. The applicant has provided supporting
information.
It is sated that access to the basement would be via a single lane access ramp where
the control of vehicles entering and exiting would be by traffic signals. The operation of
the signals would be straight forward. The default setting would be that vehicle
movements at ground level would have a 'green' light, therefore eastbound cars would
be able to enter the basement and westbound vehicle movements are allowed (i.e.
vehicles coming from the direction from Horatio House). When a vehicle in the
basement would want to leave its driver would call for a 'green' signal, at which point the
eastbound and westbound movements at ground level would stop and the vehicle(s) in
the basement would be able to exit. The traffic signals would then revert back to a
'green' signal at ground level and a 'red' signal in the basement (until another exiting
vehicle(s) calls for a 'green' signal to leave). The traffic light system would be designed
and maintained to ensure its robustness; and during any rare events when a problem
might occur temporary signals would be operated manually by the site management
staff to control entry and exit flows.
3.50 The ramp access management strategy would be secured through a car parking
management plan (Condition 15).
Refuse and recycling
3.51
It is stated that a refuse hoist enclosure from basement to ground level would
be provided. The applicants have submitted supporting information on how this would
operate. Waste generated from Ophelia House would be stored in eurobins in the
basement store and brought to ground level by the site management company using a
goods lift. The bins would then be kept in a holding area at ground level close to the
goods lift, ready for collection by a refuse vehicle which would stop alongside the
holding area and goods lift. When the waste has been collected the site management
company would return the bins to the basement store. The movement of bins would
generally take place at quiet times during the day to avoid any disruption to the
movements of vehicles in and out of the car park at the start and end of the working
day.
3.52 A refuse and recycling management strategy would be secured by condition
(Condition 21).
Travel Plan
3.53
A travel plan would be required for the proposed office extension, and this
would need to include the whole of the offices, existing and proposed, for it to work. A
Draft Framework Travel Plan (FTP), covering the whole of Ophelia House, was
submitted with the planning application. A final travel plan would be included as part of
the legal agreement obligations.
Demolition and Construction Logistics
3.54 A Demolition Logistics Plan (DLP) and a Construction Logistics Plan (CLP) would
be required for the proposal which would be conditioned. Information would be needed

on how the site would continue to operate whilst the scheme would take place, without
adverse impacts arising on the highways (Condition 14).
ENVIRONMENTAL MATTERS
Flood Risk and sustainable urban drainage
3.55 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.
3.56 Policies 5.11, 5.12, 5.13, 5.14 and 5.15 of The London Plan (Adopted July 2011,
FALP March 2015) require new development to comply with the flood risk assessment
and management requirements of national policy, including the incorporation of
sustainable urban drainage systems, and specify a drainage hierarchy for new
development. This is echoed in Draft Local Plan (Regulation 18 Consultation 2015)
Policies CC2, CC3 and CC5.
3.57 Policy CC1 of the Development Management local Plan (2013) requires that new
development is designed to take account of increased 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 Policy DM H3 of the Development Management Local Plan (2013)
and SPD Sustainability Policies 1 and 2 of the Planning Guidance Supplementary
Planning Document (2013).
3.58 This site is in Flood Risk Zone 3. As required, the applicant has submitted a Flood
Risk Assessment (FRA). The current and proposed use of the building is classified as
less vulnerable in terms of flood risk. The FRA identifies that although the site is in Zone
3, it is well protected from flooding by the Thames Barrier and local river wall defences.
The site's current use is regarded as less vulnerable and the extended building would
remain as in office use and not introduce any more vulnerable uses onto the site. The
site is in an area that could have increased potential for elevated groundwater. The
basement car park would remaining as existing, though a new ramp access would be
provided. The FRA lists the following preventative measures:
o All existing pumps within the basement would be inspected and replaced with new
pumps.
o All basement areas should utilise flood resilient materials for the floor areas and
ensure all electrical equipment is located above the ground.
o The flow off the site would match the existing.
o The proposed development would not increase the risk of flooding on or off site.
o A CCTV survey of the existing drainage would be carried out to confirm the condition
and location of all existing sewer. Remedial works may be required if defects are
located.
o The ramp would be constructed and integrated into the basement's existing
waterproofing system to ensure that no increase in flood risk would arise.
3.59 The site location is in a Critical Drainage Area in LBHF's Draft Surface Water
Management Plan, which means that it could be more susceptible to sewer and/or
surface water flooding during an intense storm. Thames Water has also confirmed

reports of sewer flooding in the vicinity of the site, though the site itself has not
previously been affected.
3.60 The implementation of preventative measures outlined in the FRA would be
conditioned. In addition to the measures outlined in the FRA, consideration should also
be given to including additional flood resilient design measures (at basement/ ground
floor levels) as outlined in 'Improving the flood performance of new buildings' (DCLG,
May 2007) - e.g. internal finishes that are flood resistant, raising electrical fittings where
possible, sealing gaps where services enter the building etc. These would be required
by condition (Conditions 22 and 23).
3.61 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) and also the use of water efficient fittings and
appliances. The applicants have given a commitment to incorporate sustainability
measures. Water efficiency measures would be included.
3.62 The existing site consists largely of impermeable surface and surface water runoff is directed to the combined sewer system. Although this is a refurbishment project
with extensions and not redevelopment, it is still an opportunity to reduce surface water
run-off from the site. Therefore, potential for SuDS measures should be assessed and
implemented where possible - e.g. use of rainwater harvesting systems, permeable
surfaces, soft landscaping, attenuation storage etc may be feasible. The submission of
a sustainable drainage strategy would be conditioned (Condition 24).
Contamination
3.63 London Plan (Adopted July 2011, FALP March 2015), Policy CC4 of the Core
Strategy (2011) and Policy DM H7 and H11 of the Development Management Local
Plan (2013) states that the Council will support the remediation of contaminated land
and that it will take measures to minimise the potential harm of contaminated sites and
ensure that mitigation measures are put in place
3.64 Potentially contaminative land uses, past or present, are understood to occur at, or
near to, this site. In this instance, given the nature and location of the development,
planning conditions would not need to be attached regarding assessment and potential
remediation of contaminated land. Instead a planning informative is recommended
advising the applicants to contact the Council should any unexpected staining or
malodours be encountered during the redevelopment either on or within floor/ground
materials.
Energy and Sustainable Construction, Sustainability, Carbon Reduction
3.65 In terms of climate change mitigation, Policy 5.1 of The London Plan includes a
strategic target to achieve an overall reduction in London's CO2 emissions of 60% by
2025. Policy 5.2 'Minimising CO2 Emissions' sets out that the Mayor expects that all
new developments will fully contribute towards the reduction of CO2 emissions. Policy
5.3 'Sustainable Design and Construction', seeks to ensure future developments meet
the highest standards of sustainable design and construction including construction and
operation, and ensure that they are considered at the beginning of the design process.
Policy 5.6 'Decentralised Energy' states that 'Development proposals must evaluate the
feasibility of installing a CHP system, and where a new CHP system is appropriate'.

Policy 5.6 (C) states that 'Where future network opportunities are identified, proposals
should be designed to connect to these networks'. Policy 5.7 'Renewable Energy'
expects that within the framework of the energy hierarchy, major development
proposals will provide a reduction in CO2 emissions through the use of on-site
renewable energy generation.
3.66 Policy 5.7 of The London Plan also includes a presumption that all major
development proposals will seek to reduce CO2 emissions by at least 20% through the
use of on-site renewable energy generation, wherever feasible. Policy 5.8 'Innovative
Energy Technologies' supports the use of alternative energy technologies. Policy 5.9
'Overheating and Cooling' expects major development proposals to reduce potential
overheating and reliance on air conditioning systems and demonstrate this in
accordance with the recommended cooling hierarchy:
3.67 The Borough Wide Strategic Policy - CC1 'Reduce Carbon Emissions and
Resource Use and Adapt to Climate Change Impacts', states that 'The council will
require all the developments to make the fullest possible contribution to the mitigation of
the adaptation to climate change by minimising energy use and maximising use of
energy from efficient sources.
3.68 DMLP policy DM H1 requires developments to implement The London Plan
sustainable energy policies and meet CO2 reduction targets to ensure developments
are designed to make the most effective used of passive design measures, minimise
energy use and reduce CO2 emissions.
3.69 The Planning Guidance SPD Sustainability Policy 30 says that in order to help
reduce energy demand, the potential use of passive design measures should be
considered and that the Council encourages, where possible, for new developments to
link to existing decentralised energy systems. SPD Sustainability Policy 32 says that
the council will expect major developments to include on-site renewable energy
generation where this is required.
3.70 A BREEAM Sustainability Assessment has been submitted with the application.
This shows that the proposed works could achieve a BREEAM rating of 'Excellent'. In
addition to the sustainable energy measures outlined in the applicant's Energy Strategy,
other measures are planned such as use of sustainable materials, installation of water
efficient fittings, low pollution plant such as low NOx boilers etc. These are assessed as
being able to provide a development that meets BREEAM rating of 'Excellent'.
3.71 The expected sustainability performance of the development is acceptable and
would meet the requirements of The London Plan and local plan policies on sustainable
design and construction. The submission of a post-construction sustainability
assessment to confirm the implementation of the measures outlined in the BREEAM
report would be conditioned (Condition 25).
3.72
An Energy Strategy has been submitted with the application which outlines the
energy efficiency and low/zero carbon measures to be implemented, in order to reduce
energy use and minimise CO2 emissions. If built to meet the minimum Building
Regulation standards, the development is calculated to produce 346 tonnes of CO2 a
year. Use of passive design measures to maximise use of solar gain and natural
daylight and use of energy efficiency measures such as improved insulation and energy
efficient plant, lighting etc is calculated to reduce CO2 emissions by about 16% a year

to 291 tonnes. In line with the Mayor of London's energy hierarchy the feasibility of
using decentralised energy on site has been assessed.
3.73
However, the benefit of utilising a Combined Heat and Power system is
considered to be negligible as heating and hot water requirements are not significant
compared to other demands such as for lighting and auxiliary power requirements. A
communal heating system based on condensing gas boilers would provide most of the
property's space and hot water heating demand, although it is still anticipated that the
development will include for future connection to a decentralised energy network which
may be developed in the future. In terms of renewable energy generation, solar PV
panels would be installed on the roof. These are calculated to reduce CO2 emissions by
7 tonnes a year.
3.74
Overall, the energy efficiency and low/zero carbon measures are calculated to
reduce annual CO2 emissions to 284 tonnes. This represents an improvement of 18%
compared to the 2013 Building Regulations. This would fall short of the required 35%
improvement.
3.75
The Energy Strategy highlights a number of site constraints that make it
difficult to meet the required target on-site, particularly the constraints on the design due
to the development being a refurbishment/extension of an existing building rather than a
new build project. Whilst officers acknowledge that this is the case, further assessment
of potentially implementing measures elsewhere on the site, e.g. not at Ophelia House
but in one or more of the other office buildings within this complex should be carried out.
Alternatively, a payment in lieu could be made to make up the shortfall in terms of CO2
emissions. This would require a payment of £1,800 per tonne of CO2 needing to be
offset. The current proposal would leave a shortfall of 59 tonnes, equivalent to a
payment total of £106,380. This would be conditioned (Condition 26), and a contribution
towards off-site sustainable energy measures will be required, in the event that the
development fails to provide 35% sustainable energy measures on site.
COMMUNITY INFRASTRUCTURE LEVY
3.76
Mayoral CIL came into effect in April 2012 and is a material consideration to
which regard must be had when determining this planning application. This
development will be subject to a London-wide community infrastructure levy. This will
contribute towards the funding of Crossrail, and further details are available via the GLA
website at www.london.gov.uk. The GLA expect the council, as the collecting authority,
to secure the levy in accordance with Policy 8.3 of The London Plan (Adopted July
2011, FALP March 2015).
PLANNING OBLIGATIONS
3.77 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.

3.78 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 will include the following Clauses:
- Securing a Travel Plan; with the developer to pay the cost of £3,000 to review this on
the first, third and fifth anniversaries
- Developer to contribute financially/in kind towards economic regeneration
opportunities
- A contribution towards off-site sustainable energy measures, in the event that the
development fails to provide 35% sustainable energy measures on site.
4.0 CONCLUSION and RECOMMENDATION
4.1
Officers consider that the proposed development would be appropriate in terms
of land use, design and scale, and would not cause demonstrable harm to the amenities
of neighbouring residents. The proposal would enhance the appearance of the existing
street scene. The development would not have a detrimental impact on the highway
network and local parking conditions. Other matters including sustainability, flood risk
and contaminated land matters are also considered to be acceptable.
4.2 It is recommended that planning permission be granted subject to conditions, and
subject to the completion of a satisfactory legal agreement
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Officer Recommendation:
That the application be approved subject to the condition(s) set out below:
1)

The development hereby permitted shall not commence later than the expiration of
3 years beginning with the date of this planning permission.
Condition required to be imposed by section 91(1) (a) of the Town and Country
Planning Act 1990 (as amended by section 51 of the Planning and Compulsory
Purchase Act 2004).

2)

The development shall be carried out and completed in accordance with the
following approved drawings: 328_109 Rev B, 328_110 Rev C, 328_113 Rev J,
328_114 Rev F, 328_120 Rev J, 328_121 Rev G, 328_122 Rev G, 328_123 Rev
F, 328_124 Rev E, 328_213, 328_180, 328_150 Rev C, Flood Risk Assessment
Ref: RAB:774SE.
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 Policy DM G3 of the Development Management Local Plan 2013
and Policy BE1 of the Core Strategy 2011.

3)

The development hereby permitted shall not commence prior to the submission
and approval in writing by the Council of details and samples of all materials to be
used on the external faces of the new building, including the terraces. No part of
the development shall be used or occupied prior to the completion of the
development in accordance with the approved details.
To ensure a satisfactory external appearance, in accordance with Policies DM G3
of the Development Management Local Plan 2013, and Policy BE1 of the Core
Strategy 2011.

4)

The development hereby permitted shall not commence until detailed drawings of
a typical bay for each elevation of the scheme at a scale of no less than 1:20 are
submitted to and approved in writing by the council. The development shall not be
occupied until the scheme has been carried out in accordance with the approved
details, and it shall thereafter be permanently retained as such.

To ensure a satisfactory external appearance, in accordance with Policy DM G3 of
the Development Management Local Plan, 2013 and Policy BE1 of the Core
Strategy, 2011.
5)

No alterations shall be carried out to the external appearance of the development,
including the installation of air-conditioning units, ventilation fans or extraction
equipment not shown on the approved drawings, without planning permission first
being obtained. Any such changes shall be carried out in accordance with the
approved details.
To ensure a satisfactory external appearance and to prevent harm to the
amenities of the occupiers of neighbouring residential properties, in accordance
with Policy DM G3 of the Development Management Local Plan 2013, and Policy
BE1 of the Core Strategy 2011.

6)

With the exception of the terraces indicated on the approved drawings, no part of
any other roof of the approved building shall be used as a terrace or other amenity
space.
To safeguard the amenities of the occupiers of 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 A9 of the Development
Management Local Plan 2013.

7)

The development hereby permitted shall not commence until details and samples
of the proposed fenestration, including opening style, have been submitted to and
approved in writing by the Council. The development shall be carried out in
accordance with such details as have been approved and shall thereafter be
permanently retained.
To ensure a satisfactory external appearance, in accordance with Policy BE1 of
the Core Strategy 2011, and policy DM G3 of the Development Management Local
Plan 2013.

8)

Prior to commencement of the development hereby approved, a Demolition
Management Plan and a Construction Management Plan shall be submitted to and
approved in writing by the Council. Details shall include length of time for the
obstruction of the footway and control measures for pedestrian safety, control
measures for dust, noise, vibration, lighting, delivery locations, restriction of hours
of work and all associated activities audible beyond the site boundary to 08001800hrs Mondays to Fridays and 0800 -1300 hrs 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 work. Approved details shall
be implemented throughout the project period.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by noise, vibration, dust, lighting or other emissions from the building site,
in accordance with Policies DM H9, H10 and H11 of the Development
Management Local Plan 2013.

9)

Prior to commencement of the development hereby approved, a Demolition
Logistics Plan and a Construction Logistics Plan shall be submitted to and
approved in writing by the Council. . The details shall include the numbers, size
and routes of demolition and construction 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. Approved details
shall be implemented throughout the project period.
To ensure that demolition and construction works do not adversely impact on the
operation of the public highway, and that the amenity of occupiers of surrounding
premises is not adversely affected by noise, vibration, dust, lighting or other
emissions from the building site, in accordance with Policies DM J1 and DM J6 of
the Development Management Local Plan 2013.

10) Prior to further consideration of the application, a noise assessment shall be
submitted to the Council for approval of external noise levels incl. reflected and reradiated noise and details of the sound insulation of the building envelope,
orientation of habitable rooms away from major noise sources and of acoustically
attenuated mechanical ventilation as necessary to achieve internal room- and (if
provided) external amenity noise standards in accordance with the criteria of
BS8233:2014. Approved details shall be implemented prior to occupation of the
development and thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site is not adversely
affected by noise from transport, in accordance with Policies DM H9 and H11 of
the Development Management Local Plan (2013).
11) Prior to commencement of the development, details shall be submitted to and
approved in writing by the Council, of an enhanced sound insulation value DnT,w
of at least 5dB above the Building Regulations value, for the wall structures
separating different types of rooms/ uses in adjoining dwellings. Approved details
shall be implemented prior to occupation of the development and thereafter be
permanently retained.
To ensure that the amenity of occupiers of the development site is not adversely
affected by noise, in accordance with Policies DM H9 and H11 of the Development
Management Local Plan (2013).
12) Prior to commencement of the development, details shall be submitted to and
approved in writing by the Council, of the sound insulation of the floor/ ceiling/
walls separating the commercial part(s) of the premises from dwellings. Details
shall demonstrate that the sound insulation value DnT,w is enhanced by at least
10dB above the Building Regulations value and, where necessary, additional
mitigation measures are implemented to contain commercial noise within the
commercial premises and to achieve the criteria of BS8233:2014 within the
dwellings/ noise sensitive premises. Approved details shall be implemented prior
to occupation of the development and thereafter be permanently retained.
In order to ensure that the amenity of occupiers of the development site is not
adversely affected by noise, in accordance with Policies DM H9 and H11 of the
Development Management Local Plan (2013).

13) The development hereby approved shall not be occupied until the cycle parking,
as detailed in drawing 328_109 Rev B has been installed and the cycle storage
shall be permanently retained thereafter for users of the development.
In order to promote alternative, sustainable forms of transport, in accordance with
Policy DM J5 of the Development Management Local Plan 2013 and Policy 6.9
and Table 6.3 of the London Plan 2015.
14) The residential dwellings hereby permitted shall not be occupied until the Council
has been notified in writing (and has acknowledged such notification) of the full
postal address of the units. Such notification shall be to the council's Head of
Development Management and shall quote the planning application number
specified in this decision letter.
In order that the Council can update its records to ensure that parking permits are
not issued to the occupiers of the residential units hereby approved, and thus
ensure that the development does not harm the existing amenities of the occupiers
of neighbouring residential properties by adding to the already high level of onstreet car parking stress in the area, in accordance with Policy T1 of the Core
Strategy 2011, Policy DM J2 and J3 of the Development Management Local Plan
2013, and SPD Transport Policies of the Planning Guidance Supplementary
Planning Document 2013.
15) No occupiers of the residential dwellings hereby permitted, with the exception of
disabled persons who are blue badge holders, shall apply to the Council for a
parking permit or retain such a permit, and if such a permit is issued it shall be
surrendered to the Council within seven days of written demand.
In order to ensure that the development does not harm the existing amenities of
the occupiers of neighbouring residential properties by adding to the already high
level of on-street car parking stress in the area, in accordance with Policy T1 of the
Core Strategy 2011, Policy DM J2 and J3 of the Development Management Local
Plan 2013, and SPD Transport Policies of the Planning Guidance Supplementary
Planning Document 2013.
16) The residential dwellings hereby permitted shall not be occupied until such time as
a scheme has been submitted to and approved in writing by the local planning
authority to ensure that all occupiers, other than those with disabilities who are
blue badge holders, have no entitlement to parking permits from the council and to
ensure that occupiers are informed, prior to occupation, of such restriction. The
residential dwellings shall not be occupied otherwise than in accordance with the
approved scheme unless prior written agreement is issued by the Council.
In order that the prospective occupiers of the dwellings concerned are made
aware of the fact that they will not be entitled to an on-street car parking permit, in
the interests of the proper management of parking, and to ensure that the
development does not harm the existing amenities of the occupiers of
neighbouring residential properties by adding to the already high level of on-street
car parking stress in the area, in accordance with Policy T1 of the Core Strategy
2011, Policy DM J2 and J3 of the Development Management Local Plan 2013,
and SPD Transport Policies of the Planning Guidance Supplementary Planning
Document 2013.

17) The residential dwellings hereby permitted shall not be occupied until a car parking
management plan has been submitted to and approved in writing by the Council,
confirming how the car parking spaces associated with the development would be
allocated and managed to ensure that they are only used by occupiers of the
development.
In order to ensure appropriate management of the parking spaces and to prevent
unnecessary vehicle trips to the site, in the interests of sustainable development,
in accordance with Policy T1 of the Core Strategy 2011, Policy DM J2 and J3 of
the Development Management Local Plan 2013, and SPD Transport Policies of
the Planning Guidance Supplementary Planning Document 2013.
18) No part of the development hereby approved shall be occupied prior to the
provision of the refuse and recycling storage enclosures, as indicated on the
approved drawing 328_180. All refuse generated by the development hereby
permitted shall be stored within these enclosures, which shall be permanently
retained for this use.
To ensure that the use does not give rise to smell nuisance and to prevent harm to
the street scene arising from the appearance of accumulated rubbish, in
accordance with Policy CC3 of the Core Strategy 2011 and Policy DM H5 of the
Development Management Local Plan 2013.
19) All six flats within the development hereby approved shall be constructed to
comply with Lifetimes Home standards prior to occupation, as detailed in drawing
328_213; and they shall be permanently retained in this form thereafter.
To ensure that the new flats are built to `Lifetime Homes' standards, in accordance
with Policy 3.8 of The London Plan 2015, Policy H4 of the Core Strategy 2011 and
Policy DM A4 of the Development Management Local Plan 2013.
20) The development shall not commence until a statement of how Secured by Design
requirements are to be adequately achieved has been submitted to and approved
in writing by the Council. The approved details shall be carried out prior to
occupation of the development hereby approved and permanently maintained
thereafter.
To ensure that the development incorporates suitable design measures to
minimise opportunities for, and the perception of, crime, in accordance with
policies 7.4 of The London Plan 2015 and Policy BE1 of the Core Strategy 2011.
21) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking or reenacting that Order with or without modification), no aerials, antennae, satellite
dishes or related telecommunications equipment shall be erected on any part of
the development hereby permitted, without planning permission first being
obtained.
To ensure that that the visual impact of telecommunication equipment can be
considered in accordance with Policy DM G3 of the Development Management
Local Plan 2013.

22) No plant, water tanks, water tank enclosures or other structures, that are not
shown on the approved plans, shall be erected upon the roofs of the building
hereby permitted.
To ensure that that the visual impact of telecommunication equipment can be
considered in accordance with Policies DM G3 of the Development Management
Local Plan 2013, and Policy BE1 of the Core Strategy 2011.
23) The development hereby permitted shall not commence until a drainage strategy,
detailing any on and/or off site drainage works, has been submitted to and
approved by the council in consultation with the sewerage undertaker. No
discharge of foul or surface water from the site shall be accepted into the public
system until the drainage works referred to in the strategy have been completed.
To ensure that sufficient capacity is made available to cope with the development
and in order to avoid adverse environmental impact, in accordance with Policy
5.13 of The London Plan, 2015.
24) The development hereby approved shall not be occupied prior to the provision of
the green roof in accordance with the approved drawing Ref. 328_114 Rev F and
the green roof hereby approved shall be permanently retained thereafter.
In order to reduce surface water run-off and flooding, in accordance with Policy
CC2 of the Core Strategy 2011 and Policy DM H3 of the Development
Management Local Plan 2013
Justification for Approving the Application:
1)

Land use
The development would provide additional residential accommodation and is
considered acceptable, in accordance with the NPPF (2012), London Plan Policy
3.3 (2015), Core Strategy Policies H1 and H4 (2011), and Policy DM A1 of the
Development Management Local Plan (2013). The housing mix, internal design
and layout and amenity space provision of the new residential units are considered
acceptable having regard to London Plan (2015) Policy 3.5 and Table 3.3, Core
Strategy Policy H3, Policies DM A2, DM A9, DM E1 and DM H9 of the
Development Management Local Plan (2013), and SPD Housing Policies 8 of the
Planning Guidance SPD (2013).
Design
The proposed development would be a high quality development, which would
make a positive contribution to the urban environment in this part of the borough.
The development would therefore be acceptable in accordance with the NPPF
(2012), London Plan (2015) Policies 7.1, 7.2 and 7.6, Core Strategy Policy BE1
(2011) and Policy DM G3 of the Development Management Local Plan (2013),
which seek a high quality in design and architecture, which successfully integrates
into the existing built architecture. The development would preserve the
appearance of the nearby conservation area.
Impact on Neighbouring Properties
The impact of the proposed development upon adjoining occupiers is considered
acceptable with no significant worsening of noise, overlooking, loss of sunlight or

daylight, outlook or loss of privacy, which would cause undue detriment to the
amenities of neighbours. In this regard, the development would respect the
principles of good neighbourliness. The development would therefore be
acceptable in accordance with Policies DM G3, H9 and A9 of the Development
Management Local Plan (2013) and SPD Housing Policy 8 of the Planning
Guidance SPD (2013).
Transport
Subject to conditions there would be no adverse impact on traffic generation and
the scheme would not result in congestion of the road network. Conditions would
secure a car permit free scheme and acceptable provision cycle and refuse
storage. The development would therefore be acceptable in accordance with the
NPPF (2012), London Plan (2015) Policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13, and
6.16, Core Strategy Policies T1 and CC3 (2011), Policies DM J1, J2, J5, A9 and
H5 of the Development Management Local Plan (2013).
Environmental
The proposed development would incorporate a green roof which would promote
sustainable urban drainage and would assist in reducing surface water flooding.. A
Flood Risk Assessment has been submitted. The property is located at roof level
and so any risk of flooding is considered to be negligible. The development would
therefore be acceptable in accordance with London Plan (2015) Policy 5.13,
Policies CC1 and CC2 of the Core Strategy (2011) and Policy DM H3 of the
Development Management Local Plan (2013).
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OFFICERS' REPORT
1.0

BACKGROUND

1.1 The application property is a three storey plus basement 'L' shaped office building
that runs along the south and west of Albion Place. The site can be accessed by
vehicle from Galena Road to the north and has pedestrian access from King Street at
Galena Road (between 148 and 150 King Street), Clifton Walk (between 144 and 146
King Street) and a gated access at Albion Place.
1.2 The King Street (East) Conservation Area boundary runs along the south of the
property. The property is set behind four locally listed buildings which front on to King
Street (136-148 (even only). It is located within the Hammersmith Town Centre, within
the Environment Agency's Flood Risk Zones 2 and 3 and is within an archaeological
priority area.
1.3 In August 2014, seven applications for prior approval for the change of use of
offices to residential were submitted to the Council. The applications related to six of the
seven office units, with unit 4 not being included in any of the prior approval
applications. Six separate prior approval applications were submitted, one for each
office unit, proposing their conversion to three self-contained residential units, except for
unit 7 which would be converted into four residential units; so totalling 19 flats (Refs.
2014/02914/PD56, 2014/02915/PD56, 2014/02916/PD56, 2014/02917/PD56,
2014/02918/PD56 and 2014/02919/PD56). A further prior approval application was
submitted for the six office units to convert them into 19 self-contained flats. All prior
approval applications were granted. The applicant has said that it is hoped that the
prior approval applications would be implemented. Following the enactment of the
Town and Country Planning (General Permitted Development) (England) Order 2015,
these applications would need to be implemented by May 2016, after which planning
applications would be required to be submitted.
1.4 In January 2015 an application for the erection of an additional floor at roof level
together with the formation of roof terraces in connection with the creation of six 2bedroom self-contained flats was withdrawn after Officers raised concerns about the
proposal on design grounds, and the applicant wanted the opportunity to revise the
proposal.
1.5 Following discussions with Officers, a new application has been submitted and this
seeks planning permission for the erection of an additional floor at roof level together
with the formation of roof terraces in connection with the creation of six 2- bedroom selfcontained flats; provision of cycle storage at basement level and refuse storage at
ground floor level.
1.6 Since receipt of the application the proposals have been revised by providing
further details of cycle storage, refuse storage and fenestration and minor changes to
the layout to ensure that adequate external amenity space is provided to each of the
units, the roof has also been changed from zinc to a green roof.

2.0 PUBLICITY AND CONSULTATIONS
2.1 The application has been advertised by way of notification letters sent to 45
surrounding properties, together with a site and press notice. No comments have been
received.
2.2 Thames Water has responded to their consultation and have requested the
inclusion of a condition to address wastewater infrastructure. This has been included as
Condition 23. It was also recommended that consideration be given to sustainable
drainage systems which is discussed later in the report and secured by condition 24.
2.3 The Environment Agency has responded to their consultation, and has raised no
objections, considering the site to be at low risk of flooding.
2.4 The Metropolitan Police's Crime Prevention Design Officer has been consulted on
the application, but has not responded.
3.0 PLANNING CONSIDERATIONS
3.1 The main planning issues to be considered in light of relevant national, regional
and local policies and guidance are: the principle of development in land use terms;
design, scale and appearance of the development; the impact on the amenities of
residents in the locality; the quality of the proposed residential units; highways impacts
and parking, environmental matters and any other material considerations.
LAND USE
3.2 The National Planning Policy Framework (2012) identifies the need for additional
housing and sets out ways in which planning can significantly boost the delivery of
housing through the preparation of policy documents. The London Plan (2015) identifies
that London desperately needs more homes (paragraph 3.13) and this is recognised in
Policy 3.3 'Increasing Housing Supply'. Paragraph 3.14 of The London Plan says that
'the city's population is growing and that delivering more homes which meet a range of
needs, are of a high design quality and are supported by essential infrastructure is a
particular priority over the London Plan period'. To meet this need, The London Plan
sets a target for the delivery of a minimum of 1,031 new dwellings per annum in
Hammersmith and Fulham (London Plan Table 3.1). At the local level, Development
Management Local Plan 2013 (DM LP) Policy DM A1 says that 'The Council will meet
and where possible, exceed The London Plan target by supporting the delivery of
houses on identified sites, windfall sites and as a result of change of use'.
3.3 The building is currently occupied as seven individual office units, which function
vertically across three floors. Each unit has its own entrance door with a central stair
core. The application relates to the roofspace above six of the offices (Unit 4, located on
the corner, is excluded) and is for the construction of six self-contained dwellings at roof
level, each unit would be separately accessed via the existing entrances at ground floor
level. The flats would each incorporate two bedrooms of varying sizes and could
accommodate either three or four people. The mix of office at lower levels and
residential above would work well together. B1 office uses are generally considered to
be compatible with residential use, and they tend not to generate noise and nuisance
that would be associated with other town centre uses such as retail chain shops,
restaurants and bars. Internally, fobs could be used to provide security to the existing

office uses and the proposed residential use. Officers therefore consider that the
proposal would not impact on the existing use at the site and so, as the proposal would
contribute to the delivery of additional residential accommodation in the borough, the
development is considered to be in accordance with London Plan policy 3.3, Table 3.1
and DM LP Policy DM A1.
3.4 Core Strategy (2011) Policy H3 entitled 'Housing quality and density' says that,
amongst other things, that developments, subject to the size of the scheme, should
provide a good range of housing types and sizes. Paragraph 4.13 of the DM LP
recognises a particular need for additional family sized accommodation (3+ beds) in the
borough. In this case, Officers note that the development is of a relatively minor scale,
providing six additional dwellings, and would be located at roof level, within a town
centre. Because of these factors, Officers consider that the proposal for two bedroomed
accommodation for three or four people is an acceptable mix. Family sized
accommodation could be achieved, but might not as suitable in this case, because of
the internal arrangement associated to the existing offices and as there would not be a
lift; and also as there would be limited access to private amenity space. Officers are
therefore satisfied that the development generally accords with policy H3 of the Core
Strategy.
3.5 London Plan Policy 3.4 and Core Strategy Policy H3 seek to ensure that
development proposals achieve the optimum intensity of use compatible with local
context, design principles and with public transport capacity, with consideration for the
density ranges set out in Table 3.2 of The London Plan. This is supported by DM LP
Policy DM A2. The site is considered 'central' in relation to the GLA density matrix in
Table 3.2, giving an indicative appropriate density range of 650-1100 habitable rooms
per hectare (hr/ha) or 215-405 units per hectare (u/ha). In calculating the density of
development that could take place within the building, Officers have had regard to the
prior approvals which were previously consented (as detailed in paragraph 1.3 of this
report). The site comprises 0.087 hectares, and with a potential maximum of 25
dwellings (19 under permitted development and 6 in this application) would result in a
density of 718 hr/ha or 287 u/ha, which falls within the acceptable density range
recommended in The London Plan. The density is considered appropriate, given the
existing development on the site, its location and relationship to neighbouring buildings.
3.6 The number of residential units proposed is below the threshold of ten, for which
affordable housing is required under London Plan Policy 3.13 and Core Strategy Policy
H2 and Policy DM A3 of the DM LP. Notwithstanding this, there is a requirement to
consider whether there is any capacity for ten or more units, applying the density
guidance set out in London Plan Policy 3.4 (maximising the potential of sites) and table
3.2. Providing additional units within this scheme would require the erection of a further
additional storey and due to site constraints, providing additional building bulk would
have detrimental implications on visual amenity. The number of units proposed relates
specifically to the layout of the existing building, utilising existing entrances and
staircases, and for these reasons Officers consider that it would not be desirable to
include further units within the proposed development. Although it is noted that there
are the prior approval applications for the site, which would enable the development to
provide a total of 25 units, Officers must assess this application on its own merits and
cannot have regard to the total quantum of development that could be achieved on the
site across all storeys.

QUALITY OF ACCOMMODATION
Size, aspect and amenity space
3.7 Policy 3.5 and Table 3.3 of The London Plan, Core Strategy Policy H3, Policy DM
A9 and Policy DM A2 of the DM LP 2013, and Planning Guidance Supplementary
Housing Policy SPD Housing Policy 1 expect all housing developments to be of a high
quality design and to be designed to have adequate internal and external space. Further
detailed guidance relating to the design of new housing is provided in the Mayor's
Housing Supplementary Planning Guidance (SPG), 2012.
3.8 The proposed units have been designed to meet or exceed the minimum space
standards for two bedroom dwellings as outlined in London Plan Policy 3.5 and Table
3.3 and Appendix 4 of the Mayor's Housing Supplementary Planning Guidance. The
units are of varying sizes, and would be as follows:
Unit 1
Unit 2
Unit 3
Unit 5
Unit 6
Unit 7

67.8sqm (3 person)
88.86sqm (4 person)
61.44sqm (3 person)
81.72sqm (4 person)
80.21sqm (4 person)
77.52sqm (4 person)

NB - The units have been numbered to relate to the office units below and so 'Unit 4' is
not included. All the flats would exceed the recommended floor areas for two bedroom,
three person flats and units 2, 5, 6 and 7 would exceed the area required for two
bedroom, four person flats. The units are spacious and would incorporate en-suites and
some would include utility rooms. Unit 2 would in fact meet the minimum floor area for a
three bedroom, four person flat and could be used flexibly in the future, depending on
the needs of an occupier.
3.9 It is considered that, owing to the fact that the units would be dual aspect with east
and west or north and south facing windows, at high level and with large elements of
glazing, the proposed units would receive good levels of daylight and sunlight and also
good outlook.
3.10 Policies DM E1 and DM A9 require all new developments to make provision for
open space to meet the needs of the future occupiers and users. SPD Housing policy 1
requires that all new dwellings have access to an area of amenity space, appropriate to
the type of housing being provided and the Mayor's Housing SPG Baseline Standard
4.10.1 says that a minimum of 5sqm of private outdoor space should be provided for 1to
2 person dwellings and an extra 1sqm should be provided for each additional occupant.
In this case, the development provides dwellings for 3 or 4 occupants. The proposal has
been revised to ensure that five of the six proposed units would have the appropriate
external amenity space. Unit 1 however, would have a shortfall of amenity space and
should have 6sqm, whilst 4.18sqm is proposed. The Mayor's Housing SPG says that in
exceptional circumstances, where site constraints make it impossible to provide private
open space for all dwellings, a proportion of dwellings may instead be provided with
additional internal living space equivalent to the area of the private open space.
Officers recognise that the site is constrained by the existing building and the desire to
develop a coherent, regular design. In the case of Unit 1, the floor area would exceed
the minimum internal floor area required by 6.8sqm and on balance, Officers consider

the 4.18sqm of external amenity space and the additional internal floor area to be an
acceptable arrangement given the physical constraints of the site.
Access
3.11 The Mayor's Housing SPG sets out in Baseline Standard 3.2.6 that it is desirable
that dwellings entered at the fourth floor (fifth storey) and above should be served by at
least one lift. In this case, the dwellings would be located at third floor (fourth storey)
and so a lift would not be required in this case. Each unit would be accessed via
entrance doors at ground floor level, which is the existing arrangement on the site. The
applicant has said that the internal stairs would be upgraded as far as practicable, and
each staircase would include a landing at each floor.
3.12 Policy DM A4 of the DM LP relates to accessible housing and says that all new
housing should be built to accessible 'Lifetime Homes' standards where feasible. SPD
Design Policy 1 relates to inclusive design and requires developments to be designed to
be accessible and inclusive to all who may use them. Owing to the existing building
layout, it is not possible to provide a level access from the street to the individual units,
the applicant has said that the internal stairs would be upgraded, however, as far as
practicable; and each staircase would include a landing at each floor, the units would
have a level access throughout and would have hallways and doorways which would
exceed 900mm. There would be overhead structural supports in the roof that could
enable the installation of hoists in future, if necessary.
3.13 Having regard to the constraints on site, Officers are satisfied that the proposed
development would accord, where appropriate with policy DM A4 of the DM LP.
Secured by Design
3.14 London Plan Policy 7.4 is entitled 'Designing Out Crime' and says that
developments should be designed to discourage disorder and the fear of crime. The
policy says that within developments, there should be natural surveillance of publicly
accessible spaces and communal parts should be well maintained. Policy BE1 of the
Core Strategy also makes reference to the need for the design of developments to be in
accordance with the principles of secured by design. The applicant has indicated that it
is likely that the prior approval applications will be implemented but even if not, each
unit would have a secure stair core that would either be shared between the office and
residential uses or the residential uses in the event of the prior approval applications
being implemented. This would provide the benefit of active use and natural
surveillance at different times of the day. The offices currently have cleaners and
Officers anticipate that if this application was implemented, there would be a service
charge to cover the ongoing upkeep of the communal spaces. This would ensure that
these spaces continue to be well maintained.
3.15 Full details of how the proposed development would achieve Secured by Design
standards would be secured by condition (Condition 20).
Noise and Insulation
3.16 DM LP Policies DM A9 and DM H9 are aimed at ensuring that residents of future
housing are not unduly affected by noise and disturbance from adjoining sites or the
wider setting. The application would allow for the development of six flats next to one

another, which would be erected above either office or residential accommodation and
would be in close proximity to Hammersmith Town Centre and King Street. In light of
the site context, appropriate measures such as sound insulation to the walls and
fenestration to mitigate the potential for road noise affecting the internal living
accommodation of the proposed dwellings should be considered and secured by
Conditions 10, 11 and 12.
3.17 Overall, it is considered that the proposed development would provide a high
quality of residential accommodation for future occupiers, subject to the incorporation of
conditions.
DESIGN and CONSERVATION
3.18 The National Planning Policy Framework (NPPF) and supporting National
Planning Policy Guidance (NPPG) on Design recognises that good design in indivisible
from good planning. It states that 'Planning should drive up design standards across all
forms of development'; that 'good design is about creating places and buildings, or
spaces that work well for everyone, look good, last well, and will adapt to the needs of
future generations; that 'Good design responds in a practical and creative way to both
the function and identity of place' and that 'New housing is required to be functional,
attractive and sustainable'.
3.19 When assessing planning applications in regards to their design, London Plan
Policies 7.1, 7.3, 7.4 and 7.6 require development to be of the highest architectural
quality and be adaptable to the changing needs of users and the neighbourhoods in
which the developments are located.
3.20 At the local level, Core Strategy Policy BE1 and DM LP Policy DM G3 require
development to be of a high quality design that successfully integrates into the existing
built architecture and DM LP Policy G7 aims to protect the quality, character,
appearance and setting of the borough's conservation areas.
3.21 The application site is a three storey and basement brick commercial building set
back behind the north side of King Street and lies close to the King Street East
Conservation Area. The existing building block occupies an L-shaped footprint with a
frontage onto Albion Place. Its external elevations are composed of a series of vertical
bays which are given definition by the patterned arrangement of the fenestration and the
series of gables which crown each bay. The gables combine to give a series of shallow
pitched roofs across the building.
3.22 The surrounding townscape is varied in architectural character and style and
generally rises to between three and five storeys. The proposal would add an additional
floor to the building for residential use, which would be located at fourth floor level.
3.23 The proposed additional floor would replace the existing pitched roof configuration
with a simple rectangular form and add 1m to the overall building height. It is considered
that the principle of the proposed increase is acceptable in that the height could be
satisfactorily accommodated both in terms of as an extension to the existing building,
and also in relation to the surrounding townscape setting, including the nearby
conservation area.

3.24 In regards to the impact of the development on the existing building, the proposed
design aims to rebuild the existing gables in brick to strengthen their relationship to the
main façade. The new floor would be constructed so that it would be set back from the
main façade to allow the gables to retain a degree of depth and emphasis. Owing to the
proposed internal layout, the proposed alignment with the gables would also mean that
the additional floor would only appear in a limited number of viewpoints from the
surrounding public realm due to the tightness of the surrounding spaces. In views where
it will be seen it would appear as a discrete addition as a glazed infill between the
gables. The gables would remain dominant in most views. Consequently, the
development would have limited impact on the nearby conservation area.
3.25 The additional floor would be fully visible from the upper levels of surrounding
buildings. Here it would be seen as a fully glazed façade with concealed framing that
has a stepped alignment which is determined by the form of the gables. The proposal
would use the symmetry of the form in each unit to create a window to the living space
on one side and a recess for a terrace on the other. The edge of the proposed roof
would be chamfered to soften the appearance of its leading edge and ease it back from
the views. It is proposed that the roof would be planted to sedum to give an attractive
appearance when overlooked from surrounding buildings.
3.26 Officers consider that the proposed design has been informed by the architectural
composition of the existing building. It follows an analysis of the important components
of the existing building and a desire that these features should remain dominant and the
proposed extension should be subordinate to the main building. The proposed
extension would be a well-composed solution to adding accommodation at roof level
and is considered to be appropriate to the building and surrounding townscape. The
proposed extension would be compatible with the existing form and architectural
character of the building. The scheme therefore complies with Policies 7.1, 7.3, 7.4 and
7.6 of The London Plan, Policy BE1 of the Core Strategy and Policies DM G3 and DM
G7 of the DM LP.
IMPACT ON NEIGHBOURS
3.27 New development must have regard to the need to protect the amenity of
neighbouring residents in terms of preventing loss of outlook, daylight, sunlight, and
privacy. The relevant policies in this respect are Development Management Local Plan
policy DM A9 and SPD Housing Policy 8 of the Planning Guidance Supplementary
Planning Document.
3.28 The Supplementary Planning Document SPD Housing Policy 8 part (ii) states that
windows should normally be positioned so that the distance to any existing residential
windows is not less than 18m measured in an arc of 60 degrees from the centre of the
new window.
3.29 Development Management Local Plan policies DM H9 and DM H11 require
consideration of the impact of noise generation from development proposals.
3.30 Part (iii) of SPD Housing Policy 8 of the Planning Guidance Supplementary
Planning Document states that 'Planning permission will not be granted for roof terraces
or balconies if the use of the terraces or balconies is likely to cause harm to existing
amenities of neighbouring occupiers by reason of noise and disturbance'.

3.31 The property is located opposite an existing office development, on the northern
side of Albion Place. The surrounding townscape is generally in office or commercial
use, except Albion Court which is sited to the north west and is in residential use and
the impacts of the development on these dwellings should be considered.
Daylight, Sunlight and Overshadowing
3.32 The application has been designed to set the additional storey back from the
existing gables and by removing the existing pitched roof and replacing it with a
rectangular box which would have pitched roofs from the gables and would result in a
modest overall increase in height of 1m at its highest point. As the overall scale and
mass of the building would not increase significantly, Officers consider that there would
be a negligible impact on daylight and sunlight to the surrounding offices and limited
impact on Albion Court which is located 14m to the north east of the application site.
Privacy
3.33 The proposed development would be largely glazed and set behind the building's
existing gables. Although the proposal would introduce windows at a higher level, there
would be no windows beyond the plane of existing windows. Surrounding uses are
principally commercial where the effects of overlooking or loss of privacy are less than
to a residential dwelling. Officers consider that owing to the orientation of the building, to
the south west of Albion Court, retention of the gables and the fact that the corner of the
building (above Unit 4) would not be developed, means that there would be limited
opportunity for direct overlooking to Albion Court and high screening would not be
required to the terraces to ensure no overlooking. As such, any loss of privacy would
be minimal and would not be detrimental to the amenity of existing residents.
Noise and disturbance
3.34 Small terraces are proposed to each unit which would range from 4sqm to
7.13sqm in size. The modest size of the terraces means that they would not allow for
large numbers of people to gather at any time. Officers are satisfied that the
development would not result in harmful noise or disturbance to surrounding residential
dwellings.
3.35 The communal refuse storage areas would be fully enclosed within a bin store
area which would located to the north of the site on the edge of Albion Place. Refuse
collections for the new residents would occur once a week. As such, it is considered
that the use of this area would not give rise to undue disturbance, due to smell and
noise.
3.36 Noise and disturbance between the floors of the application building has been
considered and Condition 12 has been included, requiring the submission of details of
enhanced sound insulation prior to the commencement of development.
3.37 Overall it is considered that the impact of the proposal on the amenity of
neighbouring properties is acceptable in accordance with Policies DM A9, DM H9 and
DM H11 of the Development Management Local Plan and SPD Housing Policy 8 of the
Planning Guidance Supplementary Planning Document.

HIGHWAYS MATTERS
3.38 The strategic aim for London's Transport is set out in London Plan Policy 6.1 and
intends to encourage closer integration of transport and development through schemes,
encourage development patterns that reduce the need to travel (especially by car),
improve the capacity and accessibility of public transport, walking and cycling and
support measures that encourage shifts to more sustainable modes and focus
development around locations that benefit from high levels of public transport
accessibility. Core Strategy Borough Wide Strategic Policy T1 aims to increase
opportunities for walking and cycling, secure access improvements, particularly for
people with disabilities and ensure appropriate parking is provided to meet the essential
needs of the development without impacting on the quality of the urban environment.
Traffic generation and car parking
3.39 The NPPF requires that developments which generate significant movements are
located where the need to travel will be minimised and the use of sustainable transport
modes (such as public transport) 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.
3.40 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.
3.41 Core Strategy Policy T1 supports The London Plan. Policies DM J2 and DM J3 of
the Development Management Local Plan set out maximum vehicle parking standards,
which brings them in line with London Plan standards and gives circumstances when
they need not be met. Policy DM J2 stipulates maximum residential parking standards
for one to two bedroom units as less than 1 car park space per unit. This policy further
states that 'All developments in areas with good public transport accessibility should aim
for significantly less than 1 space per unit'. Policy DM J3 states that 'Market housing
with zero or reduced parking will only be considered in areas with good levels of public
transport accessibility'.
3.42 London Plan Policy 6.13 and Table 6.2 require that development in areas of good
public transport accessibility should aim for significantly less than 1 parking space per
dwelling. The site has a PTAL of 5 which is considered to be very good public transport
accessibility and therefore a 'car free' development is considered to be appropriate in
this location.
3.43 The property has 14 car parking spaces located at basement level which are
currently occupied by users of the offices (2 car parking spaces per unit). The previous
prior approval applications identified various spaces which could be allocated to the 19
flats being proposed, if the change of use to residential were to take place, with two of
the spaces remaining for the office unit (Unit 4) which was not included in the prior
approval applications. Officers were satisfied with this approach because the quantum
of spaces would be less than one space per unit. All of the prior approval applications
incorporated conditions requiring the units to be restricted from applying from car

parking permits to ensure that the developments would not detrimentally impact on the
surrounding public highway network by cars parking on surrounding streets.
3.44 The applicant has said that the on-site car parking spaces could be allocated to
residents of the prior-approval applications or the six units proposed within this
application, but that two car parking spaces would always be retained for Unit 4 which
does not have prior approval for change of use.
3.45 Overall the number of car parking spaces would not increase, and would actually
reduce when considered as proportionate to the number of flats that would be within the
overall building. Officers have recommended the inclusion of car parking permit free
conditions (Conditions 14, 15 and 16) to ensure that use of the proposed dwellings
would not impact on the surrounding highway network. The wording of the conditions
mean that it would be possible for a disabled resident to apply for a parking permit and
in this respect, the scheme is considered to be in compliance with DM LP Policy DM A4.
3.46 In the event that the existing building remains as offices, none of the residential
dwellings would have access to a car parking space on site. In the event that the prior
approval applications were implemented on site, the developer may want to consider
the allocation of the spaces to the residential units. The overall development would
provide 25 car parking spaces and as 12 would be available to the development, this
would comply with policy DM J2 of the DM LP as there would be less than one space
per unit. Officers have recommended the inclusion of Condition 17 requiring the
submission of a car parking management plan prior to the occupation of the units,
confirming how the car parking spaces would be allocated and managed to ensure that
they are only used by occupiers of the development. This condition was also included
on all the previous prior approval applications.
Cycling Parking
3.47 London Plan Policy 6.9 of The London Plan specifically relates to cycling and says
that 'When determining planning applications, developments should provide secure,
integrated cycle parking facilities, in accordance with the minimum standards set out in
Table 6.3' this is supported by Policy DM J5 of the DM LP which, in this case, requires
the provision of 6 cycle parking spaces.
3.48 The drawings submitted with the application indicate that there is adequate
space for 13 Sheffield stands in the basement which would provide space for 26
bicycles. This is sufficient to accommodate the flats would be created within this
planning application proposal and the prior approval applications, in the event that the
19 residential units are developed as there would be a total requirement for 25 cycle
spaces across the whole development. The provision of the cycle parking would be
secured by Condition 13.
3.49 The application proposes development within a sustainable location, with excellent
accessibility to public transport. The incorporation of safe and secure cycle parking at
basement level and the restriction of car parking permits would mean that the
development would be unlikely to have a detrimental impact on local residents, as it
would not materially increase on-street car parking stress or traffic. On this basis, the
proposed development is judged to be acceptable in the context of the NPPF, London
Plan Policies 6.1, 6.3, 6.10, 6.11 and 6.13, Core Strategy Policy T1 and DM LP Policies
DM J1, DM J2, DM J3.

Refuse storage
3.50 London Plan Policy 5.16 outlines the Mayor's approach to waste management.
This is supported by Core Strategy Policy CC3, and policy DM H5 of the Development
Management Local Plan 2013 sets out the Council's Waste Management guidance,
requiring development to incorporate suitable facilities for the storage and collection of
segregated waste.
3.51 A refuse and recycling storage area is proposed to be located at ground floor level,
on Albion Place that would have adequate space for 6 x 1100l refuse bins, three for
recycling and three for general refuse. The location of the bin store was agreed under
the prior approval applications and …..
Condition 18 is proposed to ensure the approved details are implemented before the
development is occupied and is maintained for the lifetime of the development.
Impact of building works
3.52 A Demolition Management Plan (DMP) and Demolition Logistics Plan (DLP)
together with a Construction Management Plan (CMP) and Construction Logistics Plan
(CLP) would be required to ensure that there is no unreasonable harmful impact on
neighbours and on the local highway network from demolition and construction works as
the site is constrained and within a town centre location. The DMP and CMP shall
include contractors' 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 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 DLP and CLP shall be in accordance with Transport for
London (TfL) requirements, which seeks to minimise the impact of works traffic on
nearby roads and restrict vehicle trips to off peak hours only. These would be secured
by Conditions 8 and 9, in accordance with policies DM H5, DM H8, DM H9, DM H10
and DM H11, and London Plan Policy 6.3.
3.53 Policy DM H8 (Air Quality) of the Development Management Local Plan is
concerned with reducing adverse impacts on air quality from developments.
3.54 There is potential for some temporary air quality impacts during the construction
phase. These could be controlled by implementing appropriate mitigation measures
such as using screens and barriers around the site, using dust suppression methods to
minimise dust, not allowing bonfires on site, requiring vehicles to turn off engines when
not in use, carrying out material handling with chutes, minimum drop heights covered
loads etc. These measures would be addressed in a Construction Management Plan,
which would be secured by Condition 8.
ENVIRONMENTAL MATTERS
Flood risk
3.55 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'.

3.56 London Plan Policies 5.11, 5.12, 5.13, 5.14 and 5.15 require 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.
3.57 Policy CC1 of the Core Strategy 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'. This is supported by Policy DM H3 of the
Development Management Local Plan 2013.
3.58 A Flood Risk Assessment (FRA) has been submitted with the application in the
Planning and Design and Access Statement. The site is in the Environment Agency's
Flood Zones 2 and 3, which indicates a medium to high risk of flooding from the River
Thames. However, this risk rating does not take into account the high level of flood
protection provided by the Thames Barrier and local river walls. These defend the site to
a 1 in 1000 year standard. Even if these flood defences were over-topped or breached
(e.g. due to failure of the defences), Environment Agency modelling shows that the site
is not in a location that would be expected to be rapidly inundated by flood waters and
the Environment Agency has not raised any objections. The site is located at roof level
and so any risk of flooding is considered to be negligible.
Sustainable Drainage Systems (SuDS)
3.59 The application proposes the installation of a green roof which would reduce
rainwater run-off. The roof would reduce, or in some cases eliminate, run-off from the
roof area and would also have the inherent benefits of providing additional insulation to
the building during winter months and cooling the building during the summer, as well
as providing additional sound insulation. The delivery of the green roof should be
secured by Condition 24. Water efficient fixtures and fittings could be specified as part
of the planned works to help reduce water use and reduce foul water flows from the site.
It is recommended that an informative be included regarding this matter. Subject to the
condition and informative, the proposal is considered to be in compliance with London
Plan Policy 5.13 on sustainable drainage, Policy CC2 of the Core Strategy regarding
Water and Flooding and Policy DM H3 of the DM LP which relates to reducing water
use and the risk of flooding.
Contaminated Land
3.60 London Plan Policy 5.21, Core Strategy Policy CC4 and Policies DM H7 and DM
H11 of the DM LP 2013 states that 'The Council will support the remediation of
contaminated land and that it will take measures to minimise the potential harm of
contaminated sites and ensure that mitigation measures are put in place'.
3.61 There would be no building works to disturb the ground during the construction of
the development so even though the proposed residential use would be more
'vulnerable' to contamination than the office use, no adverse harm is anticipated. An
informative has been included with the recommendation stating that the applicant is
advised to contact the Council should any unexpected staining or malodours be
encountered during the development either on or within floor/ground materials.

OTHER MATTERS
Mayoral CIL
3.62 Mayoral CIL (Community Infrastructure Levy) came into effect in April 2012 and is
a material consideration to which regard must be had when determining this planning
application. CIL Regulations (2010) state that 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.
3.63 This development would be subject to a London wide community infrastructure
levy. An estimate of £23,400 based on the additional floor space has been calculated.
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.
Local services
3.64 The scheme has been assessed for its likely impact on local services, and given
the modest number of units included in the development, it is considered that the
development would not result in substantial demands on local services.
4.0 CONCLUSION and RECOMMENDATION
4.1 The principle of the residential use is considered to be in accordance with land use
policies and the development would make more efficient use of an existing property.
The proposed design, height, scale and massing of the development is considered to be
acceptable. A high quality of accommodation would be provided for future occupiers,
without prejudice to the amenities of existing residents and commercial neighbours. The
development would not have a detrimental impact on the highway network or local
parking, subject to conditions ensuring that the development would be car parking
permit free. Environmental matters including flood risk and contaminated land matters
are also considered to be acceptable. As such the proposal is considered to be in
accordance with relevant national guidance, London Plan policies, the Core Strategy,
DM LP and Planning Guidance Supplementary Planning Document Policies.
4.2 It is recommended that planning permission be granted, subject to conditions.
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extension fronting Vanston Place to provide enlarged A2 uses at ground floor level and
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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 development hereby permitted shall not commence later than the expiration of
3 years beginning with the date of this planning permission.
Condition required to be imposed by section 91(1) (a) of the Town and Country
Planning Act 1990 (as amended by section 51 of the Planning and Compulsory
Purchase Act 2004).

2)

The development shall not be erected otherwise than in accordance with the
following approved drawings 1409_PL_110 rev:A; 111 rev:A; 112 rev:A; 115 rev:A;
116 rev:A; 210; 211 rev:A; 212 rev:A; 310 rev:A; 311 rev:A; 410; 411.
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 Policy BE1 of the Core Strategy (2011) and Policy DM G3 and
G7 of the Development Management Local Plan (2013).

3)

Prior to commencement of the development hereby approved, a Demolition
Management Plan, a Construction Logistics Plan and a Construction Management
Plan shall be submitted to and approved in writing by the Council. Details shall
include 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 and construction 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. Delivery hours during construction shall be restricted between 10001600hrs. Swept Paths shall be submitted showing vehicles moving in and out of
Jerdan Place and Vanston Place. Approved details shall be implemented
throughout the project period.
To ensure that demolition and construction works do not adversely impact on the
operation of the public highway, and that the amenity of occupiers of surrounding
premises is not adversely affected by noise, vibration, dust, lighting or other
emissions from the building site, in accordance with Policies DM J1, J6, H5, H8,
H9, H10 and H11 of the Development Management Local Plan (2013).
4)

The development hereby permitted shall not commence prior to the submission
and approval in writing by the Council of details and samples of all materials to be
used on the external faces of the new building and all surface treatments, and of
boundary walls, railings, gates and fences and no part of the development shall be
used or occupied prior to the completion of the development in accordance with
the approved details.
To ensure a satisfactory external appearance, in accordance with Policy BE1 of
the Core Strategy (2011), and Policy DM G3 and G7 of the Development
Management Local Plan (2013).

5)

The window glass of the shopfronts on the Vanston Place frontage and new and
replacement glass of the shopfronts on the Fulham Broadway frontage shall not be
mirrored, painted or otherwise obscured.
To ensure a satisfactory external appearance and to prevent harm to the
streetscene, in accordance with Policy BE1 of the Core Strategy (2011) and Policy
DM G3, G4 and G7 of the Development Management Local Plan (2013).

6)

None of the new shopfronts on the Vanston Place and Jerdan Place, nor the
altered / new shopfronts on the Fulham Broadway frontages, shall be fitted with
external roller shutters.
To ensure a satisfactory external appearance, in accordance with Policy BE1 of
the Core Strategy (2011) and Policy DM G3, G4 and G7 of the Development
Management Local Plan (2013).

7)

No plant, water tanks, water tank enclosures or other structures, that are not
shown on the approved plans, shall be erected upon the roofs of the building
hereby permitted.
To ensure a satisfactory external appearance, in accordance Policy BE1 of the
Core Strategy (2011) and Policy DM G3 and G7 of the Development Management
Local Plan (2013).

8)

No plumbing, extract flues or pipes other than rainwater pipes shall be fixed on the
elevations of the building hereby approved.

To ensure a satisfactory external appearance and prevent harm to the street
scene, in accordance with Policy BE1 of the Core Strategy (2011) and Policy DM
G3 and G7 of the Development Management Local Plan (2013).
9)

Prior to commencement of the development, details of external artificial lighting
shall be submitted to and approved in writing by the Council. Lighting contours
shall be submitted to demonstrate that the vertical illumination of neighbouring
premises is in accordance with the recommendations of the Institution of Lighting
Professionals in the 'Guidance Notes For The Reduction Of Light Pollution 2011'.
Details should also be submitted for approval of measures to minimise use of
lighting and prevent glare and sky glow by correctly using, locating, aiming and
shielding luminaires. Approved details shall be implemented prior to occupation of
the development and thereafter be permanently retained.
To ensure a satisfactory external appearance and to prevent harm to the
occupiers of neighbouring properties, in accordance with Policy BE1 of the Core
Strategy (2011) and Policies DM G3, G7, H10 and H11 of the Development
Management Local Plan (2013).

10) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking or reenacting that Order with or without modification), no aerials, antennae, satellite
dishes or related telecommunications equipment shall be erected on any external
part of the approved buildings, without planning permission first being obtained.
In order to ensure that the Council can fully consider the effect of
telecommunications equipment upon the appearance of the building in accordance
with Policy BE1 of the Core Strategy (2011), and Policy DM G3 and G7 of the
Development Management Local Plan (2013).
11) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking or reenacting that Order with or without modification) no extensions or other form of
enlargement to the development hereby permitted, nor erection of porches,
outbuildings, hardstandings, storage tanks, gates, fences, walls or other means of
enclosure, shall take place without the prior written permission of the Council.
Due to the limited size of the site, proximity to neighbouring properties and
proposed design of the building on the site, the Council would wish to exercise
future control over development which may affect residential amenity or
appearance of the area, in accordance with Policy BE1 of the Core Strategy
(2011), and Policies DM G3 and G7 of the Development Management Local Plan
(2013).
12) No advertisements shall be displayed on or within the shopfronts on the Vanston
Place frontage, or on the front Fulham Broadway frontages of the building itself,
without details of the advertisements having first been submitted to and agreed in
writing by the Council.
In order that any advertisements displayed on the building are assessed in the
context of an overall strategy, so as to ensure a satisfactory external appearance
and to preserve the integrity of the design of the building in accordance with Policy

BE1 of the Core Strategy (2011) and Policy DM G3, G4 and G7 of the
Development Management Local Plan (2013).
13) The development shall not commence until a statement of how "Secured by
Design" requirements are to be adequately achieved has been submitted to and
approved in writing by the Council. The approved details shall be carried out prior
to occupation of the development hereby approved and permanently maintained
thereafter.
To ensure that the development incorporates suitable design measures to
minimise opportunities for, and the perception of, crime, in accordance with Policy
7.3 of the London Plan (Updated 2015)
14) No burglar or fire alarms shall be mounted on the front elevation of the building or
any key architectural features.
To ensure a satisfactory external appearance, in accordance with Policy BE1 of
the Core Strategy (2011) and Policies DM G3, G4 and G7 of the Development
Management Local Plan (2013).
15) With the exception of those indicated on the approved drawings, no new windows,
doors or other openings shall be created in the external elevations of any part of
the development hereby approved.
To ensure a satisfactory external appearance and so that the use of the building
does not harm the existing amenities of the neighbouring residential properties as
a result of overlooking, loss of privacy and noise and disturbance, in accordance
with Policy DM H9, G3 and G7 of the Development Management Local Plan
(2013).
16) The entrance doors hereby permitted shall have a level threshold at the same
level as the area fronting the entrance. The entrance doors shall not be less than
800mm wide.
To ensure adequate access for people with disabilities or mobility difficulties, in
accordance with SPD Design Policy 1 of the Planning Guidance Supplementary
Planning Document (2013) .
17) With exception to the roof terrace area shown on approved drawings, no part of
the remainder of the flat roof areas provided by the development hereby approved
shall be used as a terrace or other accessible amenity space. The roof terrace
hereby approved shall not be enlarged prior approval the Council. No walls,
fences, railings or other means of enclosure shall be erected around the roofs
(other than those shown on approved drawings), and no alterations shall be
carried out to the approved building / extensions to form access onto the roofs
(other than those shown on approved drwings).
To ensure a satisfactory external appearance and so that the use of the buildings
does not harm the amenities of the existing neighbouring residential properties
and future residential occupiers of the development as a result of overlooking, loss
of privacy and noise and disturbance, in accordance with Policy DM H9, A9 and
G3 of the Development Management Local Plan (2013).

18) Prior to commencement use of the development, details shall be submitted to and
approved in writing by the Council, of the external sound level emitted from plant/
machinery/ equipment and mitigation measures as appropriate. The measures
shall ensure that the external sound level emitted from plant, machinery/
equipment will be lower than the lowest existing background sound level by at
least 10dBA in order to prevent any adverse impact. The assessment shall be
made in accordance with BS4142:2014 at the nearest and/or most affected noise
sensitive premises, with all machinery operating together at maximum capacity. A
post installation noise assessment shall be carried out where required to confirm
compliance with the sound criteria and additional steps to mitigate noise shall be
taken, as necessary. Approved details shall be implemented prior to occupation 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 Development
Management Local Plan (2013).
19) Prior to commencement of the development, details of external artificial lighting
shall be submitted to and approved in writing by the Council. Lighting contours
shall be submitted to demonstrate that the vertical illumination of neighbouring
premises is in accordance with the recommendations of the Institution of Lighting
Professionals in the 'Guidance Notes For The Reduction Of Light Pollution 2011'.
Details should also be submitted for approval of measures to minimise use of
lighting and prevent glare and sky glow by correctly using, locating, aiming and
shielding luminaires. Approved details shall be implemented prior to occupation of
the development and thereafter be permanently retained.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by lighting, in accordance with Policies DM H10 and H11 of the
Development Management Local Plan (2013).
20) Prior to commencement of the development, details of suitable façade glazing
lighting periods within side extension fronting Vanston Place and mitigation
measures to minimise light trespass, glare and sky glow from internally transmitted
or reflected artificial light shall be submitted to and approved in writing by the
council. Approved details shall be implemented prior to occupation of the
development and thereafter be permanently retained.
To ensure that the amenity of occupiers of surrounding premises is not adversely
affected by lighting, in accordance with DM H10 and H11 of the Development
Management Local Plan (2013).
21) Prior to commencement of the use, details shall be submitted to and approved in
writing by the Council, of the installation, operation, and maintenance of the odour
abatement equipment and extract system, including the height of the extract duct
and vertical discharge outlet, in accordance with the 'Guidance on the Control of
Odour and Noise from Commercial Kitchen Exhaust Systems' January 2005 by
DEFRA. Approved details shall be implemented prior to the commencement of
the use and thereafter be permanently retained.

To ensure that the amenity of occupiers of the development site/ surrounding
premises is not adversely affected by cooking odour, in accordance with Policies
DM H9 and H11 of the Development Management Local Plan (2013).
22) No development 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 building works. No part of
the temporary fencing and/or enclosure of the site shall be used for the display of
advertisement hoardings.
To ensure that the site remains in a tidy condition during and after demolition
works and during the construction phase and to prevent harms to the street scene
and character and appearance of the Walham Green conservation area, in
accordance with Policy BE1 of the Core Strategy (2011), and Policy DM G3 and
G7 of the Development Management Local Plan (2013).
23) No part of the development hereby approved shall be occupied prior to the
provision of the refuse storage enclosures, have been submitted to and details
approved by the Council, and such storage facilities shall be permanently retained
thereafter in accordance with the approved details.
To ensure that the use does not give rise to smell nuisance and to prevent harm to
the street scene arising from the appearance of accumulated rubbish, in
accordance with Policy CC3 of the Core Strategy (2011) and Policy DM H5 of the
Development Management Local Plan (2013).
24) The extend premises shall not be occupied until details of a servicing and delivery
plan for the extended office space on the upper levels and the two A2 units at
ground floor level hereby approved have been submitted to and approved by the
council. Approved details shall be implemented throughout the lifetime of the
development unless otherwise agreed by the Council.
To ensure that the servicing and delivery to the proposed new activities will not
have a detrimental impact on the safe operation of the highway network, in
accordance with policy T1of the Core Strategy (2011), and SPD Transport Policy
34 of the Planning Guidance Supplementary Planning Document (2013).
25) The commercial (A2) floorspace hereby approved at ground floor level on the
Vanston Place frontage shall be provided in the form of at least 2 separate units,
as indicated on the approved drawings. The floorspace shall thereafter be retained
in this form and shall not be amalgamated or occupied as one larger single unit.
The use of the retail floorspace as a single shop unit could raise materially
different considerations which the Council would wish to have an opportunity to
consider at that time, in accordance Policy T1 of the Core Strategy (2011), and
SPD Transport Policy 34 of the Planning Guidance Supplementary Planning
Document (2013).
26) No part of the development hereby approved shall be occupied prior to the
provision of 24 cycle storage for the development hereby approved, have been

submitted to and details approved by the Council, and such storage facilities shall
be permanently retained thereafter in accordance with the approved details.
In order to promote alternative, sustainable forms of transport, in accordance with
Policy DM J5 of the Development Management Local Plan (2013).
27) All external entrance doors hereby approved shall be designed and installed so
that they only open inwards (with the exception of the existing fire exit door on
Jerdan Place) and thereafter shall be retained in this form.
To ensure pedestrian flow is not unduly affected, in accordance with Policy DM J5
of the Development Management Local Plan (2013).
28) No tables and/or chairs shall be set outside the premises on the Vanston Place
frontage for use in connection with the ground floor commercial floorspace hereby
approved.
In order that the use of the commercial floorspace does not give rise to conditions
detrimental to the amenities of the occupiers of neighbouring properties, in terms
of noise and disturbance, and so as not to impede pedestrian flow, in accordance
with Policy DM J5, H9 and H11 of the Development Management Local Plan
(2013).
29) The development shall not be occupied prior to the submission and approval in
writing by the Council of a satisfactory Travel Plan, which shall include information
on how alternative methods of transport to and from the development, other than
by car, will be encouraged by the applicants. No part of the development shall be
used or occupied prior to the implemented 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 T1 of
the Core Strategy 2011 and Policy DM J1, J2 and J3 of the Development
Management Local Plan (2013).
30) No persons shall be on the premises in connection with the operation of the
ground floor commercial (A2) floorspace hereby approved between 21:00 hours
and 07:00 hours the following day.
To ensure that the amenities of the occupiers of surrounding residential properties
are not unduly affected as a result of noise and disturbance, in accordance with
Policy DM H9 and H11 of the Development Management Local Plan (2013).
31) The development hereby permitted shall not commence until further details of a
Sustainable Urban Drainage System (SUDS), including maintenance programme
have been submitted to and approved in writing by the council. The SUDS scheme
shall be implemented in accordance with the approved details prior to occupation
of the development hereby permitted, and thereafter permanently retained and
maintained in line with the agreed plan.

To ensure that surface water run-off is managed in a sustainable manner, in
accordance with Policy CC1 and CC2 of the Core Strategy (2011), and Policy DM
H3 of the Development Management Local Plan (2013).
32) The development shall be implemented in accordance with the recommended
flood mitigation measures as proposed in the submitted Flood Risk Assessment
otherwise agreed in writing by the local planning authority. The recommended
mitigation measures shall be permanently retained thereafter.
To reduce the impact of flooding to the proposed development and future
occupants, in accordance with the NPPF (2012), and the Technical Guidance to
the NPPF (2012), Policies 5.11, 5.13, 5.14 and 5.15 of the London Plan (Updated
2015), Policies CC1 and CC2 of the Core Strategy (2011) and Policy DM H3 of the
Development Management Local Plan (2013).
33) Development shall not commence until a drainage strategy detailing any on and/or
off site drainage works, has been submitted to and approved by, the local planning
authority in consultation with the sewerage undertaker. No discharge of foul or
surface water from the site shall be accepted into the public system until the
drainage works referred to in the strategy have been completed'.
To ensure that sufficient capacity is made available to cope with the new
development; and in order to avoid adverse environmental impact upon the
community in accordance with Policy 5.13 of the London Plan (Updated 2015).
34) The details of the green roof on top of the entrance lobby hereby approved shall
be submitted to and approved by the Council prior to the occuption of the
extended building.
In order that the Council can be satisfied as to the details of the proposals, and to
ensure the maximum ecological potential is achieved from these enhancements
while being in keeping with the locality, in accordance with Policy BE1 of the Core
Strategy (2011) and Policy DM E3 of the Development Management Local Plan
(2013).
35) No development shall commence until a preliminary risk assessment report is
submitted to and approved in writing by the Council. This report shall comprise: a
desktop study which identifies all current and previous uses at the site and
surrounding area as well as the potential contaminants associated with those
uses; a site reconnaissance; and a conceptual model indicating potential pollutant
linkages between sources, pathways and receptors, including those in the
surrounding area and those planned at the site; and a qualitative risk assessment
of any potentially unacceptable risks arising from the identified pollutant linkages
to human health, controlled waters and the wider environment including ecological
receptors and building materials. All works must be carried out in compliance with
and by a competent person who conforms to CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK requirements
for sampling and testing.
Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. This condition is required to ensure that no unacceptable risks

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

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

Justification for Approving the Application:
1)

1. Land use: The extension of the building to provide additional commerical
floorspace is considered acceptable in land use terms. The proposed development
would increase office space and improve facilities that support Fulham Town
Centre, in accordance with the NPPF (2012), Policies 2.15, 4.2 and 4.7 of the
London Plan (Updated 2015), Polcies FRA, B and LE1 of the Core Strategy
(2011), Policies B1 and C2 of the Development Management Local Plan (2013)
and Policies FRA, TLC1, E1 and E2 of the Draft Local Plan (Regulation 18
Consultation 2015).
2. Design: The proposed development would be a high quality development which
would make a positive contribution to the urban environment in this part of the
Borough. Further the proposal would not harm the character or appearance of the
conservation area. The development would therefore be acceptable in accordance
with the NPPF (2012), Policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6 and 7.8 of the London
Plan (Updated 2015), Policy BE1 of the Core Strategy (2011), Policies DM G3, G4
and G7 of the Development Management Local Plan (2013), SPD Design Policy
22, 23, 25, 28, 31, 34, 45, 46, 48 and 49 of the Planning Guidance Supplementary
Planning Document (2013), and Policies DC1, DC4, DC5 and DC7 of the Draft
Local Plan (Regulation 18 Consultation 2015).
3. Residential Amenity and Impact on Neighbouring Properties: The impact of the
proposed development upon adjoining occupiers is considered acceptable in
terms of noise, overlooking, loss of sunlight or daylight or outlook to cause undue
detriment to the amenities of neighbours. In this regard, the development would
respect the principles of good neighbourliness. The development would therefore
be in accordance with Policies DM G3, H9 and H11 of the Development
Management Local Plan (2013), and Policies DC4, CC10 and CC12 of the Draft
Local Plan (Regulation 18 Consultation 2015).
4. Safety and Access: A condition will ensure the development would provide a
safe and secure environment for all users in accordance with Policy 7.3 of the
London Plan (Updated 2015), and Policy DM G3 of the Development Management
Local Plan (2013). Conditions will also ensure the proposal would provide ease of
access for all people, including disabled people, in accordance with Policy 3.8 of
the London Plan (Updated 2015), Policy H4 of the Core Strategy (2011), Policies
DM G3 and A4 of the Development Management Local Plan (2013) and SPD
Design Policies 1, 2 and 3 of the Planning Guidance Supplementary Planning
Document (2013).
5. Transport: Subject to conditions there would be no adverse impact on traffic
generation and the scheme would not result in congestion of the road network.
Conditions will also secure satisfactory provision cycle and refuse storage. The
development would therefore be acceptable in accordance with the NPPF (2012),
Policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13, and 6.16 of the London Plan (Updated
2015), Policies T1 and CC3 of the Core Strategy (2011), Policies DM J1, J2, J3,
J5, A9 and H5 of the Development Management Local Plan (2013), and SPD
Transport Policies 3, 7 and 12 and SPD Sustainability Policies 3, 4, 7, 8, 9 and 10
of the Planning Guidance Supplementary Planning Document (2013), and Policy
T1, T2, T3 and T4 of the Draft Local Plan (Regulation 18 Consultation 2015).

6. Flood Risk: A Flood Risk Assessment (FRA) has been submitted and has
considered risks of flooding to the site and adequate preventative measures have
been identified. Details of SUDS will be secured by a condition. In this respect the
proposal is therefore in accordance with the NPPF (2012), Policies 5.11, 5.12,
5.13, 5.14 and 5.15 of the London Plan (Updated 2015), Policies CC1 and CC2 of
the Core Strategy (2011), Policy DM H3 of the Development Management Local
Plan (2013) and SPD Sustainability Policies 1 and 2 of the Planning Guidance
Supplementary Planning Document (2013), and Policies CC2, CC3 and CC5 od
the Draft Local Plan (Regulation 18 Consultation 2015).
7. Land Contamination: Conditions will ensure that the site would be remediated
to an appropriate level for the sensitive residential use. The proposed
development therefore accords with Policy 5.21 of the London Plan (Updated
2015), Policy CC4 of the Core Strategy (2011), Policies DM H7 and H11 of the
Development Managment Local Plan (2013), and Policy CC8 of the Draft Local
Plan (Regulation 18 Consultation 2015).
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OFFICER'S REPORT
1.0 BACKGROUND AND SITE CONTEXT
1.1 The application relates to 20 Fulham Broadway which is a prominent building
within Walham Green conservation area, located in a triangular piece of land between
Fulham Broadway, Vanston Place and Jerdan Place. The building is located within
Fulham Town Centre, where there is a mix of land uses (including residential, office,
retail, restaurants and drinking establishments). In addition, the site is within the Fulham
Regeneration Area.
1.2 The property contains two Class A2 units (one bank and one estate agent) and
entrance lobby at ground floor level. The entrance lobby provides an entrance for the
Class B1 use (office) on the upper floors and includes an external glazed lift to east
elevation for access to these upper levels. The current building is six stories (the upper
most floor being glazed), plus structures at roof level (plant enclosures).
1.3 To the north of the site, on the opposite side of Vanston Place, is located the
residential Samuel Lewis Trust Dwellings Mansion Blocks (attractive 4 storey red brick
buildings).To the south of the site, on the opposite side of Fulham Broadway is located
4 storey terrace of buildings that are mainly in commercial use (with some properties
containing residential units on the upper floors). To the west of the site, on the opposite
side of Jerdan Place, is located a Marks and Spencer store with office use on the upper
floors (a light blue rendered building). To the west is located a Phillip King sculpture and
beyond that lies Fulham Town Hall, Fulham Broadway Station and shopping centre.
1.4 Relevant planning history:
Application Reference:
1980/00817/FUL
Description:
erection of sculpture.

Status:

Approved

Application Reference:
1985/01193/FUL
Status:
Approved
Description:
Change of use of the ground floor from showroom to a bank.
Application Reference:
1988/01031/FUL
Status:
Approved
Description:
Change of use of ground floor to retail car showroom.
Application Reference:
1991/00965/FUL
Status:
Approved
Description:
Change of use of the ground floor from showroom to a bank.
Application Reference:
1994/00723/FUL
Status:
Refused
Description:
Alterations to the South elevation in connection with formation of a new
entrance lobby including construction of a two storey glazed screen structure.
Application Reference:

1995/00634/FUL

Status:

Approved

Description:
Erection of a single storey glazed entrance lobby on the southeast
elevation of the building together with associated hard landscaping works on the
adjacent forecourt area including the resiting of the existing sculpture on a new plinth.
Application Reference:
1995/00635/CAC
Status:
Approved
Description:
Partial demolition at ground floor level on the southeast elevation of the
building comprising windows doors and brick piers to the entrance hall
Application Reference:
1997/00746/FUL
Status:
Approved
Description:
Erection of a glazed lift tower together with a single storey extension to
the entrance hall.
Application Reference:
1997/02727/FUL
Status:
Approved
Description:
Erection of a glazed lift tower together with the installation of new door
and glazed screen to entrance hall
Application Reference:
2000/01784/FUL
Status:
Approved
Description:
Erection of an additional floor at roof level (including the demolition of
the existing plant rooms at roof level); replacement windows; installation of louvres on
external elevation; alterations to courtyard area and additional landscaping.
Application Reference:
2001/02683/FUL
Status:
Approved
Description:
Erection of an additional floor at roof level (including the a new plant
room); replacement windows; installation of louvres on external elevation; erection of a
glazed canopy on the Fulham Road elevation; alterations to courtyard area and
additional landscaping. Amendment to previously approved scheme ref: 2000/1784/P
dated 10th July 2001
Application Reference:
2002/01696/FUL
Status:
Approved
Description:
Erection of planar glazed screens to replace approved glazed louvres
(Amendment to previously approved scheme - planning application ref: 2001/2683/P
approved 09/01/02)
Application Reference:
2003/01015/FUL
Status:
Approved
Description:
Installation of a new shopfront (on the line of existing columns on the
Fulham Broadway facade), and related alterations.
Application Reference:
2003/03320/FUL
Status:
Approved
Description:
Erection of a single storey extension over part of the rear service area
(in connection with the use of the ground floor for Class A1 purposes).
Application Reference:
2005/01827/FUL
Status:
Approved
Description:
Use of the part of ground floor as a restaurant (Class A3); installation of
external fume extraction ducting.
1.5 The current application is for the partial demolition of existing building facades to
enable the erection of a double-height lobby extension to the existing forecourt of the
building and a part five part six storey extension fronting Vanston Place to provide
enlarged A2 uses at ground floor level and office use (Class B1) on the floors above;
formation of a roof terrace at fifth floor level; proposed change of colour of external
render of the existing building and re-cladding of external walls at ground floor level; re-

glazing of external lift to the east elevation; erection of additional plant structure at roof
level.
1.6 During the course of the planning application amendments have been sought and
received, and additional information provided. In summary the amendment was to
reduce the overhang previously proposed above the corner with Jerdan and Vanston
Place (following highway objection to this element), the roof terrace enclosure has been
pulled back from the parapet fronting Vanston Place and proposal is to only enlarge the
existing uses (rather than to change to A1 retail at ground floor level). The additional
information related to highway matters.
2.0 PUBLICITY AND CONSULTATIONS
2.1 The application has been advertised by means of a site notice and a press advert,
and individual notification letters have been sent to the occupiers of neighbouring
properties.
2.2 10 representations were received from local occupiers (several more than once) in
response. The residents object to the proposed development on the following
summarised grounds:
The proposed new extension would harm sunlight / daylight to the residents of the
Mansion Blocks opposite (Samuel Lewis Trust Dwellings).
The proposed new extension would increase a sense of enclosure / harm outlook
for the residents of the Mansion Blocks opposite (Samuel Lewis Trust Dwellings).
Increased parking stress, increased traffic congestion.
Noise and disturbance, dust pollution and traffic congestion from building works.
Increase in pedestrian footfall along Vanston Place, increasing danger to the
pedestrians.
The proposed new extension would harm the character and appearance of the
conservation area.
Extension in consultation period requested.
Alterations to the Samuel Lewis Trust Dwellings, the highway and bus stops have
been suggested to overcome some of the potential impacts.
Officer comment:
2.3 The application is supported by analysis of the effect on residential properties
nearby and shows the majority would be unaffected by a loss of light, and that where
transgressions do occur, the results will be in line with or in excess of typical daylight
results seen in urban areas such as this. Similarly, the proposed extension would be no
higher than the existing building, and whilst closer than then existing the increase in
sense of enclosure or loss of outlook is not considered to be so significant as to justify
withholding planning consent on this basis (see report below for further assessment).
2.4 The applicant has provided a Travel Assessment and a Draft Travel Plan. The
Travel Assessment shows that the resultant extra floorspace would produce less than
20 trips within the peak hour (below the threshold of Policy DM J1 of the DM LP). The
site is located in an area of excellent public transport accessibility and significantly
increased cycle storage is to be secured by condition. Furthermore, no increased ability
to allow occupiers of the extended building to park on-street would be permitted; the

Council has no powers to control private off-street car parking spaces if they fall outside
the application site (see report below for further assessment).
2.5 The building works would temporary. Noise, disturbance and pollution generated
by building works are generally covered under separate legislation to that for planning
permission, and the Council has powers ensure the health and safety of residents. In
addition, construction management and logistic plans would have to be approved by the
Council prior to construction.
2.6 The creation of an active frontage along Vanston Place is not opposed by officers,
whilst this could increase the comings and goings in the area this would not be
considered detrimental to nearby occupiers, particularly given the uses proposed and
the current character of the area being within Fulham Town Centre.
2.7 The building is considered visually acceptable (see report below).
2.8 Comments and objections are taken into account until determination of the
planning application is made.
2.9 The alterations to the Samuel Lewis Trust Dwellings would need to be proposed
by the Housing Association - this application is to be judge on the existing situation
however. As the report sets out, the building when once constructed would not harm the
existing highway, prior to construction an acceptable management and logistic plans
would have to be approved by the Council prior to construction.
Internal / external consultation responses:
2.10 Highways: no objections subject to conditions (amendments / additional
information has been received)
2.11 Public Protection and Safety: no objections subject to conditions, informative
suggested.
2.12 Environmental Policy: FRA to be conditioned, green roof to be conditioned.
2.13 Environment Agency: no objection.
2.14 Thames Water: no objection subject to condition (and see informative)
2.15 Contaminated Land: no objection subject to condition (and see informative)
3.0 PLANNING CONSIDERATIONS
3.1 The main planning considerations to be considered in light of the NPPF, London
Plan (Updated 2015), and the Council's adopted Core Strategy (2011), Development
Management Local Plan (2013), Planning Guidance Supplementary Planning Document
(2013) and Draft Local Plan (Regulation 18 Consultation 2015) include; the principle of
the extended Use Class A2 and B1 uses in land use terms; acceptability of the
development in design terms including the height, scale and massing of the proposed
extensions; impact on surrounding residents particularly on the existing amenities of
occupiers of neighbouring residential properties in terms of noise, outlook, light and

privacy; potential for traffic generation and the impact on the highway network; flood risk
/ SUDs and contamination issues.
Demolition of the existing building / land use:
3.2 The building is not listed but is within the Walham Green conservation area. The
existing building is contemporary in design, largely rendered with a prominent glazed lift
to the east elevation and a glazed top floor. As the planning history above shows, the
building has been altered and extended many times (and is in fact older than its
appearance may suggest due to these alterations and additions). Still, the proposal
involves some demolition of the existing building in order to extend and alter the building
as proposed. The acceptability of this demolition in principle would be subject to a
satisfactory extended / altered building provided. This is discussed later in the report. (A
demolition plan is to be secured, see condition 3)
3.3 The building contains two Class A2 units (one bank and one estate agent) and
entrance lobby at ground floor level, this entrance lobby provides an entrance for the
Class B1 use (office) on the upper floors which includes an external glazed lift to east
elevation for access to these upper levels. The current building is six stories (the upper
most floor being glazed), plus structures at roof level (plant enclosures).
Extending the A2 uses at ground floor level and B1 use at the upper floors:
3.4 The site is within Fulham Town Centre. The NPPF, section 2 (Ensuring the vitality
of town centres), seeks to ensure the vitality of town centres. In particular, the NPPF
seeks to retain and enhance existing markets, allocate a range of suitable sites to meet
the scale and type of retail, leisure, commercial and office development in town centres.
London Plan (Updated 2015) Policy 2.15 (Town centres) also seeks to promote town
centres to provide better access to services, facilities and employment, this is supported
by Policy 4.2 which seeks to encourage renewal, modernisation and increase in office
stock and is supported by Policy 4.7 (Retail and town centre development) which
supports the extension of existing commercial development in town centres where
appropriate.
3.5 Strategic Policy FRA of the Council's Core Strategy (2011) identifies Fulham Town
Centre as part of the Fulham Regeneration Area in which there ought to be investment
in economic led regeneration in this highly accessible location to provide stimulus to the
local economy and more employment. Supporting this is Strategic Policy B and Policy
LE1 of the Core Strategy (2011) which seeks to ensure that accommodation is available
for all sizes of business and supports both existing and new developments which
encourage local employment. Similarly, Policy DM B1 of the Development Management
Local Plan (2013) supports the intensification of existing employment uses and Policy
DM C2 notes that non-retail uses (such as Class A2 uses), are complementary to the
town centres' primary shopping function because they often provide vital local services
(such as banks and estate agents) essential to the operation of shops, or are heavily
used by shoppers.
3.6 The Draft Local Plan (Regulation 18 Consultation 2015) echoes much of the
above. The Draft Local Plan (Regulation 18 Consultation 2015) also identifies the site
as within Fulham Town Centre in Policy FRA, and supports the retention and
intensification of existing employment uses in Policies E1 and E2. Further the Draft

document also seeks to support a good range of convenient and accessible local
facilities in Policy TLC1.
3.7 The proposed extension would comprise a total of 716sqm of additional floor
space, with 76sqm proposed to be added to the ground floor Class A2 units. This
enlargement of the building would increase employment land within the Fulham Town
Centre and would also upgrade / extend the Class A2 uses at ground floor level which
support the function of Fulham Town Centre as a prime retail area. For these reasons,
the proposal is considered to be in accordance with the aforementioned policies and
therefore the proposal is considered acceptable in land use terms.
Design and external appearance:
3.8 Officers acknowledge that there is a strong statutory presumption under the
Planning (Listed Building and Conservation Areas) Act 1990 and as reflected in recent
case law against the grant of planning permission for any development which would fail
to preserve the setting of a listed building or the character or appearance of a
conservation area. This is because the desirability of preserving the character or
appearance of the area is a consideration of considerable importance and weight.
Officers have considered the proposals for demolition and have determined that the
demolition part of the facades of the building could impact on the setting of Walham
Green Conservation Area. Officers have given considerable weight to this potential
harm caused by the proposed demolition in reaching its conclusion. Officers'
assessment of the likely harm to the setting of the conservation area is a matter of
planning judgement and in the view of officers is less than substantial. Officers consider
the following as important factors which outweigh the strong presumption against
approval of proposals for demolitions within conservation areas. Firstly, as identified
within this report, the proposal accords with the development plan. Secondly, the
scheme will permit the redevelopment benefits as identified in the London Plan
(Updated 2015), Core Strategy (2011) and thirdly officers' asses that the harm caused
to the setting of the conservation is less than significant. In particular given that the
application building is considered to add little architectural / historic merit to the
conservation area. Officers note that this office block was the former site of the Granville
Theatre of Varieties which closed in 1956, and was demolished in 1971. The modern
building which replaced it is proposed to be altered and extended, which the report
details below.
3.9 In respect of design, among the core planning principles of the NPPF are that
development should always seek to secure high quality design and a good standard of
amenity for all existing and future occupants of land and buildings. Furthermore
proposals should conserve heritage assets in a manner appropriate to their significance,
so that they can be enjoyed for their contribution to the quality of life of this and future
generations. Policies 7.1, 7.2, 7.4, 7.5, 7.6 and 7.8 of the London Plan (Updated 2015)
requires all new development to be of high quality that responds to the surrounding
context and improves access to social / community infrastructure and enhances the
character, legibility, permeability and accessibility of the surrounding neighbourhood as
well as protect conservation areas.
3.10 Policy BE1 of the Core Strategy (2011) states that all development within the
borough, including in the regeneration areas, 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. Policy DM G3 of the Development Management Plan (2013)
builds on the abovementioned policies and other design and conservation policies,
seeking extensions to be of a high standard of design and compatible with the scale and
character of existing development and its setting. Policy DM G7 of the Development
Management Plan (2013) seeks to protect, restore or enhance the quality, character,
appearance and setting of the borough's conservation areas. And SPD Design Polices
31, 34, 45, 46, 48 and 49 of the Planning Guidance Supplementary Planning Document
(2013) relate to development within and the setting of conservation areas. Policy DM G4
of the Development Management Local Plan (2013) and SPD Design Policy 22, 23, 25,
28 of the Planning Guidance Supplementary Planning Document (2013) relate to the
design of shopfronts and seek to improve the appearance of the borough's streets by
encouraging high quality shop front design.
3.11 The Draft Local Plan (Regulation 18 Consultation 2015) echoes much of the
above. The Draft Local Plan (Regulation 18 Consultation 2015) also identifies a
Strategic Policy for the Built Environment, Policy DC1, which requires development to
be of a high standard of design that respects and enhances its townscape context and
heritage assets. Further, the Draft document also seeks alterations and extensions to
be a high standard of design, compatible with the scale and character of existing
development, neighbouring properties and their setting. Policy DC4 Further Policies
DC5 and DC7 echo the aforementioned polices in terms of high quality encouraging
high quality shopfronts and enhancing and preserving the character and appearance of
heritage assets.
3.12 The proposal is for a double height lobby extension fronting Fulham Broadway and
a part-5 part-6 storey extension to the side of the building fronting Vanston Place, with a
roof terrace at 5th floor level. As well as alterations to the external facades of the
building (involving re-rendering the building and using Terrazzo or pre-cast concrete for
the lobby and ground floor and the replacement of the glazing for a the external lift to
the front east elevation) and plant enclosures at roof level. In terms of the Vanston
Place side extension, this would create a new glazed façade reflecting the glazing
design of the upper most level. The façade would be stepped in plan creating L shaped
bays. The extension fronting Vanston Place would create the former building line along
Vanston Place at ground floor level that existed prior to the removal of the Granville
Theatre. Although a modest overhang over the pavement is proposed along Vanston
Place under the L shaped bays in this application.
3.13 The current proposal respects the relationship of scale with the host property and
neighbouring properties, and its massing and scale reflect the location and site
constraints which is considered appropriate. The most prominent features of the
proposed development are within the side elevation along Vanston Place which makes
use of L shaped bays. These add interest and rhythm to the elevation while alleviating,
to some degree, overlooking and direct views into habitable rooms of the neighbouring
properties. The design of the facade at ground floor level continues the rhythm
established by the columns in the existing building. New and existing columns would be
clad in terrazzo (or pre-cast concrete), giving the building a coherent base and
enhanced Town Centre presence. The terrazzo extends internally into the new lobby
space. Full-height glazed panels are to be installed in between the columns, thereby
activating the street frontages along Fulham Broadway and Vanston Place. Thus, this
would create an enhanced pedestrian link between Fulham Broadway and North End
Road.

3.13 At upper floor levels (with the exception of the glazed sixth floor) the existing
building is to be painted with a change of colour from beige to light grey so that it is in
harmony with the terrazzo (or pre-cast concrete) cladding at ground floor level. The
existing glass facade at 5th floor level is to be retained and the lift shaft is to be re-clad
in glass to match the new glazing in the extensions / altered shopfronts. This would
achieve unity and coherence between the existing building and the proposed side
extension fronting Vanston Place and external alterations. Conditions to ensure
acceptable shopfront appearances are to be secured (Conditions 5, 6, 12 and 14)
3.14 It should be noted that the roof terrace would not be visible from public vantage
points or neighbouring properties. Similarly, the proposed additional enclosure for plant
would not be visible given its location.
3.15 For similar reasons as to the reasons why the extension to the side fronting
Vanston Place and the alterations to the existing building are considered acceptable,
the office entrance lobby is considered appropriate as it would respect the character
and scale of the area and result in a building with a more legible form.
3.16 In summary the proposed development has been informed by a considered
analysis of existing context and situation, and guided by the conclusions from the preapplication advice given. The height, design and materials of the new façades would
complement the existing. In this respect the design complies with the aforementioned
policies in that it would be consistent with scale / massing form of surrounding
development, and respects the prevailing rhythm and articulation of its surroundings. It
is however recommended final details of the materials to be used in the external
appearance of the building be conditioned for future approval, along with other design
related conditions. (See conditions 4 to 15)
3.17 Policy 7.3 of the London Plan (Adopted July 2011, FALP March 2015) ensures
development respects the principles of Secure by Design. Details of how the proposed
development will incorporate crime prevention measures to provide a safe and secure
environment will be secured by a condition (condition 13).
Internal layout (inclusive design):
3.18 Policy BE1 of the Core Strategy (2011) and SPD Design Policies 1, 2 and 3 of the
Planning Guidance Supplementary Planning Document (2013) relates to inclusive
design and requires new development to be built to ensure the development is designed
to be accessible and inclusive to all who may use or visit the building. The building has
an existing lift which is to be retained and upgraded. Level access at ground floor level
is to be secured by condition, (condition 16).
Impact on neighbouring properties:
3.19 Policy DM G3, H9, and H11 of the Development Management Local Plan (2013)
require all proposals to be formulated to respect the principles of good neighbourliness,
control impacts of noise and polluting uses. Whilst not applicable to commercial
development as it is within the Housing Section of the Planning Guidance
Supplementary Planning Document (2013), it is officers' view that SPD Housing Policy 8
provides useful guidelines as it sets out criteria which seek to protect the existing
amenities of neighbouring residential properties in terms of outlook, noise, light, and
privacy.

3.20 The Draft Local Plan (Regulation 18 Consultation 2015) echoes much of the
above. The Draft Local Plan (Regulation 18 Consultation 2015) require all proposals to
be formulated to respect the principles of good neighbourliness, control impacts of noise
and polluting uses in Policies DC4, CC10 and CC12 respectively.
3.21 The main consideration in this respect is therefore the impact to neighbouring
residential occupiers, in particular the adjoining terrace in the opposing mansion blocks
opposite the site. Officers judge that the proposed development would not have an
unacceptable impact on the existing amenities of neighbouring occupiers in terms of
loss, daylight / sunlight, loss of outlook or increased sense of enclosure; overlooking or
loss of privacy; and undue noise and disturbance and is judged to be acceptable in the
context of the abovementioned policies. Each issue will be addressed in turn.
Daylight / Sunlight:
3.21 It is considered that the impact of this proposal would not result in a notably impact
on residential amenity to occupiers to the south, east or west of the site in terms of loss
of daylight / sunlight. This is because of the uses of those properties outlined above
which lie in those directions, and that the development is mainly retained to the north of
the existing building.
3.22 The main consideration in this respect is therefore the impact to neighbouring
residential occupiers, in particular the mansion blocks opposite the site to the north (the
Samuel Lewis Trust Dwellings). Officers judge that the proposed development would
not have an unacceptable impact on the existing amenities of these neighbouring
occupiers in terms daylight / sunlight as they agree with the conclusions of the
submitted Daylight and Sunlight report (Feb 2015) submitted in support of the
application. The report found that the proposal would have only relatively minor effects
on the surrounding properties and would be in accordance with BRE Guidelines.
Loss of outlook
3.23 In terms of the mansion block opposite the extended building would no higher than
the existing building. However, it would be closer (maximally 8 meters closer, but for the
most part less than that). The guideline set out in SPD Housing Policy 8(i) states that
"The proximity of a new building or an extension to an existing building can have an
overbearing and dominating effect detrimental to the enjoyment by adjoining residential
occupiers of their properties. Although it is dependent upon the proximity and scale of
the proposed development a general standard can be adopted by reference to a line
produced at an angle of 45 degrees from a point 2 metres above the adjoining ground
level of the boundaries of the site where it adjoins residential properties". In this case, if
the policy was strictly applicable, the proposal would comply and officers are satisfied
that the proposal would not unduly harm residents in terms of loss of outlook or
increased sense of enclosure.
Overlooking/loss of privacy
3.24 The guideline set out in 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. However, this policy relates to new residential windows (rather than
commercial ones which are proposed here) so the policy would not be applicable in this

case. Indeed, it is officers' note that loss of privacy from new residential windows would
tend to be greater than from new office windows given that the different uses tend to be
occupied at different times of the day.
3.25 In this case, it should be noted that as a result of the proposed side extension front
Vanston Place, the street would be approximately 16.7 metres wide, façade to façade.
But given the above, given that these distances between windows are not uncommon
within this town centre location (the relationship between some of the mansion block
windows and existing windows are only 14.1 meters) and given the existing northern
façade of the building already contains many windows which already provide views
toward the mansion blocks officers are satisfied that residential neighbours would not be
unduly overlooked. In addition, the applicant has made an attempt to alleviating, to
some degree, overlooking and direct views into habitable rooms of the neighbouring
mansion block by creating L shaped bays which are part clear glazed and part obscure.
3.26 On top of the extension fronting Vanston Place, a roof terrace is proposed. As the
roof terrace would be set back from edge of the building, it would not be possible to
overlook those living in the opposing mansion block. (The enclosure of the terrace is to
be secured by condition 17)
Noise and disturbance:
3.27 The use of the part of the roof at 5th floor level as an amenity space is likely to
generate social activity which could cause noise and disturbance harmful to the
amenities of surrounding residential occupiers. However, given its position, set back
from the edge, height above residential occupiers and its commercial use (rather than
for residential use), it is considered that the social activity that is likely to occur would
not result in unacceptable levels of noise and disturbance to neighbouring occupiers.
(The size of the terrace is to be secured by condition 17)
Traffic generation and car parking:
3.28 The NPPF requires developments that generate significant movement are located
where the need to travel will be minimised and the use of sustainable transport modes
can be maximised; and development should protect and exploit opportunities for the use
of sustainable transport modes for the movement of goods or people.
3.29 Policy 6.1, 6.3, 6.10, 6.11 and 6.13 of the London Plan (Updated 2015) sets out
the intention to encourage consideration of transport implications as a fundamental
element of sustainable transport, supporting development patterns that reduce the need
to travel or that locate development with high trip generation in proximity of public
transport services. The policies also provide guidance for the establishment of
maximum car parking standards.
3.30 Policy T1 of the Core Strategy (2011) supports the London Plan. Policy DM J1 of
the Development Management Local Plan (2013) 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 Development Management Local Plan
(2013) 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.

3.31 The Draft Local Plan (Regulation 18 Consultation 2015) echoes much of the
above. The Draft Local Plan (Regulation 18 Consultation 2015) require proposals to
improve transport provision, assess travel impacts, formulate travel plans, conform to
parking standards and increase opportunities to cycle / walk in Policies T1, T2, T3, and
T4 respectively.
Car Parking:
3.32 The proposal represents a net increase of 716sqm. No off-street car parking is
provided as part of the scheme, in accordance with Policy DM J2 of the Development
Management Local Plan (2013) - and Draft Local Plan (Regulation 18 Consultation
2015) Policy T3 - in order to mitigate any unacceptable impact on the existing amenities
of local residents no additional on-street parking permits would be permitted.
3.33 It is noted that, as a result of the development, off-street parking spaces would be
lost. There are currently car parking areas available at both ends of the site, however,
these are located in the areas that are going to be built on. Therefore, no off-street
parking will be provided at this site. The site is located in a PTAL 6a area, meaning that
the site has excellent public transport accessibility. Therefore no objection is raised to
this, in accordance with the aforementioned polices.
Cycle parking:
3.34 Policy 6.9 of the London Plan (Updated 2015), Polices DM A9, J5 and Table 5 of
the Development Management Local Plan (2013) and SPD Transport Policy 12 of the
Supplementary Planning Guidance (2013) seek to ensure that satisfactory cycle space
is provided for all developments. This is echoed in Draft Local Plan (Regulation 18
Consultation 2015) Policy T1 and T4.
3.35 The application identifies existing cycle parking provision at ground floor level for 8
cycles. This is judged to be insufficient. Further, the currently proposed the existing
cycle storage would be removed and the proposed replacements whilst an increase in
number still falls below the required standards. As such a condition is proposed to
ensure the 24 cycle storage spaces required to be installed before the use is occupied
and is maintained for the life of the development. (Condition 26)
Refuse:
3.36 Policy 5.16 of the London Plan (Updated 2015) outlines the Mayors approach to
waste management. Policy CC3 of the Core Strategy (2011), Policy H5 of the
development Management Local Plan (2013) and SPD Sustainability Policies 3, 4, 7, 8,
9 and 10 sets out the Councils Waste Management guidance, requiring development to
incorporate suitable facilities for the storage and collection of segregated waste. This is
echoed in Draft Local Plan (Regulation 18 Consultation 2015) Policy CC5
3.37 Refuse storage space should be provided for all refuse by the proposed
development. A condition is proposed to ensure the refuse storage is implemented
before the use is occupied and is maintained for the life of the development (condition
23).

Travel Plan, Servicing and Use:
3.38 In this case a Draft Travel Plan has been submitted in accordance with Policy DM
J1 of the Development Management Local Plan (2013) and SPD Transport Policy 2 of
the Planning Guidance Supplementary Planning Document (2013). The application
would require a Travel Plan to ensure a long-term strategy for the site which delivers the
sustainable transport objectives set out in the Draft Travel Plan are implemented (see
condition 29). In addition, servicing plans are required in for the extended uses to
ensure that the highway is not unduly impacted by an increase in deliveries for the uses
(see condition 24). Similarly, in order to ensure that the development in built in
accordance with the approved plans and to ensure the Council can assess any impacts
in the future if unit sizes change, the uses at ground floor level are to be conditioned so
to prevent the amalgamation of the two existing ground floor A2 units (see condition 25).
This is because the ground floor is an ideal size for a quite large a large A1
convenience store. Such uses have a high number of deliveries using very large
articulated vehicles with materially different highway impacts - the condition ensures the
Council could assess this potential occurrence.
Flood risk / SUDS:
3.39 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.
3.40 Policies 5.11, 5.12, 5.13, 5.14 and 5.15 of the London Plan (Updated 2015)
require new development to comply with the flood risk assessment and management
requirements of national policy, including the incorporation of sustainable urban
drainage systems, and specify a drainage hierarchy for new development. Echoed in
Draft Local Plan (Regulation 18 Consultation 2015) Policy CC2, CC3 and CC5
3.41 Policy CC1 of the Development Management local Plan (2013) requires that new
development is designed to take account of increased 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 Policy DM H3 of the Development Management Local Plan (2013)
and SPD Sustainability Policies 1 and 2 of the Planning Guidance Supplementary
Planning Document (2013). Echoed in Draft Local Plan (Regulation 18 Consultation
20115) policies CC2, CC3 and CC5
3.42 The site is in the EA's Flood Zone 3. As required, a Flood Risk Assessment (FRA)
has been included as part of the Design and Access Statement.
3.43 The FRA details the flood mitigation measures to be implemented at ground floor
levels which will help protect the extensions and existing building from flooding, should
this ever impact the site. The site is in the EA's Flood Zone 3. As required, a Flood Risk
Assessment (FRA) has been included as part of the Design and Access Statement.
3.44 The FRA details the flood mitigation measures to be implemented at ground floor
levels which will help protect the extensions and existing building from flooding, should
this ever impact the site. The measures are considered to be adequate and their
implementation will be conditioned (see condition 32).

3.45 Policy DM H3 of the Development Management Local Plan (2013) 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) and
also the use of water efficient fittings and appliances. Implementation of SuDS
measures has been checked and it is proposed to include a green roof over the lobby
extension. A Condition for the submission of details of the green roof to be implemented
is to be secured (condition 34).
3.46 Water efficient fixtures and fittings should also be specified if included as part of
the planned works to help reduce water use and reduce foul water flows from the site.
The measures proposed are considered to be adequate and their implementation to be
conditions (see condition 32).
Contamination:
3.47 Policy CC4 of the Core Strategy (2011) and Policy DM H7 and H11 of the
Development Management Local Plan (2013) 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 echoed in Draft Local Plan (Regulation 18 Consultation 2015) Policy CC8.
3.48 Potentially contaminative land uses, past or present, are understood to occur at, or
near to, this site. In order to ensure that no unacceptable risks are caused to humans
controlled waters or the wider environment during and following the development works
conditions will be attached covering the assessment and remediation of contaminated
land (Conditions 35 to 40).
Community Infrastructure Levy:
3.49 Mayoral CIL came into effect in April 2012 and is a material consideration to which
regard must be had when determining this planning application. This development will
be subject to a London-wide community infrastructure levy. An estimate of £35,800
based on 716 sqm of additional floorspace has been calculated. This will contribute
towards the funding of Crossrail, and further details are available via the GLA website at
www.london.gov.uk. The GLA expect the council, as the collecting authority, to secure
the levy in accordance with Policy 8.3 of the London Plan (Updated 2015).
Planning obligations:
3.50 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.
3.51 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 will include the following Clauses:

- Developer to pay the cost of the removal of vehicular access off Vanston to rear and
extension of existing parking bays
- Developer to pay a TBC contribution towards the cost of planting trees in the area.
4.0 RECOMMENDATION
4.1
Grant planning permission subject to conditions and completion of a satisfactory
legal agreement as outlined in paragraph 3.50
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Description:
Planning application (part detailed/part outline) for the demolition of all existing
buildings and structures and the redevelopment of the site for residential and
mixed uses comprising the erection of new buildings ranging from 10 to 28 storeys
to provide up to 1,465 residential units (Class C3) and use classes (A1-A5, B1, D1
& D2), the provision of a new publicly accessible open space, new pedestrian and
vehicle routes, accesses and amenity areas, basement level car park with integral
servicing areas and other associated works: (1) Detailed planning application for
up to 41,590 sqm. (GEA) new residential floorspace with ancillary residential
facilities (C3) (excluding basement floorspace); up to 1,995 sqm. (GEA) flexible
commercial floorspace (A1-A5), community (D1) and leisure (D2) (excluding
basement floorspace); provision of a new basement level; provision of a new
bridge over the central line cutting; means of access; and associated amenity
space, landscaping, car parking and cycle parking, energy centre, and other
associated infrastructure works. (2) Outline planning application (with all matters
reserved) for up to 112,450 sqm. (GEA) residential floorspace and ancillary
residential facilities (C3) (excluding basement area), flexible commercial (A1-A5),
office (B1) use, community (D1) and leisure (D2) floorspace; provision of a new
basement level; new and altered pedestrian and vehicular access including
decked area over the central line cutting at the south west corner of the site; and
associated amenity space, open space, landscaping, car parking and motorcycle
parking, and other associated infrastructure works.
(Revised plans recieved 13th March 2015).
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Application Type:
Outline Application
Officer Recommendation:

That the application be approved
1) In respect of Development Plots B1, C1, D1, D2, D3, E1 and E2 approval of
the proposed access, appearance, landscaping, layout and scale of development
shall be obtained from the Council in writing before the relevant development
works (excluding any demolition) are commenced.
Reason: To comply with the Town and Country Planning (Development
Management Procedure) Order 2010 (as amended).
2) i) Development Plots A1, A2 and A3 shall be begun not later than 5 years
from the date of this permission;
ii) Application(s) for the approval of Reserved Matters in respect of
Development Plot B1 specified by condition 1 shall be made to the Council before
the expiration of 6 years from the date of this permission. Development within
Development Plot B1 shall be begun before the expiration of 2 years from the date
of the approval of the last of the relevant Reserved Matters to be approved
pursuant to condition 1.
iii) Application(s) for the approval of the Reserved Matters in respect of
Development Plot C1, specified by condition 1 shall be made to the Council before
the expiration of 7 years from the date of this permission. Development within
Development Plot C1 shall be begun before the expiration of 2 years from the date
of the approval of the last of the relevant Reserved Matters to be approved
pursuant to condition 1.
(iv) Application(s) for the approval of the Reserved Matters in respect of
Development Plots D1, D2, and D3 specified by condition 1 shall be made to the
Council before the expiration of 10 years from the date of this permission.
Development within Development Plots D1, D2 and D3 shall be begun before the
expiration of 2 years from the date of approval of the last of the relevant Reserved
Matters to be approved pursuant to condition 1.
(v) Application(s) for the approval of the Reserved Matters in respect of
Development Plots E1 and E2 specified by condition 1 shall be made to the
Council before the expiration of 12 years from the date of this permission.
Development within Development Plot E1 and E2 shall be begun before the
expiration of 2 years from the date of approval of the last of the relevant Reserved
Matters to be approved pursuant to condition 1.
Reason: To comply with section 92 of the Town and Country Planning Act
1990 (as amended). Extended time periods for which the planning permission can
be implemented is given in light of the exceptional circumstances relevant to the
ownership of the site and to the development.
3) The planning permission relating to the detailed components of the
development hereby permitted (ie: those parts that are not to be subject to
reserved matters) shall not be constructed unless in accordance with the approved
drawings marked.
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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 (2015) and policy BE1 of the Core Strategy 2011 and policies DM
G1, DM G2, DM G3, DM G6, DM G7 of the Development Management Local Plan
2013 and White City Opportunity Area Planning Framework (2013).

4) All reserved matters applications shall include a statement to demonstrate
how the reserved matters have been prepared in accordance with the principles
and parameter plans set out in the Revised Development Specification &
Parameters Report prepared by Boyer (dated March 2015) and the Mandatory
Design Codes prepared by Patel Taylor Architects (dated March and April 2015) or
other such versions that are subsequently agreed in writing with the Local
Planning Authority.
To ensure that the development is constructed in accordance with the Design
Guidelines on which this decision is based and to be consistent with the principles
of good masterplanning, in accordance with policies 7.1, 7.2, 7.3, 7.47.5, 7.6, 7.7,
7.8, 7.9, 7.18, 7.19 and 7.21 of the London Plan (2015) , policies A, BE1, WCOA
and WCOA1 of the Core Strategy and policies DM G1, DM G2, DM G6 and DM
G7 of the Development Management Local Plan 2013 and White City Opportunity
Area Planning Framework (2013).
5) (a) No demolition shall take place until a plan showing the location of all
Phases (as defined within Informative 8 of this planning permission) of
development has been submitted to an approved by the Local Planning Authority.
(b) No demolition shall take place in a Phase until a plan showing the
location of that Phase has been submitted to and approved by the Local Planning
Authority.
(c) The development of each Phase shall be implemented in accordance
with the approved plan for that Phase unless otherwise agreed in writing by the
Local Planning Authority.
The phasing of the development shall be implemented in accordance with the
approved plans.
Reason: To assist with the identification of each chargeable development
(being the Phase) and the calculation of the amount of CIL payable in respect of
each chargeable development in accordance with the Community Infrastructure
Levy Regulations 2010 (as amended
6) Notwithstanding the information in the approved paramater plans and design
specification report and subject to the provisions within the relevant conditions set
out in this planning permission, the following land uses are permitted within all or
part of the specified floorspace on the ground floors in the outline plots (subject to
the specified range of uses within each plot) providing the total floorspace (within
the combined development) does not exceed the maximum floorspace as
approved for that use subject to condition 8 of this planning permission:
Class A1 (retail)
Class A2 (Financial and Professional Institution)
Class A3 (restaurant)
Class A4 (Bar)
Class A5 (Hot food Take-away)
Class B1 (Business)
Class D1 (Non-Residential Institution)

Class D2 (Leisure)
As set out in Class E, Part 3, schedule 2 of the General Permitted
Development Order 1995 or the provisions of the relevant Class/Part upon
implementation, this permission benefits from a period during which changes of
use of the above specified floorspace between uses A1, A2, A3, A4, A5, (B1 within
plots B1, D1, D2, D3, E1 and E2), D1 and D2 as set out in the description of
development may take place without the need for further planning permissions,
subsequent to the approval of the reserved matters applications. This flexibility is
for a period of ten years from the date of the approval of the last reserved matters
application, for that part of the development.
Reason: To ensure the uses are compatible with the adjoining land uses,
within the White City Opportunity Area and to ensure that the amenity of occupiers
residing in surrounding residential properties would be safeguarded in accordance
with policies WCOA, WCOA1 and BE1 of the Core Strategy (2011) and policies
DM B1, DM C4, DM C6, DM D2 and DM A9 of the DM Local Plan (2013) and the
White City Opportunity Area Planning Framework (2013).
7) The total number of residential units (Class C3) hereby approved shall not
exceed 1,465 units.
Reason: To ensure the development carried out does not exceed the
cumulative maximum approved and to ensure the quantum of floor space keeps
within the parameters assessed pursuant to the EIA in relation to the development
in accordance with policies 3.3, 3.4, 3.7, 3.8, 3.9, 3.10, 3.11, 3.12, 7.1, 7.2, 7.3,
7.4, 7.5, 7.6, 7.7, 7.8 and 7.9 of the London Plan (2015), policies BE1, WCOA and
WCOA 1 of the London Borough of Hammersmith and Fulham Core Strategy
(2011) and policies DM G1, DM G2, DM G3, DM G6, DM G7, DM A1, DM A2 and
DM A3 of the Development Management Local Plan 2013 and White City
Opportunity Area Planning Framework (2013).
8) The total gross external floorspace (GEA) areas of the development
comprising the land uses hereby approved shall not exceed the following:
(a) An overall gross maximum floor space of all the development, including
parking, servicing, energy centre and plant and storage that shall not exceed
151,425 square metres GEA; and
(b) Overall gross maximum floor space (excluding car park and energy
centre) by land use, notwithstanding the provisions of the Town and Country
Planning (Use Classes Order 1987) (as amended) or (General Permitted
development) Order 1995 (as amended) or any subsequent act, shall not exceed
the following:
- Residential (C3): 147,410 sq m
- Business (B1): 1,000 sq m
- Retail/Café/Restaurant (A1 - A5): 3,450 sq m
- Health and Community (D1): 1,910sqm
- Leisure (D2): 1,910 sq m;
- Residential Facilities (Ancillary to C3): 5,980 sqm

(c) or such breakdown by Plot of the overall gross maximum floor space
specified in (a) and (b) above as may be submitted to and approved by the Local
Planning Authority
To ensure the development carried out does not exceed the cumulative
maximum floor space, in accordance with the approved plans and to ensure a
suitable mix and distribution of land uses within the development and to ensure the
quantum of floor space keeps within the Parameters assessed pursuant to the EIA
in relation to the development, in accordance with policies 7.1, 7.2, 7.3, 7.4, 7.5,
7.6, 7.7, 7.8 and 7.9 of the London Plan (2015), policies BE1, WCOA, WCOA 1 of
the London Borough of Hammersmith and Fulham Core Strategy (2011) and
policies DM G1, DM G2, DM G3, DM G6, DM G7, DM H9, DM D1, DM D2, DM C3,
DM B1, DM B2 and DM B3 of the Development Management Local Plan 2013 and
White City Opportunity Area Planning Framework (2013).
9) (i) Prior to commencement of demolition works a demolition method
statement shall be submitted to and approved in writing by the Local Planning
Authority. Details shall include 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.
(ii) No development shall commence until a risk assessment based on the
Mayor's Best Practice Guidance (The control of dust and emissions from
construction and demolition) has been undertaken and a method statement for
emissions control (including an inventory and timetable of dust generating
activities, emission control methods and where appropriate air quality monitoring)
has been submitted to and approved in writing by the council. The appropriate
mitigation measures to minimise dust and emissions must be incorporated into the
site specific Demolition Method Statement and Construction Management Plan.
Developers must ensure that on-site contractors follow best practicable means to
minimise dust and emissions at all times.
Demolition works shall be undertaken in accordance with the approved
details.
Reason: To ensure that occupiers of surrounding premises are not adversely
affected by noise, vibration, dust, lighting or other emissions from the building site
in accordance with policies 5.18, 5.19, 5.20, 5.21, 5.22 and 7.14 of the London
Plan (2015), policy CC4 of the London Borough of Hammersmith and Fulham
Core Strategy (2011) and policies DM G1, DM H5, DM H8, DM H9, DM H10 of the
Development Management Local Plan 2013.
10) No development shall commence within each Phase until the implementation
of a programme of archaeological investigation for that Phase in accordance with
a written scheme of investigation which has been submitted to and approved by
the Council. No development or demolition shall take place other than in
accordance with the written scheme of investigation, for the relevant phase or part
thereof. The development shall not be 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, and the provision made
for analysis, publication and dissemination of the results and archive deposition
has been secured.
Heritage assets of archaeological interest may survive on the site. The
planning authority wishes to secure the provision of archaeological investigation
and the subsequent recording of the remains prior to development, in accordance
with recommendations given by the borough and in NPPF, Chapter 12 in
accordance with Policy 7.8 of the London Plan (2011), Policy BE1 of the London
Borough of Hammersmith and Fulham Core Strategy (2011) and policy DM G7 of
the DM Local Plan (2013).
11) No phase of development shall commence, save for any approved Enabling
Works, until a preliminary risk assessment report in connection with land
contamination, is submitted to and approved in writing by the Council, unless
otherwise agreed in writing by the local planning authority. This report shall
comprise: a desktop study which identifies all current and previous uses at the site
and surrounding area as well as the potential contaminants associated with those
uses; a site reconnaissance; and a conceptual model indicating potential pollutant
linkages between sources, pathways and receptors, including those in the
surrounding area and those planned at the site; and a qualitative risk assessment
of any potentially unacceptable risks arising from the identified pollutant linkages
to human health, controlled waters and the wider environment including ecological
receptors and building materials. All works must be carried out in compliance with
and by a competent person who conforms to CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK requirements
for sampling and testing.
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 policy 5.21 of The London Plan 2011, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
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 policy 5.21 of The London Plan 2015, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
12) No phase of development shall commence, save for any approved Enabling
Works until a site investigation scheme, in connection with condition 31, is
submitted to and approved in writing by the Council unless otherwise agreed in
writing with the local planning authority. 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

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 policy 5.21 of The London Plan 2011, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
13) No phase of development shall commence, save for any approved Enabling
Works or (unless the Council agree in writing that a set extent of development
must commence to enable compliance with this condition) until, following a site
investigation undertaken in compliance with the approved site investigation
scheme as part of condition 32, 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.
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 policy 5.21 of The London Plan 2011, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
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 policy 5.21 of The London Plan 2015, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
14) No phase of development shall commence, save for any approved Enabling
Works or (unless the Council agree in writing that a set extent of development
must commence to enable compliance with this condition) until, a remediation
method statement, in connection with condition 33, 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.
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 policy 5.21 of The London Plan 2011, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.

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 policy 5.21 of The London Plan 2015, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
15) No phase of development shall commence, save for any approved Enabling
Works or (unless the Council agree in writing that a set extent of development
must commence to enable compliance with this condition) until the approved
remediation method statement in connection with condition 34 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.
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 policy 5.21 of The London Plan 2015, policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.
16) No phase of development shall commence, save for any approved Enabling
Works or (unless the Council agree in writing that a set extent of development
must commence to enable compliance with this condition) until an onward longterm monitoring methodology report, in connection with condition 35, 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.
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 policy 5.21 of the London Plan (2015), policy CC4 of the Core
Strategy 2011 and policy DM H4, DM H6 and DM H7 of the Development
Management Local Plan 2013.

17) 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 within each Development Plot (where relevant), 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 local planning authority 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, for each relevant Development
Plot.
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
(2015), policy CC2 of the Core Strategy 2011 and policy DM H4 of the
Development Management Local Plan 2013. The applicant is advised to contact
Thames Water Developer Services on 0845 850 2777 to discuss the details of the
piling method statement.
18) Prior to the commencement of development within the relevant Development
Plot a Construction Management Plan shall be submitted to and approved in
writing by the Council. Details shall include 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 construction management plan should be prepared in
consultation with London Underground which includes the details for all of the
relevant foundations, basement and ground floor structures, or for any other
structures below ground level, including piling (temporary and permanent).
Approved details for each relevant plot, or part thereof shall be implemented
throughout the project period.
To ensure that occupiers of surrounding premises are not adversely affected
by noise, vibration, dust, lighting or other emissions from the building site in
accordance with policies 5.18, 5.19, 5.20, 5.21 and 5.22 of the London Plan
(2015), policy CC4 of the London Borough of Hammersmith and Fulham Core
Strategy (2011) and policies DM G1, DM H5, DM H8, DM H9, DM H10 of the
Development Management Local Plan 2013.
19) Prior to the commencement of development within the relevant Development
Plot shall commence until a Construction Logistics Management Plan for that
Development Plot has been submitted to and approved in writing by the Council.
The method statement /construction management plan should be prepared in
consultation with London Underground which includes the details for all of the
relevant foundations, basement and ground floor structures, or for any other
structures below ground level, including piling (temporary and permanent).The
development of the relevant Plot shall be carried out in accordance with the
relevant approved Construction Logistics Management Plan unless otherwise
agreed in writing with the Local Planning Authority. Each Construction Logistics
Management Plan shall cover the following minimum requirements:
- site logistics and operations;

- construction vehicle routing;
- contact details for site managers and details of management lines of
reporting;
- detailed plan showing different phasing, different developers and
constructors to be updated on a 6 monthly basis;
- location of site offices, ancillary buildings, plant, wheel-washing facilities,
stacking bays and car parking;
- storage of any skips, oil and chemical storage etc.; and
- access and egress points;
- membership of the Considerate Contractors Scheme.
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 Development
Management Local Plan 2013.
20) Details of any temporary land uses, fencing, enclosures or structures
including sales/marketing suites within the site shall be submitted to and approved
in writing by the Local Planning Authority prior to implementing works for any
temporary uses, fences, enclosures or structures. Any interim structures, uses and
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 been expired.
To ensure that the site remains in a tidy condition during the construction
phase and to ensure that any temporary uses/structures do not create unneighbourly 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 policy DM G7 of the Development Management Local
Plan 2013.
21) Prior to the construction of the relevant part of the development, a scheme
detailing the play equipment, boundary treatments and ground surface treatment
of the outdoor play spaces, for that part of the development shall be submitted to
the local planning authority and approved in writing. Any play equipment will be
designed to be fully inclusive to ensure the play areas are accessible to all and will
be implemented in accordance with the approved plans, to be permanently
retained thereafter.
In order to ensure equal life chances for all, and to prevent groups such as
blind people and disabled children being excluded from use of public realm and
other amenities by designs failing in detail to take specific needs into account, in
accordance with policy 3.1 of the London Plan (2015), policy OS1 of the Core
Strategy and policy DM E2 of the Development Management Local Plan 2013, the
Council's "Planning Guidance" Supplementary Planning Document, and any other
relevant best practice guidance (including the Councils We Want to Play Too
2012).
22) Prior to the commencement of works details of the road, footway, footpath
and cycleway layout for each Development Plot, or relevant part thereof, shall be
submitted to and approved in writing by the Council. The submitted details shall
show the alignment, widths, surfacing arrangements, kerbs, access ramps

(including the car park ramps with confirmation of vertical clearance), forward
visibility sight lines and vision splays, speed restraint measures, turning heads,
gradients, street lighting and drainage in respect of the relevant part of the
development. Development shall be implemented in accordance with the relevant
approved details and no residential building within the relevant part of the
development shall be occupied until the approved ramps, roads, accesses,
footways, footpaths and cycleways have been constructed and been made
available for use.
To ensure that the detailed design of the access ramps provides sufficient
vertical clearance and capacity for vehicle manoeuvring in the interest of public
safety and to ensure that the detailed design of the roads, footways and cycleways
would avoid vehicle/pedestrian conflict in accordance with policy T1 of the London
Borough of Hammersmith and Fulham Core Strategy (2011), and policies DM J2
and DM J4 of the Development Management Local Plan 2013 and the Council's
Planning Guidance Supplementary Planning Document.
23) Prior to the commencement of works within the relevant Development Plot,
the detailed design, phasing plan, access, layout and location of the car parking
provided for the relevant Development Plot shall be submitted to and approved in
writing by the Council. The proposed car parking shall accord with the details as
approved and shall be retained permanently thereafter unless otherwise agreed in
writing with the Local Planning Authority.
To ensure that the detailed design of the access ramps provides sufficient
vertical clearance and capacity for vehicle manoeuvring in the interest of public
safety and to ensure that the detailed design of the roads, footways and cycleways
would avoid vehicle/pedestrian conflict in accordance with policy T1 of the London
Borough of Hammersmith and Fulham Core Strategy (2011), and policies DM J2
and DM J4 of the Development Management Local Plan 2013 and the Council's
Planning Guidance Supplementary Planning Document.
24) Prior to commencement of development details of Impact Studies which
identifies the existing water supply infrastructure in order to determine the
magnitude of any new additional capacity required in the system and the location
of a suitable connection point shall be submitted to and approved in writing by the
Local Planning Authority.
To ensure that the water supply infrastructure has sufficient capacity to cope
with the additional demand in accordance with policies 5.14 and 5.15 of the
London Plan (2015) and policy CC2 of The Core Strategy 2011 and policy DM H3
of the Development Management Local Plan 2013.
25) Prior to the commencement of development a detailed surface water
drainage scheme for the site, based on the agreed flood risk assessment (FRA)
Drainage Strategy, dated September 2014, reference 47069036 and letter from,
URS dated 12 December 2014, 2014/04726/OUT shall be submitted to and
approved in writing by the Local Planning Authority. The drainage strategy shall
include a restriction in run-off and surface water storage on site as outlined in the
FRA. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed.

To prevent flooding by ensuring the satisfactory management of surface
water run-off from the site in accordance with policy 5.13 of the London Plan 2015,
policy CC2 of the Core Strategy 2011 and policy DM H3 and DM H4 of the
Development Management Local Plan 2013.
26) Prior to the commencement of the relevant part of each Development Plot,
details and samples of materials, paint colours, stonework, brickwork and ceramic
tiles including details of bond, colour, mortar mix and mortar colour to be used for
that Development Plot or relevant part thereof on all external faces and roofs of
the buildings shall be submitted to and approved in writing by the Local Planning
Authority and no part of that Development Plot or relevant part thereof shall be
used or occupied prior to the implementation of the approved details. Each Plot or
part thereof, of the development shall be carried out in accordance with such
details as have been approved.
To ensure a satisfactory external appearance and to prevent harm to the
street scene and public realm, in accordance with policy BE1 of the Core Strategy
2011 and policies DM G1, DM G2, DM G6 and DM G7 of the Development
Management Local Plan 2013.
27) Prior to the commencement of the relevant part of each Development Plot
the details including detailed drawings in section and elevation at 1:20 and
samples for that Development Plot, or relevant part thereof to show details of any
proposed cladding, fenestration, glazing, balconies and winter gardens have been
submitted and approved in writing by the Local Planning Authority. The
development of each Development Plot, or part thereof shall be carried out in
accordance with the approved details.
To ensure a satisfactory external appearance, in accordance with policy BE1
of the Core Strategy 2011 and policy DM G1 and DM G7 of the Development
Management Local Plan 2013.
28) Prior to the commencement of the relevant part of the development, details
including detailed drawings in plan, section and elevation at 1:20 and samples,
where appropriate, of all paving and external hard surfaces, boundary walls,
railings, gates, fences and other means of enclosure for that phase shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out within each plot, or relevant part thereof, in
accordance with the approved details and thereafter permanently retained as
such.
To ensure a satisfactory external appearance, in accordance with policy BE1
of the Core Strategy 2011 and policies DM G1 and DM G7 of the Development
Management Local Plan 2013.
29) Prior to the commencement of the relevant part of each Development Plot
details of the proposed hard and soft landscaping, associated with each
Development Plot, including planting schedules and details of the species, height
and maturity of any trees and shrubs and proposed landscape maintenance and
management shall be submitted to the local planning authority and approved in
writing. The approved scheme(s) shall be implemented in the next winter planting
season following completion of the building works, or before the occupation and

use of any part of the buildings within the relevant development plot, whichever is
the earlier. The landscaping shall thereafter be retained and maintained in
accordance with the approved details.
To ensure a satisfactory external appearance in accordance with policies
BE1 and OS1 of the Core Strategy 2011 and policies DM G1, DM E3 and DM E4
of the Development Management Local Plan 2013.
30) Prior to the commencement of work on the relevant part of each
Development Plot, details of green/brown roofs, including planting and
maintenance schedules, and ecological enhancement measures for that
Development Plot shall be submitted to and approved in writing by the Local
Planning Authority. Development shall accord with the details as approved.
To ensure the provision of green and brown roofs in the interests of
sustainable urban drainage and habitat provision, in accordance with policies 5.11,
5.13 and 7.19 of the London Plan 2015 and policies OS1, CC1, CC4 and H4 of the
Core Strategy 2011 and policy DM E3, DM E4, DM H2, and DM H4 of the
Development Management Local Plan 2013.
31) Prior to commencement of work within the relevant Development Plot details
of a sustainable urban drainage system (SUDS) for each Development Plot shall
be submitted to and approved in writing by the council. SUDS schemes shall be
implemented in accordance with the approved details prior to first occupation of
the relevant part of the development hereby permitted, and thereafter permanently
retained and maintained unless otherwise agreed in writing with the Local
Planning Authority.
To ensure that surface water run-off is managed in a sustainable manner, in
accordance with policy 5.13 of the London Plan (2015) and policy CC2 of the Core
Strategy 2011.
32) Prior to the commencement of work within the relevant Development Plot
details of the refuse arrangements including storage, collection and recycling for
all uses within each Development Plot shall be submitted to and approved in
writing by the Council.. The approved details shall be implemented prior to the use
or occupation of any part of the relevant Development Plot and shall be
maintained permanently thereafter unless otherwise agreed in writing with the
Local Planning Authority.
To ensure the satisfactory provision for refuse storage and recycling in
accordance with policy CC3 of the Core Strategy and policy DM H5 of the
Development Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document.
33) Prior to the commencement of works on each Development Plot, an Inclusive
Access Management Plan (IAMP) shall be submitted to the LPA and approved in
writing which sets out a strategy for ongoing consultation with specific interests
groups with regard to accessibility of the relevant part of the site. On-going
consultation must then be carried out in accordance with the approved IAMP.

To ensure that the proposal provides an inclusive and accessible
environment in accordance with the Policy 7.2 of the London Plan (2015) and
policy DM B2 of the Development Management Local Plan 2013 and the Council's
Planning Guidance Supplementary Planning Document.
34) Prior to commencement of the development, details shall be submitted to and
approved in writing by the Council, of the sound insulation of the floor/ ceiling/
walls separating the [basement plant room] [basement car park] [communal
facilities] [specify other] from [dwellings] [noise sensitive premises]. Details shall
demonstrate that the sound insulation value DnT,w [and L'nT,w ] is enhanced by
at least 10-15dB above the Building Regulations value and where necessary,
additional mitigation measures are implemented to contain noise from communal
areas and machinery so as not to exceed the criteria of BS8233:2014 within
dwellings/ noise sensitive premises. Approved details shall be implemented prior
to occupation of the development and thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site/ adjacent
dwellings/ noise sensitive premises is not adversely affected by noise, in
accordance with Policies DM H9 and H11 of the Development Management Local
Plan.
35) Prior to commencement of each phase of the development, a noise
assessment for the relevant phase of development, shall be submitted to the
Council for approval of external noise levels and details of the sound insulation of
the building envelope, orientation of habitable rooms away from major noise
sources and of acoustically attenuated mechanical ventilation as necessary to
achieve 'Good' internal room- and (if provided) external amenity noise standards in
accordance with the criteria of BS8233:2014. Approved details shall be
implemented prior to occupation of the development and thereafter be
permanently retained.
To ensure that the amenity of occupiers of the development site is not
adversely affected by noise from transport or industrial/ commercial noise sources,
in accordance with policy CC4 of the Core Strategy 2011 and policies DM H9 and
DM H11 of the Development Management Local Plan 2013.
36) Prior to commencement of the relevant phase of development or part thereof,
details shall be submitted to and approved in writing by the Council, of the sound
insulation of the floor/ ceiling/walls separating noise sensitive premises from nonresidential uses (including plant, car park and communal facilities). Details shall
demonstrate that the sound insulation value DnT,w [and L'nT,w ] is enhanced by
at least 10-20dB above the Building Regulations value and, where necessary,
additional mitigation measures implemented to contain commercial noise within
the commercial premises and to achieve the `Good' criteria of BS8233:2014
within new-build dwellings/ noise sensitive premises. Approved details shall be
implemented prior to any occupation of theresidential development within the
part(s) of the site covered by this condition and shall be permanently retained
thereafter .
To ensure that the amenity of occupiers of the development sitewithin the
new-build residential parts of the site will not be adversely affected by noise from
transport or industrial/ commercial noise sources, in accordance with policy CC4 of

the Core Strategy 2011 and policy DM H9 of the Development Management Local
Plan 2013
37) Prior to commencement of each relevant phase of the development or
relevant part thereof, details shall be submitted to and approved in writing by the
Council, of an enhanced sound insulation value DnT,w and L'nT,w for the
floor/ceiling/ wall structures separating different types of rooms/ uses in adjoining
dwellings, namely living room and kitchen adjoining bedroom of separate dwelling.
The enhanced values shall be 5dB more stringent than the requirements of
Approved Document E of the Building Regulations. Approved details shall be
implemented prior to occupation of the relevant phase of development and
thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site is not
adversely affected by noise, in accordance with policy CC4 of the Core Strategy
2011 and policy DM H9 of the Development Management Local Plan 2013.
38) Prior to commencement of works on the relevant part of each Development
Plot, details shall be submitted to and approved in writing by the Council, of
building vibration levels [generated by the railway etc], together with appropriate
mitigation measures where necessary. The criteria to be met and the assessment
method shall be as specified in BS 6472:2008. No part of the relevant
development plot shall be occupied until the approved details have been
implemented. Approved details shall thereafter be permanently retained.
To ensure that the amenity of occupiers of the development site is not
adversely affected by ground- or airborne vibration, in accordance with policy CC4
of the Core Strategy 2011 and policy DM H9 of the Development Management
Local Plan 2013.
39) Prior to commencement of the relevant phase of development or part thereof,
details shall be submitted to and approved in writing by the Council, of the external
noise level emitted from plant/ machinery/ equipment. 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 BS4142:2014 at the nearest
and/or most affected noise sensitive premises, with all machinery operating
together at maximum capacity. A post installation noise assessment shall be
carried out where required to confirm compliance with the 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 Development
Management Local Plan.
40) Prior to the commencement of works on the relevant part of each
Development Plot details of the mechanical ventilation system to be installed
within the residential component shall be submitted to the local planning authority
in writing, for approval. The details shall include the method of clean intake from

higher levels which will be used to serve residential units in the lower floors. The
ventilation system shall be implemented in accordance with the approved plans
and shall be permanently retained thereafter. The equipment installed shall be
permanently maintained in good working order. The maintenance and cleaning of
the system shall be undertaken regularly in accordance with the manufacturer
specifications and shall be the responsibility of the primary owner of the relevant
building.
To ensure that the residential buildings have access to satisfactory air
quality levels and are not unduly affected by odour and disturbance in accordance
with policy CC4 of the Core Strategy 2011 and policy DM H8 of the Development
Management Local Plan 2013.
41) Prior to commencement of works on the relevant part of each Development
Plot, details of the installation, operation, and maintenance of the best practicable
odour abatement equipment and extract system shall be submitted to and
approved in writing by the Local Planning Authority, including the height of the
extract duct and vertical discharge outlet, in accordance with the `Guidance on the
Control of Odour and Noise from Commercial Kitchen Exhaust Systems' January
2005 by DEFRA. Approved details shall be implemented prior to occupation of the
relevant development plot or part thereof and thereafter be permanently retained,
unless subsequently otherwise approved in writing by the Local Planning
Authority.
To ensure that nearby premises are not unduly affected by odour and
disturbance in accordance with policy CC4 of the Core Strategy 2011 and policy
DM H8 of the Development Management Local Plan 2013.
42) Prior to the commencement of works on each Development Plot, or relevant
part thereof, a Low Emission Strategy shall be submitted to and approved in
writing by the Council in respect of the relevant Development Plot within the
specified area or part thereof. The low emission strategy must undertake a
calculation based on the total NOx and PM10 emissions from the baseline
situation as established in the Environmental Statement and shall compare them
with the proposed uses within the relevant plots, building, or phase. This shall
include transport sources and all major combustion plant including, boilers, energy
plant and emergency generators for the relevant Plot. The strategy shall detail all
calculations and assumptions used in full. The strategy should detail the measures
that will be taken to reduce the development's air quality impacts and minimising
exposure of future site users.
Any natural gas boiler proposed on the relevant Development Plot should
meet a NOx emissions standard of 40mg/kWh (at 0% O2). Where any installations
do not meet this emissions standard it should not be operated without the fitting of
suitable NOx abatement equipment or technology as determined by a specialist to
ensure comparable emissions. Following installation, emissions certificates will
need to be provided to the council to verify boiler emissions. Any such boiler
emission abatement measures approved by the Council shall be implemented in
accordance with the relevant approved strategy.
To ensure the development's air pollution impacts are mitigated in
accordance with the requirements of Policy 7.14 of the London Plan (2015), policy

CC1 of the London Borough of Hammersmith Core Strategy (2011) and policy DM
H8 of the Development Management Local Plan 2013.
43) Prior to commencement of works within the relevant Development Plot
details of the methods proposed to identify any television interference caused by
the proposed development, including during the construction process, and the
measures proposed to ensure that television interference that might be identified is
remediated in a satisfactory manner shall be submitted to and approved in writing
by the local planning authority. The approved remediation measures shall be
implemented for each phase immediately after any television interference is
identified unless otherwise agreed in writing with the Local Planning Authority.
To ensure that television interference caused by the development is
remediated, in accordance with Policy 7.7 of the London Plan (2015) and policy
BE1 CC4 of the Core Strategy 2011 and policy DM G1 and DM G2 of the
Development Management Local Plan 2013.
44) Prior to commencement of works above ground level within any Development
Plot, details of micro climate mitigation measures necessary to provide an
appropriate wind environment throughout and surrounding the development shall
be submitted to and approved in writing by the Council. Approved details shall be
implemented, and permanently retained thereafter.
To ensure that suitable measures are incorporated to mitigate potential
adverse wind environments arising from the development, in accordance with
policies 7.6 and 7.7 of the London Plan (2015).
45) Within a month of handover of any new build residential unit hereby
approved, a Code for Sustainable Homes (2010 or any such further current
iteration as relevant at the time of submission) assessment report shall be
submitted to the BRE (with a copy provided to the Local Planning Authority),
demonstrating that the relevant residential unit meets the requirements of Level 4
or higher.
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 (2015) and Policy CC1 of the Core Strategy 2011 and policy DM H1
and DM H2 of the Development Management Local Plan 2013.
46) Within a month of handover of any non-residential component of the
development, a BREEAM (2011 or any such further current iteration as relevant at
the time of submission)) assessment report shall be submitted to the BRE (with a
copy of the report provided to the Local Planning Authority) demonstrating that the
building(s) would achieve a `Very Good' BREEAM rating.
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 (2015) and Policy CC1 of the Core Strategy 2011 and policy DM H1
and DM H2 of the Development Management Local Plan 2013.
47) Details including the locations of the benches, litter bins and signage shall be
submitted to and approved in writing by the local planning authority, prior to

occupation of the relevant Development Plot. The street furniture listed above shall
be designed and sited to be fully inclusive and accessible for all users and will not
provide any obstruction to disabled persons or people of impaired mobility and/or
sight. The relevant development plot shall not be open to users until the benches,
litter bins and signage as approved have been provided, and must be permanently
retained thereafter.
To ensure the satisfactory provision of facilities, in accordance with policy
OS1 of the Core Strategy 2011 and policies DM E1 and DM E2 of the
Development Management Local Plan 2013 and to ensure the development is fully
inclusive and accessible for all users, in accordance with Policy 3.1 and 7.2 of the
London Plan 2015, policy T1 of the Core Strategy 2011 and the Council's
"Planning Guidance" Supplementary Planning Document.
48) Prior to first occupation of each Development Plot, details of the facilities to
be provided for the secure storage of residents' and other users' bicycles for that
Development Plot shall be submitted to and approved in writing by the Council.
Such details shall include the number, location and access arrangements to cycle
parking in the relevant Plot. No residential or commercial units shall be occupied in
the relevant Plot until the relevant approved facilities have been provided. The
cycle parking facilities shall thereafter be retained and not used for any other
purpose without the prior written consent of the Council.
To ensure the suitable provision of cycle parking within the Development to
meet the needs of future site occupiers and users and in the interest of the
appearance of the development, in accordance with Policies 6.9 and 6.13 of the
London Plan (2015) and Table 6.3 of the Further Alterations to the London Plan
(2015) and policy DM J5 of the Development Management Local Plan 2013.
49) Prior to first occupation of any residential or commercial use within each
Development Plot a site servicing strategy or Delivery and Servicing Plan(DSP),
including vehicle tracking, for the relevant Development Plot shall be submitted to
and approved in writing by the Council. The DSP shall detail the management of
deliveries, emergency access, collection of waste and recyclables, times and
frequencies of deliveries and collections/ silent reversing methods/ location of
loading bays and vehicle movement in respect of the relevant Plot. The approved
measures shall be implemented and thereafter retained for the lifetime of the
residential or commercial uses in the relevant part of the site.
In order to ensure that satisfactory provision is made for refuse storage and
collection and to ensure that the amenity of occupiers of the development site and
surrounding premises is not adversely affected by noise, in accordance with Policy
6.11 of the London Plan (2015), policy CC4 of the Core Strategy 2011 policy DM
H9 of the Development Management Local Plan 2013 and the Council's
Supplementary Planning Document `Storage of Refuse and Recyclables'.
50) Prior to first occupation of each Development Plot, details of the installation
including location and type of active electric vehicle charging points within the car
parking areas for the relevant Plot must be submitted to and approved in writing by
the Council. The electric vehicle charging points comprising at least 20% of the
total number of residential car parking spaces provided on each Plot shall be
active electric vehicle charging points; a further 20% of the total number of
residential car parking spaces provided on each Plot shall be passive. The

approved electric vehicle charging points shall be installed and retained in working
order for the lifetime of the relevant development on each Plot. 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 (2015), policies CC1 and T1 of the London Borough of
Hammersmith and Fulham Core Strategy (2011) and policy DM J2 of the
Development Management Local Plan 2013.
51) Prior to first occupation of each relevant Development Plot, a scheme which
demonstrates how daytime deliveries and stopping by Blue Badge Holder vehicles
and taxis outside buildings on the site will be managed, in the absence of kerbs
and vehicular entries into the envelopes of individual buildings pull-ins, in such a
way as to avert the risk of blind people colliding with stopped vehicles shall be
submitted to and approved in writing by the local planning authority. The scheme
shall be implemented in accordance with the approved details prior to first
occupation of the relevant part of the development.
To ensure that deliveries and dropping off can occur without compromising
highway safety or the safety of pedestrians on the footway, in accordance with
policy 7.2 of the London Plan (2015), policy T1 of the Core Strategy 2011 and
policy DM J4 of the Development Management Local Plan 2013 and the Council's
"Planning Guidance" Supplementary Planning Document.
52) Prior to occupation of the relevant Development Plot, details of all proposed
external artificial lighting for the Development Plot, including security lights, shall
be submitted to and approved in writing by the Council. The relevant Development
Plot shall not be occupied until the lighting has been installed in accordance with
the relevant 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 at the nearest facade 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 other relevant guidance).
To ensure that adequate lighting is provided to the pedestrian pathways for
safety and security and that the lighting does not adversely affect the amenities of
occupiers of the surrounding premises, in accordance with Policies 7.3 and 7.13 of
the London Plan (2015), policy BE1 of the Core Strategy (2011) and policy DM
G1 of the Development Management Local Plan (2013) and the Council's
Supplementary Planning Document (2013).
53) Prior to first occupation of each Development Plot, a statement of how
"Secured by Design" requirements are to be adequately achieved for that part of
development, shall be submitted to and approved in writing by the Local Planning
Authority. The approved secure by design measures shall be implemented in
accordance with the approved statement prior to occupation of the relevant part of
the development hereby approved.

To ensure a safe and secure environment in accordance with policy 7.3 of
the London Plan (2015), policy BE1 of the Core Strategy and policy DM G1 of the
Development Management Local Plan 2013.
54) Any tree or shrub planted pursuant to approved landscape details that is
removed or severely damaged, dying or becoming seriously diseased within 5
years of planting shall be replaced with a new tree or shrub of similar size and
species to that originally required to be planted.
To ensure a satisfactory provision for planting, in accordance with policy 7.21
of the London Plan (2015), policy OS1 of the Core Strategy 2011 and policy DM
E4 of the Development Management Local Plan 2013
55) Any works to tree(s) on the site shall be carried out only in the following
manner, in accordance with British Standard 3998:1989 - Recommendations for
Tree Work:
To ensure that the Council is able to properly assess the impact of the
development on any trees and to prevent their unnecessary loss, in accordance
with policy 7.21 of the London Plan (2015), policy OS1 of the Core Strategy 2011
and policies DM E3 and DM E4 of the Development Management Local Plan
2013.
56) The development shall be carried out in accordance with the approved
Energy Strategy (Dated September 2014) prepared by Hodkinson Consultancy
which would result in a 41% reduction in regulated carbon dioxide emissions
unless otherwise agreed under the terms of this condition. Any revised energy
strategy for the development site shall be submitted to the Local Planning
Authority for approval, in writing and shall result in regulated carbon dioxide
reductions which would not be less than 41%. The development shall be
implemented and operated in accordance with any subsequent approved revised
energy strategy.
To ensure that the development is consistent with the Mayor's carbon
emissions objectives in accordance with Policies 5.5, 5.6, 5.7, 5.8 and 5.9 of the
London Plan (2015) and in accordance with policy CC1 of the Core Strategy 2011
and policy DM H1 and DM H2 of the Development Management Local Plan 2013.
57) Prior to use, machinery, plant or equipment, extract/ ventilation systems and
ducting at the development shall be mounted with proprietary anti-vibration
isolators and fan motors shall be vibration isolated from the casing and adequately
silenced and maintained as such.
To ensure that the amenity of occupiers of the development site and
surrounding premises is not adversely affected by vibration, in accordance with
Policy CC4 of the Core Strategy 2011 and policy DM H9 of the Development
Management Local Plan 2013.
58) The residential car parking provision for the development shall not exceed
586 car parking spaces or as spaces per residential unit ratio of 0.4 on the whole
site, unless otherwise agreed in writing by the Council.

To avoid creating unacceptable traffic congestion on the surrounding road
network and to ensure there would be adequate parking for the development, in
accordance with policies 6.13 and 7.2 of the London Plan (2015) and policy DM J2
of the Development Management Local Plan 2013 and the Council's Planning
Guidance Supplementary Planning Document.
59) A minimum of 10% of the residential car parking spaces approved shall be
provided and maintained for use of wheelchair users.
To ensure the suitable provision of car parking within the development to
meet sustainable transport objectives, in accordance with policies 6.13 and 7.2 of
the London Plan (2015) and policy DM J4 of the Development Management Local
Plan 2013 and the Council's "Planning Guidance" Supplementary Planning
Document.
60) 10% of the total residential units hereby approved shall be provided to
wheelchair housing standard or adaptable to this standard.
To ensure that the development provides for the changing circumstances of
occupiers and responds to the needs of people with disabilities, in accordance with
policy 3.8 of the London Plan (2015), policy H4 of the London Borough of
Hammersmith and Fulham Core Strategy (2011)and policy DM B2 of the
Development Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document.
61) The window glass of any shopfront hereby approved shall be clear and shall
not be mirrored, tinted or otherwise obscured and shall be permanently retained as
such.
To ensure a satisfactory external appearance and to prevent harm to the
street scene, in accordance with policy BE1 of the Core Strategy 2011, policy DM
G4 and DM C1 of the Development Management Local Plan 2013 and "Planning
Guidance" Supplementary Planning Document 2013.
62) The ground floor entrance doors to all publicly accessible buildings on each
Development Plot and integral lift/stair cores shall not be less than 1 metre wide
and the threshold shall be at the same level to the path fronting the entrance to
ensure level access.
In order to ensure the development provides ease of access for all users, in
accordance with Policy 3.1 and 7.2 of the London Plan (2015), and the Council's
adopted supplementary planning document.
63) No roller shutters shall be installed on any shopfront, commercial entrance or
display facade hereby approved.
To ensure a satisfactory external appearance and to prevent harm to the
street scene, in accordance with policy BE1 of the Core Strategy 2011, policy DM
G4 and DM C1 of the Development Management Local Plan 2013 and "Planning
Guidance" Supplementary Planning Document 2013

64) No advertisements shall be displayed on or within any elevation of the
buildings, forecourt or public spaces without details of the advertisements having
first been submitted to and agreed in writing by the Council.
In order that any advertisements displayed on the building are assessed in
the context of an overall strategy, so as to ensure a satisfactory external
appearance and to preserve the integrity of the design of the building, in
accordance with policy BE1 of the Core Strategy 2011 and policy DM G8 of the
Development Management Local Plan 2013.
65) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking or re-enacting that
Order with or without modification), no aerials, antennae, satellite dishes or related
telecommunications equipment shall be erected on any part of the development
hereby permitted, without planning permission first being obtained.
To ensure that the visual impact of telecommunication equipment can be
considered in accordance with policy BE1 of the Core Strategy (2011) and SPD
Design Policy 39 of the Planning Guidance Supplementary Planning Document
2013.
66) No alterations shall be carried out to the external appearance of the
development hereby approved, including the installation of air conditioning units,
water tanks, ventilation fans or extraction equipment, not shown on the approved
drawings.
To ensure a satisfactory external appearance and prevent harm to the street
scene, and to safeguard the amenities of neighbouring residential occupiers, in
accordance with policy BE1 of the Core Strategy 2011 and policy DM G3 of the
Development Management Local Plan 2013 and "Planning Guidance"
Supplementary Planning Document 2013.
67) With the exception of the Class A4 use, the Class A uses hereby permitted
shall operate only between 0700 hours and 2400 hours, on weekdays and on
Saturdays and on 0700 hours to 2300 hours on Sundays and Bank Holidays.
To ensure that the amenities of surrounding occupiers are not unduly
affected by noise and other disturbance, in accordance with policy CC4 of the
Core Strategy 2011 and policy DM H9 of the Development Management Local
Plan 2013.
68) The number of non-residential car parking spaces shall not exceed 5 car
parking spaces.
To avoid creating unacceptable traffic congestion on the surrounding road
network and to ensure there would be adequate parking for the development, in
accordance with in accordance with policies 6.13 and 7.2 of the London Plan
(2015), policy T1 of the Core Strategy (2011) and policy DM J1, DM J2 and DM J3
of the Development Management Local Plan (2013).
69) Any outdoor seating areas in connection with the Class A3 floorspace hereby
approved shall operate within the following hours only:

Monday to Saturday: 0700 to 2200 hours
Sunday and Public Holidays 0700 to 2200 hours
The outdoor seating areas will be closed outside of these hours and any
temporary seats/tables shall be removed and stored internally within the A3
unit(s).
To ensure that the development does not result in conditions prejudicial to
the amenities of local residents by reason of noise and disturbance in accordance
with Strategic Policy C and policy CC4 of the Core Strategy 2011 and policy DM
C6 and DM H9 of the Development Management Local Plan 2013.
70) Neither music nor loud voices emitted from the development shall be
audible/measurable above the lowest background noise level at the nearest or
most affected external residential noise sensitive facade and should be at least 10
dB below the quiet background inside any dwelling.
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 Development Management Local Plan.
71) There shall be no construction above the first floor to any Plot until the
following information has been submitted to the Local Planning Authority:
i) the completion of a Base-Line Airwaves Interference Study (the Base-Line
Study) to assess airwave reception within/ adjacent to the site.
ii) the implementation of the Scheme of Mitigation Works for the purposes of
ensuring no material impact during the construction of the development identified
by the Base-Line Study.
Such Scheme of Mitigation Works shall be first submitted to and approved in
writing by the Council.
To ensure that the existing airwaves reception at the adjacent sites is not
adversely affected by the proposed development, in accordance with policy 7.13 of
the London Plan (2015).
72) There shall be no occupation of any development plot until the following
information has been submitted to the Local Planning Authority:
i) the completion of a Post-Construction Airwaves Study (the PostConstruction Study) to minimise detrimental impacts to airwaves reception
attributable to the development
ii) the implementation of a Scheme of Mitigation Works for the purpose of
ensuring no material impact to the airwave reception attributable to the
development identified by the Post-Construction Study, shall take place within 3
months of the submission of the Post Construction Study.
Such Scheme of Mitigation Works shall be first submitted to and approved in
writing by the Council.

To ensure that the existing airwaves reception within/adjacent to the
development site is not adversely affected by the proposed development, in
accordance with policy 7.13 of the London Plan (2015).
73) An Ecological Management Plan shall be submitted to and approved in
writing by the Local Planning Authority, prior to the completion of each
Development Phase. The EMP shall comprise a habitat management plan and
monitoring report which shall set out objectives and prescriptions for the
management of new areas of vegetation and public open spaces within the
development, for a minimum period of 5 years, unless otherwise agreed in writing
with the Local Planning Authority.
To ensure the biodiversity of the site is protected and enhanced where
possible, in accordance with policy 7.19 of the London Plan (2015) and policies
OS1 and CC4 of the Core Strategy 2011 and policy DM E3 and DM H2 of the
Development Management Local Plan 2013.
74) Notwithstanding the information in the landscape drawings hereby approved,
an urban realm strategy which includes detailed drawings of the shared surfaces,
methods of delineation of the vehicular and pedestrian areas and samples of
materials shall be submitted to the local planning authority and approved in writing
prior to the commencement of each Development Plot, or relevant part thereof.
The urban realm strategy for the relevant Development Plot shall demonstrate how
the shared surfaces would adhere to the guidance set out in Department of
Transport Note LTN1/11 "Shared Space" October 2011 (or any other relevant
guidelines). Such details shall be implemented in accordance with the approved
plans and permanently retained thereafter.
To ensure that the proposal provides an inclusive and accessible
environment in accordance with Policy 7.2 of the London Plan (2015), policy T1 of
the Core Strategy 2011, and the Council's Supplementary Planning Document.
75) No development (except for the approved Enabling Works and demolition)
shall commence within each Development Plot until full details of the internal
roads and the vehicle/pedestrian access points, including details of any street level
car parking arrangements, in respect of the relevant Development Plot have been
submitted and shall be implemented in accordance and thereafter retained in
accordance with the approved details.
To ensure there is sufficient circulation space for pedestrians, servicing and
other vehicles and provide the surface level car parking to meet the needs of
future site occupiers and users, in accordance with policies 6.13 and 7.2 of the
London Plan (2015) and policies DM J2 and DM J4 of the Development
Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document.
76) Notwithstanding the glazing details specified in the approved plans for plots
A1, A2 and A3 detailed specification of the external glazing including samples,
where relevant alongside a technical report (prepared by a qualified Structural
Blast Engineer (SBE)) detailing the required standard of blast resistant external
and internal glazing as well as any non glazed facades shall be submitted to the

local authority prior to commencement of works on that relevant part that
demonstrates that the glazing will be blast resistant, relevant to these plots. The
SBE report will include the standard of floor slabs and supporting structures
columns above and below proposed internal/undercroft parking areas, including
loading areas, to help mitigate a progressive structural collapse.Such details shall
be implemented, as approved and shall be permanently retained thereafter.
In order to ensure that the proposals deliver a high standard of design in
accordance with policies BE1 of the Core Strategy (2011), Policies 7.4 and 7.13 of
the London Plan (2015), policies DM G4 and DM C1 of the Development
Management Local Plan 2013 and "Planning Guidance" Supplementary Planning
Document 2013.
77) Details of a revised Road Safety Audit shall be submitted to the local
planning authority for approval, prior to commencement of works on the bridge
and/or vehicular access to the site (whatever the earlier). The Revised Road
Safety Audit would need to consider the the ornamental gap enclosure between
the two bridges and the impacts this has on highway safety
In order to ensure the bridge does not compromise highway safety or the
safety of pedestrians on the footway, in accordance with policy 7.2 of the London
Plan (2015), policy T1 of the Core Strategy 2011 and policy DM J4 of the
Development Management Local Plan 2013 and the Council's "Planning
Guidance" Supplementary Planning Document.
78) At the reserved matters stage, the northern non-principal elevations of Blocks
B1 and D1 must be designed so that the number of habitable room windows is
minimised. In addition, where habitable and non-principal windows are formed
within these elevations, the details these shall be submitted to the local planning
authority for approval in writing. '
To ensure that the proposed location of Blocks B1 and D1 does not prejudice
the redevelopment of the land to the north and to enable an acceptable residential
environment to be achieved for future residents. in accordance with Strategic
Policies WCOA and C and policy BE1 of the Core Strategy 2011 and policies DM
A2, DM A9 and DM H9 of the Development Management Local Plan 2013 and
Supplementary Planning Guidance.
79) The following non-principal elevations of the outline components shall be
designed in such a way as to minimise direct overlooking between the plot and the
directly adjacent development (where the details are known).
South elevation of B1
South elevation of D1
North elevation of E1
Where the details of the opposing development plot are unknown, the plot
(relevant to the submitted details) shall be designed to include a combination of
bay windows, obscure glazing or oriel style windows to any habitable or nonhabitable room. No balconies or winter gardens will be permitted on these
elevations.

To prevent direct overlooking between windows within the non-principal
elevations between development plots in order to ensure the proposed residential
units will have good levels of privacy, in accordance with with Strategic Policy C
and policy CC4 of the Core Strategy 2011 and policies DM A2, DM A9 and DM
H9 of the Development Management Local Plan 2013.
80) Prior to the commencement of the relevant part of the development, a
revised Air Quality Assessment of the impacts from the chosen energy plant must
be submitted to and approved in writing by the Council. The air quality
assessment must include a combined dispersion modelling exercise that takes into
account the emissions from the proposed plant, transport and local concentrations
of NOx and PM10 in order to inform the mitigation strategy. The air quality
assessment must show the impacts on concentrations of these pollutants at the
different heights where receptors are located (including windows that can be
opened, balconies, terraces and roof gardens). The assessment must address
whether the development is air quality neutral according to GLA guidance and
identify mitigation measures as appropriate.
To comply with the requirements of the NPPF (2012), Policies 7.14a-c of the
London Plan (2015) and Policy DM H8 of the Development Management Local
Plan (2013).
81) Prior to occupation evidence must be submitted and approved in writing by
the Council, that show that the CHP units, abatement technologies and boilers
installed comply with the Air Quality Assessment submitted as part of the planning
application and the emissions standards set out within the agreed Low Emission
Strategy, (CHP and boiler NOx emissions). The submitted evidence must include
the results of NOx emissions testing of the CHP unit by an accredited laboratory
To comply with the requirements of the NPPF, Policies 7.14a-c of the London
Plan (2015) and Policy DM H8 of the Development Management Local Plan
(2013).
82) Prior to the commencement of the relevant part of the development hereby
permitted, detailed information on the proposed mechanical ventilation system
shall be submitted to and approved in writing by the Council and thereafter carried
out in accordance with these details, including details of where air intakes would
be located to avoid areas of NO2 or PM exceedance . Chimney/boiler flues and
ventilation extracts must be positioned a suitable distance away from ventilation
intakes, balconies, roof gardens, terraces and receptors to reduce exposure to
occupants to acceptable levels. Approved details shall be fully implemented prior
to the occupation/use of the development and thereafter permanently retained and
maintained in good working order. The maintenance and cleaning of the systems
shall be undertaken regularly in accordance with manufacturer specifications and
shall be the responsibility of the primary owner of the building.
To ensure that occupiers of the development are not adversely affected by
air quality, in accordance with London Plan (2015) policy 7.14, Core Strategy 2011
Policy CC4, and Development Management Local Plan 2013 Policy DM H8.
83) Prior to installation details of the boilers to be provided for space heating and
domestic hot water should be submitted to and agreed in writing by the council.

The boilers to be provided for space heating and domestic hot water shall have dry
NOx emissions not exceeding 40 mg/kWh (0%). Where any installations do not
meet this emissions standard it should not be operated without the fitting of
suitable NOx abatement equipment or technology as determined by a specialist to
ensure comparable emissions. Following installation, emissions certificates will
need to be provided to the council to verify boiler emissions.
To comply with the requirements of the NPPF, Policies 7.14a-c of the London
Plan (2015) and Policy DM H8 of the Development Management Local Plan
(2013).
84) Prior to the commencement of any works relating to the bridge, the details
including detailed drawings in section, plan and elevation showing the details of
any proposed cladding, materials, integral lighting and advertisment zones and
any public art have been submitted and approved in writing by the Local Planning
Authority. The bridge, as approved within the detailed design shall be carried out
in accordance with the approved details.
To ensure a satisfactory external appearance of the bridge in order to
emphasise the important gateway to the site in accordance with policy WCOA,
WCOA1 and BE1 of the Core Strategy 2011 and policy DM G1 and DM G7 of the
Development Management Local Plan 2013.
85) Prior to the commencement of the works on Plots C1 and E1 (the towers), in
addition to the samples of all external materials (required in condition 26), a
supporting statement shall be submitted to the local planning authority for approval
in writing setting out the detailed specifications of each material indicating
performance, sustainability rating, impacts from weathering and exposure to
pollution sources in order to demonstrate that the materials are of the highest
quality. The development shall be carried out in accordance with such details as
have been approved.
To ensure the external appearance and environmental performance of the
tall building is of the highest quality and to prevent harm to the street scene and
public realm, in accordance with policies 5.3, 7.6 and 7.7 of the London Plan
(2015), policy BE1 of the Core Strategy 2011 and policies DM G1 and DM G2 of
the Development Management Local Plan 2013 and White City Opportunity Area
Planning Framework (2013).
Justification for Approving the Application:
Principle of Development/Regeneration: The principle of a comprehensive
residential led mixed use redevelopment of the site including residential, retail,
restaurant, café, office, community and leisure uses is considered to be
acceptable and in accordance with national, strategic and local planning policies,
which advocate making the most efficient use of brownfield land in sustainable
locations. The proposals are considered to make an important contribution
towards meeting local and strategic housing needs and would also create a vibrant
and creative place with a stimulating and high quality environment where people
will want to live, work, shop and spend their leisure time. The proposed
development would contribute to the regeneration of the area by providing
significant areas of new public realm which serve the needs of the wider area as

well as those in the development, improving linkages, movement through and
connections within the area. The relatively small size and location of the proposed
retail and leisure uses would not compromise the vitality or viability of surrounding
centres. The proposed development would contain appropriate land uses that are
compatible with the White City Opportunity Area which is well served and
accessible by public transport. The proposed development is therefore considered
acceptable, on balance, and in accordance with policies 2.13, 2.15, 3.3, 3.4 of the
London Plan (2015) and Strategic Policies WCOA, WCOA1, A, B, C and H1 of the
Core Strategy (2011) and White City Opportunity Area Planning Framework
(2013).
Housing: The proposed development is considered to make a significant
contribution towards providing much needed additional housing in accordance
with London Plan Policies 3.3B, 3.3D and 3.3E and would help the borough meet
and exceed its housing targets in accordance with Table 3.1 of the London Plan.
It is considered that the development would contribute towards the indicative
housing targets set out in Strategic Policy H1 of the Core Strategy which promotes
the development of new housing within the Strategic Sites and Core Strategy
Policy WCOA and WCOA1 for developments within the White City Opportunity
Area which set an indicative housing target of 5,000 homes is proposed across the
plan period. The principle and density of residential development proposed is
considered acceptable and would be in accordance with London Plan Policies 3.3
and 3.4 and Core Strategy Strategic Policies H1, H3, A and WCOA1. The
proposed development would comprise an appropriate mix of dwelling sizes that
would meet local and London-wide housing needs and is therefore considered to
be in accordance with policy 3.8 of the London Plan (2015) and policy H4 of the
Core Strategy. In the context of these policies and having regard to the Viability
Assessment, the individual circumstances of the site and the planning and
regeneration benefits arising from the development, it is considered that the
provision of affordable housing is acceptable, subject to a legal agreement which
secures a significant contribution towards affordable housing within LBHF in lieu of
a review mechanism, and would be in accordance with Policies 3.8, 3.10, 3.11 and
3.12 of the London Plan (2015) , and policies H1, H2, H3 and H4 of the Core
Strategy 2011 and policies DM A1, DM A2, DM A3, DM A4, DMA9 of the
Development Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document and White City Opportunity Area Planning
Framework (2013).
Design: The proposed number of tall buildings (in both the detailed and
outline elements) exceeds the limited number envisaged in Core Strategy Policy
WCOA for the Opportunity Area, and the general height and mass of the scheme
is greater than what is set out in the indicative WCOAPF masterplan.
Notwithstanding this, it is considered that the proposed development provides a
satisfactory design response, in terms of having no adverse impacts on the
surrounding built environment which includes the Wood Lane Conservation Area
and Grade II listed Television Centre building and adjoining sites which are subject
to redevelopment and regeneration. The scale and massing of the detailed
components of the proposed development are considered on balance to meet the
policy requirements in delivering buildings with good quality architecture which
optimises the residential capacity of the site and provides a significant level of
public open spaces around the building plots. The proposed outline component,
as is set out in the broad parameters plans is considered acceptable. The

proposed development is not considered to prejudice the development potential of
the adjoining development sites, subject to conditions and detailed design (of the
outline components). Specifically, the distribution of scale, massing and height of
the taller elements (within the outline component) have been demonstrated to
have minimal townscape, heritage and visual amenity impacts on the local and
wider context. When considered alongside the significant planning benefits in
terms of housing provision and public open space included as part of the
development, the proposals are considered, on balance, to be in general
accordance with Core Strategy Strategic Policy WCOA and WCOA1. Although the
proposed development will be visible and will have an impact on views from within
LBHF and from RBKC it is considered that the impact is not one of significant
harm to conservation areas or local townscape and the proposed development
would have a neutral impact on the skyline of this part of White City. The
proposed development is therefore considered acceptable in accordance with
policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8 and 7.21 of the London Plan (2015) and
policies WCOA, WCOA1 and BE1 of the Core Strategy 2011 and policies DM G1,
DM G2, DM G6 of the Development Management Local Plan 2013, and the
Council's Planning Guidance Supplementary Planning Document and White City
Opportunity Area Planning Framework (2013).
Built Heritage: The proposed demolition of the warehouse and associated
site structures is deemed acceptable given the satisfactory proposals for
replacement buildings. It is considered that the proposed development would
cause less than substantial harm to the character or appearance of the
conservation area and setting of the nearby listed buildings. The limited extent of
harm that is caused, would be outweighed by the significant townscape, urban
design and regeneration benefits of the proposals. The proposed development
would be visible from within LBHF and from isolated instances in the Royal
Borough of Kensington and Chelsea. The impact of the proposal on the historic
significance, visual amenity, character and appearance of these areas, in
particular Wood Lane Conservation Area and setting of the Grade II listed
buildings in the area, is considered on balance acceptable. The proposed
development is therefore considered to be acceptable and would be in accordance
with policies 7.4, 7.7 and 7.8 of the London Plan (2015), policies BE1 and WCOA
1 of the Core Strategy 2011 and policies DM G1, DM G2 and DM G7 of the
Development Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document and White City Opportunity Area Planning
Framework (2013).
Residential Amenity: It is considered that the proposed development would
not result in significant harm to the amenities of adjoining occupiers in terms of
daylight/sunlight, over-shadowing, and privacy. It is considered that the proposals
have been designed so that they do not unduly prejudice the development
potential of the adjoining sites which have the capacity to contribute towards the
comprehensive regeneration of the Opportunity Area, by virtue of the extent of the
daylight, sunlight, overshadowing and privacy impacts. Potential impacts (both of
the scheme and its cumulative effects) in terms of air quality, light pollution, solar
glare, wind tunnelling, noise or TV/radio reception would be acceptable, subject to
the various mitigation methods proposed which are secured by conditions and
reserved matters. In this regard, the development would respect the principles of
good neighbourliness. The proposed development is therefore considered to be
acceptable and would be 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 (2015) 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 and White City Opportunity Area Planning
Framework (2013).
Access: Subject to conditions, and continued consultation with local access
groups, it is considered that the development would provide a safe and secure
environment for all users. The development is therefore considered to be
acceptable in accordance with Policies 3.8, 6.12 and 7.2 of the London Plan
(2015)), policy H3 of the Core Strategy 2011 and policy DM H4 of the
Development Management Local Plan 2013 and the Council's "Planning
Guidance" Supplementary Planning Document.
Quality of Residential Accommodation: Notwithstanding the instances
whereby the residential accommodation falls short of standards set out in the
planning guidance in terms of ensuring high quality residential units, the proposal
is considered, on balance to provide an acceptable standard of accommodation for
future occupiers of the residential accommodation (private and affordable) in
respect of the living space, aspect and amenity, for a scheme which is located
within a high density urban context that is envisaged to optimise development
capacity. The assessment for the detailed element (where known) and outline
elements (where forecasted) confirms that the majority of the proposed units
would benefit from acceptable levels of daylight/sunlight, outlook and privacy. The
development is therefore considered, on balance, to be acceptable in accordance
with Policies 3.5 and 3.8 of the London Plan (2015) , Policy H3 of the Core
Strategy (2011), Policies DM A2, DM A9 of the Development Management Local
Plan 2013 and the Council's "Planning Guidance" Supplementary Planning
Document and White City Opportunity Area Planning Framework (2013).
Highways: It is considered that the overall traffic impact of the proposed
development would be less than anticipated in the forecasts undertaken by
Transport for London in relation to the Transport Study undertaken for the White
City Opportunity Area Planning Framework and as such, the traffic impact would
be acceptable and in accordance with Core Strategy Policy T1 and DM Local Plan
policy DM J1. The level of car, motorcycle and cycle parking is assessed as being
acceptable in accordance with the policies DM J2, DM J3, DM J4 and DM J5 of
the Development Management Local Plan 2013 and the Council's "Planning
Guidance" Supplementary Planning Document.The site is accessible and well
served by public transport. The proposed development would enhance pedestrian
and cycle linkages to the development sites to the north and south and to the
Wood Lane from the proposed new bridges and decked area over the central line.
Such improvements would the benefit of the wider White City Opportunity Area.
It is considered that any impacts arising from the development would be mitigated
by conditions and s106 provision to contribute towards sustainable transport
infrastructure measures within the White City Opportunity Area and prevent
significant increase in on-street parking pressures in surrounding roads. A car
park management, servicing, road safety and travel planning initiatives would be
implemented in and around the site to mitigate against potential adverse impacts.
The proposed development is therefore considered acceptable in accordance with
policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13 and Table 6.3 of the London Plan (2015) 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 and White City
Opportunity Area Planning Framework (2013).
Sustainability: The proposed development has been designed to meet, and
where possible exceed Level 4 of the former Code for Sustainable Homes and a
BREEAM rating of Very Good or Excellent subject to detailed design. The
proposed energy strategy includes provision for a decentralised energy centre
within phase 1, which incrementally becomes active as the development is
constructed. The proposed energy centre would provide the heating and hot water
requirements for the development through Gas fired CHP units. Each building
(within the detailed and outline elements) will contribute towards further C02
reductions through their façade design and the incorporation of green and brown
roofs to supplement the provision of gas fired CHP units as appropriate to their
carbon reduction target and energy profile. This will result in a significant
reduction of CO2 emissions beyond the Building Regulations 2010 compliant level.
Subject to conditions, the proposed development is therefore considered to be
acceptable and would be in accordance 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 (2015) and policies
CC1, CC2 and H3 of the Core Strategy (2011) and policy DM H1, DM H2, DM H3,
DM H4, DM H5, DM H6, DM H7, DM H8, DM H9, DM H10, DM A2 and MD A9 of
the Development Management Local Plan 2013 and the Council's Planning
Guidance Supplementary Planning Document and White City Opportunity Area
Planning Framework (2013).
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. The
development would therefore be acceptable and in accordance with Policies 5.12
and 5.13 of the London Plan (2015) 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.
Environmental Impacts: All Environmental Impacts have been assessed with
regards to construction, demolition, proposed development and alternatives,
Noise, Air Quality, Ecology, Transport, Socio-economics, Archaeology, Sunlight,
Daylight, Overshadowing, Solar Glare, Water Resources and Flood, Waste,
Ground Contamination, Microclimate, Electronic Interference, Townscape and
Heritage, Cumulative and Residual Impacts, set out in the Environmental
Statement and Addendums, in accordance with the EIA Regulations 2011. The
Environmental Statement which comprises the original ES (and appendices), the
ES addendum and revised appendices, together with the consultation responses
received from statutory consultees and other stakeholders and parties, enable the
Council to determine this application with knowledge of the likely significant
environmental impacts of the proposed development.
Legal Agreement: The application proposes that its impacts are mitigated by
way of a comprehensive package of planning obligations to fund improvements
that are necessary as a consequence of the increased use arising from the
population yield from the development and additional new land uses. The financial
contributions will go towards affordable housing in LBHF, the enhanced provision
of education, health, employment, community facilities, accessibility and

sustainable transport, highways (including pedestrian and cycle routes) and the
public realm . The proposed development would therefore mitigate external
impacts and would accord with London Plan (2015) policy 8.2, Core Strategy
Policies CF1, WCOA and WCOA1 and the White City Opportunity Area Planning
Framework (2013).
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1. Background
1.1

This Planning Report relates to the hyrbid planning application
submitted by St James Group (the Applicant) for the
comprehensive redevelopment of the Marks &Spencer (M&S)
Warehouse Site in White City (the Site or Application Site) to
provide a residential-led mixed use development. The site forms
part of Strategic Development Site WCOA1 (as designated in
the Borough’s Core Strategy) within the White City Opportunity
Area that envisages comprehensive regeneration of the area by
providing of a mix of housing, employment and community
uses. The applicant is seeking permission for a planning
application (part detailed/part outline) for the demolition of all
existing buildings and structures and the residential-led mixeduse redevelopment of the site comprising the erection of new
buildings ranging from 12 to 30 storeys to provide up to 1,465
residential units (Class C3) and use Classes (A1-A5, B1, D1
and D2), the provision of a new publicly accessible open space,
new pedestrian and vehicle routes, accesses and amenity
areas, basement level car park with integral servicing areas
and other associated works. In detail, the proposals comprise:
1) Detailed planning application for up to 37,135 square metres
(GEA) new residential floorspace (388 Residential Units) with
1,325 square metres of ancillary residential facilities (C3)
(excluding basement floorspace); up to 1,995 square metres
(GEA) flexible commercial floorspace (A1-A5), community (D1)
and leisure (D2) (excluding basement floorspace); provision of a
new basement level; provision of a new bridge over the central
line cutting; means of access; and associated amenity space,
landscaping, car parking and cycle parking, energy centre, and
other associated infrastructure works.
2) Outline planning application (with all matters reserved) for up
to 112,295 square metres (GEA) residential floorspace and
ancillary residential facilities (C3) (excluding basement area),
flexible commercial (A1-A5), office (B1) use, community (D1)
and leisure (D2) floorspace; provision of a new basement level;
new and altered pedestrian and vehicular access including a
decked area over the Central Line cutting at the south west
corner of the site; and associated amenity space, open space,
landscaping, car parking, cycle parking and motorcycle parking,
and other associated infrastructure works.

1.2

The applicant has carried out pre-application consultation with
the London Borough of Hammersmith and Fulham (LBHF), the
Greater London Authority (GLA), Transport for London (TfL), the
Royal Borough of Kensington and Chelsea (RBKC), English
Heritage and other key stakeholders. The Applicant has also
carried out a number of community engagement events with
local residents, schools and businesses.

1.3

The proposals envisage the comprehensive redevelopment of
the site which would provide up to 1,465 new homes including a

significant affordable housing quantum and significant areas of
new public realm which is consistent with the aims of the raft of
regeneration planning policies set out in the London Plan, Core
Strategy, Local Plan and White City Opportunity Area Planning
Framework. Notwithstanding these potential benefits to the local
and wider community in LBHF and London, the proposed
development would result in a conflict with one aspect of the
strategic site policy (WCOA) due to the number of tall buildings
(proposed on the site) exceeding the limited number (of
exceptionally designed tall buildings) envisaged by the policy for
the whole area. Officers have set out an on-balance
assessment of the scheme, taking into account whether there
are sufficient benefits to arise from the development to justify a
deviation from this criterion in the regeneration area policy
(WCOA).
1.4 In particular, officers have given due consideration to the potential
positive effects on meeting the revised housing targets within
the White City Opportunity Area, with particular weight given to
the provision of affordable housing and whether this will provide
for local housing needs. It is also necessary to consider the
policy requirements of WCOA in the round, which sets out the
land use, urban design, transport, environmental, social and
other planning criterion, in addition to the general thrust of the
tall buildings guidance set out in the design policies (including
those in the NPPF, London Plan, Local Plan and Core
Strategy). As such, this report sets out the extent to which the
WCOA policy is complied with in the round, in order to make a
balanced judgement on whether the specific tall buildings
guidance (within the policy) can be applied flexibly, whilst
ensuring general compliance with the policy, and the overall
Development Plan.
1.5 Notwithstanding the assessment of the scheme against the strategic
regeneration area policy, the council are required to give
consideration to the NPPF guidance on assessing whether
there will be any harm to occur towards heritage assets and the
visual amenity of the area. It is necessary to give due
consideration of the impacts of the proposed tall buildings and
the overall scale and mass of the development in order to
determine whether there is sound justification to depart from this
aspect of the strategic planning policy regarding the number of
tall buildings within the area.
1.6 Officers have also duly considered the extent of which the site and
wider area benefits from the on-site provision of the publically
accessible open areas given policy within the WCOA also
requires all development to contribute towards the regeneration
of the whole area. The report weighs the perceived benefits of
the development alongside the elements of the scheme which
deviate from local policies in order to take a balanced view of
the acceptability of the scheme.

2

Site Location and Surrounding Area

2.1 The site is currently occupied by a 21,807 square metre warehouse
that Marks and Spencer plc (M&S) currently use as a mock
layout store with associated car parking and service yard. The
footprint of the existing warehouse covers the majority of the site;
much of the remainder of the site is hard-standing and/or car
parking areas with limited soft landscaping adjacent to the
entrance of the building and around the site boundaries.
2.2 The existing building is a typical low-rise warehouse-shed.
Internally, the ground floor of the warehouse is laid out as a
Marks and Spencer ‘mock’ shop, which is utilised for testing the
layout of retail stores. The first floor accommodation, which only
extends over a small area of the warehouse, contains welfare
facilities for staff. Other structures on the site consist of ancillary
buildings, including the security hut at the entrance of the site. All
of the buildings are modern and have no architectural merit. The
existing boundary treatment varies, but largely consists of
palisade fencing.
2.3 The site is accessed off the A219 Wood Lane via a site access road
in the south-west corner which bridges over the Central Line
track. In addition to the site, the access road also serves the Ugli
Campus building. The applicant is in possession of a long term
lease allowing access over the bridge providing access from the
A219 across the Central Line cutting. There is a secondary
access point to the site from the south through one of the arches
beneath the Hammersmith and City Line viaduct for
emergencies. The existing site accommodates approximately 40
car parking spaces, including two disabled, approximately 30 van
bays, approximately 10 lorry bays, and approximately 20 loading
docks. All vehicle access, aside from emergency vehicles, enter
and exit the site from the existing bridge across the Central Line
cutting.
Planning Designations
2.4 The London Plan (as altered 2015) designates the Site within the
White City Opportunity Area; which is expected to deliver a
substantial number of new homes and jobs through
comprehensive regeneration. The White City Opportunity Area
Planning Framework (WCOAPF, October 2013) identifies the
Site, within the White City East Area, and within a proposed
housing area as part of mixed use schemes.
2.5 The LBHF Proposals Map (October 2011) identifies the Site as
being located within the Wood Lane Conservation Area; which
was designated by LBHF in 1991 to principally protect the Grade
II Listed BBC Television Centre which is located 100m west of
the Site. It is also designated within a regeneration area and the
White City Opportunity Area, and within Strategic Site WCOA 1

‘White City East’. The site is affected by Aerodrome safeguarding
of Heathrow 150m and Northolt 91.4m and is also located in
close proximity to listed buildings most notably the BBC
Television Centre and the Dimco Building off Ariel Way (on the
Westfield site). The Site is located within Flood Risk Zone 1 and
is also located within an Air Quality Management Area (as is the
whole Borough). The Site does not contain any listed buildings or
any nationally designated heritage assets such as scheduled
monuments or registered parks and gardens and is not within an
Archaeological Priority Area nor is it affected by any strategic
views.
Surrounding Area
2.6 The surrounding area currently comprises predominantly of
commercial, residential and retail uses. Immediately to the north
of the Site is the Former Dairy Crest site, which currently
comprises industrial and storage companies. Although that site
currently benefits from outline planning permission for a
residential led mixed use development comprising up to 1,150
residential units (Ref: 2012/02454/OUT), the site was recently
acquired by Imperial College London (ICL), who have indicated
that intend to redevelop the site for mixed uses but
predominantly educational use.
2.7 ICL also owns a strip of land immediately to the west of the Site
which comprises 5-6 storey UGLI buildings and is occupied in
part by the BBC. Access to this site from Wood Lane is shared
with the Site. Further west is the former BBC Television Centre
and beyond lies Hammersmith Park. BBC Television Centre has
recently received a resolution to grant planning permission for a
hybrid application (Ref. 2014/02531/COMB) for a mixed use
development comprising up to 943 residential units and the
provision of new offices, leisure, retail and restaurant uses and
the retention of Studios 1-3.
2.8 The Westway Travellers’ Site is located approximately 250m to the
northeast of the Site underneath the A3320 flyover. To the east
is the West London Line Railway, the railway embankment is
designated as a Green Corridor and area of Nature Conservation
and the A3320 lies beyond this. The A3320 is a major multi-lane
highway and is set at an elevated level for much of its length,
therefore acting as a major physical barrier between the areas
either side of it. The area immediately to the east of the West
Cross Route is largely occupied by commercial buildings and lies
within the Royal Borough of Kensington and Chelsea.
2.9 Approximately 300m to the south of the Site is Westfield Shopping
Centre. Westfield Ltd has recently received resolution to grant
outline planning permission for a retail/leisure extension and
residential dwelling on land to the north of the existing shopping
centre (Ref. 2013/05115/OUT). Paragraphs 3.6 -3.12 provide

further detail on the planning decisions and submission
associated with sites in close proximity to the Application Site.
2.10

The Site is highly accessible, which is reflected in its Public
Transport Accessibility Level (PTAL) of 6b. White City Bus
Station with numerous bus services is located to the south of the
Site and White City and Wood Lane London Underground
Stations are a short walk to the north and south of the site
respectively; providing access to the central, circle and
Hammersmith and City Lines. Shepherd’s Bush Station is also
located approximately 800m to the south of the Site and
provides links to destinations such as Milton Keynes Central and
Willesden Junction to the north and Clapham Junction and
Croydon South to the south and Stratford to the east. A Barclay’s
Cycle Hire Docking Station is located approximately 200m to the
south of the Site. The Site is also in close proximity to a wide
range of amenities including Westfield Shopping Centre and
Shepherds Bush to the south. A number of schools and places of
worship can be found within the vicinity of the Site and
Hammersmith Hospital is situated approximately 900m to the
north-west of the Site across the A40.

3

Planning History

3.1.1 Planning History records indicate that the warehouse (Units 1-7)
was erected in the early 1980s, although there are a number of
planning permissions issued between 1978 and 1986 for various
extensions and alterations to the building and site. The
authorised use class appears to be Class B8 (storage and
distribution) which was permitted in the original planning
permission dated 19/10/1977 (Ref: RN/H/401/77) for the whole
building. Marks and Spencer are listed as the applicant in all
applications in this period.
3.1.2 Temporary planning permission was granted for the use of Units
6 and 7 as a Go-Karting track subject to applications:
 Ref: 1990/00042/FUL: Temporary change of use of Bay 7
from warehousing to indoor go-karting (approved
07/08/1990);
 Ref: 1992/00059/FUL: Change of use of Bay 6 from
warehouse to indoor go-karting (approved 25/03/1992)
and;
 Ref: 1992/00058/FUL: Continued use of Bay 7 for indoor
go-karting (renewal) (approved 25/03/1992).
3.1.3 Further applications for the temporary use of units 1-5 were
approved post 2000.
 Ref: 2001/02153/FUL: Temporary change of use for a
period of 3 years of part of Units 1 to 5 from
warehousing/distribution
centre
(Class
B8)
to
demonstration display areas of merchandise in a mock
shop floor setting and associated storage areas and
ancillary offices – Granted 21/09/2001.
 2004/00711/FUL: Renewal of temporary permission to use
part of units 1 to 5 for demonstration display areas and
associated storage areas and ancillary offices. – Granted
18/05/2004.
 2006/03156/FUL: Continued use (for a period of 3 years
from 1st October 2007) of part of Units 1 to 5 for
demonstration display areas and associated storage areas
and ancillary offices. Granted 19.01.2007
 2007/02539/FUL: Temporary use (until 1st October 2010)
of Units 1 to 8 for demonstration display areas and
associated storage areas and ancillary offices. Granted
20/09/2007
 2010/00717/VAR: Temporary use of Units 1 to 8 for
demonstration display areas and associated storage areas
and ancillary offices. Granted 30/04/2010
Regeneration Proposals within White City
3.1.4 The site is located within Core Strategy Strategic Development
Site WCOA1, which requires a comprehensive approach to the
development of the area. The policy states that all planning

applications should illustrate how they sit within the context of the
detailed masterplan major landholdings in accordance with the
WCOAPF. In addition to the M&S warehouse site, Strategic Site
WCOA1 comprises the BBC Television Centre site (to the west),
land to the north of the Westfield Shopping Centre (to the south),
Aviva owned former Unigate Dairy Crest site (to the north – now
owned by Imperial College London) and the former BBC
Woodlands site to the north of the Westway/A40 flyover (now
owned by Imperial College London).
3.1.5 The below applications provide an up-to-date context of the most
recently approved developments which are of relevance to the
consideration of the M&S site planning application:
BBC Television Centre, Wood Lane
3.1.6 In July 2014, Stanhope PLC secured planning permission for the
comprehensive redevelopment of the former BBC Television
Centre site (ref: 2013/02355/COMB) which was subsequently
varied in February 2015 (ref: 2014/04720/VAR) alongside the
relevant accompanying listed building consents. The most
recently approved application on this site comprises the below
scheme (which is the scheme the applicant has indicated will be
implemented):
Ref: 2014/02531/COMB: Demolition of parts of the former BBC
Television Centre, associated buildings & structures (including
boundary
walls)
to
facilitate
comprehensive
phased
redevelopment of the site to provide up to 943 residential units
with a range of land uses. Planning Permission is sought in detail
for works to the main building comprising erection of new 10
storey Class B1 (office) building to replace Stages 4-5
incorporating a private members club (sui generis), cinema
(Class D2) & restaurant (Class A3), extensions at roof level,
ground & basement levels, refurbishment of facades & change of
use of parts of the retained building to provide Use Class D2
(gym), C1 (hotel); C3 (residential); A1 (shops); A2 (financial &
professional services) & A3 (café/restaurants); erection of new 810 storey outer ring building replacing Studios 4-8 including
provision of up to 941sqm Class B1 (new BBC offices) next to
Studio 3, erection of new 6-9 storey office building with ground
floor cafe (Class A3) to replace the canteen block, erection of
new 3-9 storey building replacing the former drama block to
provide residential use (Class C3) & redevelopment of the East
Tower to comprise erection of 25-storey building & 3 storey
pavilion building to provide residential accommodation (up to
17,670 sqm) with provision of up to 1,843 sqm flexible ground
floor uses (Classes A1/A3/A4 or B1); provision of car, cycle &
motorcycle parking, hard & soft landscaping within new public
forecourt & Helios courtyard, new shared pedestrian & vehicular
routes, installation of new plant machinery & other structures.
Planning Permission is sought (with all matters to be reserved)
for the erection of buildings on the multi storey car park site &
land to the rear of the Drama block ranging from 3-10 storeys to

provide Class C3 residential; flexible A1-A4 or B1 uses; provision
of car parking; hard & soft landscaping areas; alterations to the
vehicular/pedestrian routes/access & works – Approved subject
to conditions and s106 (dated 2nd April 2015).
Land to the north of Westfield Shopping Centre
3.1.7 Westfield Shopping towns secured outline planning permission
(ref: 2011/02940/OUT) on the 29th March 2012 for the
comprehensive redevelopment of the land to the north of the
shopping centre for a major retail led mixed use regeneration
scheme. The scheme was subsequently revised in 2013 and a
further outline application was approved on 5th September 2014
for:
Ref: 2013/05115/OUT: Outline Planning Application (all matters
reserved) for the comprehensive redevelopment of the site
comprising a mixed use scheme to include demolition of existing
buildings and associated structures, the closure and alteration of
highways, engineering works and construction of new buildings
(ranging from 2 - 23 storeys) and structures (including podium)
up to 87.975m (AOD) to provide up to 61,840sqm (GEA) (net
increase) retail use (A1) including an anchor department store;
up to 8,170sqm (GEA) restaurant and café use (A3 - A5); up to
2065sqm (GEA) office use (B1); up to 1,600sqm (GEA)
community/health/cultural use (D1); up to 3500sqm (GEA) leisure
use (D2); and up to 1,347 residential units (up to 127,216sqm
(GEA)) (C3); plus creation of a basement, an energy centre
together with ancillary and associated development, new
pedestrian routes and open spaces, cycle parking, car and
motorcycle parking and vehicular access and servicing facilities.
Former Unigate Dairy Crest site
3.1.8 The large site immediately to the north of the M&S site comprises
the former Unigate Dairy Crest factory and distribution centre
which is accessed via Depot Road (from Wood Lane). The
previous owners (Helical Bar/Aviva) secured outline planning
permission for the comprehensive redevelopment of this site on
the 21st November 2014 for:
Ref: 2012/02454/OUT: Demolition of all existing buildings and
structures and; Outline Planning Application for a comprehensive
residential led mixed use redevelopment; comprising 11 building
plots, with building heights ranging from 8 - 32 storeys (plus
basement/podium level); to develop up to a maximum of 1,150
residential units (Class C3); offices and employment uses (Class
B1); shops, services, cafes, restaurants, bars and take-aways
(Classes A1-A5); health, crèche and multi-purpose community
facilities (Class D1); leisure facilities (Class D2); associated
infrastructure works including basement and surface level car
parking and servicing; a vehicular and pedestrian bridge, access
roads and footways; energy centres; provision of new open
spaces including a public garden, urban square, communal and
private courtyards and gardens, together with other landscaping

works, ancillary accommodation and associated works (see also
2012/02455/CAC).
Imperial West – (Formerly BBC Woodlands), Wood Lane
3.1.9 Imperial College have secured planning permission for the
redevelopment of the former BBC Woodlands site to the north of
the Westway, within a number of planning applications.
3.1.10 Phase 1 of the development relates to the block of post-graduate
student housing which is subject to Ref: 2010/02218/FUL –
approved 26th November 2010 for the redevelopment of part of
Imperial College Campus Woodlands, which comprises the
erection of postgraduate student accommodation buildings
comprising 606 units, 9 x residential units (Class C3) and
120sqm GEA of Class D1 floorspace plus ancillary facilities,
access, parking, cycle storage, ancillary plant, landscaping and
public realm.
3.1.11 Phase 2 of the development relates to the remainder of the site,
for which the following hybrid outline/detailed planning
application has been approved (and subsequently varied):
Ref: 2011/04016/COMB: Hybrid planning application (part
detailed/part outline) for the Imperial West ('Woodlands') site
comprising detailed application for 3 buildings: (1) academic
building (9 storeys/23,077m2 GEA) (Class D1) including health
research, day nursery (1,029sqm GIA) (Class D1) and restaurant
facilities (2,127sqm GIA) (Class A3); (2) office and research units
(part 6, part 12 storeys/22,528m2 GEA) (Class B1) of which
77sqm (GIA) Class A1/A3 and 313sqm (GIA) Class A3; and (3)
residential tower (Class C3) (35 storeys/20,297m2 GEA) of
floorspace in total, 192 units (59 of which are key worker units)
and 319sqm (GIA) of A1/A3 floorspace at ground floor level;
along with an access road, car/cycle parking (part basement and
part surface), ancillary plant and landscaping; and Outline
application for the erection of 3 additional buildings comprising a
hotel (13 storeys/maximum 14,500m2 GEA) (Class C1) including
1,080sqm (GIA) restaurant (Class A1/A3) and 850sqm (GIA)
fitness centre (Class D2); and 2 further buildings to be used for
education (7 storeys/maximum 6,500m2 GEA) (Class D1) of
which 600sqm (GIA) Class A1/A3; and office (Class B1) and
administrative uses (Part 3, part 5 storeys/maximum 5,900m2
GEA); and demolition of existing sports hall building (Class D1)
and existing office (Class B1). (GEA - Gross External Area; GIA
- Gross Internal Area). (subsequently varied under ref:
2013/05635/VAR
(most
recent),
2013/02980/VAR
and
2013/02525/VAR).
3.1.12 The applicant has submitted further applications for (1) nonmaterial minor amendments to the residential tower (ref:
2015/01542/NMAT), (2) variation of the main-hybrid application
for changes to the masterplan (ref; 2015/01328/VAR) and (3) a

new full planning application for a new academic building (to
replace the approved hotel building (Plot E)) ref:
2015/01329/FUL). All applications are pending officer
recommendation.

4

The Proposals

4.1.1 The application proposes the comprehensive redevelopment and
regeneration of the Application Site. The applicant is seeking
permission for a planning application (part detailed/part outline)
for the demolition of all existing buildings and structures and the
residential-led mixed-use redevelopment of the site comprising
the erection of new buildings ranging from 12 to 30 storeys to
provide up to 1,465 residential units (Class C3) and use Classes
(A1-A5, B1, D1 and D2), the provision of a new publicly
accessible open space, new pedestrian and vehicle routes,
accesses and amenity areas, basement level car park with
integral servicing areas and other associated works. In detail the
application comprises:
(1) Detailed planning application for up to 37,135 square metres
(GEA) new residential floorspace with 1,325 square metres
ancillary residential facilities (C3) (excluding basement
floorspace); up to 1,995 square metres (GEA) flexible
commercial floorspace (A1-A5), community (D1) and leisure
(D2) (excluding basement floorspace); provision of a new
basement level; provision of a new bridge over the central line
cutting; means of access; and associated amenity space,
landscaping, car parking and cycle parking, energy centre,
and other associated infrastructure works.
(2) Outline planning application (with all matters reserved) for up
to 112,295 square metres (GEA) residential floorspace and
ancillary residential facilities (C3) (excluding basement area),
flexible commercial (A1-A5), office (B1) use, community (D1)
and leisure (D2) floorspace; provision of a new basement
level; new and altered pedestrian and vehicular access
including a decked area over the Central Line cutting at the
south west corner of the site; and associated amenity space,
open space, landscaping, car parking, cycle parking and
motorcycle parking, and other associated infrastructure
works.
4.2 Phase 1 (Development Plots A1, A2, A3) forms the Detailed
Component of the application outlined above. The maximum
overall floorspace proposed for the Site is 151,425 square
metres GEA (excluding basement floorspace of 37,875 square
metres GEA) – this includes both the Detailed and Outline
Components of the Application. The overall quantum of
development has been reduced as a consequence of the
proposed amendments to the masterplan. However, the
application is still seeking permission for the maximum
floorspace/quantum of units as specified in the original
description.
4.3 The proposed development is laid out in 5 phases which are subdivided further into Development Plots. Plots A1, A2 and A3

comprise Phase 1. Plot B1 comprises Phase 2. Plot C1 (The
Northern Tower) comprises Phase 3. Plots D1, D2 and D3
comprise Phase 4. Plots E1 (including the Eastern Tower) and
E2 comprises Phase 5. The public open spaces and routes will
be laid out in accordance with the detailed phasing plan and the
reserved matters.
Detailed Component
4.4 The detailed element relates to the first phase of the development
which comprises a mixed use block providing 388 residential
units with ground floor commercial uses, above a basement car
park and servicing/plant storage area. The residential breakdown
comprises:
Studio x 25 units
1 bed x 129 units
2 bed x 193 units
3 bed x 41 units
Total = 388 units
4.5 Plots A1, A2 and A3 in combination, form a C-shaped block with a
central raised courtyard. The individual Development Plots and
central courtyard are built above a basement level car park which
extends nearly the full extent of the wider site.
4.6 Plot A1 comprises the southern linear block within Phase 1. The
block is split into two elements which both have primarily
southern and north aspects. The western element (A1.1)
comprises a 12 storey structure with the top floor set back at the
western flank. The eastern element (A1.2) comprises a narrower
12 storey structure. Floors 1-11 contain residential units, which
are served by a centrally located entrance at ground level
providing access to eastern and western lift/stair cores. The
central entrance carries on through the building up a slight of
steps to the private communal courtyard in the centre of the
block. At either side of the central entrance hall are the
commercial ground floor units (Class A1-A5) which contain shop
fronts on the southern elevation. A total of 1,066sqm (GEA)
commercial floorspace and 10,710sqm (GEA) residential
floorspace is proposed within Plot A1.
4.7 The Western façade comprises a more secondary elevation which
is located 9.0m from the adjoining property boundary which
contains the two southernmost Ugli Buildings. The northern
elevation contains a pre-cast concrete ground floor facade which
fronts onto the amenity area in the centre of this part of the
development. All residential apartments have access to private
balcony space. The roof level apartments contain access to

private roof terraces.
4.8 Plot A2 comprises the northern linear block within Phase 1. The
block comprises a singular 12 storey structure with the ground
and first floors containing a residents’ gym/health centre with
residential apartments on floors 2-11. The residential access is
provided at the northern elevation at ground level which also
provides access to the gym. A total of 6,250sqm (GEA) of
residential floorspace is proposed (which includes the gym and
internal circulation spaces).
4.9 The southern, western and northern ground floor facades contain a
mixture of glazing and solid materials. The eastern elevation is
fully solid (on all floors) apart from a small window to the central
corridor in the middle of the building. The roof level includes
integral lift and plant structures screened within an enclosure
which forms part of the building. Projecting balconies are
provided to all units.
4.10

Plot A3 comprises the largest of the three buildings within Phase
1 which constitutes a linear block with the primary frontage being
east-facing. The building contains 5 individually articulated
elements (A3.1, A3.2, A3.3, A3.4 and A3.5), with join together to
form one mass. The ground floor comprises an unspecified mix
of commercial floorspace (Use Classes A1-A5) and residents
facilities (ancillary Class C3). Floors 1-21 comprise residential
units with the top floors including plant space and lift overruns).
The residential units are served by two centrally located cores
which are accessed via two entrances at ground floor level. The
residential floors are arranged efficiently in order that the central
corridor serves the apartments on both east and west sides. A
total of 21,500sqm (GEA) of residential floorspace and 929sqm
(GEA) of commercial/non- residential floorspace is proposed
within Plot A3.

4.11

The 5 key elements of Plot 3 are explained further. A3.1
comprises the southernmost element which is 13 storeys with a
commercial unit (A1-A5) on the ground floor with residential on
floors 1-12 above. The elevations are defined by an irregular
reconstituted stone grid with the main facades behind. The
setback facades create space for private terraces which wrap
around the building on the south and eastern sides.

4.12

A3.2 comprises a 23 storey structure (including the roof plant
enclosure) located in between A3.1 (to the south) and A3.3 (to
the north) – the tallest element of Phase 1. The principal
elevation faces to the east. However, the upper floors contain
primary aspects on all four sides where they extend above the
other parts of the building. The double height storey roof
structure is located at floor 21 and is to be constructed in bronze
metal frame part of the two lower floors (to form a clearly defined
building top) set back from the white reconstituted concrete

frame of the main structure which frames this element. A variety
of projecting balconies and enclosed bays form integral parts of
the architectural composition of this part of the building on both
east and western elevations.
4.13

A3.3 comprises the central element which links the two taller
elements (A3.2) to the south and (A3.4) to the north. This
element is 15 storeys which is set within a Portland smooth precast concrete clad frame and acts as a counterpoint for the two
taller buildings on either side. Projecting balconies are
incorporated into the elevational design.

4.14

A3.4 comprises the second taller element within Plot A3 which is
21 storeys (including the roof plant enclosure) and is located to
the north of A3.3. This element comprises an alternative
elevational composition to the taller element in A3.2 with
variation of projecting and integral balconies. Projecting
balconies are incorporated into the design on both principal
elevations and the north/south facing elements which extend
above the lower parts of A3. The top four floors are framed in a
bronze metal framing system which articulates the upper floors in
the same way as A3.2.

4.15

A3.5 comprises the northern-most corner element within Plot A3,
to the north of A3.4. This part of the building is 12 storeys and is
framed within a roach coloured pre-cast concrete cladding
framing system as alternative to the white and Portland smooth
framing in the other elements within A3. A roof terrace is
incorporated on the top floor and balconies are located on the
east and western principal elevations. The northern-most
elevation comprises a secondary façade which contains some
bedroom windows.
Public Realm and the Bridge

4.16

The proposed development also comprises the provision of a
new bridge over the central line cutting; means of access; and
associated amenity space and landscaping. The area subject of
the detailed application is defined by the southern access bridge.
Basement Level

4.17

The proposed detailed component includes provision of car
parking and cycle parking, energy centre, and other associated
infrastructure works which are located within the basement level
underneath Development Plot A. The demise of the basement
level extends beyond the ground plot boundary lines above
basement level which is reflected in the parameters plans
(proposed basement plan - maximum extents). The basement
level (in the detailed application) would extend beyond part of the
central green, the southern linear grassed area including the
road/footway and the northern courtyard.

4.18

Internal access to each of the 3 sub-plots from the basement is
provided at each core. Car parking is provided within the
basement for 174 cars, including 18 spaces for disabled persons
and 2 spaces for the commercial uses. The basement level
contains a service yard underneath the internal courtyard with a
5000mm clearance height. Provision is made within the
basement for plant machinery and building services facilities, the
Energy Centre, cycle storage (for 471 bikes and 17 motorcycles)
and a storage facility for the commercial use. Vehicular access to
the basement is provided via a two-way ramp to the west of Plot
A1. The plans include provision for a temporary wall on the
eastern boundary of the detailed application site area, to demark
Phase 1.
Outline Component

4.19

Outline planning permission is sought for the remaining 7
development plots and surrounding external spaces including the
remainder of the basement level car park. These plots will be
delivered in the later phases of development. A maximum of
112,295sqm (GEA) floorspace (excluding the basement) will be
built in the Outline Component. The table below indicates the
maximum floorspace for each plot.
Maximum Floorspace sqm (excluding basement)
Buildin
Residential Non-Residential Floorspace
g Plot
Floorspace sqm (GEA) and Land uses
sqm (GEA)
B1
26,360
1,200 (Class A1-A5, B1, D1 or
D2)
C1
9,700
1,000(Class A1-A5, D1 or D2)

4.20

D1

22,740

D2

8,130

D3

8,130

E1

27,085

E2

8,310

1,200 (Class A1-A5, B1, D1 or
D2)
1,000(Class A1-A5, B1, D1 or
D2)
1,000(Class A1-A5, B1, D1 or
D2)
1,200(Class A1-A5, B1, D1 or
D2)
1,000(Class A1-A5, B1, D1 or
D2)

Total
sqm
(GEA)
23,260
10,700
23,940
9,130
9,130
28,285
9,130

The building heights of the outline component varies as shown
on the indicative masterplan. The maximum height of each plot is
set out in the relevant parameters plan in metres (m) rather than
storeys. A summary of the building heights (maximums) is set out
in the below table.

Development
Plot
B1

Building Block
(Sub-Plot)
B1.1
B1.2
B1.3
B1.4
B1.5
B1.6

C1
D1

D1.1
D1.2
D1.3
D1.4
D1.5

D2
D3
E1

E1.1
E1.2
E1.3
E1.4
E1.5

E2
4.21

4.22

Indicative no.
of storeys

52.72m
70.72m
60.42m
83.72m
59.62m
56.92m
85.64m
52.69m
70.69m
60.39m
86.84m
59.59m
71.68m
70.93m

12
16
14
20
14
12
21
12
16
14
21
14
17
17

67.54m
81.79m
61.44m
70.69m
116.85m
70.09m

17
20
15
18
30
17

Internal access to all plots from the basement would be provided
at each core. Car parking is provided within the basement with
586 spaces available for the residential uses, 4 car club spaces
and 5 spaces for the commercial uses. 58 of the car parking
spaces will be wheelchair accessible. 4 additional wheelchair
accessible parking spaces are provided at grade level at a
location to be set out in the reserved matters applications. The
basement also provides a minimum of 72 motorcycle spaces and
cycle spaces (full details to be reserved). The maximum total
area for the proposed basement is 37,875sqm (GEA).
On-site provision of Public Open Space
The proposed development comprises a network of publically
accessible large urban spaces that are proposed in order to
deliver Public Realm and Open Space which would provide for
the wider needs of the Opportunity Area, as well as for the needs
of the development. The development makes provision for
1.55ha within the site for the main urban spaces that constitute
the following areas, as set out in the indicative masterplan:
Exhibition Green (including the decked area over the
central line)
 Kiralfy Square
 Central Gardens
 Counters Quay
These spaces are to be subject to detailed design at reserved
matters stages, although the parameters plans include a public
realm plan which set out the minimum area of space which is


4.23

Building Height
Maximum

publically accessible.
4.24

All further matters (landscaping, means of access, external
appearance, layout and scale) are to be reserved within the
remaining part of the site.
Demolitions

4.25

The proposed development includes the demolition of the
existing M&S warehouse and associated outbuildings and
structures. The demolitions are proposed to take place prior to
commencement of the first phase of development.
Phasing of Development

4.26

The proposed development is proposed to come forward in 5
Phases in the following order.
Phase 1: Plots A1, A2 and A3 (June 2016 – June 2021)
Phase 2: Plot B1 (November 2019 – March 2023)
Phase 3: Plot C1 (January 2023 – January 2025)
Phase 4: Plot D1, D2 and D3 (March 2025 – March 2028)
Phase 5: Plot E1 and E2 (June 2027 – December 2030)

4.27

The open spaces and routes will be developed on a phased
basis in association with the development blocks which are being
constructed. The proposed bridge and decked areas are
proposed to come forward with the first two phases of
development.
Format of the Application

4.28

The planning application has been submitted in a hybrid form
which contains both outline and detailed components. The
detailed components relate to Plots A1, A2 and A3 and the land
adjacent to the block (including the internal courtyard). Part of the
basement is included within the detailed application. The
proposed development is submitted in detailed form and is
subject to detailed architectural drawings.

4.29

The remaining 7 plots, the remainder of the basement and
associated open spaces and routes are submitted in outline form,
with all matters reserved. These parts of the site including the
development plots will be subject to parameters plans as set out
below.

4.30

The following documents have been submitted in support of the
applications:



Planning Statement (Revised);
Development Specification and Parameters (Revised)
















Design and Access Statement (Outline Component)
(Revised)
Design and Access Statement (Detailed Component)
(Revised)
Design Codes (Revised)
Environment Impact Assessment (ES) and Appendices
(including ES Addendums)
Transport Assessment and Transport Assessment
Addendum
Sustainability Statement and Addendum;
BREEAM Pre-Assessment;
Code for Sustainable Homes Pre-Assessment;
Energy Strategy
Affordable Housing Statement
Cultural Strategy
Regeneration Statement
Public Realm and Lighting Strategy
Statement of Community Engagement.

4.31

A Development Specification Document has been submitted for
approval in support of the outline component of the scheme. This
document contains the Parameter Plans and their specification
which define the scope and extent of the development and set
out the overall scale of development proposed in terms of
maximum height and siting of buildings, floorspace, uses,
basement demise, and areas of public realm and open space.

4.32

The illustrative designs for the masterplan as set out within the
Design and Access Statement submitted as part of the Outline
Application, provide examples of how the development could be
brought forward within the parameters set. The illustrative
masterplan drawings provide further illustrative material to
demonstrate how the site layouts and floor plans could come
forward for the above plots. It should be noted that the illustrative
masterplan drawings are not submitted for approval.

4.33

The form of the outline component of the application, whilst
allowing control over subsequent reserved matters, also allows
for a degree of flexibility in the final designs so that the schemes
for each plot can evolve over time to take account of relevant
factors including possible changes to the surrounding built
environment and market conditions.

4.34

Whilst all matters are reserved for Development Plots B1, C1,
D1, D2, D3, E1 and E2, the basement and associated routes and
open spaces the following details have been provided in the
Parameter Plans for approval:


Planning Application Area (Red Line Boundary Plan)













Existing Site Layout and Demolition;
Proposed Plot Plan;
Horizontal Limits of Development Plots (including Plot coordinates);
Vertical Limits of Building Blocks – maximum extents (in
metres AOD);
Proposed Building Block Plan (with blocks and plot
boundaries plotted);
Proposed Ground Levels (in metres AOD);
Proposed Basement Plan – maximum extents (in metres
AOD);
Proposed Ground Floor Uses;
Proposed Upper Floor Uses;
Public Realm (minimum extent of the publically accessible
areas);
Access and Circulation Plan

4.35

If planning permission is granted, these parameter plans would
constitute approved rather than indicative drawings which will
guide the submission of future reserved matters applications.

4.36

The Parameter Plans do not propose any deviation beyond the
maximum parameters although it would be possible to build up-to
the maximum limits. This means that the final ground level/upper
level building line or façade height may differ from those currently
drawn on the plans. In some instances the building line drawn
on the plan is the maximum outer limit and the as built building
line could only move behind the line (i.e into the site) and in other
circumstances flexibility is permitted for the final building line to
move in front or behind the building line as currently drawn. The
zones of deviation have been tested to ensure that acceptable
separation between and within building blocks is maintained in
order that acceptable levels of residential outlook, access to
sunlight and daylight, street widths and provision of adequate
areas public realm are maintained within and adjacent to the site.

4.37

In order to ensure that the public realm routes and spaces shown
are retained and are of a dimension suitable for their function and
character, the open space plan contains the minimum area to be
retained as public realm. It would not be possible within the
levels of deviation to extend or encroach upon this area within
the parameters set by this application.

4.38

A range of maximum building heights for the outline plots have
been specified. It should be noted that ground levels vary across
the site. As such building heights are primarily illustrated as
relative their Above Ordnance Datum (AOD).
Statement of Community Involvement

4.39

The applicant has undertaken a wholly comprehensive public
consultation exercise prior and post submission of the planning
application. Pre-application discussions were held with planning,
design, and transport officers at the London Borough of
Hammersmith Fulham (LBHF). Pre-application consultation and
negotiation included discussions with officers at the Royal
Borough of Kensington and Chelsea (RBKC), the Greater
London Authority (GLA), Transport for London (TfL) and English
Heritage. It is acknowledged by officers that the extensive preapplication consultation informed the proposals for which
planning permission is now sought. Scheme changes have been
introduced to address comments raised throughout the preapplication consultation process. These changes are described
in detail within the Design and Access Statements and Statement
of Community Involvement (SCI), which accompany this
application.

4.40

In preparing the planning submission, the applicants have
consulted the following stakeholders:











4.41

LB Hammersmith and Fulham
Greater London Authority
Royal Borough of Kensington and Chelsea
Transport for London
Local residents and schools
Local amenity groups
Local businesses
Metropolitan Police
Disability Forum (Action on Disability)#
Imperial College London, Westfield and
(adjoining landowners)

Stanhope

The Statement of Community Involvement (SoCI), submitted in
support of the application, sets out in detail the consultation
process and responses. Post application update material will also
be distributed to all key stakeholders and local residents,
ensuring that they remain informed of the progress of the
proposals.
Revised Proposals

4.42

4.43

Since the application submission St James has undertaken
further consultation and negotiations with LBHF, which has
resulted in amendments to the proposals. In particular,
discussions have been held with Imperial College London (ICL)
to respond to concerns raised with the position of some of the
proposed buildings in respect of its various land holdings (Ugli
building and Former Dairy Crest Sites). The amendments are
described as follows:
Detailed Component
Development Plot A1 – the building footprint has been amended

to increase the separation distance from the boundary (with the
Ugli building site) to 9m, to address concerns over the perceived
effect on the development potential of the neighbouring site. The
western elevation of the building in Development Plot A1 has
been re-designed to include windows with a westerly aspect as a
result of the increased separation distance.
4.44

Development Plot A2 – similarly to Development Plot A1, the
building within Development plot A2 has been amended to
increase the separation distance from the western boundary (to
9m). The proposed changes to A2 also include revisions to the
western elevation.

4.45

Development Plot A3 – the internal layouts and dwelling mix
within the building in Development Plot A3 have been altered to
improve the relationship between the proposed buildings in the
Detailed Component of the scheme and the residential amenity
of future occupiers including reducing the no. of units served per
core to 8. The amendments have also resulted in improvements
to the admission of daylight to the proposed units in this building
which is detailed in the updated daylight and sunlight
assessment (included in the ES addendum).

4.46

Revised elevations in respect of building A3 are submitted in
response to officer’s comments regarding the façade treatment of
this building. As building A3 constitutes part of the Detailed
Component of the application the elevation design has been
amended and is reflected on the detailed drawings submitted in
respect of the Phase 1 development. These amendments to the
elevation seek to simplify the façade design whilst maintaining
the quality of the building and a distinctive character for each
element of the building.

4.47

4.48

Outline Component
Development Plots B1 and B2 (now B1) – the layout of
Development Plots B1 and B2 have been amended to reduce the
footprint and increase the separation distance from the western
boundary (Ugli buildings site). The building has been re-sited
such that it would be a minimum of 9m from the western
boundary ensuring that the proposals do not prejudice the
development potential of the neighbouring site. The revised
building footprint also increases the separation distance of the
building within the northern boundary with the Former Dairy Crest
site in response to concerns raised by ICL.
Development Plot C1 – the overall height of the building within
Development Plot C1 has been reduced by 6-storeys and the
separation distance from the northern boundary has been
increased to a minimum of 9m. The building height has been
amended in response to officer’s concerns that the maximum
building height could potentially result in an uncomfortable

relationship with the approved development on the Former Dairy
Crest site to the north, and that the maximum building height
would result in views of that part of the development from Wood
Lane which conflicted with the variation in height created by the
buildings on the western side of the central courtyard. The
revised building height has been modelled within the Townscape
and Visual Impact Assessment which is resubmitted with the ES
Addendum.
4.49

Development Plot D1 – the proposed amendments include
increasing the separation distance of Development Plot D1 from
the northern boundary to a minimum of 5m. In addition, minor
amendments are proposed to building D1.1 within Development
Plot D1, including introducing a colonnade at ground level on the
northern elevation of the building to encourage greater visibility
through to the lagoon and activity beyond Development Plot D1.
The detailed design of the colonnade will be provided within the
future Reserved Matters application for this phase of the
development in accordance with the amended Design Codes.

4.50

Development Plots D2, D3 and E2 – a 2-storey increase in the
maximum building height is proposed on each of these
Development Plots. The additional building height is modelled in
the Townscape and Visual Impact Assessment, which is
submitted within the ES Addendum.

4.51

Development Plot E1 – minor amendments are proposed to
building E1.5 within Development Plot E1, including a 2-storey
increase in the maximum building height. The additional building
height is modelled in the Townscape and Visual Impact
Assessment, which is submitted within the ES Addendum. The
elevational treatment of the northern elevation (of the indicative
scheme) has been further developed to give officers greater
comfort over the quality of architecture required for this tall
building. The detailed designs will be set out in the reserved
matters submission which would need to follow the relevant
design codes and be compliant with the related planning
conditions.

5

Publicity and Consultations

5.1 The application was first advertised by way of Site Notices (dated
24/10/2014), a Press Release (dated 22/10/2014) and Neighbour
Notification Letters (15/10/2014) distributed to 450 addresses
within proximity of the site. The application has been advertised
on the following basis:





Development is subject to an Environmental Impact
Assessment
The site is within a Conservation Area and affects the
setting of nearby Listed Buildings
The scheme comprises a Major Development
The development would be a departure from the
Development Plan

5.2 The application was subsequently revised in order to address
matters raised during the first public consultation exercise.
Further consultation took place by way of Site Notices (dated
27/03/2015), a Press Release (dated 25/03/2015) and Neighbour
Notification Letters (dated 19/03/2015) distributed to 450
addresses within proximity of the site. The consultation period
expired on 20/04/2015.
5.3 Two responses were received in connection with both consultation
exercises. The main issues raised are as follows:



Insufficient plans to deal with traffic issues
Need for community growing areas/allotment gardens

5.4 A letter from the adjoining landowner (ICL) was submitted in
connection with the originally submitted scheme which has been
withdrawn. Subsequent representations have been made by ICL
with the following comments raised:
Support the revisions made to the proposals and
recommend that conditions are attached ensuring at the
reserved matters stage, (1) the outline elements comply
with the Revised Design Codes (March 2015) and (2) the
northern elevations of Blocks B1 and D1 must be
designed so that windows are restricted to serve common
parts. In addition, windows not providing the primary
source of light to habitable rooms may be acceptable,
where appropriate mitigation is proposed to the
satisfaction of the Borough Council. Reason: ‘To ensure
that the proposed location Blocks B1 and D1 does not
prejudice the redevelopment of the land to the north and
to enable an acceptable residential environment to be
achieved for future residents.’
External Responses


5.5 Greater London Authority: Considers the application does not
comply with the London Plan, with respect to housing, affordable
housing, inclusive access, urban design, climate change and
transport but that with possible remedies set out in the Stage 1
response, the development could become compliant with the
London Plan. A further letter from the GLA was received (dated
14th April 2015) acknowledging the proposed amendments to the
Masterplan which would ensure that the future development on
the adjacent sites would not be prejudiced and as satisfactorily
addressed the Stage 1 comments relating to the relationship of
the proposals with the adjacent sites.
5.6 Transport for London: No objections to the development subject to
conditions safeguarding London Underground lines, provision for
cycle parking, signage strategy, Delivery and Servicing Plan and
Construction and Logistics Plan and s106 obligations requiring
infrastructure contributions to highways and transport
interventions, bus service contributions, cycle hire provisions, car
park management plan and Legible London signage. TfL
welcome further dialogue with LBHF and the applicant regarding
the future VISSM modelling, the possible north/south cycle route
and the location of the cycle hire docking station. A further letter
from TfL was received (dated 20th April 2015) acknowledging that
the revised Transport Assessment addressed TfL’s original
comments relating to highways impact and vehicular site access.
5.7 Royal Borough of Kensington and Chelsea: No objections to the
proposals subject to significant development contributions
towards funding infrastructure identified as critical or essential
mitigation within the WCOAPF, in particular improved east west
cycling and pedestrian facilities.
5.8 Environment Agency: Have submitted three letters of representation
with the first and second letters relating to the original scheme,
and the third relating to the revised scheme. No objections are
raised subject to a condition requiring the provision of a detailed
surface water drainage scheme for the site, based on the agreed
Flood Risk Assessment (FRA) - Drainage Strategy dated
12/12/2014. The Strategy should include a restriction in run-off
and surface water storage on site as outlined in the FRA.
5.9 Thames Water: Recommend condition requiring Impact Studies of
the existing water supply infrastructure have been submitted to
the LPA and approved in writing. The studies should determine
the magnitude of any new additional capacity required in the
system and a suitable connection point. A further condition
requiring no impact piling shall take place until a method
statement is provided to the LPA and approved in writing. Further
information on the point of connection for existing surface water
flows. Given Thames Water has concerns about the ability to
effectively drain the site, TW require a surface water connection
be made into the combined sewer in Wood Lane (or another yet
to be identified in an appropriate location). Notwithstanding the

discharge rate of 357L/s supplied, TW requires a developer
funded impact assessment to determine the capacity of the
combined sewer system to accommodate the proposed flow and
agreement of either a reduced discharge rate or funded
infrastructure enhancements to accommodate the agreed
discharge rate.
5.10

London Fire Brigade is satisfied with the proposals subject to
requirements of Building Regulations being met, including
Brigade access is maintained at all times and a suitable and
sufficient fire risk assessment.

5.11

Health and Safety Executive: No objections.

5.12

English Heritage (Built Environment): No response.

5.13

English Heritage (Greater London Archaeology
Service): No objections subject to condition.

5.14

Natural England: No objection. Natural England advises the
Council that based on the information provided the proposal is
unlikely to affect any statutorily protected sites or landscapes.

5.15

Inner North West London NHS: No response.

5.16

Hammersmith Society: Raise objection to the proposed
development which is too tall and dense, and has an inhospitable
pedestrian environment. No justification for tall buildings given
which exceed the indicative heights in the WCOAPF. Object to
28 storey tower at north end of site. Development blocks are too
close together and the detailed component potentially comprises
the development of adjoining sites. HS advises that affordable
housing should be closer to 40% target. Highlight importance of
connections to ensure the success of the open space on the site.
HS advise consideration of transport impacts. Request the
details of infrastructure provision within this report.

5.17

Hammersmith
response.

5.18

Wormholt and White City Neighbourhood Forum: No response.

5.19

Metropolitan Police: Representations made on a confidential
basis. No objections

5.20

Action on Disability: No objections subject to detailed
consideration of points raised at the AoD meeting (held 19 th
November 2014). The accessibility issues are addressed in detail
within section 4 of this report.

and Fulham

Advisory

Historic Buildings Group:

No

5.21

Andrew Slaughter MP: Raises objection to the planning
application. Excessively scaled 10-28 storey buildings are
inappropriate for the area and will block out natural light to
neighbouring properties. Will cause loss of privacy to existing
residents who will be overlooked by thousands of residential
properties. Concern raised about density of the proposals and
the affordability of the homes if they are unaffordable for local
people. Proposal should address local housing needs.

5.22

Network Rail: Requests that the applicant contacts Asset
Protection Team. Glint and Glare Assessment is required to
consider whether the proposed cladding of the building exteriors
hinders or interferes with drivers vision. NR advises that the
development should not encroach on NR land or affect the
operation of NR services.

5.23

Department for Communities and Local Government (DCLG): No
response

6

Environmental Impact Assessment

6.1 Due to the scale, size and form of the development the likely
significant environmental effects have been systematically
assessed through an Environmental Impact Assessment (EIA), in
accordance with the Town and Country Planning (Environmental
Impact Assessment) Regulations 2011, the results of which are
presented in full within the Environmental Statement (ES) and
Addendum (ES Addendum).
The EIA Process and the ES
6.2 The ES has been designed to inform readers of the nature of the
Proposed Development, the likely environmental impacts and the
measures proposed to eliminate, reduce or mitigate any
significant adverse effects on the environment. The ES describes
the likely environmental impacts of the Proposed Development
during the demolition and construction phase, and on completion
and occupation of the Proposed Development.
6.3 The Environmental Statement comprises the following documents:





ES Volume I – Main Text
ES Volume II – Heritage, Townscape and Visual Impact
ES Volume III – Appendices
Non-Technical Summary

6.4 In light of the revised changes to the proposed development, it was
necessary to consider the changes within the EIA process. As
such, further documentation has been provided in the form of ES
Addendums to consider the potential impacts of the revised
development, as a result of the amended form of development.
The following documents were submitted in March 2015 which,
together with the ES submitted in September 2014, comprise the
EIA:





ES Addendum Volume I – Main Text
ES Addendum Volume - Heritage, Townscape and Visual
Impact
ES Addendum Volume III – Appendices
Non-Technical Summary Addendum

6.5 The ES and ES Addendums (in Volume II Main ES Text): contain
the following chapters which outlines the environmental topics
considered within the ES:







Chapter 1 Introduction
Chapter 2 EIA Methodology
Chapter 3 Alternatives, Analysis and Design Evolution
Chapter 4 The Proposed Development
Chapter 5 Demolition and Construction
Chapter 6 Waste and Recycling














Chapter 7 Socio Economics
Chapter 8 Traffic and Transport
Chapter 9 Noise and Vibration
Chapter 10 Air Quality
Chapter 11 Ground Conditions
Chapter 12 Water Resources & Flood Risk (including
Flood Risk Assessment)
Chapter 13 Ecology
Chapter 14 Electronic Interference
Chapter 15 Wind Microclimate
Chapter 16 Daylight, Sunlight and Overshadowing
Chapter 17 Effect Interactions and Cumulative Effect
Assessment
Chapter 18 Residual Effects and Conclusions

6.6 The ES and ES Addendum (Volume II) considers the impacts on
Heritage and Townscape.
6.7 The following paragraphs provide a summary of the ES conclusions
which are set out in detail within the above documents, but for
the purposes of the consideration of the planning assessment
are included herein. For the purposes of the commentary on the
ES, where the ES is referred to within this report, the ES
comprises the ES and associated documents submitted in
September 2014, alongside the ES Addendums submitted in
March 2015.
Demolition and Construction
6.8 Chapter 5: Demolition and Construction of the September 2014 ES
Volume I sets out the likely demolition and construction
programme and activities, which are anticipated to commence in
Quarter 1 of 2017. The current expectation set out in the ES and
ES Addendum is that the works would take approximately 16
years with an end date of approximately Quarter 1 of 2032.
6.9 After demolition, it is anticipated that the enabling and construction
works will take place in five main phases (timings approximate)
with residents occupying each phase as it is nearing completion:






Phase 1 – Q1 2017 to Q3/Q4 2020; Development Plots
A1, A2 and A3
Phase 2 – Q3 2019 to Q4 2022/Q1 2023; Development
Plot B1
Phase 3 – Q3 2022 to Q1 2025; Development Plot C1
Phase 4 – Q4 2024 to Q7 2027/Q1 2028; Development
Plots D1, D2 and D3 and
Phase 5 – Q1 2027 to Q4 2030/Q1 2031 (with full
operation and occupation by Q1 2032) Development Plots
E1 and E2.

6.10

Owing to the long construction period and the various phases of
demolition and construction on the Site, five sequences or
‘timeslices’ across the programme of works have been defined to
inform the EIA. Each timeslice represents points in time when
multiple works (and in some cases, future residential occupation)
are likely to occur across the Site. The ES, where relevant to the
assessment of demolition and construction related effects, has
assessed the potential effects occurring at each of the five
representative timeslices.

6.11

The Applicant, together with the Principal Contractors in
consultation with LBHF will be required to develop and
implement a Demolition Method Statement (DMS) and
Construction Method Statement (CMS), a preliminary version of
which has already been produced and included within ES
Volume III: Appendix C of the September 2014 ES. This would
apply to all trade contractors and site management, and will
include detailed working procedures; specific working hours; site
logistics; traffic management procedures; communication
procedures (e.g. meetings and newsletters); and complaints
procedures.

6.12

The developer will also be required to register with the
‘Considerate Constructors Scheme’. This is a national initiative
through which construction sites and companies registered with
the Scheme are monitored against a Code of Considerate
Practice, designed to encourage best practice beyond statutory
requirements.

6.13

The ES confirms that the commitments made within the DMS,
CMS and ES will be incorporated into a Construction
Environmental Management Plan (CEMP), which will need to
adhere to the LBHF Code of Construction Practice and will
include roles and responsibilities; detail on control measures and
activities to be undertaken to minimise environmental effect; and
monitoring and record-keeping requirements. Specifically, the
CEMP will cover the following areas:








6.14

Neighbour and public relations;
Management of trade contractors;
Management of noise, vibration and dust;
Waste management;
Protection of water resources;
Ecological protection; and
Management of energy and water usage.

The ES acknowledges that the core working hours for both the
demolition and construction phases will be as follows:



08:00 – 18:00 hours weekdays;
08:00 – 13:00 hours Saturday; and



No working normally undertaken on Sundays or Bank
Holidays.

6.15

The ES acknowledges that approval from the LBHF is required
for any works that need to be undertaken outside these permitted
hours.

6.16

The ES confirms that access routes to and from the Site to be
used by heavy goods vehicles (HGVs), for deliveries of material
to Site and for the removal of wastes, will be agreed with the
LBHF prior to initiation of demolition and construction works.

6.17

The ES confirms that demolition and construction vehicles will
enter and exit the Site from Wood Lane via the road bridge in the
south-west of the Site. The ES states that safe and managed
segregation of demolition and construction traffic will take place
within this access area, given that there is only one access route
into the Site. The ES confirms that roads and pavements
adjacent to the Site will be kept open at all times for vehicles and
pedestrians. A banksman / traffic marshal wearing high visibility
clothing will be posted at the Site entrance to protect pedestrians
or warn approaching traffic, whilst marshalling wagons or delivery
vehicles on / off the Site.

6.18

The ES identifies that a restriction will be put in place that no
vehicles will leave the Site with earth or mud adhering to the
wheels in a quantity which may result in its deposition on the
public highway or footpath, subsequently creating a nuisance or
hazard to vehicles or pedestrians. Furthermore, the ES confirms
that the roadway will be regularly swept during the course of the
working day to maintain cleanliness and to minimise the earth or
mud that vehicles leaving the Site may deposit. A jet wash will be
set up to clean down vehicles prior to leaving the Site.

6.19

During the contractor procurement process, heavy construction
contractors will be required to provide an off-Site traffic
management and access plan that meets the project’s CEMP
requirements. This will also entail engagement with the local
community.

6.20

The ES confirms that waste arising from the demolition and
construction phases would be separated into key waste groups,
with the contractor providing a suitable area(s) within the Site for
the separation of materials for recycling (e.g. timber, metals,
packaging, hardcore etc.), or if necessary (due to space
constrictions) arranging for this segregation to instead be
undertaken off-site by a suitable waste contractor.

6.21

The ES recommends that a Site Waste Management Plan
(SWMP) is prepared which will include details of the forecast and

actual tonnage of each waste stream that will be generated on
Site and their recycling/disposal route.
Waste and Recycling
6.22

Chapter 6: Waste and Recycling of Volume I of the September
2014 ES and Table 2 in the ES Addendum report the findings of
an assessment of the likely significant effects of the Proposed
Development in relation to waste and recycling. The assessment
considers the relevant requirements placed upon new
developments under national legislation and adopted planning
policy at the national, regional and local levels.

6.23

Following this, the assessment identifies waste management
objectives and targets the Proposed Development is required to
comply with and anticipates the main waste streams and
systems expected to be generated during the demolition and
construction phase and once the Proposed Development is
completed and operational. This chapter of the ES and
associated appendix has been reviewed by the Council’s Waste
Management officers and the conclusions set out in the ES are
verified accordingly.

6.24

The assessment indicates that effects pertaining to waste and
recycling arising from the demolition and construction phase of
the Proposed Development are predicted to be negligible in
significance. In order to reduce the potential effects of the
generation and management of waste during the demolition and
construction phase, the ES recommends a series measures will
be implemented in line with best practice. This will include the
production of Demolition and Construction Management
Strategies alongside a Construction Resources Management
Plan (CRMP) to help reduce the amount of waste generated and
manage waste in accordance with the waste hierarchy and
principles set out within the Waste Strategy for England 2007.

6.25

Following the implementation of mitigation measures during the
demolition and construction phase, the ES forecasts that waste
and recycling impacts on Demolition and Construction
Workers/Neighbouring
Users/Occupiers
of
Local
Commercial/Retail/Residential Property and Local Waste
Management Infrastructure will be of negligible effect and
therefore not significant.

6.26

The ES assessment indicates that effects pertaining to waste
and recycling arising from the operation of the Proposed
Development are predicted to be negligible in significance. The
ES confirms that where possible, embedded mitigation measures
(such as number and types of bins available) will be incorporated
into the design of the Proposed Development to reduce potential
adverse impacts. The mitigation measures would be set out in

the sustainable Operational Waste Management Strategy that
has been devised in agreement with the LBHF.
6.27

The ES recommends that the Key elements of the Operational
Waste Management Strategy include:






Separate waste streams and storage provision for
residential and commercial waste arisings. The storage
capacity has been calculated so as to provide sufficient
provision should collections be missed due to bank
holidays, industrial action or vehicle failure. This will act to
prevent storage areas from exceeding their capacity,
minimising potential for bad odours and attraction of
vermin and reduce potential health impacts upon future
on-site residents;
A collection strategy devised to minimise the number of
refuse collection vehicles, thereby minimising the
disruption caused by waste collection vehicles upon
neighbouring users / occupiers of local commercial / retail
/ residential property; and
Separation of waste streams at source. This will act to
reduce the amount of separation required at waste
management facilities prior to any treatment process and
assist local waste management facilities in recycling waste
materials.

6.28

It is anticipated that there will be sufficient capacity to manage
waste arisings generated by the Proposed Development.

6.29

Following the implementation of mitigation measures during the
operational phase, waste and recycling impacts on Neighbouring
Users/Occupiers
of
Local
Commercial/Retail/Residential
Property, the ES forecasts the Future On-site Users and Local
Waste Management Infrastructure will be of negligible effect and
therefore not significant.
Socio- Economics

6.30

Chapter 7: Socio-Economics of the September 2014 ES and
Table 2 of the ES Addendum report the findings of an
assessment of the likely socio-economic effects of the Proposed
Development.

6.31

The ES reports that the demolition and construction phase of the
Proposed Development is expected to generate approximately
620 Full Time Equivalent (FTE) jobs. The ES recommends that
local employment opportunities are maximised through local
employment and training schemes, which the applicant will be
required to prepare in accordance with the relevant s106
obligations. The ES considers that the likely effect of the
Proposed Development would be negligible at regional level and

minor beneficial at the local level in relation to demolition and
construction employment and is not considered significant.
6.32

The ES calculates that the 1,465 units have the potential to
accommodate up to 2,450 people including up to 95 children (0
to 15 years of age). Of these children, approximately 11 would be
of pre-school age, 24 would be of primary school age and 7
would be of secondary school age. The ES suggests that the
new population brought to the Site by the Proposed Development
would generate demand for primary healthcare services. Before
mitigation, and excluding the other regeneration schemes coming
forward in the OA, it has been assessed in the ES that the
Proposed Development could result minor adverse (insignificant)
effects at the local level in relation to primary school and primary
healthcare provision. The impacts on other social infrastructure
such as nursery provision and secondary schools were assessed
in the ES to be negligible (insignificant), again excluding the
other OA developments.

6.33

The ES forecasts that the impact of the Proposed Development
is assessed to be negligible (insignificant) for demand for preschool and secondary places, healthcare provision, and sports
and recreation provision, if mitigation measures are implemented
by way of s106 financial contributions towards the essential
infrastructure as informed by the WCOAPF Delivery
Infrastructure Funding Study (DIFS). The impact in terms of
primary school provision is assessed to be negligible
(insignificant) following mitigation which is expected to take the
form of a financial contribution in line with the DIFS tariff.

6.34

The ES identifies that the Proposed Development would deliver
significant areas of publicly accessible open space including
White City Green which forms a strategic item of infrastructure for
the White City Opportunity Area as a whole. The delivery of a
total of 5,494sqm of public and semi-public open space including
play space provision (348sqm) at the detailed component is
assessed to have a moderate beneficial (significant) effect at the
local level, minor beneficial (insignificant) at the borough level
and negligible (insignificant) at the regional level. The outline
component is expected to deliver 20,771sqm of public and semipublic open space including 1,055sqm of play space. This level
of provision is assessed in the ES to generate a major beneficial
(significant) effect at the local level, a moderate beneficial
(significant) effect at the Borough level and a minor beneficial
(insignificant) effect at the regional (London) level in respect of
open space and play space provision.

6.35

The ES suggests that the non-residential floorspace and the
extra care units would be expected to generate employment
opportunities. The ES forecasts that the detailed component of
the Proposed Development is expected to accommodate up to
60 FTE employment opportunities from retail and commercial

space. This is assessed to have a minor beneficial (insignificant)
effect at the local level and a negligible (insignificant) effect at all
other levels. The ES forecasts that the outline component, which
is expected to bring forward the extra care accommodation, has
the potential to accommodate up to 290 FTE employment
opportunities (based on a maximum floorspace scenario) or 180
FTE (based on a minimum floorspace scenario). This is
assessed to have a minor to moderate beneficial (significant)
effect based upon both the maximum and minimum floorspace
scenario.
6.36

The ES predicts that both the residential accommodation and the
employment generated by the Proposed Development are
expected to result in an increase in spending in the area. The ES
forecasts that 1,465 residential units have the potential to
generate in the region of £19million in spending by households
per year.

6.37

The ES forecasts that employees accommodated by the
Proposed Development could generate in the region of £460,000
additional spending per year. Overall, these spending effects are
assessed in the ES to have a minor beneficial (insignificant) at
the local level and a negligible (insignificant) effect at all other
spatial levels.
Traffic and Transportation

6.38

In consultation with the LBHF and TfL, Chapter 8: Traffic and
Transport of the September 2014 ES and Table 2 of the ES
Addendum have identified the expected number of person trips,
by transport mode, which are expected to be generated by the
Proposed Development. In doing so, assessment of the effects of
the Proposed Development, during the construction works and
once completed and operational, on surrounding pedestrian
routes, public transport and the surrounding road network, has
been undertaken.

6.39

The September 2014 ES Chapter is supported by a full Transport
Assessment and a Travel Plan, which are submitted in support of
the planning application.

6.40

Demolition and Construction: The ES considers that the
predicted construction vehicle movements would have a
negligible (insignificant) effect on the surrounding roads.
However, it is noted that the construction and demolition works
will require temporary footway closures on the eastern side of
Wood Lane which would result in a localised medium term
moderate adverse (significant) effect on pedestrians. The ES
recommends that suitable footway diversions should be agreed
with LBHF to minimise inconvenience to pedestrians to mitigate
the short-term impacts.

6.41

The ES considers that the additional pedestrian and cycle
journeys generated by the Proposed Development are
considered likely to have a negligible to minor beneficial
(insignificant) effect, due to the good existing pedestrian and
cycle links and creation of increased permeability through the
development, design and provision of on-site cycle parking.

6.42

The ES considers that the Proposed Development would have a
negligible (insignificant) effect on local public transport as a result
of increased trips; as the London Underground and Overground
services are shown to operate with spare capacity. The ES notes
the that the applicant will provide financial contributions towards
Crossrail through the Mayor’s Community Infrastructure Levy,
which will provide relief to the London Underground and
Overground services alongside contributions towards bus
services.

6.43

The ES confirms that car parking provision at the Site will be
limited to 599 spaces i.e. a ratio of approximately 0.4 spaces per
residential unit which is suggested would restrict the traffic
generated by the Proposed Development. The ES recommends
that any effects on surrounding parking supply is mitigated
through a ‘permit free’ agreement for future occupants. The ES
confirms that the development peak hour vehicle trip generation
is predicted to be relatively low and is assessed as having a
negligible effect (insignificant). Through junction capacity tests
and an assessment of the existing and future traffic flows, it has
been shown that additional car trips can be broadly
accommodated on the local highway network. Notwithstanding
the overall negligible impacts, the TA and ES have identified that
the South Africa Road/Wood Lane junction is predicted to
operate above 90% before the Proposed Development is
constructed. The Proposed Development will therefore provide
reasonable contributions (via s106 agreement) towards
mitigation measures which should be considered in the context of
the Proposed Development’s relative impact.
Noise and Vibration

6.44

Chapter 9: Noise and Vibration of the September 2014 ES and
Table 2 of the ES Addendum present an assessment of the likely
significant effects of the Proposed Development with respect to
noise and vibration to identified sensitive receptors, in terms of:




6.45

Predicted noise and vibration levels from the demolition
and construction works;
Noise from building services plant associated with the
Proposed Development during operation; and
Any increases to road traffic attributed to the Proposed
Development.

A baseline noise survey was undertaken to quantify noise levels
at selected locations around the Site. It was noted during the

baseline survey that the noise environment is dominated by road
traffic on the surrounding road network. Depending on location
around the Site, the ES confirms that average noise levels during
the day range from 37-71 decibel (dB) and between 33-68 dB at
night time. Those noise levels are typical of a London urban
environment.
6.46

The Council’s Environmental Health Officer and Transport
Officers have reviewed this chapter and have verified the
conclusions.

6.47

Demolition and Construction: The assessment indicates that
noise effects at sensitive receptors due to demolition and
construction activities are predicted to range from negligible to
major adverse significance before mitigation is implemented. It
should be noted that construction noise predictions are based on
a worst case scenario where, over the course of a working day,
all plant are operational at all areas of all worksites. In reality, the
ES suggests that it is likely that the worst case noise levels
predicted will only occur for limited periods of time and will be
temporary and transient in nature.

6.48

Based on sample vibration levels from various piling techniques,
the ES predicts that vibration effects that may cause disturbance
at nearby sensitive receptors are considered to be limited to
negligible to moderate adverse effects pre-mitigation. The ES
states that the likelihood of cosmetic building damage due to
piling vibration is of negligible to moderate significance premitigation.

6.49

The ES recommends that demolition and construction noise and
vibration will need to be managed to reduce effects, and
mitigation measures will be documented within the CEMP. The
ES recommends that the measures include, but are not limited
to, the following:







6.50

Use of only modern, quiet and well maintained equipment;
Use of low impact techniques;
Use of modern piling rigs;
Use of electrically powered equipment run from the mains
supply;
Careful planning of the sequence of work in order to
minimise the transfer of noise or vibration to neighbours;
and
Erection of acoustic screens where necessary.

Following the incorporation of mitigation measures, the ES
predicts that the residual demolition and construction noise and
vibration effect is negligible to minor adverse and therefore not
significant at nearby sensitive receptors. It is noted that the
significant demolition and construction noise effects will occur for

limited periods of time when high noise generating items of plant
are operating in close proximity to sensitive receptors. The ES
recommends that the periods will be kept as short as practicable
to minimise disturbances.
6.51

The ES concludes that the effect of noise from demolition and
construction traffic at sensitive receptors would be negligible and
not significant due to the increases in noise from additional traffic
flows being low enough not to be perceptible to the human ear.
Although the ES does not recommend any mitigation, it is
anticipated that measures will be secured by planning conditions
in order to reduce the perception of effects of demolition and
construction traffic noise. For example, the ES suggests that all
traffic entering and leaving the works site should be closely
controlled and all vehicles will be encouraged to travel via
designed traffic routes which will be previously agreed with the
LBHF and TfL. In conclusion, the ES considers that the residual
demolition and construction traffic noise effect will be negligible
and therefore not be significant.

6.52

During the operation of the Proposed Development, the ES
predicts that operational traffic noise will generate at worst, an
increase in noise levels of approximately 0.9 dB (along Wood
Lane). Operational traffic noise along all roads surrounding the
Proposed Development is therefore assessed within the ES as
being minor adverse and therefore would not be significant.

6.53

The ES recommends that building service plant of the
operational Proposed Development should be designed and
installed to operate below the background noise level. In
conclusion, the ES considers that the residual impacts are
predicted to be negligible and therefore not be significant.

6.54

The ES confirms that the internal noise levels stated in British
Standard (BS) 8233 are to be achieved for new residential units
within the Proposed Development. Consequently, noise
predictions have been used in the ES to derive glazing
requirements which will achieve the required noise level internal
to the proposed residential units as prescribed by BS 8233.

6.55

Overall, the ES considers that through the use of appropriate
design measures such as glazing specifications and façade
insulation design, ambient noise affecting the proposed
residential areas will need to be controlled to ensure that the Site
is suitable for the proposed use.
Air Quality

6.56

Chapter 10: Air Quality of the September 2014 ES and Table 2
of the ES Addendum consider the impact on air quality that
would occur as a result of the construction and operation of the
Proposed Development in terms of traffic generation and energy
centre emission generation. This section of the ES has been

reviewed by LBHF Environmental Quality (Air Quality) officers
who have raised concerns over the methodologies used by the
applicant within the ES assessments. Further mitigation
measures are recommended by LBHF in order to mitigate from
the potential impacts on air quality, which are set out in detail
within the planning assessment and in the following summary of
the ES.
6.57

The ES confirms that the proposals would have the potential to
increase levels of airborne dust and particulate matter during the
demolition and construction phase. Specifically, there is potential
for properties on Westway Travellers’ site, Exhibition Close and
the land north of Westfield Shopping Centre, as well as earlier
occupied phases of the development when later phases are
being constructed, to experience short-term, infrequent and
temporary increase in the dust soiling rates during demolition and
construction works close to the site boundary. The ES
recommends the application of normal best practice standard
measures associated with construction works of this type which
is predicted to reduce the generation of dust so the risk of off-site
effects would be minor adverse (insignificant).

6.58

The ES considers that demolition and construction plant
emissions are a small emission source relative to ambient local
conditions in the vicinity of the Site. However, the ES
recommends that suitable best practice standard measures for
site plant should be included in the working method statement to
minimise these emissions. The working method statement would
need to be agreed with LBHF prior to commencement of works. It
would also need to take into account the advice presented in the
GLA code of construction practice, therefore any impacts from
these sources are forecasted to be negligible (insignificant).

6.59

Construction traffic air quality effects have been considered in
the ES and due to the phasing of the construction programme
these effects are reported to be negligible (insignificant).

6.60

The ES forecasts that the Proposed Development will also result
in an increase in traffic movements on the local highway network
once complete. The ES advises that emissions from the
additional traffic movements have the potential to increase
pollutant mean concentrations at nearby residential properties.
The ES concludes that the effect of changes in air quality due to
road traffic flows associated with the operation of the Proposed
Development
would be
imperceptible and negligible
(insignificant), at all receptors.

6.61

The Proposed Development also has associated energy centres
included in the design. The ES considers that the effect of
changes in air quality due to energy centre emissions associated
with the operation of the Proposed Development would be also
be imperceptible at all nearby sensitive receptors.

6.62

The ES concludes that the combined effect of the proposed
energy centres and increases in traffic flows due to the
development would be at worst minor adverse (insignificant) at
sensitive residential receptors close to the Proposed
Development on Wood Lane. The ES forecasts the combined
effect would be negligible at all other receptors in the study area.

6.63

The ES considers that the overall demolition, construction and
operational effect of the Proposed Development is not
considered to be significant on air quality and that the site is
considered suitable for residential use with regards to Air Quality.
Ground Conditions

6.64

Chapter 11: Ground Conditions of the September 2014 ES and Table 2 of the
ES Addendum address the effects of the Proposed Development on ground
conditions including geology, hydrogeology and ground contamination of the Site
and surrounding area. The assessment considers the effects during the
demolition, construction and operational or occupational phases of the Proposed
Development. The need for mitigation measures and any monitoring that may be
required during the demolition and construction phase is also considered and,
where appropriate, any residual effects from both the construction and
operational phases of the Proposed Development are indicated. This chapter
has been assessed by LBHF Environmental Quality Officers and the conclusions
of the ES verified.

6.65

During demolition and construction, the ES recommends that precautions are
taken to minimise exposure of workers and the general public to potentially
harmful substances (which represents a pre-mitigation effect of minor to major
adverse). The ES suggests that the potential effects to on-site workers are
considered negligible (insignificant) if appropriate site safety procedures are
implemented and followed, and if necessary, appropriate personal protective
equipment (PPE) is used.

6.66

The ES considers that the historical and current land uses of the Site do present
potential contamination sources, and overall the Site has a potential for
moderate levels of soil contamination. It has been confirmed that no groundwater
contamination was identified within the shallow groundwater during the Site
investigation.

6.67

The ES confirms that previous intrusive investigations at the Site have identified
elevated concentrations of contaminants and asbestos in the soils beneath the
Site. As this could pose a major adverse effect to the identified receptors,
mitigation measures are recommended to ensure a negligible impact
(insignificant).

6.68

The ES reports that the effect on the principal chalk aquifer (deep groundwater)
is considered negligible (insignificant) given that it is protected by the London
Clay and the only pathway is likely to be through piling (which can reach the
depth of the London Clay but which can be mitigated through appropriated piling
techniques to be agreed with LBHF prior to commencement of works).

6.69

The ES identifies that vapour inhalation emanating from soils or groundwater
beneath the Site may require further assessment and may need addressing on a
building by building basis to mitigate the potential effect to human health
receptors.

6.70

It is also recommended that gas protection measures within Site buildings and
ventilation during any excavation works are incorporated to reduce any potential
effect from ground gas from major adverse (pre-mitigation) to negligible
(insignificant).

6.71

The ES concludes that the residual effects associated with the completed and
operational Proposed Development are anticipated to be negligible
(insignificant). Therefore, the ES anticipates that no significant effects to ground
conditions are expected once the Proposed Development is completed and
occupied.
Water Resources and Flood Risk

6.72

Chapter 12: Water Resources and Flood Risk of the September 2014 ES and
Table 2 of the ES Addendum report the findings of an assessment of the likely
significant effects on water resources as a result of the Proposed Development.
The ES chapter is supported by a Flood Risk Assessment (FRA) and preliminary
surface water drainage strategy, which is located in ES Volume III: Appendix I.
This chapter and appendices have been reviewed by LBHF Environmental
Quality and Policy Officers, the Environment Agency and Thames Water.

6.73

The ES confirms that the Site is located over 2km north of the River Thames and
over 1.5 km south of the Paddington Arm of the Grand Union Canal. A lake within
Hammersmith Park is located approximately 350m southwest of the Site. There
are no existing watercourses or waterbodies within the existing Site itself.
Thames Water records identify that a combined sewer system is present at the
Site. In addition, the Site is situated away from any known fluvial and tidal
floodplain and is not at risk of flooding from artificial source.

6.74

The ES reveals that during demolition and construction there is potential to
disturb groundwater through piling, excavations and other subsurface works. The
ES confirms that this could impact groundwater by causing pollution to the
groundwater or lowering groundwater level. The ES suggests that this could lead
to a moderate adverse effect on the shallow groundwater, a moderate adverse
effect on deep groundwater vulnerability and a negligible effect on deep
groundwater abstractions.

6.75

The ES also identifies that there is also a risk associated with existing drainage
systems and water supply network and that disturbance of existing on-site
drainage systems and water supply network could cause localised flooding,
pressure issues and contamination. The ES suggests that this could cause a
minor adverse effect on shallow groundwater vulnerability, a negligible effect on
deep groundwater abstraction, moderate adverse effects on Thames Water
Utilities Limited (TWUL) water resources and a major adverse effect on flood risk.

6.76

The ES indicates that any disturbance of existing contaminated land through
subsurface works, such as piling could potentially mobilise contamination
resulting in pollution and degradation of water quality in groundwater causing a

moderate adverse effect to shallow groundwater vulnerability, moderate adverse
effect to deep groundwater vulnerability and a negligible effect to deep
groundwater abstractions.
6.77

Furthermore, the ES identifies that leaks and spillages from fuels and oils,
hazardous waste and general waste could potentially impact underlying soils and
groundwater potentially causing a moderate adverse effect to shallow
groundwater vulnerability, a moderate adverse effect to deep groundwater
vulnerability and a negligible effect on deep groundwater abstractions.

6.78

The ES identifies that suspended sediments from demolition and construction
activities, such as dust, excavations and stockpiles and concrete and cement
could cause increased sediment to enter the local sewer network and potentially
contaminate groundwater. The ES concludes that this could cause a major
adverse effect on Flood Risk and a minor adverse effect on the shallow
groundwater vulnerability.

6.79

The ES also identifies an increase in water demand and waste water discharge
during construction could have a local impact on TWUL resources causing a
minor adverse effect and could increase flood risk causing a negligible effect.

6.80

The ES recommends that these risks should be mitigated during the demolition
and construction phase through the CEMP, which would be secured by way of a
planning condition. A number of mitigation measures as outlined in the
Construction Industry Research and Information Association (CIRIA) Guidance
C532 and C697 and Environment Agency Pollution Prevention Guidance (PPG)
are also recommended in the ES. Following the implementation of mitigation
measures, the ES concludes that there are likely to be negligible effects
(insignificant) in relation to water resources throughout the demolition and
construction phases of the Proposed Development.

6.81

The ES has considered the impacts of the operational and completed
development on ground conditions. It identifies that leaks and spillages from oils
and fuels and pesticide use on landscaped areas could potentially cause
contamination of Made Ground and soils. This could result in pollution and
degradation of water quality in the groundwater. The impact of which has been
assessed as very low adverse and, therefore, having a negligible effect.

6.82

The ES advises that the basement of the Proposed Development could
potentially cut off groundwater recharge and may result in changes to
groundwater levels. The ES indicates that the presence of below ground
structures, such as local drainage network, basements and foundations could
present a source of pollutants to groundwater which could cause pollution and
degradation of water quality of shallow groundwater causing a minor adverse
effect on the shallow groundwater before mitigation. As there are already existing
in situ foundations, the residual effect of disturbance to groundwater has been
assessed in the ES as being negligible.

6.83

It is noted in the ES that an increase in surface water runoff to the local drainage/
sewer network from on-site structures and impermeable surfaces could increase

pressure on the local sewer network capacity and could result in flood risk to the
local surrounds. The effect has been assessed as moderate beneficial.
6.84

The ES notes that on-site uses which require water use could increase pressure
on the local Thames Water Utilities Limited water supply resources and on-site
uses which produce wastewater could increase the pressure on the local sewer
network and increase flood risk. The impact of which has been assessed in the
ES as very low adverse and, therefore, having a negligible effect.

6.85

As there are already existing in situ foundations, the residual effect of disturbance
to groundwater has been assessed in the ES as being negligible. Through design
which adheres to best practice such as Environment Agency Pollution Prevention
Guidance and Construction Industry Research and Information Association
(CIRIA) Guidance C532 and C697 it has been assessed that the Proposed
Development will have negligible (insignificant) effect on water resources, with
the exception of surface water flood risk which has been assessed as having a
moderate beneficial effect (significant).
Ecology

6.86

Chapter 13: Ecology of the September 2014 ES and Table 2 of the ES
Addendum assess the likely significant effects on ecology and nature
conservation arising from the demolition, construction and operation of the
Proposed Development. The assessment focussed on the habitats and rare,
notable or protected species that are within and adjacent to the Site. Baseline
data was collected through a data search and an extended Phase 1 habitat
survey undertaken in November 2013. For the Ecological Impact Assessment
(EcIA), sensitive receptors identified include the ‘Central Line West of White City’
Site of Importance for Nature Conservation, Borough Grade 1, (SBINC),
Wormwood Scrubs Railway Embankment (SBINC), the Network Rail Owned
Land adjacent to the eastern boundary of the Site and trees on Site. These
receptors were found to be of little ecological value and were not identified as
sensitive receptors; plants and habitats, breeding birds, black redstart,
amphibians, invertebrates, bats and other mammals. The ES has been assessed
by the Borough’s Ecologists within the Park’s Department.

6.87

The ES recommends that the CEMP, which is to be secured by way of a planning
condition, outlines the measures that are to be adopted for the protection of:
habitats and trees, birds, bats, wild mammals and amphibians, in addition to
general pollution control measures. The ES specifies that all personnel involved
in the demolition and construction works should be briefed on relevant wildlife
legislation and the ecological management measures detailed within the CEMP.

6.88

In conclusion, the ES acknowledges that demolition and construction activities
will have a minor adverse (insignificant) residual effect on the Network Rail
owned land to the east of the Site and a negligible (insignificant) residual effect
on the Central Line West of White City Site of Borough Importance for Nature
Conservation (SBINC) and Wormwood Scrubs Railway Embankment SBINC.

6.89

The ES confirms that the removal of on-site habitats during demolition and
construction would be mitigated through the inclusion of landscaping features
within parts of the Site, as the development is constructed. LBHF have advised
that the significant proportion of the public open spaces (comprising the

Exhibition Green and the Central Gardens) are brought forward at the earliest
opportunity in order to provide new ecological habitats. However, it is unlikely that
the site features will be used by wildlife until the development has been
substantially completed and is fully operational. Therefore the effect, of
construction and demolition on Ecology is considered within the ES to be minor
adverse (insignificant).
6.90

The ES identifies that all habitats and features of benefit to wildlife would be
managed under a management plan which will need to be approved by LBHF,
with the provisions set out in the reserved matters application(s) and the detailed
design/specifications required by way of planning conditions.

6.91

In areas of possible bat activity, the ES recommends that lighting is designed to
the minimum acceptable level including the use of high pressure sodium lamps
and avoiding up-lighting of trees planted as part of landscaping.

6.92

During the completed and occupied Proposed Development minor beneficial
(insignificant) residual effects are predicted in the ES for designated sites, the
Network Rail Owned Land and trees in the long term following the
implementation of mitigation, including working under best practice standards,
the provision for the creation of new habitats of value to biodiversity through the
Proposed Development’s indicative landscape plan including the on-site habitats
proposed as part of the aspirational Ecological Corridor, the potential Counters
Quay, Central Gardens and Exhibition Green.

6.93

The ES suggests that the indicative landscaping strategy for the Proposed
Development provides a net gain in trees and semi natural habitat within the Site.
The ES states that green spaces and ecological connectivity in White City may
be improved as a result of the scheme. The ES anticipates that the indicative
landscaping plan may provide a negligible to minor beneficial (insignificant) effect
on habitats and ecology.
Electronic Interference

6.94

Chapter 14: Electronic Interference of the September 2014 ES and Table 2 in
the ES Addendum assess the potential effects of the Proposed Development on
Television (TV) reception (both terrestrial and satellite), mobile phone
transmitters, wireless networks and emergency services transmitters. Only
terrestrial TV reception has been predicted to be adversely affected by the
Proposed Development.

6.95

Terrestrial TV signals in the vicinity of the Proposed Development are provided
by the Crystal Palace transmitter located approximately 14.1 km south-east of the
Site. Additionally there is a small local terrestrial transmitter known as ‘White City’
that was designed to provide a service to houses in the Crystal Palace shadow of
the original BBC White City scheme. It is located about 0.5km to the north-west
of the Site. There are no viewers of the White City transmitter to the south-east of
the Proposed Development where, in theory, a White City shadow would fall.
Therefore, this transmitter is not considered in the assessment.

6.96

A survey of housing was conducted as part of the EIA assessment within the
predicted shadow area of the Proposed Development showed that nearly all
dwellings had satellite dishes or were observed to have cable connections. Some

had terrestrial TV aerials as well. Cable TV is available in all of the shadow area
and satellite dishes were observed on approximately 99% of dwellings.
6.97

The ES confirms that during demolition and construction (for both detailed and
outline components) the effects are constantly changing due to temporary
structures, such as cranes and scaffolding. In light of the transient nature of the
construction processes, the ES states that it is difficult to quantify the impacts to
TV reception and therefore not possible to accurately identify appropriate
mitigation. As effects will range from no impact to temporary minor adverse at
worst, the ES considers this to be an insignificant effect during demolition and
construction.

6.98

Once the development is constructed, for the detailed component, the ES
predicts there to be no impact to the reception of terrestrial or satellite TV signals.
For the outline component phase, there is predicted to be one block of flats
(Browning House, Wood Lane W12 0DG) that will have an adverse effect on
terrestrial TV signal.

6.99

It is reported in the ES that pre-mitigation effects would be minor adverse
(insignificant). However, the ES recommends that suitable mitigation could
include increasing the height and/or gain of the existing aerial, providing a nonsubscription satellite installation such as ‘Freesat’ or the ‘Sky’ equivalent or
providing an aerial to use signals from the White City transmitter. The details of
any mitigation measures would be conditioned, pending planning approval.
Following mitigation, effects to TV reception are considered within the ES to be
negligible and therefore not significant.
Wind Microclimate

6.100 Chapter 15: Wind Microclimate of the September 2014 ES and Table 2 of the ES
Addendum present an assessment of wind microclimate around the existing Site
and Proposed Development. The ES confirms that wind tunnel tests were
conducted on a 1:300 scale model of the Proposed Development and the nearby
existing surrounding buildings in order to assess the potential wind microclimate
effects on the Proposed Development. Tests were conducted without
landscaping (either existing or proposed), in order to provide a conservative,
worst-case assessment. The ES reports that the existing wind conditions at the
Site are relatively calm, and are suitable at worst for standing/entrance use.
6.101 Within the detailed component, the ES predicts that the wind microclimate would
be suitable for leisure walking in the scenario where the detailed component is
built out but later phases have not yet begun substantial construction works. As
such, the ES reports that measured thoroughfare locations would have a
negligible to moderate beneficial (significant) effect. The ES reports that
entrances to Development Plot A3 would have a minor adverse (insignificant)
effect, caused by winds being channelled through the spaces between buildings.
The ES recommends that localised screening either side of the entrance would
be expected to provide suitable shelter for these areas and this could be
conditioned, subject to planning approval. It is predicted that other measured
entrances to the detailed component would have suitable conditions for their
intended use (i.e. a negligible and therefore insignificant effect).

6.102 In the summer, the ES reports that measured locations within the ground-level
amenity space within the detailed component is expected to be overall suitable
for a range of amenity uses. Further wind tunnel testing has been undertaken to
support the analysis of the March 2015 changes to the scheme. Where the ES
addendum recommends further mitigation measures are, (for example increased
landscaping measures), these will be implemented, subject to planning
conditions. Measured locations on the roof terraces of Development Plot A3 in
the detailed component show some minor adverse (insignificant) effects caused
by a combination of channelling and down-draughts as the wind interacts with the
buildings of Development Plot A3 in the absence of mitigation. The ES
recommends localised screening of seating areas (which may take the form of
planting or hard-landscaping) to completed phases would be expected to provide
the necessary beneficial shelter and would create suitable conditions for an
amenity space, thus reducing the residual effect to negligible (insignificant).
These mitigation measures will be conditioned, subject to planning approval.
6.103 The ES advises that the measured balconies of the detailed component are
mostly suitable for sitting, except for the measured ‘bridge’-style balconies that
link the elements of Development Plot A1, which in the absence of mitigation
represent a minor adverse effect. The ES recommends localised shelter for the
balcony spaces by the introduction of screening/planting on the south side of the
balconies in order to provide adequate shelter, thus rendering the effect,
negligible (insignificant). The ES states that this effect is not present once
Phases 2-5 of the Proposed Development are complete.
6.104 Within the outlined component, the ES predicts that the measured thoroughfare
locations during the windiest season have mostly a negligible effect, with some
measured locations representing a minor and moderate beneficial effect.
Measured locations in the vicinity of Plot B1 have a minor adverse effect in the
absence of mitigation. With mitigation by design of Plot B1 or site-wide
landscaping, the ES considers this effect to be reduced to negligible (subject to
assessment at a detailed stage and subject to the imposition of mitigation
measures as required by planning conditions).
6.105 The ES predicts that the indicative entrances during the windiest season in the
outline component have mostly a negligible to minor beneficial effect. The ES
confirms that in the absence of mitigation, measured entrance locations in the
vicinity of Plots B-E would have a minor adverse effect. The ES considers that by
applying suitable mitigation measures into the design of Plots B-E or/and by
localised screening/planting either side of the affected locations the effect is
expected to reduce to negligible (subject to assessment at a detailed stage).
6.106 The ES predicts that the measured locations during the summer season within
ground level amenity space in the outline component would largely represent a
negligible effect. In the absence of mitigation, the ES forecasts that some isolated
measured locations would have a minor adverse effect. However, the ES
recommends that a site-wide landscaping scheme, which would be conditioned,
would be required to reduce this effect to negligible (subject to assessment at a
detailed stage).
6.107 The ES predicts that conditions overall would be calmer within the detailed
component once the Proposed Development is complete.

6.108 With the recommended mitigation measures in place, the ES concludes that the
detailed component of the Proposed Development is expected to have overall
residual effects ranging from negligible (insignificant) to moderate beneficial
(significant). The ES has identified potential minor adverse effects could occur in
at entrances of Plots B to E, which would require mitigation as outlined in this
report. It is noted that these areas will be sensitive to the detailed design of their
respective phases, and to landscaping throughout the entire of the Site. The ES
advises that these areas are reviewed at detailed design of their respective
phases, at which point more specific mitigation measures can be explored if they
are still necessary, to ensure no significant adverse effects are identified. It is
also noted that as the cumulative schemes reach construction, there are likely to
be improvements to the wind conditions at the Site, and these would potentially
remove or reduce the requirements for mitigation.
Daylight, Sunlight, Overshadowing, Light Pollution and Solar Glare
6.109 Environment Statement (ES) Addendum Chapter 16 and Table 2 of the ES
Addendum provide an assessment of the potential effects on the daylight,
sunlight and overshadowing on the surrounding properties and amenity space
during both the demolition and construction phase, and the operational phases of
the Proposed Development once completed and occupied. The daylight, sunlight
and overshadowing assessments have been undertaken in accordance with the
methodologies and numerical guidelines recommended by the Building Research
Establishment (BRE).
6.110 The September 2014 ES and the ES Addendum provide an impact assessment
of the combined effect – a ‘worst-case’ scenario – of the detailed and outline
components of the Proposed Development. The ES has taken into account the
effects of the Proposed Development on existing surrounding properties and
amenity space and also on key neighbouring consented buildings, within the
Proposed Development Scenario and Cumulative Development Scenario.
6.111 The ES reports that during demolition, there are likely to be increasing short-term
(temporary) negligible daylight and sunlight effects to the identified surrounding
sensitive receptors as a result of the progressively reducing bulk and massing on
the Site, thereby reducing the current obstructions which influence the amount of
daylight and sunlight reaching the sensitive receptors. The ES reports that these
negligible effects would persist until completion of demolition, and the availability
of daylight and sunlight would gradually change once more during the
construction period until the massing of the Proposed Development reaches its
maximum extents. The ES considers that the extent of the changes to daylight,
sunlight and overshadowing during demolition are considered to be short-term
(temporary) minor negligible.
6.112 It is also noted in the ES that the phased construction programme will mean that
some blocks may be completed and occupied within the Proposed Development
while other blocks are still undergoing construction. As such, it is recognised that
there will be differing effects on the daylight, sunlight and overshadowing
experienced by the surrounding sensitive receptors, up until the Proposed
Development is completed and occupied.

6.113 Overall, the ES considers that the effects of the Proposed Development during
demolition and construction will be negligible which applies to both the Proposed
Development Scenario and Cumulative Development Scenario.
6.114 In the Proposed Development Scenario, the ES considers that the residual effect
significance of the completed Proposed Development on the daylight, sunlight
and overshadowing to the existing surrounding properties and amenity spaces
will be negligible.
6.115 In the Cumulative Development Scenario, the ES considers that the residual
effect significance of the completed Proposed Development on the daylight,
sunlight and overshadowing to the surrounding properties and amenity spaces
will be negligible but with minor to moderate adverse effects (based upon a worst
case outline massing study for the outline components) to the Westfield Phase 2
and Former Dairy Crest consented schemes. A detailed consideration of the
impacts on the future redevelopment of these sites is set out in the planning
consideration section of this report. It is expected that any significant effects
around the Site will be mitigated through iterative detailed design development of
any future detailed application schemes (reserved matters applications) within
the outline component of the Proposed Development, taking into particular
consideration Applicants Design Codes Document and the BRE guidance BRE
Report 209.
6.116 Overall, the ES considers that the Proposed Development would not have a
significant effect on daylight, sunlight and overshadowing to the existing
surrounding properties and amenity spaces, with good levels of daylight and
sunlight maintained for an urban regeneration scheme of this scale.
6.117 Officers are mindful of the predicted impacts (as set out in the ES) of the
Proposed Development upon the adjacent development sites. The ES reports
that there would be significant effects to a minority of surrounding properties to
arise in the Cumulative Development Scenario. It is noted that these impacts are
predicted to occur within neighbouring consented blocks which have been
approved in outline only, and in the case of the Dairy Crest site, are likely to be
subject to change, due to the change in ownership of the site. Officers have set
out a balanced assessment of the impacts on the future development potential of
adjoining sites with the planning assessment of this report. Notwithstanding the
officers planning consideration, the ES notes that the majority of effects will still
be insignificant and that the proposed ES assessment considers a worst case
scenario (in terms of the proposed massing, height and layout of the buildings
which are at the maximum parameters). The ES advises that any significant
effects around the Site should be mitigated through iterative detailed design
development of any future detailed application schemes (reserved matters
applications) within the outline component of the Proposed Development, taking
into particular consideration Applicants Design Codes Document and the BRE
guidance BRE Report.
Light Within Proposed Accommodation
6.118 Officers recommended that the applicant considers the impact of adjoining
developments upon the proposed accommodation within the site, with regards to
daylight, sunlight and overshadowing. Officers acknowledge that there is no

baseline condition for comparison with the proposed condition, and thus the
impact assessment (for EIA purposes) is not possible. Notwithstanding the
absence of a baseline condition, the LBHF Scoping Opinion recommended that
an assessment of light conditions within the Proposed Development would be
dealt with in a separate report. The detailed results of which are presented in ES
Addendum Volume III: Technical Appendix K.2. As this assessment is appended
to the ES, officers consider that the results should be reported within the context
of the Environmental Statement, and considered in detail within the planning
assessment.
6.119 The assessment of the light conditions (as set out in the ES Addendum
Appendix) within the Proposed Development reveal that the vast majority of
windows and rooms tested will satisfy the BRE guidelines for daylight, while close
to half of south-facing windows serving the living areas will satisfy the guidelines
for sunlight. Where the BRE guidelines are not met, the ES Addendum Appendix
states that this can be largely attributed to the neighbouring emerging urban
context of the Opportunity Area, which is designated for optimised growth and
regeneration. The ES Addendum (Appendix) assessment includes the
neighbouring consented schemes at the Former Dairy Crest Site and the
Westfield Phase 2 development. The ES also points to the demands of providing
valuable private balconies and large open-plan living accommodation within the
development as a further reason for the BRE transgressions on sunlight and
daylight within the proposed units. It is also pertinent to note that the adjoining
schemes have been considered in terms of their maximum parameter massing,
as the approved buildings are in outline form, which presents a worst case
scenario.
6.120 The overshadowing analysis in the ES reveals the vast majority of amenity space
within the Proposed Development, as well as the Network Rail owned land to the
east of the Site, will comfortably satisfy the BRE guidelines. The ES considers
that the results of the analysis of the light within the Proposed Development are
considered acceptable and in keeping with the urban context. Officers will
consider the proposed impacts in detail, within the planning assessment.
6.121 The Ugli Buildings Site is located immediately adjacent and to the west of the
Proposed Development. It is currently occupied by commercial offices and there
is currently no planning application registered for redevelopment. LBHF has
requested an analysis of the effect of the Proposed Development on hypothetical
future development of the Ugli Building Site. Due to the ancillary nature of this
analysis, it has not been updated for the purposes of the ES Addendum.
However, the results of the original study are represented within ES Addendum
Volume III: Technical Appendix K.3.
6.122 In summary, the ES results of the original study considered that overall levels of
potential daylight and sunlight received to be reasonable, particularly in the urban
context and in an area allocated for dense urban regeneration. It is
acknowledged that the amended scheme that forms the current Proposed
Development has been materially further set back from the western boundary,
which would serve to increase the amount of daylight and sunlight potentially
received to the adjacent Ugli Buildings Site, with regards to the detailed and
outline elements on the western boundary.

Heritage, Townscape and Visual Impacts
6.123 The ES confirms that there are a number of heritage assets, both designated and
non-designated, within the agreed Local Study Area, which relates to the
Proposed Development. These heritage assets include the grade II listed Former
BBC TV Centre which is to the west of the Site. There are also a number of other
listed buildings within the wider area. In addition, the Site is located within the
Wood Lane Conservation Area and there are also a number of conservation
areas located with the surrounding area whose significance may be affected
through development within their setting.
6.124 The ES has identified a number of the townscape character areas (TCA) within
the area, which are likely to be affected by the Proposed Development. The ES
identifies that the Site falls within ‘TCA1 Wood Lane’ which is assessed as having
a major to moderate townscape value.
6.125 Officers are in agreement with the ES insofar as the views to the Site are
restricted to local views from the north, south and east and long distance views
from the west and southwest. The ES has identified a number of visual receptors
and viewpoints which have been considered in terms of their visual relationship
to the Site and the possible views into the Proposed Development.
6.126 The ES summarises that the construction effects would only give rise to effects
(on heritage assets) that are temporary and in the short term, which are therefore
insignificant. The ES has identified that the construction of the Proposed
Development is likely to give rise to a temporary, direct, major to moderate
adverse significant of effect on the ‘TCA1 Wood Lane’ townscape character area,
which the Site falls within. Temporary, indirect, minor adverse to negligible
insignificant effects on the remaining identified townscape character in the short
term are anticipated within the ES.
6.127 The ES anticipates that the construction of the Proposed Development will give
rise to temporary, direct, adverse effects on the identified viewpoints which range
from minor to major adverse significance of effect. In some viewpoints the ES
anticipates a negligible to no effect of the construction, due to the intervening
built form or vegetation. The ES anticipates that the following views will
experience significant effects:














Viewpoint 1 – Wormwood Scrubs Park;
Viewpoint 2 – Kensal Green (All Souls) Cemetery;
Viewpoint 5 – Kensington Memorial Park;
Viewpoint 6 – Kelfield Gardens: Opposite junction with Baillol Road;
Viewpoint 7 – Darfield Way;
Viewpoint 8 – Bard Road/ Freston Road (junction of);
Viewpoint 9 – Footpath of raised bridge over West Cross Route;
Viewpoint 10 – Avondale Park Gardens;
Viewpoint 15 – Wood Lane, Macfarlane Road;
Viewpoint 16 – Wood Lane South of Entrance to BBC;
Viewpoint 17 – Wood Lane South of Westway;
Viewpoint 18 – White City; and
Viewpoint 20 – Television Centre courtyard.

6.128 Officers acknowledge the ES conclusions that the completed detailed and outline
components of the Proposed Development has the potential to affect identified
heritage assets. In particular, the proposal has the potential to have beneficial
effects upon the heritage assets located in close proximity to the Site through the
redevelopment and instatement of a more coherent urban block with pedestrian
through routes and the delivery of public realm enhancements.
6.129 The ES considers that the setting of the Former BBC TV Centre will be enhanced
through the creation of White City Green which will allow views to the Rotunda of
the Former BBC TV Centre, the most significant part of the building. In respect of
other listed buildings, the ES considers that the Proposed Development will only
have medium impacts, which give overall effects of moderate beneficial
significance.
6.130 In respect of conservation areas within the wider area, the ES reports that there
would a minor adverse (insignificant) effect on Avondale Park Gardens
Conservation Area (within RBKC). The ES considers that the effects will be
limited due to interposing built form and distance to the Site. As such, in all other
case, the ES considers that the proposals will have a medium magnitude of effect
with the overall effects being minor to major beneficial.
6.131 The ES considers that the Proposed Development will have a minor to moderate
beneficial effect on other heritage assets within the surrounding area including
the Grade I listed Kensal Green Registered Park and Garden and the Wood Lane
Underground station which is identified as a ‘Building of Merit’.
6.132 The ES summarises that the completed detailed and outline components of the
Proposed Development has the potential to affect a number of the identified
townscape character areas. The ES anticipates minor to major beneficial effects
upon the some areas due to the Proposed Development removing the inactive,
tired, façade of the warehouse building and instating a new urban built form.
6.133 The ES considers that the Proposed Development will have a major to moderate
beneficial (significant) effect on the ‘TCA1 Wood Lane’ townscape character
area, which the Site falls within, and an indirect, minor beneficial to negligible
insignificance of effect on the remaining identified townscape character in the
long term.
6.134 The ES identifies that the completed detailed and outline components of the
Proposed Development has the potential to affect a number of the identified
visual receptors and viewpoints. In the case of short to medium distance views,
the ES considers that this beneficial effect is a result of the instatement of the
urban built form with high quality design and materials. In long distance views,
the ES anticipates that the blocks will create a layered affect and help with
legibility within the new urban quarter of White City.
6.135 The ES considers that the effect will range from minor to major beneficial
significance of effect, and within some viewpoints it will have a negligible to no
effect, due to the intervening built form or vegetation. The ES considers that the
Proposed Development will have a minor adverse (insignificant) effect on

Viewpoint 10 (Avondale Park Gardens) due to the taller elements of
Development Plots C and E breaking the roofline of the surrounding buildings.
The ES considers that the effect will change to minor beneficial (insignificant)
when the Proposed Development is considered with the identified cumulative
scheme Land North Of Westfield Shopping Centre (cumulative scheme reference
4), which also breaks the roofline. The ES considers that the following views will
experience significant beneficial effects:












Viewpoint 1 – Wormwood Scrubs Park;
Viewpoint 2 – Kensal Green (All Souls) Cemetery;
Viewpoint 5 – Kensington Memorial Park;
Viewpoint 6 – Kelfield Gardens: Opposite junction with Baillol Road;
Viewpoint 7 – Darfield Way;
Viewpoint 8 – Bard Road/ Freston Road (junction of);
Viewpoint 9 – Footpath of raised bridge over West Cross Route;
Viewpoint 15 – Wood Lane, Macfarlane Road;
Viewpoint 16 – Wood Lane South of Entrance to BBC;
Viewpoint 17 – Wood Lane South of Westway;
Viewpoint 18 – White City; and Viewpoint 20 – Television Centre
courtyard.

6.136 In conclusion, the ES considers that the outline and detailed components of the
Proposed Development would together form a high quality development with
significant urban design benefits and would reinforce the emerging townscape
character of the Site and wider area in a coherent and positive manner. The ES
concludes that the overall effect on views, surrounding Townscape Character
Areas and HAs would be beneficial. LBHF officers have undertaken a detailed
review of the ES townscape, heritage and visual impact assessment within the
planning assessment and will set out its assessment on the impacts on views,
townscape and heritage within this section, taking into account the conclusions of
the ES.
Effect Interaction and Cumulative Effects Assessment
6.137 For the purposes of the ES, cumulative effects are defined within the ES as being
those that result from incremental changes caused by other past, present or
reasonably foreseeable actions together with the development. The ES
recognises that cumulative effects occur as either interaction between effects
associated with just one project or between the effects of a number of projects in
an area. Two types of cumulative effects have been considered within the
cumulative effects assessment in Chapter 17: Effect Interaction and Cumulative
Effects Assessment of the September 2014 ES and also within the ES
Addendum, as follows:



Type 1: The combined effect of individual effects arising as a result of the
Proposed Development, for example effects in relation to noise, airborne
dust or traffic impacting on a single receptor; and
Type 2: The combined effect of several development schemes which may,
on an individual basis be insignificant but, together (i.e. cumulatively),
have a significant effect.

Combined Effect of Individual Effects

6.138 The ES has identified the residual effects (as set out within the individual
technical chapters of the September 2014 ES and Table 2 of the ES Addendum)
which have been reviewed against the receptors they affect. Where there is more
than one effect on a particular receptor, the potential for effect interactions has
been determined in the ES. If there is the potential for effect interactions,
consideration is then given in the ES as to whether there is the potential for any
resultant combined cumulative effect.
6.139 Demolition and Construction: The EIA has addressed the potential combined
effects of individual effects associated with the Proposed Development upon
sensitive receptors. The prospect for this type of cumulative effect to occur during
the demolition and construction phase includes effects to:











Neighbouring Commercial/Residential Property (during the demolition and
construction phase) who will experience a combined adverse effect due to
emissions from dust, noise and vibration, traffic and transportation and
electronic interference from the demolition and construction works;
Demolition and Construction Workers (during the demolition and
construction phase) who will experience a combined adverse effect due to
emissions from dust, noise and vibration from the demolition and
construction works;
Future on-site Users (during the demolition and construction phase) who
will experience a combined adverse effect due to emissions dust, noise
and vibration, traffic and transportation and electronic interference from
the demolition and construction works;
Social Infrastructure and Community Facilities (during the demolition and
construction phase) that will experience a combined adverse effect due to
emissions from dust, noise and vibration, traffic and transport from
demolition and construction works;
Habitats and Biodiversity (during the demolition and construction phase)
that will experience a combined adverse effects from disturbance,
degradation and damage and removal of trees through site clearance; and
Local Road Networks/ Road and Pavement Users (during the demolition
and construction phase) that will experience combined adverse effects
from increased HGV movements and reduced pedestrian movement.

6.140 The ES reports that as works progress across the Site, the combined effects to
the above receptors will vary. For instance, the different stages of the demolition
and construction works will generate different magnitudes. By way of an
example, the ES refers to dust effects which are potentially more significant
during demolition and excavation activities than during construction activities. As
such, whilst there is the potential for combined nuisance effects throughout the
demolition and construction stages of the project, the magnitude of the effects will
vary depending on the stage and location of works. The ES concludes that these
effects are therefore temporary and transient in nature.
6.141 Compliance with the mitigation measures advocated in the ES and as
recommended by LBHF, such as the commitment to produce a site specific
CEMP; the use of Site hoardings; maintenance of plant; the setting of target
noise levels and noise and vibration monitoring which will be carried out at
sensitive receptors; wheel washing to help dust suppression; and traffic

management plans, are intended to reduce, as far as possible, the effects of
these effect interactions.
6.142 Completed and Operational Development: The ES indicates that there is also the
potential for combined effects of individual effects once the Proposed
Development is built and operational to:
Neighbouring Commercial/Residential Properties to experience a
combined beneficial effect with regards to wind effect along pedestrian
thoroughfares and at entrances of the Proposed Development during the
windiest season. In addition to this, future on-site users are anticipated to
experience a combined beneficial effect in terms of housing provision and
the provision of open space and playspace; and
 Future on-site Users are anticipated to experience a combined beneficial
effect with regards to wind effect along pedestrian thoroughfares and at
entrances of the Proposed Development during the windiest season. In
addition to this, future on-site users are anticipated to experience a
combined beneficial effect in terms of housing provision and the provision
of open space and playspace;
 Social Infrastructure and Community Facilities (during the demolition and
construction phase) to experience a beneficial combined effect in terms of
housing provision and the provision of open space and playspace; and
 Habitats and Biodiversity (during the demolition and construction phase) to
experience a combined beneficial effect on the Central Line West of White
City SBINC, Wormwood Scrubs Railway Embankment SBINC, Green
Corridor and trees on Site.
Combined Effects of Several Development Schemes


6.143 The EIA considers the potential cumulative effects of the Proposed Development
in relation to other developments within close proximity (approximately 1km) of
the Site that may have an additive effect on the surrounding area. An
assessment of the combined effects of the Proposed Development with the
above cumulative development schemes has been undertaken and can be found
in Chapter 17: Effect Interactions and Cumulative Effects of the September 2014
ES and also within the ES Addendum. A summary of the cumulative effects
identified is provided within the Revised ES Non-Technical Summary which are
considered to be robust.
6.144 The ES considers that the majority of technical subjects covered within the
September 2014 ES and ES Addendum are not expected to result in significant
adverse cumulative demolition and construction effects, as long as standard
mitigation measures, including those detailed within the September 2014 ES and
ES Addendum (such as appropriate traffic management measures and
construction routing; and the introduction of site hoardings and compliance with
the mitigation measures detailed within the CEMP), and other measures as
recommended by LBHF are adhered to. The other cumulative schemes’
demolition and construction works would also need to adhere to such best
practice measures, which would be secured by way of planning conditions, the
scheme design and s106 obligations. The ES considers that there are also
permanent beneficial effects on: employment in the local area, delivery of local
housing targets, additional local spending and flood risk which officers recognise
and have considered further in the planning assessment, within this report.

Residual Effects and Conclusions
6.145 Chapter 18: Residual Effects and Conclusions of the September 2014 ES
presents the residual effects and conclusions of the September 2014 Scheme.
The residual effects that are predicted to result from the proposed scheme
changes are presented in the ES Addendum. Residual effects are defined in the
ES as those effects that remain following the implementation of mitigation
measures which are to be secured by way of planning conditions, detailed design
and s106 obligations.
6.146 The ES anticipates a number of potential temporary adverse effects throughout
the demolition and construction phase. These specifically relate to traffic and
transportation (moderate adverse), noise and vibration (negligible to minor
adverse), air quality (negligible to minor adverse), ecology (negligible to minor
adverse), electronic interference (minor adverse) and townscape, visual and
heritage impacts (negligible to major adverse). The ES notes that the
assessment has been based upon a worst case scenario and it is very likely that
these effects will only occur at points throughout the demolition and construction
activities, as opposed to the entire demolition and construction programme.
Nevertheless, the ES recommends that a principal contractor is appointed by the
Applicant to develop and implement a site-specific CEMP through which
mitigation measures will be implemented, including measures to manage noise
effects. Subject to the implementation of the CEMP which is agreed with LBHF,
the ES considers that the residual effects predicted to result from the demolition
and construction phase of the Proposed Development would be reduced as far
as reasonably practicable.
6.147 Notwithstanding the above, it is noted in the ES that effects during the demolition
and construction phase are temporary and are inevitable for an urban
redevelopment scheme such as this which is located in an area identified for
optimum growth and regeneration.
6.148 During the completed and operational phase, the ES anticipates that minor
adverse (insignificant) effects would occur in relation to operational road traffic
noise, health care and combined emissions from Road Traffic and Energy Plant.
The ES considers that the operation of the Proposed Development will lead to a
number of negligible to major beneficial effects. These include the provision of
housing, provision of open space and play space, employment generation and
additional local spending. The ES predicts beneficial effects for pedestrians and
cyclists, the wind environment at the Proposed Development’s entrances and
along public thoroughfares, and improvements to flood risk on-site.
6.149 The conclusions of the heritage, townscape and visual impact assessment report
that the Proposed Development will have a beneficial effect on a number of
various views and townscape character areas and built heritage assets. The ES
also identifies that the Proposed Development will result in some temporary
adverse effects during the demolition and construction phase. However, the ES
concludes that the Proposed Development would have a permanent positive
effect on the regeneration of the area and contribute to the housing objectives of
LBHF. It is also stated in the ES that the delivery of new homes and the provision
of high quality public realm, open space and playspace will all contribute

significantly to the regeneration of the area. Officers have fully considered the
conclusions within the ES in the planning assessment, set out in chapter 4 which
considers, on balance, the temporary, medium and permanent impacts.
7

Planning Considerations

7.1 The main planning considerations are as follows:
1. Does the proposed development deliver a sustainable regeneration scheme,
by virtue of the proposed mix of land uses and quantum which is acceptable
in accordance with the development plan policies, and benefits the wider
Opportunity Area?
2. Is the proposed housing provision acceptable in accordance with the
Development Plan policies with regards to providing a sustainable and
balanced community, through the provision of a range of accommodation
sizes, typologies and affordability levels?
3. Is the level of affordable housing provision considered to represent the
maximum reasonable level which the development could support?
4. Is the design of the proposed development, comprising the detailed design of
Phase 1 and the outline form of subsequent phases acceptable in
accordance with the relevant Local, Strategic and National Planning policy
which require new development to achieve a high quality of design which
minimises harm to the townscape, visual amenity and heritage assets, and
ensures that the future development of adjoining sites is not prejudiced?
5. Are there any adverse impacts on the living and working conditions of
occupiers within neighbouring properties, or upon those conditions within the
other developments coming forward in the future, including the consented
schemes listed in section 1 of this report?
6. Does the proposal provide a high quality residential living environment which
is appropriate within a central urban location, in terms of dwelling size, layout,
amenity space, provision of open aspects/outlook and access to light?
7. Would the proposed amenity space provision including the proposed public
open spaces deliver a high quality environment which meets the wider needs
of the area as well as those needs of the occupiers within the development?
8. Is there sufficient transport capacity within the area to cope with the additional
demands as a result of the proposed development, and are the car parking
levels in accordance with current planning policies in order to encourage
more sustainable forms of travel?
9. Are there any other adverse environmental impacts which may impact nearby
receptors in terms of noise, vibration, ground conditions, electronic
interference, microclimate, water, drainage, floodrisk or air quality?
10. Would the proposals deliver a development which is sustainable in terms of
its materials, construction, efficiency and performance which maximises
carbon dioxide reductions and maximises renewable energy technologies
and sustainable design techniques?
11. Has the proposal been designed with equality and inclusivity in mind, in
terms of providing an inclusive and accessible environment for all users?
12. Does the proposal make adequate provisions (by way of s106 for example)
for the appropriate infrastructure and non-infrastructure required to facilitate
the development itself and cumulative impact when considered in the context
of the planned level of growth within the wider regeneration area?

13. Have all other planning considerations been addressed within the
development, in terms of socio-economic impacts, crime, archaeology and
waste?
7.2 As indicated in the introduction to this report, officers have considered the proposal
to conflict to some degree with strategic site policy WCOA due to the number of
tall buildings proposed within this site. Officers have given due consideration to
all criteria within the policy in order to assess whether the proposals are
acceptable and in accordance with the thrust of the policy and, on balance, the
Development Plan.
Planning Policy and Statutory Duties
Development Plan
7.3 In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act
2004, the planning application has been assessed against the adopted policies in
the Development Plan together with any other material considerations. The
Development Plan comprises the London Plan (2015), London Borough of
Hammersmith and Fulham Core Strategy (2011) and Development Management
Local Plan (2013). The Government's National Planning Policy Framework
(NPPF) has also been considered. Other adopted planning guidance includes the
White City Opportunity Area Framework (WCOAPF) which has been adopted as
a supplementary planning document. The Development Management SPD has
also been considered.
Equality Act
7.4 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.
7.5 With regards to this application, all planning policies in the London Plan, Core
Strategy, DM Local Plan and National Planning Policy Framework (NPPF) which
have been referenced, where relevant, in this report have been considered with
regards to equalities impacts through the statutory adoption processes, and in
accordance with the Equality Act 2010 and Council's PSED. Therefore, the
adopted planning framework which encompasses all planning policies which are
relevant in officers assessment of the application are considered to acknowledge
protected equality groups, in accordance with the Equality Act 2010 and the
Council's PSED. Given the proposals constitute major development which would
be of strategic importance to the Borough, an Equalities Impact Assessment
(EqIA) has been undertaken which is referenced throughout the report. A
summary of the equalities impacts on protected groups is set out as a separate
section in the report. This draws from the outcomes set out in the EqIA which
forms a comprehensive assessment of the equalities impacts of the
development.
Planning (Listed Buildings and Conservation Areas) Act 1990
7.6 Officers acknowledge that there is a strong statutory presumption under the
Planning (Listed Building and Conservation Areas) Act 1990 and as reflected in

recent case law against the grant of planning permission for any development
which would either (1) fail to preserve the setting or special architectural or
historic character of a listed building or (2) fail to preserve the character or
appearance of a conservation area. This is because the desirability of preserving
the special architectural or historic character of a listed building, or the character
or appearance of the area is a consideration of considerable importance and
weight. Officers have considered the proposals for demolition of the M&S
Warehouse (under the Planning Application) and have determined that the
demolition of the building will cause very limited harm to the character and
appearance of the Wood Lane Conservation Area through the potential creation
of a gap site forming a void within the townscape. Officers have given
considerable weight to the fact that a low level of harm will be caused by the
proposed demolition in reaching its conclusions. Officer’s assessment of the level
of harm to the character and appearance of the conservation area is a matter of
planning judgement and the following section will address these matters in detail.
National Policy
7.7 National Policy came into effect on 27 March 2012 and is a material consideration in
planning decisions. The NPPF sets out national planning policies and how these
are expected to be applied replacing the previous framework of Planning Policy
Guidance and Planning Policy Statements. It is intended to make the planning
system less complex and more accessible, to protect the environment and to
promote sustainable growth. It includes a presumption in favour of sustainable
development in both plan making and decision making.
7.8 The NPPF does not change the statutory status of the development plan as the
starting point for decision making. Proposed development that accords with an up
to date Development Plan should be approved and proposed development that
conflicts should be refused unless other material considerations indicate
otherwise.
7.9 A key principle of the NPPF is the requirement to ensure the planning system does
everything it can to support sustainable economic growth and build a strong and
competitive economy and it identifies that planning should operate to encourage
and not act as an impediment to sustainable growth. It also promotes mixed use
development encouraging the multiple benefits from the re-use of brownfield land
in urban areas.
7.10

The NPPF is aimed at safeguarding the environment while meeting the need for
sustainable growth. It advises that the planning system should;

a) plan for prosperity by using the planning system to build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type, and in the
right places, is available to allow growth and innovation; and by identifying and
coordinating development requirements, including the provision of infrastructure;
b) plan for people (a social role) - use the planning system to promote strong,
vibrant and healthy communities, by providing an increased supply of housing to
meet the needs of present and future generations; and by creating a good quality
built environment, with accessible local services that reflect the community's
needs and supports its health and well-being; and

c) c) plan for places (an environmental role) - use the planning system to protect
and enhance our natural, built and historic environment, to use natural resources
prudently and to mitigate and adapt to climate change, including moving to a low
carbon economy. The NPPF also underlines the need for councils to work closely
with communities and businesses and actively seek opportunities for sustainable
growth to rebuild the economy; helping to deliver the homes, jobs, and
infrastructure needed for a growing population whilst protecting the environment.
Regional Policy (London Plan (2015)
7.11

The London Plan forms part of the statutory development plan against which
planning applications are considered. The London Plan has been subject to
recent alterations with the amended document being formally adopted in 2015.
Policy 2.5 of the London Plan identifies the site within the West London sub
region and Policy 2.9 in the Inner London region. Policy 2.14 refers to areas for
regeneration but some of the areas identified also fall within opportunity or
intensification areas where policy 2.13 is applicable. Policy 2.13 sets out the
Mayor's role in relation to 33 Opportunity Areas (OA's) and what development
proposals within OA's should achieve. White City is recognised in the London
Plan by its classification as an OA in Map 2.4. The whole of the application site
lies within the White City Opportunity Area (WCOA).

7.12

London Plan policy 2.13 states that development proposals within Opportunity
Areas should:
'seek to optimise residential and non-residential output and densities, provide
necessary social and other infrastructure to sustain growth, and, where
appropriate contain a mix of uses' and, 'support wider regeneration (including in
particular improvements to environmental quality) and integrate development
proposals to the surrounding areas especially areas for regeneration'.

7.13

The explanatory text for this policy states:
'Opportunity Areas are the capitals major reservoir of brownfield land with
significant capacity to accommodate new housing, commercial and other
development linked to existing or potential improvements to public transport
accessibility.'

7.14

Policy 2.13 seeks to ensure development in OA's achieve the optimum intensity
of residential use, but remain compatible with the local context and are well
served by public transport. The strategic policy direction for the WCOA set out in
Table A1.1 in Annex 1 (Ref: 32) of the London Plan states:
There is potential for mixed density housing and a focal point for office
development at and around the tube stations at White City and Wood Lane, with
other commercial, leisure, open space, education and retail uses of appropriate
scale to support the local community; and Housing-led intensification should
support local regeneration, enable estate renewal and seek a mixed and
balanced community.

7.15

The strategic policy direction also confirms that the White City Opportunity Area
has an indicative employment capacity of 10,000 and a minimum of 6,000 new
homes target over the plan period to 2031.

Local Policy
7.16
7.17

London Borough of Hammersmith and Fulham Core Strategy (2011)
At a local level, the application site is the subject of a strategic site policy in the
Council's Local Development Framework: Core Strategy (October 2011).
Chapter 7 of the Core Strategy: Regeneration Area Strategies sets out the
Council's wider regeneration strategy. The site forms part of a Strategic Policy
WCOA (White City Opportunity Area). In line with the London Plan, policy WCOA
in the Core Strategy allocates indicative targets of 5,000 additional homes (of
which around 4,500 in White City East) and 10,000 new jobs. Policy WCOA
states:
The Council will work with the GLA, other strategic partners, the local community
and landowners to secure the comprehensive regeneration of the White City
Opportunity Area (WCOA); and, to create a vibrant and creative place with a
stimulating and high quality environment where people will want to live, work,
shop and spend their leisure time. The existing estates community must be able
to benefit from regeneration of the area through access to jobs, better local
facilities, better and more suitable housing, and improved environmental
conditions.

7.18

Policy WCOA adds:
The regeneration of the WCOA will be focused on the development of White City
East, partial development of the BBC TV Centre and encouraging the
regeneration of the White City and adjacent estates.

7.19

The supporting text in policy WCOA states the development of White City East
will include substantial amounts of new housing and affordable housing, as part
of mixed land use schemes.

7.20

Policy WCOA 1 of the Core Strategy is more site specific. Policy WCOA 1
comprises some 18 hectares of potential development land to the north of
Westfield and east side of Wood Lane including the BBC Television Centre. This
policy identifies that the application site (M&S Warehouse) forms part of the
Strategic Site: White City East which also includes the BBC Television Centre,
Imperial College land (north and south of the Westway) and Westfield.

7.21

A considerable amount of work has already been undertaken by the major
landowners on preparation of a wider master plan for this area which was tested
in the preparation of the new White City Opportunity Area Planning Framework.
Taking its lead from the London Plan, the justification within policy WCOA 1 of
the Core Strategy states:
There must be a comprehensive approach to the development of the area which
provides high quality places for living and working that are well integrated with,
and respect the setting of, the surrounding area. Planning applications should
illustrate how proposals sit within the context of a detailed master plan for each
major landholding (or group of closely related landholdings), and in line with the
White City Opportunity Area Planning Framework, its indicative master plan and its
transport study to provide the basis for detailed planning applications. All
development must contribute to achieving the strategic policy for the opportunity

area, especially in terms of directly contributing to the regeneration of the north of
the opportunity area.
And,
The area should be redeveloped for a mix of housing, employment and
community uses, establishing a creative industries hub, primary school, major
leisure facilities, and a local centre with supporting uses (e.g. local shopping,
restaurants and community facilities). 40% of housing should be affordable.
Approximately 25% of housing should be social rented in sizes and types that
enable local estate regeneration. Provision of some student accommodation is
appropriate as part of a satisfactory overall mix of housing.
7.22

Policy WCOA states that the council will expect most of the new development to
be low to medium rise, however a limited number of tall buildings of exceptionally
good design may be acceptable, in particular, close to the A40 and A3220 and in
any other areas identified in the White City OA planning framework tall buildings
strategy.

7.23

It is pertinent to note the explanatory text, which notes that there is an opportunity
to create a high quality townscape, opening up the area east of Wood Lane and
achieving a high degree of permeability and connectivity across the area and to
the surrounding area (including with the Royal Borough of Kensington &
Chelsea). The text notes that parts of the area such as alongside the A40 and
A3220 are less sensitive to the impact of building height, so tall buildings could
be considered as part of the approach to urban design provided they are of
exceptional design quality.
London Borough of Hammersmith and Fulham Development Management Local
Plan (DM Local Plan 2013)
The Development Management Local Plan (2013) sets out the proposed
development management policies used in helping to determine planning
applications. The DM Local Plan has replaced the UDP and will be used together
with the Core Strategy and the London Plan.

7.24

7.25

White City Opportunity Area Planning Framework (WCOAPF)
Jointly with the Mayor of London (GLA) and in partnership with Transport for
London (TfL), the Council has produced a planning framework for the Opportunity
Area in the form of a Supplementary Planning Document (SPD). The WCOAPF
constitutes a Supplementary Planning Document (SPD) and as such does not
form part of the development plan. It is however, a material consideration which
officers have given due weight towards in coming to the recommendations. The
WCOAPF sets out a master planning framework within which individual schemes
could be brought forward for large scale mixed used developments providing
substantial new housing and jobs and accessible to good public transport.

7.26

The principle of regeneration in this Opportunity Area has been well established
in the London Plan (2015) and Core Strategy (2011). Core Strategy policies
WCOA, WCOA 1, WCOA 2 and WCOA 3 have provided up to date site specific
policies in which to assess planning applications in the WCOA.

7.27

Strategic Policy WCOA in the Core Strategy requires all developments within the
White City Opportunity Area to have regard to and be considered against the

White City Opportunity Area Planning Framework (WCOAPF) with similar
reference within policy WCOA 1. The WCOAPF builds upon the Core Strategy
Regeneration policies and promotes the regeneration of the wider White City
area. The WCOAPF contains policy objectives for urban design, land use,
housing, transport, social and environmental and provides policy guidance for
developers and landowners in order to ensure a comprehensive approach is
taken to the redevelopment of the area.
7.28

The WCOAPF sets out an overview of the preferred approach to future
development in the eastern part of the OA (White City East). It identifies a
number of strategic sites where the majority of new development should be
focused. This includes the application site allocated as a development
opportunity site. The WCOAPF recognises development sites to the east of the
OA provide the opportunity to build new high quality housing. Overall the OAPF
supports medium to high density housing as part of a mixed use development,
together with the creation of north-south connections. The Masterplan includes
the provision of a key public open space within the M&S site along with the
provision of buildings which range between 10-20 storeys (maximum). A key
element of the framework is the delivery of 4,500 new homes east of Wood Lane
in a broad range of tenures, house sizes and affordability.

7.29

With regards to the provision of non-residential uses, the WCOAPF permits the
extension of retail and town centre uses (especially major leisure) north of
Westfield which would also support the proposed commercial uses in White City
East and could help improve the planning of the entire area, allowing for a
gradual transition from the town centre and retail uses to more community,
leisure and residential uses.

7.30

In terms of the urban design strategy, the WCOAPF sets out 3 main objectives
which are as follows:
1. Creating areas of new public realm and open space
2. Maximising connectivity; and
3. Quality urban design that responds to context

7.31 All three are relevant to the proposed development. However, point 1 is particularly

relevant as the WCOAPF sets out a clear requirement for provision of a high
quality area of public open space, preferably on each side of the Hammersmith
and City Line viaduct, to give the area identity and provide a recreational space
for residents, shoppers and workers.

7.32 A Development Infrastructure Funding Study (DIFS) has also been prepared as part

of the WCOAPF, in order to identify the cost of a comprehensive package of
physical, social and economic infrastructure investments to support the level of
development proposed in the WCOA. The DIFS was completed in completed in
May/June 2013. The DIFS suggests setting a tariff approach towards providing
the total infrastructure required as part of the redevelopment of the Opportunity
Area. This tariff would be used as a guide to negotiations with developers prior to
any development in relation to legislation in respect of Section 106 and CIL.

7.33 In summary, in light of the relevant and up-to-date planning policy context (Core

Strategy, Local Plan and London Plan (2015)) the nature of the proposed uses
and the quantum of development, officers are satisfied that the application would

broadly comply with the development plan policies, with the exception of the tall
building criterion within policy WCOA.
7.34 As such, it is considered that the proposals are general conformity with the

development plan and WCOAPF within regards to the broad mix of uses and the
overall principal of development subject to a balancing exercise on the urban
design criteria and the detailed planning considerations set out in this report.
A Case for Regeneration

7.35

LBHF Core Strategy (2011) states that a comprehensive approach to
regeneration will be adopted in the Borough by focusing and encouraging major
regeneration and growth in the five regeneration areas in LBHF (Strategic Policy
A). In Regeneration Areas, the Council aims to tackle the physical nature of
places thereby making them better places to live and work. Regeneration is
necessary to address high levels of multiple deprivation and achieve decent
neighbourhoods.

7.36

It is the Council's core objective (explained in the Core Strategy) to complement
physical change with social and economic regeneration, and improve life
chances through improved education, health, safety and access to employment
and better homes. The regeneration areas including White City represent an
opportunity for significant new sustainable place making and will provide the
focus for new development in the borough.

7.37

White City is in need of comprehensive regeneration and the application site
presents its own opportunities to contribute towards securing benefits for the
wider area, particularly through the creation of 22,355sqm of publically accessible
open spaces, the potential provision of new high quality land-mark buildings and
the vital contribution towards the range of housing provision in LBHF. Through
the creation of significant new local and strategic publically accessible open
spaces that would serve both the needs of the site residents and the wider needs
of the Opportunity Area, provision of a range of small-scale commercial,
community and leisure uses and additional housing units catering for local and
strategic needs, improved linkages with the wider area and provision of improved
environmental conditions, the proposals can make a significant contribution to
White City and the Borough. Underpinning the regeneration objectives is the
need to create a more sustainable, mixed and balanced community in the
Borough and in London which will contribute towards reducing levels of social
deprivation.

7.38

The applicant has submitted a Regeneration Report which demonstrates the
potential economic benefits to LBHF which would come from the development.
These regeneration benefits could include, but not be limited to:




Approximately 620 jobs (FTE) during the construction phase;
Approximately 350 jobs (FTE) on-site in the completed development within
a range of commercial uses;
Construction and end-use jobs have the potential to provide employment
and training opportunities for local people. St James will commit to
maximising the opportunities available/accessible to local people through
entering into a s106 with LBHF;







7.39

Up to 1,465 new homes, including over 30% affordable homes (provided
on and off-site) including Extra Care accommodation for elderly people,
rented and intermediate accommodation;
A series of new public open spaces (collectively forming White City Green)
– comprising Exhibition Green (including the new decked area over the
central line), Central Gardens, Kiralfy Square in addition to Counters Quay
and the potential Ecological Walk - serving not only the development itself
but the wider Opportunity Area and beyond;
Provision of £10.8million towards essential social, physical and economic
infrastructure and non-infrastructure within the White City Opportunity
Area, secured by way of s106 planning obligations;
Around £19 million expenditure per year from households living on the
Site; and
Potential £13.1 million New Homes Bonus, and £1.5 million per year in
business rates.

The proposals are considered to be in line with the core planning principles in the
NPPF which places particular focus of stimulating economic growth. The
provision of the additional employment connected with the construction, design
and development processes (including on-going project management and open
space maintenance) and the on-going operational jobs associated with the retail,
office, community and leisure sectors would be considered to encourage
economic growth in accordance with the NPPF. The resulting mix of land uses
are considered to provide additional employment opportunities and new uses
which add to the variety of land uses within the opportunity area. It is considered
that the proposed quantum and range of uses would complement the locality as
an emerging mixed use central London location.
Connections and Linkages

7.40

In light of the significant barriers to east to west and south to north movement in
the area, the Core Strategy policies WCOA and WCOA 1 seek new development
to improve connections to facilitate both east to west and south to north
movement. The site is considered to be strategically important as it represents an
opportunity to open up the land to the east of Wood Lane to the public and allow
unobstructed views towards the iconic BBC Television Centre (from the east). It
would also allow north-south connections between Westfield (to the south) and
the former Dairy Crest and Imperial College sites to the north. Officers
acknowledge that the site is located within the heart of the opportunity area. The
WCOAPF gives support for the provision of a strategic open space located on the
eastern side of Wood Lane extending eastwards which has a north-south
projection. The indicative form of this space comprises a linear park which runs
along both sides of the railway viaduct between the site subject to the Westfield
expansion to the south and the Site to the north.

7.41

The proposals involve the creation of a new graded hard/soft landscaped arrival
space to the south of the extended vehicle bridge. This space requires the
decking over the central line to the north of Wood Lane station adjacent to the
front forecourt of the BBC Television Centre. This creates a clearly defined entry
point to the site and also provides a potential route through the Hammersmith
and Circle Line viaduct towards the extended Westfield shopping centre which is
currently under construction. Officers consider that this entry point is critical to

enabling the site to be connected to the surrounding area and vice versa. It is
considered that potential linkages to the east, north and south of the site would
improve accessibility and permeability through the area considerably. The large
central linear strip of landscaped open space which runs in between the main
building blocks (A3, B1 and D1 and E1) comprises a central green which would
form part of a potential sequence of large urban squares starting with the Imperial
College square (on the Woodlands site), through the central square within the
Dairy Crest site and onwards to the linear east-west green within the Westfield
site.
7.42

There is potential to form a comprehensive urban design response to the swathe
of railway arches within the Hammersmith and City line viaduct in order to
improve south-north linkages between Westfield and the Site, and introduce new
active land uses within the TfL owned railway arches in order to enhance the
vibrancy of the setting. A collaborative response is necessary in order to
implement a comprehensive strategy for the redevelopment of the arches, and
this will be set out in the s106.

7.43

It is considered that improving the accessibility of the area as whole would
encourage more sustainable patterns of travel from people walking and cycling to
and from, and through the site. It would also provide an attraction to encourage
more commercial uses to the site, which would bring with them a number of
potential employment benefits. Enabling connections and linkages through the
White City area is a Core Strategy and WCOAPF objective which will help open
up the area.

7.44

In conclusion, the proposed development provides opportunities to introduce
important new linkages and connections which would enhance the overall
permeability and legibility within the Opportunity Area. Therefore, the proposed
development would accord with the strategic aspirations of the regeneration area
policies with regards to movement, connectivity and vibrancy.
Employment Opportunities

7.45

It is considered that the current development proposals provide some small scale
opportunities to create additional employment within the non-residential uses as
part of the mixed use redevelopment of the M&S warehouse thereby ensuring
there is a balance of uses within White City. There is also some scope within the
Extra Care Housing for support staff to be sourced locally.

7.46

The development presents an opportunity to secure new employment for people
living in the Borough, including those residing in the White City Estate. The
proposals have the potential to generate up to 620 full time equivalent jobs during
the construction phase of the development and up to 350 full time equivalent jobs
within the retail, restaurant, leisure, community, Extra Care Housing and office
sectors, during the operational phase of the development. The development
would provide the following employment provision:
Use Class
Approximate FTE Max
A1 – A5 – Retail/Restaurant
150
B1 – Business
70
C3 – Extra Care Housing
70
D1 – Community
45

D2 – Leisure
Total

20
350

7.47

Officers have also reviewed the employment opportunities that relate to the
provision, management and maintenance of the on-site public open spaces. The
applicant has expressed a willingness to set out a principle framework within the
s106 that would seek to maximise further opportunities for local employment in
the on-going management and maintenance of the public open spaces.

7.48

Officers have engaged with the applicant to ensure that appropriate s106 controls
are put in place to ensure new jobs and training initiatives are accessible to local
people, particularly those living in White City and the surrounding area. The
applicant and has expressed a willingness to work with LBHF in fostering a
partnership whereby employment training, outreach programmes, skills
development, traineeships, apprenticeships, job fairs and workshops are more
actively promoted to local people. In addition, the applicant has confirmed their
commitment (by signing up to appropriate planning obligations) to working with
LBHF with regards to business procurement whereby local firms, businesses and
practices would have the opportunity to compete for construction contracts as
part of a tendering process aimed at assisting local business.

7.49

The applicant has expressed a willingness to work with the LBHF's Economic
Development Team as well as the Council's Work Zone facility, based at
Shepherd's Bush Library. This commitment would be secured through the s106
agreement.

7.50

Officers acknowledge that the development would provide opportunities for
people of varied qualifications and occupations. Jobs directly generated by the
offices, leisure, Extra Care Housing, retail and community use could include
hospitality and retail positions, administrative posts (HR, accounting etc),
cleaners, catering assistants, security officers, chefs, restaurant/bar staff and
maintenance workers. There will also potentially be some skilled technical and
administration jobs in the offices, community, extra care housing and leisure
uses, combined with jobs in catering, retail, restaurant and hospitality. The onsite provision of public open space will require significant management, on-going
maintenance and further event/function planning facilities, which could also
provide on-site employment opportunities. Potential jobs could include landscape
gardeners, arboriculturalists, security officers, park wardens, events coordinators, community liaison offices etc.

7.51

In order to ensure that the local residents have the appropriate ability to secure
employment on the site, the applicant will be required (and has offered) to
develop an employment and training strategy with the Borough whereby
employment opportunities to a range of jobs are to be actively advertised and
promoted to all local residents at the earliest opportunity, including those hardest
to reach.

7.52

The applicant acknowledges that collaboration work with local schools and local
groups should be investigated so that local children and key groups would have
access to the leisure uses, including potential functions within the flexible open
spaces. This would continue the pre-application and post-submission work that
the applicant has undertaken with the local community, particularly Phoenix

School. An on-going community consultation plan will be secured within the s106
which requires the applicant to carry out continued consultation with local schools
and organisations to maximise the use of the green spaces for recreational and
leisure uses.
7.53

The requirement to produce an employment and training strategy also includes
training programmes for vital construction jobs, which would be used in parallel
with a labour demand forecast for the whole construction period to identify when
particular skills/trades are needed in order to fill the required construction jobs.

7.54

Through the Section 106 agreement, the LPA will secure a clause which requires
an on-going commitment from the applicant in partnership with the Council to
prepare an employment and training strategy. This would include a review
mechanism where the provisions of the strategy are appraised in order to assess
the successes and failings of the strategy and identify where improvements are
necessary. The strategy would need to consider amongst other matters, impacts
on the equalities groups to ensure all people have access to jobs and how the
open space use can be maximised in order to improve its wider relationship with
the area.

7.55

In summary, the additional employment opportunities generated by the
development are regarded by officers to represent a small but important
contribution to the Opportunity Area, and providing the opportunities are aimed
principally at those in the greatest need, the development would bring about
additional employment for the borough addressing problems of social deprivation
at the same time as stimulating the economy. In conclusion, the proposals are
considered to be in accordance with both strategic regeneration objectives in the
Core Strategy along with the detailed opportunity and regeneration area site
policies which aim to deliver regeneration in the Borough.
Land Uses

7.56

The proposed development provides scope for the following non-residential land
uses:
Use Class
Floorspace (GEA)sqm
A1 – Retail
Up to 3,450sqm
A2 – Financial and Professional
Services
A3 – Restaurant
A4 – Bar
A5 – Hot Food Takeaway
B1 – Business/Office
Up to 1,000sqm
D1 – Community/Health
Up to 1,910sqm
D2 - Leisure
Up to 1,910sqm

7.57

The proposed land uses would be located within the following plots, subject to
being in accordance with the maximum floorspace provisions set out in the
parameters plans/development specification report:
Building Plot
A1

Land Uses
A1/A2/A3/A4/A5/D1/D2

Floorspace
(GEA)
1,066sqm

A3
B1
C1
D1
D2
D3
E1
E2

A1/A2/A3/A4/A5/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2
A1/A2/A3/A4/A5/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2
A1/A2/A3/A4/A5/B1/D1/D2

929sqm
1,200sqm
1,000sqm
1,200sqm
1,000sqm
1,000sqm
1,000sqm
1,000sqm

7.58

The proposed maximum floorspace for non-residential uses (across the whole
site) equates to 8,270sqm.

7.59

No details of the floorspace of internal layouts are provided within any of the
plots. Plots A1 and A3 (within the detailed element) comprise up to 1,995sqm
flexible floorspace.

7.60

Parameter Plan PTA-425-PP-1008 and detailed drawings confirm the location of
non-residential uses at ground floor level. The distribution and specific land uses
across the Site has not yet been determined. The detail of the location of uses
will be reserved by either planning condition (for the Detailed Component) or
considered in detail as part of the Reserved Matters Applications (for the Outline
Component). It is acknowledged that this approach provides the maximum
flexibility for the Applicant to respond to the market demand at the appropriate
stage that the floorspace is being delivered and will provide the best possible
chance for the proposed units to be let. At the same time, the Council retain
adequate control through the use of planning conditions.

7.61

The applicant confirms that the appropriate locations for commercial/leisure/office
and community uses will be determined largely by market research and the
desire to create a ‘hub’ of activity around White City Green. The applicant
considers that, together with the high quality public realm, the non-residential
uses would contribute to the aspiration to create a strong sense of place. The
ground floor design set out in the detailed component and the land use
parameter plans propose non-residential uses in order to provide active ground
floor frontages and the opportunity for the public to integrate with the
development. The applicant confirms that the scale and design of the nonresidential space will need to ensure that the units are suitable for the potential
occupier’s requirements. The nature of the uses and the design of the public
realm seek to generate vibrancy and vitality within the development which could
significantly contribute to the overall regeneration of the WCOA.

Land Use Assessment
7.62

Strategic Policy WCOA of the Core Strategy states that White City East
(WCOA1) should be redeveloped for a mix of housing, employment and
community uses, establishing a creative industries hub, primary school, major
leisure facilities, and a local centre with supporting uses (e.g. local shopping,
restaurants and community facilities). The policy further states that the overall
aim is to regenerate the area to create a vibrant and creative place with a

stimulating and high quality environment where people will want to live, work,
shop and spend their leisure time.
7.63

The NPPF states that "when assessing applications for retail, leisure and office
development outside of town centres, which are not in accordance with an up-todate Local Plan, local planning authorities should require an impact assessment
if the development is over a proportionate, locally set floorspace threshold ...".

7.64

The applicant has not submitted a retail assessment on the basis that they
consider the proposals are compliant with an up-to-date local plan as. set out in
their planning statement. Specifically, the LBHF Core Strategy sets out in policy
WCOA1, which relates to White City East - "the area should be redeveloped for a
mix of housing, employment and community uses, establishing a creative
industries hub, primary school, major leisure facilities, and a local centre with
supporting uses (eg. local shopping, restaurant and community facilities). Within
the overall mix of uses there could be scope to accommodate major education,
cultural and health facilities."

7.65

Furthermore it is acknowledged that within the White City OAPF, the site is
designated for housing as part of a mixed use scheme. The OAPF recognises
that "the extension of town centre uses north of Westfield would also support the
proposed commercial uses in White City East and could help improve the
planning of the entire area, allowing for a gradual transition from town centre and
retail uses to more community, leisure and residential uses."

7.66

It is relevant to note that the White City OAPF specifically states, in relation to
White City Green, that "the Green will be bound to the north and south by new
commercial, creative, retail, residential and leisure uses ." The applicant has
interpreted the that it is clearly anticipated by policy that town centre uses would
be provided on the M&S Site to meet the objective of convenience for not only
new residents but also workers, shoppers and visitors to the area.

7.67

The White City Opportunity Area also includes an expectation of the creation of
some 10,000 new jobs. The Core Strategy strategic policy for the White City
Opportunity Area includes the reference to the creation of around 10,000 new
jobs and seeks to create an environment where people will not only want to live,
but also "work, shop and spend their leisure time". The mix of uses proposed are,
therefore, required in order to meet this overarching policy for White City.

7.68

It is also noted that the principle of a residential-led, mixed use development on
this site is supported in strategic terms, as concluded by the GLA in their Stage 1
report.

7.69

In conclusion, given the policy in the Core Strategy and reference in the WCOA
Planning Framework, the applicant has assessed the proposed land uses as
being in accordance with the up-to-date Local Plan and, therefore, the proposals
need not be subject to an impact assessment as set out in paragraph 26 of the
NPPF. The proceeding paragraphs set out the council’s position on whether any
further assessment is necessary to consider the proposed town centre uses
(retail/leisure) which form part of the proposals.

7.70

Officers have considered the quantum and type of retail and leisure uses
proposed in order to come to a view on whether further assessment is necessary.
In light of the applicant’s analysis above, officers acknowledge that the proposals
are in broad compliance with the strategic site policy with regards to the land
uses. As such, the NPPF gives discretion to councils in determining whether
further assessments are needed.

7.71

Officers consider that the strategic site policy guidance is clear in acceptance of
the principle of supporting town centre uses which occupy a very low proportion
of the floorspace within the context of the overall scheme.

7.72

Officers also acknowledge the proposed proportion/type of non-residential land
uses are similar to the provision of the town centre land uses within the nearby
developments at the BBC Television Centre, the former Dairy Crest site and the
Imperial College site (formerly BBC Woodlands) where the non-residential ‘town
centre’ uses are largely ancillary to the main use of each site. In each case, it
was demonstrated that the proposals were in accordance with the land use
policies in terms of the extent of the town centre uses, proposed within each
scheme.

7.73

Officers are satisfied that the proposed retail and leisure uses within the
development are differentiated from the retail offer set out in the Westfield
extension scheme which comprises a large quantum of retail adjacent to the town
centre Officers also draw an important distinction that the current proposed retail
offer would not comprise a large superstore or department store which would
have a very different retail profile from the small local facilities that are proposed.

7.74

As such, although it could be considered that a retail assessment is required to
undertake a qualitative assessment of the impacts of the proposed retail, it is
clear that the principle for such uses within large regeneration schemes is well
established. Further assessment is therefore considered unnecessary in order to
fully assess the impact of the retail given the scale and nature of this large
residential-led proposal. As such, officers have formed the view that we are able
to reach a robust conclusion based on the level of information submitted as part
of the application, and with due consideration of the proposals being broadly
compliant with the strategic site policies, without a retail impact assessment,
which is in accordance with the objective of the NPPF guidance.

7.75

7.76

Non-Residential Uses
Retail Uses (Classes A1-A5): Broadly, the proposed A, B and D Class land uses
specified in the maximum floorspace table would be considered to fall within the
list of uses deemed acceptable at the site as set out in the adopted Core Strategy
and WCOAPF policies. Although not forming the main land uses (ie: residential
(C3)), officers acknowledge that they would contribute positively to meet the
above objective to create a stimulating and vibrant environment within the site.
The proposed A Classes (A1/A2/A3/A4/A5) could result in the provision of up to
3,450sqm (GEA) floorspace across the whole site within the detailed and outline
components (combined). These uses include retail/cafe (use Class A1), financial
or professional institution (A2), restaurant (A3), bar (A4) or take-away (A5). The
proposed D Classes comprise leisure uses (Use Class D2) and community uses

(D1). Up to 1,910sqm of new Class D1 floorspace and up to 1,910sqm of new
Class D2 floorspace is proposed across the whole development (in both detailed
and outline components), in accordance with the maximum parameters. Up to
1,000sqm of Class B1 (office) floorspace is also proposed within development
plots B1, D1, D2, D3, E1 and E2.
7.77

The proposals provide the opportunity for non-residential uses to be located on
the ground floors to all plots within the outline component (Plots B1, C1, D1, D2,
D4, E1 and E2) which is set out in the parameters plan (ground floor uses). The
floorspace should not exceed the maximum limits as set out in the above
maximum floorspace table, which should be applied alongside the approved
parameters plans for the outline components of the development. Plots A1 and
A3 (the detailed component) contain fixed floorspace amount (1,995sqm for
flexible uses A1-A5, D1 and D2 uses).

7.78

In respect of the A classes (A1-A5), officers are satisfied that the level specified
in the maximum limits would serve the day to day needs of residents, visitors and
the businesses within the site. Officers consider that the strength of offer for
leisure and retail in Shepherds Bush Metropolitan Centre and Westfield London
mean that they well placed to withstand any competition from the small scale, in
part ancillary, retail and leisure floorspace proposed at the M&S site. Therefore,
in conclusion, officers do not see any merit in further impact analysis being
undertaken as the proposed uses are considered to be consistent with the
supported land uses that are identified in the relevant site specific policies in the
Core Strategy and policy guidance in the WCOAPF.

7.79

Business/Office (B1): The proposals provide capacity for the provision of up to
1,000sqm of Class B1 use floorspace spread across the plots B1, D1, D2, D3, E1
and E2. Class B1 uses include business and light industrial uses. The council's
Core Strategy and the draft White City Opportunity Area SPD indicate that the
priority for development in this area should be to maximise the provision of jobs
in a high mix of employment generating activities. The proposed 1000sqm of
office floorspace in the application would contribute to up to 70 jobs which would
add to the employment provision within the area.

7.80

The relevant policies for the consideration of the office space include: NPPF,
Core Strategy Policy WCOA, Strategic Site Policy WCOA1, Strategic Policy B,
Policy LE1, London Plan Policy 4.2 and DM LP Policy B1. Officers note that there
are established office uses within the Opportunity Area and the proposed office
floorspace provision within the development would be compatible with the area.

7.81

In summary, it is considered that the proposed provision of office floorspace
would contribute to the overall mix of uses within the site, which is consistent with
the requirements of the WCOA policies and would be in accordance with the
Core Strategy Policies with regard to employment generation in the area (eg
Strategic Policy B seeks substantial office based development in the WCOA).

7.82

Community Uses (Class D1 use): The proposals provide capacity for the
provision of up to 1,910sqm of Class D1 use floorspace spread across the
various plots. Class D1 uses include museums, churches, crèche/day nursery,
library, community hall, educational/training facilities etc.

7.83

It is considered that the above uses within Class D1 could make a contribution to
the provision of community facilities for local residents within the area, to ensure
sufficient facilities exist to meet the growing demand in the area. This type of use
would be considered to accord with the Council's key objectives for the White
City Opportunity Area which requires the White City East area to be redeveloped
to include community uses.

7.84

Leisure Uses (Class D2 use): In terms of the proposed leisure uses (D2 Class),
the application is seeking a maximum of 1,910sqm of Class D2 (leisure)
floorspace. The additional provision would introduce a further land use to the
overall mix of uses within the site, which would contribute towards delivering a
mixed and balanced community. It is considered that the principle of leisure uses
in the area is supported by the Core Strategy and the WCOAPF site specific
policy with regards to attracting leisure uses.

7.85

Officers conclude that the proposed leisure, community and office and retail uses
has the potential to complement and support the residential uses within the
development site, subject to the detailed provisions within the reserved matters
applications. With such controls in place, it is considered that the development
would result in provision of a more balanced and sustainable community
comprising a mix of complimentary uses within a highly accessible location. The
additional retail, office, community and leisure uses could positively add to the
sustainable mix of uses on the site, and within the Opportunity Area making the
area more attractive and balanced in terms of land use mix. Officers are of the
view that the additional uses alongside the significant provision of open space
would reinforce the mixed use character of the proposed site, which would make
it a more inviting place to work, visit as a leisure destination and place to live.
Officers consider that the proposed leisure, community, office and retail uses
(including the restaurant/cafes) would be acceptable in terms of their impact on
nearby town centres, in accordance with up-to-date planning policy guidance in
the NPPF and Core Strategy Policies C and WCOA.

7.86

7.87

Housing
The principal land use within the development comprises residential (Class C3
use), which would replace the former Class B8 (warehouse/mock-up store). As is
set out above, it is considered that the proposed replacement of the warehouse
and provision of a mixed use-residential led development would be acceptable, in
principle, in land use and broad regeneration terms. The following section of this
report considers the details of the proposed residential in terms of the housing
mix, dwelling sizes, typology and level of affordable housing in order to confirm
whether the provision of housing set out in the development is in accordance with
planning policies at all levels.
The NPPF seeks to deliver a wide choice of high quality homes, widen
opportunities for home ownership and create sustainable, inclusive and mixed
communities. The NPPF includes twelve core planning principles, several of
which are particularly relevant to new housing. These include the following:
 enhancing and improving the places in which people live;
 support sustainable economic development to deliver the homes, business
and industrial units, infrastructure and thriving local places;

 effective use of land by reusing land that has been previously developed
(brown field land), provided that it is not of high environmental value;
 promote mixed use developments, and encourage multiple benefits from the
use of land in urban and rural areas.
7.88

The NPPF requires a balancing exercise of the regeneration needs set out in
local policies against the need to encourage economic growth and stimulate
development in the key regeneration areas that are in most need of investment.

7.89

In general, the London Plan recognises the need for more homes in London. The
London Plan supports optimised housing densities for residential development
within or in proximity to town centres and encourages the provision of additional
housing above the stated minimum targets; subject to compatibility with the local
context and sustainable principles. London Plan policy 3.3A to G sets out the
Mayor's strategic criteria for increasing housing supply up to 2021. Policy 3.3A
recognises the pressing need for more homes in London in ways that provide a
real choice at a price Londoners can afford. Policy 3.3B states that an annual
average of 32,210 net additional homes should be delivered per annum in
London. Within this overall aim, Table 3.1 sets an annual target of 615 net
additional dwellings for Hammersmith and Fulham (excluding an increment in
provision in the Earls Court West Kensington Opportunity Area). Policy 3.3D of
the London Plan states that boroughs should seek to achieve and exceed the
housing targets set out in Table 3.1 of the plan.

7.90

London Plan policy 3.4 seeks that development optimises housing output within
the relevant density range while respecting local context, the Plan's design
principles and public transport capacity. Policy 3.7 'Large Residential
Developments' encourages large development sites (in excess of 5ha or 500
units) to be located within areas of high public transport accessibility and for them
to be the subject of plan led and consultative processes to coordinate provision of
necessary infrastructure and to provide distinctive character consistent with the
development density guidance that is provided in Table 3.2.

7.91

The site falls within the White City Opportunity Area whereby the London Plan
identifies there is capacity for a minimum of 6,000 new homes. This regeneration
objective is also reinforced by the Core Strategy at Policy WCOA which identifies
an indicative number of 5,000 additional homes (of which about 4,500 are in
White City East which comprises land to the East of Wood Lane which is where
the M&S site is located).

7.92

Core Strategy Policy WCOA also states that new homes built in White City will be
expected to provide a local ladder of affordable housing opportunity.
Furthermore, regeneration schemes will need to provide an appropriate level of
supporting leisure, green space, schools, community and other facilities. The
policy states that development of privately owned land in White City West and
East will not be acceptable unless it contributes directly to regeneration of the
whole of the north of the Opportunity Area.

7.93

Core Strategy 2011 Policy H1 reiterates the London Plan's annual target of 615
net additional dwellings for the borough including the provision of new housing
through conversions and policy H4 seeks to increase the supply and choice of
high quality residential accommodation. Policy DM A1 of the DM Local Plan

states the Council will seek to exceed the London Plan housing target by seeking
housing on both identified and windfall sites and as a result of change of use.
7.94

In light of the relevant adopted policy within the London Plan (2015) and the Core
Strategy, the principle of providing new housing within the development site
would accord with the overall provisions in the Core Strategy, London Plan and
NPPF (Developing a Wide Choice of Homes).

7.95

Residential use would be the primary land use within the proposed development.
The revised application seeks permission for a maximum of 147,410sqm (GEA)
of residential floor space plus ancillary residential floorspace (combined in the
outline and detailed elements) which could accommodate up to 1,465 new
homes, depending on the precise mix of unit sizes. It is considered that
development of this quantum would make a significant contribution towards
meeting and exceeding the housing targets set out in the above planning
policies.

7.96

In conclusion, the new housing in the development is proposed in an area that
benefits from good public transport accessibility and would provide a substantial
contribution towards meeting the established London Plan and Core Strategy
housing targets. It is therefore considered that the principle of a mixed use
development with a significant residential component is considered to comply
with the land use policies and guidance set out in the NPPF, London Plan and
Core Strategy.

7.97

Affordable Housing
The development proposes a significant number of new affordable residential
units, 279 units on-site which comprises 20% of the indicative 1,395 unit scheme.
Given the amount of new housing which forms part of this scheme, officers have
considered whether the proposals are in line with the London Plan (2015) and
Borough's regeneration and affordable housing objectives set out in the strategic
objectives chapter and strategic policies chapter of the adopted Core Strategy.

7.98

At a strategic level, policies 3.8, 3.9, 3.10, 3.11 and 3.12 of the London Plan
(2015) are relevant to affordable housing. The London Plan seeks to ensure that
an average of 13,200 new affordable homes is built each year across London.
This would equate to approximately 40% of the total number of units required
under housing targets. This affords Local Authorities greater flexibility in how they
secure affordable housing units. Policy 3.8 identifies amongst other things that
development should offer a range of housing choices in terms of sizes and types
including affordable family housing as a priority.

7.99

Policy 3.9 addresses the need for promoting mixed and balanced communities by
tenure and household income particularly in some neighbourhoods where social
renting predominates and there are concentrations of deprivation. Policy 3.10
sets out the criteria for housing to fall within the definition of affordable housing
with the supporting text cross referencing the household annual income ranges
within the London Plan Annual Monitoring Report for intermediate housing. The
supporting justification to policy 3.10 defines the affordability requirements for
intermediate housing. In the London Plan, the Mayor sets out a higher
intermediate housing income threshold of £80,000 for households with
dependents (ie: for 3 bed units), in order to reflect the higher cost of both

developing and buying family-sized homes in London. This figure was derived by
up rating the upper income threshold in the Plan (£74,000). The upper threshold
for intermediate non-family housing has been increased to £66,000.
7.100 Policy 3.11 of the London Plan (2015) sets a target for boroughs to `seek to
ensure that 60% of the affordable housing provided is affordable rented housing
and 40% is intermediate housing'. The second part of the policy 3.11 relates to
the establishment of Borough level affordable housing targets through LDF
preparation that takes account of a range of considerations that include strategic
and local circumstances, mixed and balanced communities, priority for affordable
family accommodation and viability.
7.101 Policy 3.12 of the London Plan states: The maximum reasonable amount of
affordable housing should be sought when negotiating on individual private
residential and mixed use schemes, having regard to:
a. current and future requirements for affordable housing at local and regional
levels identified in line with Policies 3.8, 3.10 and 3.11 and having particular
regard to guidance provided by the Mayor through the London Housing
Strategy, supplementary guidance and the London Plan Annual Monitoring
Report (see paragraph 3.68)
b. affordable housing targets adopted in line with Policy 3.11,
c. the need to encourage rather than restrain residential development (Policy
3.3),
d. the need to promote mixed and balanced communities (Policy 3.9)
e. the size and type of affordable housing needed in particular locations
f. the specific circumstances of individual sites
g. resources available to fund affordable housing, to maximise affordable
housing output and the investment criteria set by the Mayor
h. the priority to be accorded to provision of affordable family housing indicated in
policies 3.8 and 3.11.
7.102 Part B of policy 3.12 seeks negotiations on sites and should take account of their
individual circumstances including development viability, resources available
from registered providers (including public subsidy), the implications of phased
development including provisions for re-appraising the viability of schemes prior
to implementation ('contingent obligations'), and other scheme requirements.
7.103 At a local level Core Strategic Policy H2 states that 40% of the new housing
should be affordable and provide a better overall mix of unit sizes to help
alleviate overcrowding in existing accommodation. However, Policies WCOA and
WCOA 1 of the Core Strategy are more specific to this site and all development
within White City. Policy WCOA confirms that development of land in White City
East should provide a sufficient mix and quantity of social rented housing
(approximately 25% of all new housing units) to enable the opportunity for a
proportion of existing estate residents to be re-housed in better accommodation.
This policy together with policy WCOA 1 envisages that privately owned land
such as the application site would contribute towards the regeneration of the
housing estates to achieve a more mixed and sustainable community across the
area within which the existing community can thrive as a result. The policy
reflects the guidance in the NPPF which encourages sustainable mixed and
balanced communities.

7.104 Policy H2 of the Core Strategy requires the provision of affordable housing on
sites that have the capacity for 10 or more units. As the development site falls
within a regeneration area with Council estates in the vicinity, Policy H2
acknowledges that proposals should normally make provision a small proportion
of social housing to enable regeneration of the Estates. In negotiating for
affordable housing and for an appropriate mix of intermediate, affordable rented
and social rented housing in a proposed development, the Council will take into
account:




Site size and site constraints;
Financial viability, having regard to the individual circumstances of the site, the
availability of public subsidy and the need to encourage rather than restrain
residential development; and;
The affordability and profile of local housing; the scope for achieving a more
mixed and balanced community in the borough, or in an area where there are
existing concentrations of social rented housing.

7.105 Policy H2 states that the council would prefer all additional affordable housing to
be intermediate and affordable rented housing unless a small proportion of new
social rented housing is necessary in order to enable proposals for the
regeneration of council or housing association estates, or the replacement of
unsatisfactory accommodation, particularly in accordance with policies for the
regeneration areas set out in this plan.
7.106 The WCOAPF supports the principle of refurbishment or redevelopment of the
housing estates that are in close proximity to the site (particularly the White City
Estate) which is immediately to the west of the site. The WCOAPF also suggests
that subject to further consultation with residents, new development of affordable
housing in White City East may provide opportunity for residents who consider
themselves to be living in less than ideal circumstances or environmental
conditions in the existing estates to more to a new social rented home in the
development, or enable residents the opportunity to move into intermediate
housing if they could afford to. This responds to Core Strategy policy WCOA and
WCOA1. It adds that subject to viability, approximately 25% of all the new
housing should be social rented housing and 15% intermediate so that the
affordable housing units could, if so demanded and agreed, be used for the
regeneration or refurbishment of housing estates in White City.
7.107 In determining the acceptability of the proposals in accordance with London Plan
policies and policies H2, WCOA and WCOA1 of the Core Strategy, regard has
been given to the site size and constraints, financial viability, the individual
circumstances of the site, the availability of public subsidy and the need to
encourage rather than restrain residential development.
Extra Care Housing
7.108 In forming the view on the acceptability of the overall affordable housing
provisions, officers have had due regard for Policy - DM A5 Meeting needs of
people who need care and support which is relevant in terms of assessing the
appropriateness of the extra care housing.

7.109 The policy states: any application for new special needs housing will need to
show that:
 there is an established local need for the facility;
 the standard of the facilities are satisfactory and suitable for the intended occupants;
 there is a good level of accessibility to public transport and other facilities needed by
the residents; and
 the impact of the proposed development will not be detrimental to the amenity of the
local area or to local services.
7.110 LBHF Core Strategy and draft Local Plan support the need for new housing for
people who need care and support, subject to meeting certain criteria including
local need. This policy approach is supported by the GLA Strategic Market
Housing Assessment indicates that at a London level there is insufficient supply
of older people’s housing. In addition, LBHF’s strategic housing market
assessment 2014/15 states “Estimation on demand for services for older people
is complex but the current indication is that the upward trend is set to continue
and it is therefore reasonable to assume that this is likely to translate into an
increase in demand for older peoples care and accommodation”.
7.111 LBHF strategic market assessment goes on to say “The council is committed to
improving sheltered housing and working with residents to explore options to
deliver these improvements as well as working with the NHS and others to
deliver new types of private and social sheltered housing which will include onsite home and medical care. Plans are in place to deliver new mixed use extra
care beds in borough including private for sale units for older people”.
7.112 In order to respond directly to the above planning guidance and further detailed
evidence base, the proposed development would provide 115 affordable units of
accommodation for people who qualify for extra care. The ‘Extra Care units
comprise 65 x rented units and 50 x intermediate units and would be available,
primarily to people aged over 55. The proposed Extra Care units would be
delivered within the second phase of development which is due to commence in
2019 and be completed by 2023. The proposed land use which the applicant is
applying for the Extra Care housing is Class C3 (Residential) which differs from a
Residential Care Home (Class C2) given the levels of care provided (as part of
the Extra Care facility) would be towards the lower end of the care needs range.
Where higher levels of care are required, additional on-site facilities will be
available, but these would need to be ancillary to the main use of the site (as
Class C3 residential). The Extra Care Housing may include some units for
temporary accommodation for respite care/rehabilitation subject to the agreement
with LBHF Adult Social Care and the RP.
7.113 Officers have liaised with the Borough’s Adult Social Care team and Housing
Teams and it is considered that there would be a number of significant benefits
that additional ECH units will have, including:
 The development of high quality, bespoke accommodation for borough
residents at no capital cost to the Council;
 The development of an intermediate housing product e.g. shared ownership or
similar, will increase the options for people with housing equity;
 Reduced social isolation and improved well-being and outcomes for a greater
number of residents;

 The current supply of ECH is insufficient to meet the current demand; this will
be compounded as the number of older people increases; a new scheme will
enable the Council to better meet future expected demand;
 The opportunity to use the latest assistive technology will enable people to live
more independently and manage risk effectively;
 The scheme will assist the Council in meeting future Housing Strategy
objectives;
 A flexible contracting model will enable a more personalised service offer and
greater transparency of the use of council resources;
 Health funded rehabilitation beds will reduce unnecessary stays and
readmission to hospital for older people;
 Investment in a high quality built environment and care and support service
may reduce the level of care an individual requires compared to other
settings on an invest to save basis.
 The provision of additional ECH would free up potentially under-occupied
affordable homes within LBHF which could be used more efficiently;
7.114 The applicant has identified One Housing Group (OHG) as the potential provider
for this accommodation. OHG have demonstrated to LBHF experience of
managing extra care housing schemes across London. Notwithstanding this, the
extra care housing is located within the outline component of the scheme and the
application need not approve of the provider at this stage as the ECH is yet to be
designed in detail. Therefore, the extra care housing would need to be secured
within the section 106 agreement in terms of the detailed provisions which would
confirm the tenure, location, affordability and registered potential provider/RP
details (that would need to be approved by LBHF). The Council’s Adult Social
Care Team would be consulted on the details that are set out in the s106
agreement.
7.115 In summary, it is considered that the proposed extra care housing would provide
additional affordable housing that would meet a growing need for such type of
accommodation for the expanding elderly population in the Borough, thereby
meeting a local need in accordance with Local Plan policies DM A5, H1, H2 and
H4 in terms of increasing the supply of housing (which is affordable) for people
with a range of needs. It is proposed that the proposed extra care housing
detailed provisions will be secured by way of section 106 agreement.
Affordable Housing Tenure, Type and Affordability
7.116 The proposed on-site provision of affordable housing comprises a range of
tenures and dwelling sizes that are as follows:
65 x Extra Care Housing (Rented) Units
50 x Extra Care Housing (Intermediate) Units
102 x Affordable Rent Units (20 x 1 bed, 41 x 2 bed, 36 x 3 bed and 5 x 4 bed)
62 x Intermediate (Shared Equity) Units (16 x studios, 22 x 1 bed and 24 x 2 bed)
Total: 279 x Affordable Units
7.117 The provision of standard affordable housing (ie: the non-extra care units)
comprises a split of 60% (rented) and 40% (intermediate) which is in accordance
with the above housing policies at all levels. The range of dwelling sizes across
the tenures is considered to be good. In particular, the larger family sized
affordable rented units are welcomed as they would provide for a defined need

for such accommodation within the Borough. Although no larger family sized
intermediate are provided for, it is considered that the proposed dwelling mix,
overall, is broadly in accordance with the full list of planning policies listed above
in terms of providing a sustainable and balanced mix of homes.
7.118 The affordable rents for the 1 and 2 bed units would be set at no higher than the
Local Housing Allowance levels (which typically comprises between 50-65% of
market rent within LBHF). The affordable rents for the 3 and 4 bed units would be
no higher than target rents (which are generally no higher than 50% of market
rent). The range of rental levels is broadly compatible with the emerging Housing
Strategy (draft was published in December 2014).
7.119 The intermediate shared equity units would be split equally within the LBHF
household income bands which comprises 33% of the units (at the Lower Income
Range) available to households with an income of up to £30,000 (per annum):
33% of the units (at the Middle Income Range) available to households with an
income of up to £40,000 (per annum) and 33% of the units (at the Upper Income
Range) available to households with an income of up to £66,000 (per annum). It
is considered that the intermediate housing split would meet the full range of
affordability ranges, appropriate for LBHF residents which is in full accordance
with the above planning policies at all levels as well as the Borough’s Emerging
Housing Strategy (published in December 2014).
Level of Affordable Housing
7.120 In March 2015, the applicant submitted revised plans which reduced the quantum
of development within the indicative scheme from 1,465 units to 1,395 units.
Although the planning application is for outline/detailed permission for a
maximum of 1,465 units, the revised massing of the scheme has effectively
reduced the quantum of accommodation across the site. Taking the indicative
quantum of 1,395 units, the proposed on-site affordable housing provision
equates to approximately 20% (or 19% of the 1465 unit scheme). The proposed
affordable housing would be located within phase 2 of the development
(Development Plot B1) which would be completed by 2023.
7.121 The affordable housing provision which the application proposes includes the onsite delivery of 279 units in addition to a financial contribution of £33.5million
towards the delivery of affordable housing within LBHF.
7.122 Firstly, with regard to the on-site provision, it is considered that this represents a
significant number of affordable housing units that would come forward within the
same phase, which would be relatively early in the development (Phase 2)
providing increased certainty over the delivery of affordable housing within the
scheme. The proposed financial contribution for off-site affordable housing would
be paid in instalments which are set out in the s106 obligations section of this
report.
7.123 In order to consider whether the maximum reasonable level of affordable housing
has been provided for, the applicant has submitted a detailed financial viability
appraisal (FVA) for the whole scheme. The FVA is intended to determine the
overall profitability of the scheme in order to inform officers and the council’s
viability consultant, Carter Jonas, judgement on whether the scheme can support
the level of affordable housing proposed, or whether more should be provided.

7.124 The applicant has submitted a number of updated Appraisals which have been
reviewed by Carter Jonas in consultation with the council. . The final FVA
submitted by the applicant assessed the affordable housing offer which contained
the provisions set out in paragraphs 7.126-7.138 of this report and a section 106
contribution of circa £10.8million (including s278 highways works). Through
negotiation with the applicant, LBHF and the appointed independent advisors the
applicant has moved on a number of key inputs and variables set out in the
appraisal – discussed in more detail below. No grant funding or additional
subsidies are available at the time of the planning assessment; therefore these
have not been factored into the FVA.
7.125 Instead of a viability review mechanism considering whether additional affordable
housing could be delivered within the scheme at a future date , the applicant has
offered an additional contribution of £33.5million (indexed) towards the off-site
delivery of affordable housing within LBHF, paid in instalments (Planning
Obligations) by 2027 (at the completion of 70% of the development). The
proposed payment in lieu of a review mechanism provides certainty for the
Council in respect of the overall provision of affordable housing that could be
delivered through the proposed development. This equates to the provision of
additional affordable units on top of the on-site provision of 279 units. The total
affordable housing package therefore comprises the provision of between 3032% of the development total (depending on the number of market units built).
7.126 The proposed development is being put forward on a phased basis with the early
works relating to the demolition, site clearance and basement excavation. Once
this work is substantially completed, the site is proposed to come forward in 5
phases (Development Plots A1, A2 and A3 to form phase 1). The detailed
development phasing programme set out in the FVA made assumptions relating
to the sequential order in which the development would come forward. The
phasing strategy is consistent with what has been assessed within the ES. The
applicant has revised their build period to 14 years with occupation of the final
building circa 2030 (start date June 2016). The affordable housing is proposed to
be implemented in the 2nd phase (within Development Plot B1). The applicant
has identified this development plot as being suitable for affordable housing due
to its size and its relatively self-contained nature.
Summary of FVA
7.127 In liaison with the council, Carter Jonas have undertaken an in depth review of
the applicant's viability appraisal in order to advise LBHF whether the
development is providing the maximum reasonable amount of affordable housing
and if there is sufficient finance to deliver the necessary social and environmental
infrastructure interventions to mitigate the effects of the development. Carter
Jonas have considered the applicant's financial model and evidence and are
broadly satisfied the applicant has adopted an appropriate methodology to
evaluate the viability of their proposal, within the final and most recently
submitted FVA. Through negotiations with the applicant, and from the
subsequent evaluations undertaken of the various iterations of the FVA, the
council and Carter Jonas conclude that the viability appraisal is a fair and
reasonable approximation of the scheme’s overall viability.

7.128 Officers and Caters Jonas have also had regard to all aspects of the FVA,
notably the costs, revenues, sales rates, land value and growth associated with
the development, and the target rate of return which the developer is seeking to
achieve (in terms of taking a reasonable profit). These factors are considered to
represent key individual circumstances of the site which have been taken into
account, in line with the wording of Core Strategy H2 and WCOA.
7.129 The independent viability report produced by Carters Jonas, in consultation with
the council, concluded the following:
(Site Value)
7.130 The Applicant’s proposed benchmark land value for which the development
viability is to be measured against is reasonable and is based on an assessment
of Market Value.
(Residential Values)
7.131 A significant increase in the anticipated residential sales values was agreed with
the Applicant and it is now considered that the adopted rates are reasonable and
in line with market evidence. There was also agreement on the values for the
affordable unit rates (for Extra Care Housing/Affordable Rent/Shared Equity) as
proposed.
(Non-residential Values)
7.132 The values adopted by the Applicant for the commercial accommodation were
tested and considered reasonable. The value of the commercial accommodation
comprises less than 1% of the Gross Development Value.
(Construction and Demolition Costs)
7.133 The Cost Plan, as amended by St James, is a reasonable reflection of the costs
anticipated for a development of this scale, given the outline nature of the phases
2-5.
(Ground Rent Investments)
7.134 The Ground Rent values were increased by 4% and are now considered to be
consistent with the market and to be reasonable.
(Finance Costs)
7.135 Finance costs are disregarded when considering the viability of the scheme using
IRR (Internal Rate of Return) as a profit measure, as has been the case in similar
developments in White City. The finance rate therefore has no bearing on the
development’s viability for the purposes of assessment.
(Developer Returns)
7.136 Further to the provision of the affordable housing contributions, the resulting
developer return would still fall below what might be considered a reasonable
level for a development of this site, if the growth rates adopted are to form an
accurate guide to the development viability. In the Council’s view, the level of
growth required
to enable the applicant to provide the affordable housing
provisions as set out in this planning application would be at a reasonable rate
(despite being beyond those forecast within the FVA) in order to ensure
deliverability of the scheme and allow a reasonable rate of return.

(Areas of Uncertainty)
7.137 Notwithstanding the overall developer returns falling below the target levels, of
which a developer might reasonably aim to achieve, it is hard to predict the
growth rates when looking at a longer term development, and therefore, it is likely
that the rates adopted by agents which are set out in the developer appraisal are
more conservative, when in reality, there is potential that values will outperform
the estimates as of today. The site is also located within White City which is an
area that will undergo significant change and regeneration from this site, and
from nearby regeneration schemes at Westfield, BBC Television Centre and
Imperial College sites.
(Affordable Housing Provision)
7.138 Having regard to the financial appraisal and the potential significant savings to
the build costs that can be made, the affordable housing on-site provision of 279
units plus further affordable housing contribution of £1.5 million and s106
contribution of £10.8million is the maximum reasonable level of affordable
housing and s106 which the scheme could support at the present time.
(Review Mechanism/Commuted Sum)
7.139 Carter Jonas advised the Council on the suitability of a financial contribution in
lieu of a review mechanism. Assuming off-site affordable housing units can be
provided at a cost of £205,000 per unit (as advised by council housing officers),
the proposed £33.5 million financial contribution could provide around 163
additional affordable housing units, or circa 11.7% of the indicative 1,395 unit
total. Typically, review mechanisms on recent schemes in White City have been
agreed with a cap of 5% above the base position. The financial contribution
offered is significantly above this and offers certainty on the total provision.
Subject to agreement on the timing of payments, much of the contribution will be
received in the next 5 years, allowing early delivery of affordable housing.
Furthermore, a financial contribution would allow the Council to invest into its own
housing projects to provide affordable housing within the borough. In conclusion,
officers have given significant weight to the timing, amount and certainty of the
commuted sum, which negates the need for a review mechanism.
(Section 106)
7.140 Officers have advised CJ that the £10.8million s106 contributions comprise the
amount necessary to mitigate the impacts of the development to ensure the
proposals are acceptable in planning terms which would be consistent with the
indicative tariff rates as set out in the WCOAPF. The Development Infrastructure
Study that accompanied the WCOAPF has guided officers in the assessment of
infrastructure needs.
Housing Mix
7.141 The housing mix for the detailed development within Plots A1, A2 and A3
comprises the following:
25 x Studios (6%)
129 x 1 bed units (33%)
193 x 2 bed units (50%)
41 x 3 bed units (11%)
Total 388 units

7.142 The indicative mix for the combined (detailed and outline) development
comprises the following:
Studios (5-15%)
1 bed units (25-40%)
2 bed units (35-60%)
3 bed units (3-15%)
4 bed unit (1-5%)
Total 1,465 units (Maximum)
7.143 The dwelling mix of the detailed component of the development is to be
determined at this stage. The precise housing mix within the outline component
will be determined at reserved matters. Notwithstanding this, it is considered that
the indicative mix proposed would provide an acceptable mix which would be
within the range set in the indicative overall residential dwelling mix (comprised in
the completed development). It is considered that the proposals would be in
accordance with the current-day planning policies set out in the London Plan
(Policies 3.3 and 3.8), Core Strategy (Policies H1 and H4) and Local Plan
(Policies DM A1 and DM A3). The mix within the detailed application (for plots
A1, A2 and A3) is controlled through the approval of plans and by way of the
condition restricting the size of the units. There are no objections on policy
ground to the proposed mix of dwellings within the detailed component of the
development.
7.144 It is considered that flexibility within the remaining plots to vary the indicative unit
mixes can be given; provided the units comply with the minimum flat size
requirements and that the total does not exceed 1,465 units (the maximum). In
any event, the reserved matters submissions will be considered against the
adopted policies at the time of assessment.
7.145 The EqIA has identified that there are some negative impacts on pregnancy and
maternity groups, ethnic groups, people with disabilities and age in terms of the
mix of dwellings. The EqIA identifies that the accommodation mix may exclude
people within the above groups particularly larger households and families, and
for people that are less economically active. It is also considered that there
would adverse impacts across all equalities groups given there is no affordable
housing within phase 1 of the development. Having had regard to the
development viability, and the delivery of a significant number of affordable
housing within phase 2, it is considered that the proposed dwelling mix would be
acceptable in terms of equalities.
7.146 In conclusion, it is considered that the proposed mix of accommodation within the
development is acceptable and would be in accordance with London Plan
(Policies 3.3 and 3.8), Core Strategy (Policies H1 and H4) and Local Plan
(Policies DM A1 and DM A3.
Density
7.147 London Plan policy 3.4 requires development to optimise housing output for
different locations taking into account local context and character, the design
principles in Chapter 7 and public transport capacity. The residential density
matrix in Table 3.2 provides density ranges which would allow developments to

achieve a sustainable level of provision. The public transport accessibility level of
the site is in PTAL 6 which is the highest level of accessibility.
7.148 Table 3.2 sets out density ranges of 200-700hr/ha (45-260u/ha) for urban
settings and 650-1100hr/ha (140-405u/ha) for central settings. The London Plan
identifies a central setting as being within 800m walking distance of a
Metropolitan or major town centre. The whole site is within walking distance from
Shepherd's Bush town centre and as such is defined as being a central setting.
7.149 When calculating density on mixed use sites, the proposed non-residential
component should be taken into account, by assessing the net residential site
area which excludes the non-residential floorspace (the 'Greenwich' method of
calculating density).
7.150 The density on this mixed use site has been calculated by taking the percentage
of total floorspace that would be in residential use (94% of total floorspace) and
applying it to the total net site area, to come up with a notional 'net residential site
area'. Then, dividing the total habitable rooms or units by this notional net
residential site area. Using this method the proposed density of the scheme
would be 364 u/ha, which is within the density range for central settings.
For example: 94% of ha = 4.02 ha : 1465/4.02 = 364 units per hectare
7.151 Given that the site is within the White City Opportunity Area, where a significant
amount of physical change is going to take place, including the provision of new
routes through the site that would more directly connect the site, and the areas
beyond with the town centre and be within 800m walking distance, officers
consider that it is appropriate to take this into account when assessing the
appropriate density. Officers are mindful of the fact that density is a guide to
ensure optimisation of brownfield sites, and other issues should be taken into
account, such as quality of design, sensitivity of works and re-use of the listed
buildings, new linkages and public routes through the site and other regeneration
benefits of the scheme.
7.152 In conclusion, the proposed residential density is considered to be acceptable
and would accord with the London Plan policy 3.4.
Design, Townscape and Heritage
Policy – Design, Heritage and Tall Buildings
7.153 The proposals have been assessed against London Plan (March 2015) policies
7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8 and 7.12 and the White City Opportunity Area
Planning Framework; policies BE1, WCOA, WCOA1 of the Core Strategy
(October 2011); and policies DM E1, DM E2, E4, DM G1, DM G2 and DM G7 of
the Development Management Local Plan (July 2013). The proposals have also
been assessed against the Planning Guidance SPD which contains Design
Guidelines for Shopfronts and Conservation Areas and in particular against SPD
Design Policies 22, 24, 25, 30, 31, 37, 41, 45, 46, 47 and 49. Consideration has
also been given to the following design and conservation based supporting
documents:


Wood Lane Conservation Area Character Profile




Shepherds Bush Conservation Area Character Profile
The English Heritage / CABE guidance on Tall Buildings

7.154 National, regional and local planning policies have been considered when
assessing the design, heritage and tall buildings aspects of the development
proposals.
National Policy
7.155 The National Planning Policy Framework (NPPF) sets out the Government’s
economic, environmental, and social planning policies; it identifies that the
purpose of the planning system is to contribute to the achievement of sustainable
development. In terms of development management, the NPPF advises that the
primary objective of development management is to foster the delivery of
sustainable development, not to hinder or prevent development.
7.156 Paragraph 17 of the NPPF identifies the core planning principles which should
underpin both plan-making and decision-taking; these include:
 Be genuinely plan led, empowering local people to shape their surroundings,
with succinct local and neighbourhood plans setting out a positive vision for
the future of the area;
 Not simply be about scrutiny, but instead be a creative exercise in finding
ways to enhance and improve the places in which people live their lives;
 Proactively driving and supporting sustainable economic development to
deliver homes, business and industrial units, infrastructure and thriving local
places;
 Seeking to secure high quality design and a good standard of amenity for all
existing and future occupants of land and buildings;
 Taking account of the different roles and character of different areas,
promoting the vitality of urban areas
 Supporting the transition to a low carbon future, taking full account of flood
risk, and encouraging the reuse of existing resources;
 Contributing to conserving and enhancing the natural environment and
reducing pollution;
 Encouraging the effective use of land by reusing land that has been previously
developed (brownfield land);
 Promoting mixed use developments;
 Conserving heritage assets in a manner appropriate to their significance;
 Actively managing patterns of growth to make the fullest use of public
transport, walking and cycling, and focus significant development in locations
which are or can be sustainable; and
 Taking account of and supporting local strategies to improve health, social and
cultural wellbeing for all, and delivering sufficient community and cultural
facilities and services to meet local needs.
7.157 The overarching principle of the NPPF is a presumption in favour of sustainable
development, which the Government has advised should be at the heart of the
planning system and, which should be seen as a ‘golden thread’ running through
both plan making and decision taking.

7.158 With regard to design, the NPPF emphasises the importance of good design in
determining applications. It states that:
“Good design is a key aspect of sustainable development, is indivisible from good
planning, and should contribute positively to making places better for people and
that great weight should be given to outstanding or innovative designs which help
raise the standard of design more generally in the area.”
7.159 It further states that:
“Although visual appearance and the architecture of individual buildings are very
important factors, securing high quality and inclusive design goes beyond
aesthetic considerations. Therefore, planning policies and decisions should
address the connections between people and places and the integration of new
development into the natural, built and historic environment.”
7.160 In relation to matters of detailed design, the NPPF 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.”
7.161 Turning to built heritage guidance, the NPPF requires that:
“Local planning authorities should identify and assess the particular significance
of any heritage asset that may be affected by a proposal (including by
development affecting the setting of a heritage asset) taking account of the
available evidence and any necessary expertise. They should take this
assessment into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise conflict between the heritage asset's
conservation and any aspect of the proposal.”
7.162 When considering the impact of a proposed development on the significance of a
designated heritage asset, the NPPF states that:
“Great weight should be given to the asset's conservation. The more important
the asset, the greater the weight should be. Significance can be harmed or lost
through alteration or destruction of the heritage asset or development within its
setting. As heritage assets are irreplaceable, any harm or loss should require
clear and convincing justification.”
7.163 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."
7.164 The Government has also published National Planning Practice Guidance
(NPPG) in March 2014, which provides further detailed guidance on matters
outlined in the NPPF.

7.165 Paragraph 2 sets out that good design should:
 ensure that development can deliver a wide range of planning objectives;
 enhance the quality buildings and spaces, by considering amongst other
things form and function; efficiency and effectiveness and their impact on
well-being;
 address the need for different uses sympathetically.
7.166 Paragraph 4 includes reference to local planning authorities should giving great
weight to outstanding or innovative designs which help to raise the standard of
design more generally in the area.
7.167 Paragraph 9 makes reference to the importance of green spaces and public
places and note that development should promote public spaces and routes that
are attractive, accessible, safe, uncluttered and work effectively for all users –
including families, disabled people and elderly people. A system of open and
green spaces that respect natural features and are easily accessible can be a
valuable local resource and helps create successful places.
7.168 Paragraph 14 refers to the cohesion and vibrancy of neighbourhoods and
recognises that the vitality of neighbourhoods is enhanced by creating variety,
choice and a mix of uses to attract people to live, work and play in the same
area. Interesting and safe neighbourhoods often have a mix of uses which
involves different people using the same parts of a building or place at different
times of the day, as well as different uses happening in various parts of a building
or space at the same time. The guidance encourages neighbourhoods to also
cater for a range of demographic groups especially families and older people.
7.169 The general thrust of public benefit as a result of good design is continued in
paragraph 18 of the NPPG, which sets out that public spaces help bring
neighbourhoods together, and provide space for social activities and civic life.
They also provide access, light, air and the setting for buildings. The position,
design and detailing of public space is central to how it provides benefits for the
wider community. The most successful spaces exhibit functional and attractive
hard and soft landscape elements, with well orientated and detailed routes and
include facilities such as seats and play equipment.
7.170 More specific to the design of buildings, paragraph 25 sets out that buildings can
be successful, or unsuccessful, depending on where they are placed, how they
relate to their surroundings, their use and their architectural and design quality.
Paragraph 26 relates to the size and mass of individual buildings and spaces in
relation to their surroundings, and to the scale of their parts. It sets out that
decisions on building size and mass, and the scale of open spaces around and
between them, will influence the character, functioning and efficiency of an area.
The size of individual buildings and their elements should be carefully
considered, as their design will affect the: overshadowing and overlooking of
others; local character; skylines; and vistas and views. The scale of building
elements should be both attractive and functional when viewed and used from
neighbouring streets, gardens and parks. The NPPG advises that the massing of
development should contribute to creating distinctive skylines in cities, towns and
villages, or to respecting existing skylines.

7.171 Other national planning guidance in relation to tall buildings is provided by the
English Heritage/CABE guidance note (July 2007) on tall buildings. It identifies
the advantages that tall buildings can have in terms of making a positive
contribution to the image and identity of areas, serving as beacons of
regeneration and stimulating further investment as well as the issues associated
with tall buildings built in the past. The guidance stresses the need for high
quality design with good public realm and for tall building proposals to address
their context. It also requires the impact on conservation areas and listed
buildings and their settings to be fully addressed.
Regional Policy
7.172 Regional policy contained within the London Plan (March 2015) provides the
spatial strategy and policy context to guide development in London. It sets out a
wide range of policies relevant to this application, including design, heritage and
specific policy in relation to tall buildings.
7.173 Policy 7.1 seeks to achieve lifetime neighbourhoods by way of creating good
quality neighbourhoods.
B - Development should be designed so that the layout, tenure and mix of uses
interface with surrounding land and improve people’s access to social and
community infrastructure (including green spaces), the Blue Ribbon Network,
local shops, employment and training opportunities, commercial services and
public transport.
C - Development should enable people to live healthy, active lives; should
maximise the opportunity for community diversity, inclusion and cohesion; and
should contribute to people’s sense of place, safety and security. Places of work
and leisure, streets, neighbourhoods, parks and open spaces should be designed
to meet the needs of the community at all stages of people’s lives, and should
meet the principles of lifetime neighbourhoods.
D - The design of new buildings and the spaces they create should help reinforce
or enhance the character, legibility, permeability, and accessibility of the
neighbourhood.
7.174 Policy 7.4 relates to local character and seeks to ensure that development has
regard to the form, function and structure of an area, place or street and the
scale, mass and orientation of surrounding buildings.
7.175 Policy 7.5 relates to public realm setting out that development should make the
public realm comprehensible at a human scale, using gateways, focal points and
landmarks as appropriate to help people find their way.
7.176 Policy 7.6 sets out that architecture should make a positive contribution to a
coherent public realm, streetscape and wider cityscape. It should incorporate the
highest quality materials and design appropriate to its context. Sub-section B of
policy 7.6 sets out the criteria for considering whether proposed architecture
makes a positive contribution, including matters relating to (a) architectural
quality, (b) appropriately defines public space, (c) details and materials that
complement local character, (d) do not cause unacceptable harm to amenity of
surrounding land and buildings, (e) incorporate best practice in resource

management, (f) provide high quality indoor and outdoor spaces, (g) be
adaptable, particularly at ground level, (h) meet principles of inclusive design,
and (i) optimise site potential.
7.177 Specifically in respect of tall buildings policy 7.7 sets out that tall building should
generally be limited to locations such as opportunity areas that have good access
to public transport and that they should only be considered in areas whose
character would not be affected adversely by the scale, mass or building of a tall
building. The policy requires tall buildings to relate well to the form and
composition of surrounding buildings and public realm, but recognises that
individually or as a group, tall buildings can improve the legibility of an area by
emphasising a point of civic or visual significance where appropriate and
enhance the skyline and image of London. It recognises that tall buildings can
make a significant contribution to local regeneration, but that they should not
have a harmful impact on local views and in sensitive locations such as
conservation areas and settings of listed buildings.
Local Policy
7.178 Officers have had particular regard for the Core Strategy which identifies the
White City Opportunity Area for significant regeneration and states that parts may
be a suitable location for buildings of greater scale. Core Strategy Strategic
Policy WCOA states that:
7.179 All development must have regard to its setting and context within the OA and
within the surrounding area in Hammersmith and Fulham and Royal Borough
Kensington and Chelsea. It should reflect, extend, improve and integrate with the
urban grain and pattern of development in that area (in accordance with Policy
BE1). The Council will expect most of the new development to be low to medium
rise, however a limited number of tall buildings of exceptionally good design may
be acceptable, in particular, close to the A40 and A3220.
7.180 With regard to the proposed new tall buildings, Para 7.20 of the Core Strategy is
relevant as it states that:
“tall buildings could be considered as part of the approach to urban design
provided they are of exceptional quality.”
7.181 Borough Wide Strategic Policy BE1 states that:
“All development within the borough, including in the regeneration areas 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.”
7.182 Specifically with regards to tall buildings, areas where tall buildings may be
appropriate are as follows:
“In part of White City Opportunity Area to be identified in a Supplementary
Planning Document (SPD), and in master planning which is consistent with the
SPD.”

7.183 Development Management Local Plan policies DM G1 (Design of New Build),
DM G2 (Tall Buildings) and DM G7 (Heritage and Conservation) have also been
considered in the officers assessment of the proposals. These policies relate to
new build development, which is expected to be of a high standard, and tall
buildings, noting that they have the potential to impact upon heritage assets
including listed buildings and conservation areas. Paragraph 4.121 of the
Development Management Local Plan sets out that the policy aims to ensure that
tall buildings do not harm the built heritage and townscape character, but are
properly located, contribute in a positive manner to enhance a sense of place and
area an integral part of the long terms spatial vision for the borough. The specific
policy guidelines in the OAPF underline the general design policies within the DM
Local Plan.
WCOAPF Design Guidance Summary
7.184 The WCOAPF gives the following advice on the design of the indicative White
City masterplan area.
7.185 The WCOAPF provides strategic objectives and general design guidance that
needs to be considered when assessing applications in the Opportunity Area. It
identifies 3 principle design objectives. Firstly it seeks to create new areas of
public open space. Secondly, to maximise connectivity, and third, to create high
quality urban design that responds to its context.
7.186 With regard to the delivery of White City Green, the precise location and shape is
a matter for detailed design when development schemes come forward. With
regard to tall buildings the purpose of the illustrative masterplan is to illustrate
how that guidance could be applied but not definitively propose or prescribe the
height of buildings in particular locations. The masterplan shows approximate
locations where tall buildings may be acceptable subject to a full appraisal at the
time when a planning application is made. Particularly with regard to location,
height design and impact. The taller buildings around the green could provide a
recognisable and identifiable address for new commercial and residential
developments, frame views to the BBC from the east, compliment the delivery of
White City Green and nearby community and leisure facilities; and capitalise on
the prime location fronting open space.
7.187 The indicative masterplan within the WCOAPF provides a suggested
development for the site. The WCOAPF indicative masterplan envisaged a more
regular grid of perimeter blocks laid out north of a new White City Green running
east to west along the rail viaduct. Further private open space was contained
within each block for the amenity of residents. The perimeter block on the north
east corner of the green would contain taller buildings as a counterpoint to the
BBC tower and marker for the site.
7.188 It was envisaged that the majority of buildings would fall between 6-10 storeys in
height and on this particular site there would be a marker building at the north
west corner of the White City Green.
7.189 With regard to the M and S site proposals are also expected deliver a nature trail
along the rail route, a well-connected network of public streets linking the BBC
and wider area, a new bridge over the central line to improve access and
legibility.

The remnants of the historic context:
7.190 The site currently contains a low level warehouse building which is isolated from
Wood Lane by the railway cutting and shielded from views by the adjacent Ugli
Buildings. There are several tall buildings in the local area. To the west of the site
stands the BBC East Tower, this marker building will be demolished to make way
for a tall building forming part of the former BBC TV Centre proposals. The
Proposed Development will need to respond to the location of this marker
building, which will form a visual relationship with any proposed massing. A
number of post war tower blocks rising up to 24 storeys in height populate the
area to the east of the site, across the West Cross Route carriageway. They have
a strong presence on the existing skyline and are key urban markers in the
townscape formed to the east of the site. Silchester Estate, Edward Woods
Estate.
7.191 All remnants of the areas heritage as the White City have been removed as a
result of the BBC moving in. There is little historic context left in the area, with the
exception of the listed Dimco buildings and the BBC TV Centre. The
Hammersmith and City Rail viaduct is a historic structure which is a local marker
aiding the legibility of the area. White City Station is a Building of Merit on the
local list. There is a wide range of built characters that surround the site. The
range of materials and architectural styles reflect the different periods in which
the buildings were designed. This ranges from the predominantly brick White City
Estate to more contemporary developments using metal and composite cladding,
such as Park View. The Westway has a significant local impact creating a
physical barrier, restricting north south connections. The site is constrained
particularly by access. The West Cross Route creates a barrier to the east, as
does the rail viaduct for the H and C line to the south. The Ugli buildings and the
Underground Central line sit immediately to the west of the site, with a single
bridge providing access from Wood Lane. A key benefit of the proposed
development is the opportunity to create enhanced permeability to the adjoining
sites to the north, south and west (former Dairy Crest, Westfield Phase 2 and the
former BBC TV centre).
7.192 The future context in terms of scale and tall buildings will be extremely different if
the surrounding developments are built as consented.
The Developers Concept:
7.193 The applicant’s masterplan proposes the idea of “Living in the Park” as a key
place making concept. They contend that “the master planning approach is
driven first and foremost by the design of the public realm. It layers cultural and
historic reference over different landscape character areas and building
typologies to create a variety of different settings. These settings create a
positive relationship between open space and built form, which comes together to
create a coherent townscape”. Open space is at the heart of their concept, “The
key driver of the public realm is the creation of White City Green. This has been
configured in such a way to meet the strategic needs of stitching the surrounding
sites together by reinforcing north-south links, whilst meeting local needs by
creating a number of different character areas for general recreation, sports
activities and community events”. Furthermore they contend that the built form is
derived from the character of each space “the design, layout and massing of the
buildings is informed by each of the landscape character areas. This results in

many building typologies that enrich the townscape. The massing and location of
the taller buildings is designed to help orientate themselves and move through
the area, marking key elements of the open space”.
7.194 The application sets out that, in the applicants view, the proposed scheme
improves upon the WCOAPF indicative masterplan. The application needs to be
assessed against Policy and the guidance laid out in the WCOAPF.
7.195 The scheme, including the masterplan, detailed design of Plots A1, A2 and A3
and the design codes are assessed below:
Assessment of the proposal
7.196 Permeability and legibility: The layout has a permeable block structure with
legible links that run north-south and east- west within the site. These
connections link the site to the wider district and create many options for
movement within the site. As proposed by the WCOAPF, access and
permeability from Wood Lane is improved by a widened bridge in the detailed
scheme and by decking over the central line cutting in the outline scheme. These
are legible links into a continuous east –west open space across the entire width
of the site. On its northern edge, the proposal is designed to link into the existing
bridge over the underground cutting close to White City Station. Buildings along
this edge have been designed to front onto a new street here. This route is not
within the site but has been approved as part of the Imperial College planning
application and will be delivered as an improved east west route when that
scheme is built out.
7.197 North of the new open space (Exhibition Green and Kiralfy Square) and all the
way through to the eastern edge there are 4 public routes that will link the site
into the Imperial College site. One of those routes is through a nature area along
the rail embankment/ west cross route through a continuous nature area which
will connect into a nature area on the Imperial site as envisaged by the WCOAF.
The alignment of the buildings onto public space north of Exhibition Green and
Kiralfy square is strongly north-south orientated and the way the buildings define
the streets and public space clearly assists the legibility of the urban form.
Between the blocks, east to west movement is also an option as blocks lining the
central gardens are not continuous.
7.198 Connections to the east side of the Ugli Buildings is not possible in this layout at
present (through Arrival Gardens) but is clearly feasible and could be linked once
this neighbouring site has been redeveloped (conditions need to be placed on the
detailed application to ensure that links can be achieved in future. Permeability
will also improve in the long run with the opening up of railway arches to provide
access to and from Westfield although the extent of the number of arches to be
opened up is dependent on negotiations with TfL. With respect to the WCOAF
the proposal will deliver all of the movement options through the site and to the
wider area that were envisaged for this part of the indicative masterplan area, all
be it with a slightly different block structure than had been proposed.
7.199 Block Structure: The WCOAF indicative masterplan proposed a block structure
comprised of perimeter blocks with internal courtyards. The applicants have
partially rejected this form of layout in favour of a more mixed block structure
featuring a variety of building typologies. Blocks A1,A2 and A3 (detailed) are

separate buildings but are arranged in perimeter block formations in that they
have 3 sides that address the public realm with a private courtyard (Garden
Squares) for residents contained within. The west sides of both blocks are open
and will permit views in from the public realm and neighbouring sites. These
buildings are a mansion block typology with greater depth than those proposed in
the WCOAF. The applicant’s have advised that this part of the scheme has been
developed in this way because it presents a more efficient form of typology and
the greater footprint allows for the provision of a higher amount of open space
and results in less single aspect, north only flats. When this is combined with
greater height it allows more of the site area to be released to the public
realm/open space. The ground floors of these buildings have been designed to
contain uses that activate the edges of the streets that they front onto as well as
the entrance lobbies. In the detailed scheme this will, for example, include a café
on the ground floor of A3.5 that is in a prominent corner position that can engage
with the public spaces of Exhibition Green, Kiralfy Square and the Central
Gardens.
7.200 Block B1 is a mansion block typology with 2 main facades and an end that
address the public realm and a communal garden at the rear.
7.201 Block C is a tower that terminates the northern side of the Central Gardens open
space. This can incorporate dual aspect apartments. It is unclear at this outline
stage how the ground floor will be designed to engage with the public realm.
However, the development specification incorporates the potential for nonresidential uses on the ground floor and the reserved matters applications will
define the uses and layout of the building. During pre-application discussions the
orientation of this building was amended to improve the opportunities for routes
through to the north of the site.
7.202 Blocks D1 and E1 are also based on a mansion block typology and are linear
with all sides fronting onto the public realm. They form the eastern edge of the
Central Gardens and the western edge of the Counters Quay and Lagoon. At
ground floor level, therefore, both blocks will need to engage with the public
spaces they front onto in order for them to fully achieve their potential as lively
contributors to the activity and life within those spaces. A café use for E1.5 is
logical given its strategic position and high visibility and sunny aspect. However,
other locations within these blocks may not be as easy as this prime location to
animate.
7.203 When detailed plans are submitted for these phases the design of the ground
floors and the potential uses will need careful scrutiny in order to establish
whether they can contribute significantly to the functioning of the spaces they
enclose. A significant amount of footfall may be required to encourage active
uses to locate here, however, the site is sufficiently permeable and well
connected to its hinterland to facilitate its potential. It should be noted that the
overall development coming forward in the Opportunity Area and the significantly
improved public access and permeability, along with the new population residing
on the site will increase footfall within the development site.
7.204 Blocks D2,D3 and E2 are towers set into open space surrounded by water
(Counters Quay and Lagoon) and some publicly accessible public realm. The
issues relating to activation of the edges and maintenance of privacy for

residents has been dealt with by locating the towers within lagoons which may
have amenity and landscape value but prevent public access to the ground floor.
The towers become sculptural objects set within open space.
7.205 Officers agree that the proposal for the overall block structure by use of varied
typologies will produce a coherent and legible layout that has released more
space for public realm than originally envisaged in the WCOAPF. Whether the
development will generate sufficient footfall to activate all edges of the public
space will need to be monitored as part of the wider development of the area so
that future phases can be designed accordingly. However, given the
development coming forward in the Opportunity Area and the benefits of the
increased permeability created by this site, the commercial development
proposed on this site is considered to be appropriate in order to activate the
public realm.
7.206 Open Space Provision: The layout of the proposed open space does not replicate
the indicative masterplan set out in the WCOAPF but can be seen as a
refinement of the general approach. The WCOAPF envisaged a 2 hectare public
park laid out north and south of the Hammersmith and City Line viaduct running
across the entire width of the site and with improved access from Wood Lane and
connections into the Westfield extension through new openings in the railway
viaduct. Broadly, the proposal is similar, running the full width of the site, east–
west but narrower than indicated in the masterplan.
7.207 The applicant’s propose a progression of spaces across the site which starting
from Wood Lane; referred to as White City Gate, Exhibition Green, Kiralfy Square
and Counters Quay. At the junction with Kiralfy Square and running north of it
along the central spine of the site, the scheme introduces another major public
space called Central Gardens which is terminated by the tower block C1. Whilst
the WCOAF indicates that some of this central spine in the perimeter block
structure space might become public space the applicants have given over
almost the entire area to this use. This space is proposed to be entirely
accessible by the public.
7.208 Another difference with the WCOAF is the introduction of the Counters Quay and
Lagoons that run for the entire length of the east side of the site. The WCOAF
indicated this area to be largely covered with perimeter blocks. The proposals
indicate that only at the southern end would an accessible public space be built
into the lagoon. Whilst there are 3 towers located in the lagoons, the aspect of
this area would be open and would contribute to amenity in terms of landscape
value rather than useable public space. A positive benefit of this layout is that it
will not present an oppressive wall of development along the edge of the site
when viewed internally or from the West Cross Route. Where Kiralfy Square
abuts the railway viaduct it is proposed to open some of the railway arches to
open into the Westfield extension site. This, therefore, is an anticipated to be a
busy space with a high footfall as it occupies a strategic location in the pedestrian
route network.
7.209 Whether the public spaces will feel inclusive and meet the needs of the local
community is not possible to gauge from the outline application; however, the
Design Codes indicate that the public realm will provide a variety of spaces,
which were identified as a potential benefit of the scheme during the applicant’s

public consultation As well as the physical design of landscaping and amenities
included in the layout much will depend on how the space is managed. Certainly
a generous amount of space is provided but it will need to be managed to attract
people to the space and cater for a wide range of needs. A high amount of
footfall may be expected in the best connected parts of the site. The Central
Gardens are enclosed by buildings and the space should not be designed and
managed to feel like a semi-private space for immediate residents only. The
provision of non-residential uses and public routes around the Central Gardens
has the potential to contribute towards encouraging public use of the space.
7.210 Scale and Massing/Views and Townscape: The overall aim of the massing has
been to create a varied and interesting townscape/skyline while responding to the
conditions around the site. Townscape analysis has shown that the most
sensitive edge of the development is along Wood Lane. The scale of
development has a relationship with the listed former BBC TV centre and what
will become an even more important thoroughfare. Therefore, buildings on the
west of the site (A1 and A2 detailed and B1 outline) are stepped down to 10
storeys, rising to 13 further into the site. This responds to the Ugli buildings which
are approximately 5-6 storeys along the site border and the scale of the BBC
Rotunda and extension.
7.211 The mansion blocks A3 detailed and B1 outline have building heights of 12-21
and 14-20 storeys respectively. These will appear above and behind the new
buildings on the western edge of the site and create a layered effect with a
variety of rooflines, silhouettes and architectural treatments. This section of
Wood Lane is wide and at present it is weakly enclosed by the Ugli Buildings
which are set back behind the railway cutting. The scale of buildings along the
west of the site should improve the definition and legibility of Wood lane in this
location.
7.212 The taller elements of blocks C, D and E will add to the layered effect in vantage
points from Wood Lane. The taller elements have been set away from the TV
centre so as not to harm its setting within the Conservation area. The tallest
component of the scheme is the southern end of block E which rises into a tower
of 30 storeys. This has been set away from the BBC as advised in the WCOAF
on the north side of the open space towards the eastern boundary of the site. In
this location it will act as a marker for the development and the open space but
will be at a sufficient distance from the BBC so as not to harm its setting or
compete with the new 25 storey tower approved on that site. The curved form of
the building has been chosen to reflect the curved form of the BBC Rotunda. The
conservation area was established to protect the setting of the BBC TV Centre
and this is does because heights have been scaled down towards it.
7.213 When viewed from the eastern end of the new open space (Counters Quay) the
building alignment has been aligned so as to open up a view of the BBC rotunda
which has not previously been available to the general public from this private
site. The scale of buildings fronting onto the northern edge of the new space step
down in height from 30 to 10 storeys in acknowledgement of the importance of
the setting of the BBC and they assist in the legibility of the view by framing it
with buildings of an appropriate scale.

7.214 Within the Central Gardens space, building heights surrounding the gardens will
vary from 12 to 30 storeys. The width of the space itself is in excess of 50
metres; the height of some of the enclosing buildings will be between 50.5m and
116.85m (AOD) with the majority over 60m (AOD). This will result in a degree of
enclosure at points of higher than 1:1. This may have an effect of the perception
of the central gardens as a semi-private space belonging to residents of the
surrounding buildings; however, the proposed public uses at ground floor level
and north-south pedestrian routes along the Central Gardens is intended to
encourage public use of the space. Its north south orientation may create shade
across the space at times other than around midday. The overshadowing study
illustrates that the space will be well-lit in accordance with the relevant guidance.
7.215 Building heights across the site are broadly taller than was anticipated by the
WCOAPF but are broadly similar to recent approvals on the adjacent Westfield,
Imperial College and BBC sites. Whilst there are some taller elements of 20 plus
storeys, many components of the scheme are in the range of 10 to 15 storeys.
Officers consider that the mass and distribution of buildings on the site fits
comfortably within the context of larger scale buildings approved on neighbouring
sites but with rather more variety in the roofline than consented nearby schemes.
Overall, Officers consider that the development would fit well within the cluster of
mid-rise and taller buildings and add further interest to the emerging composition
across the White City Opportunity Area townscape and enhance the emerging
character of the conservation area.
7.216 When viewed from the north from Wormwood Scrubs, the cluster of buildings and
its contribution to the entirety of the composition of taller buildings across the
White City opportunity Area will be most apparent. The tallest element at 30
storeys will still be lower in height to the strategic marker buildings which have
already been approved at 33 and 35 storeys on the Imperial College site on
either side of the Westway on the former Dairy Crest site. It is concluded that the
buildings will add to the legibility of the view.
7.217 Other key views around the site in LBHF from inside and outside of conservation
areas have been tested in the townscape analysis and the proposal is often
substantially screened from view by intervening development. In the view of
officers, the buildings make a positive contribution to the townscape and do not
have any harmful impacts on important views or on heritage assets.
7.218 The Core Strategy identified the WCOAPF as an area where a limited number of
tall buildings of exceptionally good design may be acceptable. There are several
buildings within the masterplan area that can be said to be taller than the general
prevailing height of the surrounding area. The emerging context within the
WCOAPF is of generally taller buildings and against this background blocks C1
and E1.5 can be said to be taller than the general prevailing height as can the
taller sections of blocks A,B, D and E. As outlined above, officers consider that
these buildings have an acceptable relationship to the surrounding townscape
context in terms of their scale and impact on key views in the emerging context.
Officers have noted in this report their concerns about the degree of enclosure
that may occur within the Central Gardens as a result of their height.
7.219 The tower elements proposed are well proportioned and reasonably slender. The
scale and silhouette of these buildings would create a varied skyline which would

be acceptable. The tops of the taller sections in the detailed application are
attractively detailed and would add to the quality of the skyline. Officers have
expressed their concern elsewhere in the report about the over articulation of the
middle section of Block A2 in the detailed application.
7.220 With regards to the outline component, a detailed assessment cannot yet be
made as to whether the architectural treatment of later phases will be of
sufficiently high design quality. However, officers are satisfied that on the whole
the design code that has been submitted for approval sets out guidance that
should enable the delivery of high quality buildings. Officers only reservation, set
out elsewhere within this report is with regard to the design code for the tallest
block E1.5 elsewhere in this report. On balance officers are satisfied that the
provisions of Policy DMG2 will be met by the outline scheme
Descriptions of the architecture for the detailed blocks:
7.221 Block A1: This wide block fronts onto the north side of Exhibition Green (the
western component of the central open space) and is important as it marks the
entry to the site from Wood Lane. The block is appropriately scaled to its position
close to Wood Lane and is 10 storeys at the western end tapering up to 12 at its
east end. The block is asymmetrical and has a calm but strongly expressed
façade with a vertical break above the ground floor storey between the wider
west wing and the narrower east wing. The building has a robust base comprised
of wide, tall glazed shopfronts with a roach textured concrete cladding to the
piers and band above the shops.
7.222 The buildings south elevation is defined by robust, vertical, white pre-cast
concrete frames which are set out in double window bay widths with shadow
gaps or recesses between them. Each frame contains a rational grid of paired
glazed windows and balconies, with the intervening grid structure clad with
bronze coloured metal panels. Balconies are partially recessed but do project
forward of the deep concrete frame. The building has clearly emphasised top
sections which are emphasised by the concrete frame rising higher than the rest
of the façade to create a frame against the sky. The uppermost floors are set
back in part behind this and clad in bronze.
7.223 The west façade of the building would be visible as one enters the area and
would, in part, define the boundary between the site and the Ugli Buildings. This
end is articulated with windows and only small balconies for privacy reasons due
to its close proximity to the Ugli buildings. Officers consider that the resulting
architecture is less interesting than the principle public façade on the south side.
7.224 Block A2: The north elevation of this 12 storey block is its principle public face
and it is simple and coherent in its design. Slender concrete piers and transoms
establish a single and double storey height grid from which semi-recessed and
vertically stacked balconies project. Additional visual interest is supplied by the
addition of either glass or bronze metal balustrades. The ground floor has wide
and very tall ground floor bays which provide a strong visual base. The top of the
building is defined by a triple height storey within the architectural grid. The west
elevation which may eventually front onto a new public route is edged by a robust
concrete frame that is splayed on the corners and the façade within this is
articulated with vertically stacked windows with Juliet balconies.

7.225 Block A3: Has very public facades of which the south and west would be very
prominent as viewed from the immediate public realm as they front onto the
northern and western edge of the new public space. The northern elevation fronts
onto a cul-de-sac that has the potential to become a linked in public route. The
rear of the building will also be highly visible if a route is established in the future
between the site and the Ugli buildings. Given the height of the building the upper
parts will also be visible in views in a variety of locations.
7.226 The western elevation has 5 vertically and visually distinct sections that could
give the impression that this is 5 different buildings in a terrace. The central
section is 15 storeys and flanked by sections of 20 and 22 storeys (including lift
overrun). The narrower wings at each end step down to 12 storeys.
7.227 Each section of the façade is given a different architectural treatment to
distinguish it from the neighbouring sections. The two tallest elements are set
slightly further forward of the other sections in order to accommodate the lift
cores and to achieve more emphasis and articulation. The facades share a
common palette of materials which, although applied differently to each section,
help to achieve a degree of coordination across the entire facade. To comply with
the Mayor of London’s Housing SPG November 2012, all of the flats have their
own balcony and this in turn has presented the architects with the challenge of
how best to incorporate them within the facades to create an appropriate degree
of distinctiveness and architectural interest.
7.228 The Design Review Panel of 21st October 2014 commented that “the proposal
lacked calmness and refinement. There is a need to have a clearer story told in
the design about what was linked and what was different”. The Panel were
presented with a scheme where the architecture of each of the 5 elements of the
façade had a different architectural composition and articulation. Following further
discussions, officers requested that the middle and end sections of Block A2 be
reconsidered in terms of their expression to provide a calmer background to the
more exuberantly articulated taller sections. The applicants have subsequently
made some changes to the distribution of balconies and the overall architectural
treatment which in officer’s views have made each part of the façade more
distinct from its neighbour. Whilst this is to some extent helpful, it has not
resulted in the calm façade anticipated by officers and the overall composition of
the western façade is still very lively. Taken as individual facades each section
can be said to be visually interesting, however as a group, officers have some
concerns that the exuberant articulation may be detrimental to its overall
coherence.
7.229 The south section of the western facade occupies a prominent corner with an
equally important façade on its south side that fronts onto the open space. On
both facades of this corner the elevations have an outer frame of slender vertical
white concrete piers which are randomly distributed and set out between
horizontal white concrete floors which are expressed as single or double height
storeys. The main glazed façade of the building is set back from this architectural
frame and the balconies are integrated into the space in between. Bronze metal
spandrel panels and balconies of glass and railings add further interest to the
facades. A taller storey with bronze header panel forms a clear top for this
section of the building. The ground floor storey has extra height to create a

visually stronger base and to accommodate commercial units that have a
relationship with the immediate public realm. The tall, full height glazing allows
views through the corner of the building to the open space around the corner.
The southern elevation has been set back from Block A1 to allow more space for
tables and chairs at this sunny corner and to allow for views to open up into the
northern part of the open space when approaching from the west. The top of the
facade has also been emphasised with a taller storey and a continuous bronze
panel above the glazing. Taken by itself, the façade of this part of the building is
attractive in its own right and lively in its detailing. It is certainly not as calmly
expressed as Block A1 and will be read as part of the highly articulated overall
composition which as mentioned above, is of concern to officers.
7.230 The perimeter of the façade of the 15 storey central section has been lined with a
frame of Portland pre-cast concrete and a shadow gap to create a visual break
from the taller sections on either side. Within this frame the building has 3 wide
piers of concrete which become slimmer or/and change texture on the upper
floors. Projecting balconies are set between the piers and are vertically stacked
above one another, only becoming wider across the facades at the 14th and 15th
storeys to emphasise the top. The colour pallet of this section is kept subdued
with white concrete being the predominant material and this helps to distinguish it
from the neighbouring façade sections that heavily employ the use of bronze
metallic cladding.
7.231 The 20 and 22 storey sections on either side have complex facades with white
vertical concrete piers of various widths emphasising the verticality of the
facades. These are partially obscured in places at the lower storeys by external
balconies that run across them. There are many projecting balconies on the
elevation and some of the living rooms on higher floors have glazed projecting
bays that add to the profusion of forms extending from the facades. These are
highlighted further by the use of bronze metal cladding. The elevations are
calmer on the upper 3 floors of each of the tall sections. The main glazed facades
at these levels are set back from the white concrete piers that create a frame for
the top of the building. Balconies are set within the recessed areas rather than
projecting. Plant on the roof is hidden by perforated bronze screens which create
an attractive terminating feature for the tower elements. The same treatment is
applied to all four facades of the taller elements ensuring that an attractive
silhouette and facades are visible in close range and more distant views.
7.232 The northern section is slim as viewed from the west and has the most simple
and coherent layout of continuously aligned vertical piers and balconies that are
stacked above one another on the right. This section of the façade is much
calmer than its more exuberant neighbours.
7.233 The range of storey heights of Block A2 will help to achieve a varied townscape
which will be layered when viewed as a composition with Blocks A1 and A3
particularly from Wood Lane. The layered effect will be further enhanced by a
variety of architectural treatments and silhouettes to the top of each building that
will enrich the townscape.
7.234 The landscaping proposed within the detailed application is restricted to the
immediate vicinity of buildings A1, A2 and A3 and will eventually form part of the
wider landscape proposals for the public realm of the masterplan area. On the

south side the landscaping is formal and consists of a wide paved footpath with a
row of trees along the edge. On the west side, the arrangement is also formal
and the footpath edge is lined with a row of trees and a hedge that will eventually
form the boundary of the open space. On the north side of A3 the public realm is
currently designed as a cul-de- sac with disabled parking and an informal pattern
of soft landscaping that reflects the lack of connectivity. This area could
eventually become a connected route if the Ugli buildings are redeveloped and a
north to south street is created along their perimeter. The current landscaping
proposal of trees and shrubs may screen out a visual link to a new connection
and an alternative design that improves long term legibility would be desirable.
7.235 The proposal for the new bridge is considered to be disappointing. A new section
of bridge is to be placed next to the existing which carries services into the site.
The form of the new section mimics the existing with a high side wall with metallic
cladding. The existing bridge would be re-clad and the new section will match.
This appears to be a utilitarian and engineered approach with little aesthetic merit
and an opportunity has been missed to announce the entrance to the site from
Wood Lane. Notwithstanding the current form of the bridge, it is recommended
that a condition is imposed that requires detailed design and elevations of the
bridge to be submitted to the local planning authority and approved in writing.
The detailed design should include the use of high quality materials and lighting,
and where appropriate public artwork in order to create a gateway feature into
the site. Officers are satisfied that requiring such details by way of condition
ensure that the Council have control of the design to enhance the appearance of
the structure, subject to agreement on the technical and ownership matters with
LUL.
Design Codes
7.236 The applicants have submitted design guidelines in the form of design codes
that, together with submitted parameter plans, provide the primary design
information to inform the preparation of subsequent reserved matters
applications. The guidelines provide the Local Planning Authority with certainty of
the commitment to high quality design. They are a set of design rules. They focus
on two and three dimensional elements of the design that build upon the
masterplan. It is the design guidelines aim to provide clarity over what is
considered acceptable design quality. The guidelines effectively provide a
manual for the design of the Site and comprise both written and diagrammatic
instructions. There are 2 levels of instructions and one level of commentary. Only
Level 1: Mandatory instructions are submitted for approval.
Level 1: Mandatory instructions. These are key design rules which should be
followed when designing buildings and spaces unless there are satisfactory
reasons for not doing so.
Level 2: No-Mandatory instructions (guidance). These are guidance notes to be
taken into account when designing buildings and spaces.
Level 3: A further level of clarification is provided through design commentary.
7.237 The design codes have been developed with input from officers. They have been
adapted and are sufficient to address officers concerns about the over
articulation of facades to be addressed in future when reserved matters

applications are submitted. Whilst the codes broadly reflect discussions with
officer they have not fully addressed concerns with regard to building E1.5. This
is the tallest element of the master plan at 30 storeys and it occupies a key
location in the layout and is identified as a marker for the scheme. It has a visual
relationship with the listed former BBC TV Centre and at this height will be the
most visible component from a distance. The highest design quality should
therefore be expected from such a key building. The applicants have suggested a
curved façade building to reflect the curved frontage of the BBC Rotunda
building. Officers agree that this is an appropriate response to the setting of the
listed building but if this is the chosen form of the building façade then all
components of the principle elevations should be truly curved and not faceted.
7.238 The Level 1 guidance in the code states that “The balcony structures and façade
systems and materials of building E1.5 should be curved. However, consideration
will be given to structures and facade systems and materials which can deliver a
non-perceptible facet”. Officers do not believe that it will be possible to deliver a
non-perceptible facet given the rake of the curves for this building. Faceted
facades and balconies are not considered to be of sufficiently high design quality
for a building of this scale, prominence and importance in the overall masterplan.
This matters can be controlled through reserved matters applications.
Summary and Conclusions
7.239 It is acknowledged that the number of tall buildings comprised in the scheme
would result in some degree of conflict with the strategic site policy WCOA which
envisages a limited number of tall buildings within the Opportunity Area in the
preferred locations, as identified in the policy and the WCOAPF guidance on
building heights. Nonetheless, given the limited townscape, heritage and visual
impacts on the surrounding area, and the broad approach to architecture and
urban design , it is considered that the proposals, subject to conditions, reserved
matters and the design codes, would be acceptable. The proposals are
considered acceptable in accordance with policies set out in the London Plan
(policies 7.1, 7.4, 7.5, 7.6 and 7.7), Local Plan (policies DM G1, DM G2 and DM
G7) and design policy BE1 and the general thrust of strategic site policies
WCOA and WCOA1 of the Core Strategy, as well as the NPPF.
Open Space Provision and Children’s Playspace
7.240 Development Management Local Plan Policy - DM E1 (Access to parks and open
spaces) states that the council will seek to reduce open space deficiency and to
improve the quality of, and access to, existing open space by requiring
accessible and inclusive new open space in any new major development,
particularly in the regeneration areas identified in the Core Strategy or in any
area of open space deficiency and seeking improvements to and/or monies for
improvement to existing open space where appropriate and when development
proposals impact upon provision.
7.241 The Proposed Development provides a significant contribution to open space and
amenity for both residents of the Site and the wider area. It is relevant to note
that the development proposals would contribute approximately 22,000sqm of
publically accessible open space within the Site. As part of this provision, it is
acknowledged that the proposals would address a key aspiration of the WC

OAPF through the delivery of a new public open space - ‘White City Green’ which
comprises a publicly accessible park, providing a focal point and significant
contribution to the amenity of the local and wider community.
7.242 The open space provision comprises the following character areas shown on the
indicative masterplan:
Exhibition Green: The new bridge into the Site is mainly level (+7.50m AOD) with
Exhibition Green that runs in front of building A1 connecting it with Wood Lane
and the former BBC TV Centre to the west. This space could contain a fully
accessible ‘playground’ within Exhibition Green which would be reached from
White City Gate by a series of softly ramped paths or via level access from Kiralfy
Square.
Central Gardens comprises a space comprising of 3 lawned areas separated by
elevated water features that run north-south from levels +11.50m AOD down to
circa +9.35m AOD. The overall length of the 3 lawns is 127m and approximately
28m in width.
Kiralfy Square: This square could comprise the central space connecting spaces
to the north and south. The size of the square is approximately 24 x 22m and is
almost level at circa +7.50m AOD. Access to Kiralfy Square takes place via steps
located to the north and west or via a step-free ramp to the east.
White City Gate comprises a deck structure at +8.24m to bridge the existing
railway line and provide pedestrian connections between Wood Lane and
Exhibition Green. This space is intended to comprise a meeting place and
provide a strong street presence for White City Green, it therefore could
potentially be a good location for a covered space.
Counters Quay: Counters Quay comprises two parts, the quayside and the
terraced watercourse. The quayside falls from +12.00m AOD to +9.08m AOD
before ramping down to Kiralfy Square. The terraced watercourse steps from
+11.49m AOD at the north to +8.72m AOD to the south.
Arrival Square: This space is specially designed to be a drop-off point, due to its
location adjacent to the concierge for Phase 1.
7.243 In addition to the public open space, amenity space is provided within the
development as; semi private communal gardens comprising a total area of
3,995sqm, areas providing visual amenity space include 3,337sqm, and private
balconies and terraces are incorporated within the new residential apartments. All
of the apartments have access to a private balcony or terraces, which increase in
size for the larger units. The balcony design ensures that the depth is sufficient to
provide a useable space for all sized units and meets the Mayor’s Housing SPG.
7.244 Development Management Local Plan Policy - DM E2 (Playspace for Children
and Young People) requires new residential development that provides family
accommodation, to provide accessible and inclusive communal playspace will
normally be required on site that is well designed and located and caters for the
different needs of all children, including children in younger age groups, older
children and disabled children. The scale of provision and associated play

equipment will be in proportion to the scale and nature of the proposed
development.
7.245 In accordance with the Local Plan policy DM E2 and GLA SPG Shaping
Neighbourhoods: Play and Informal Recreation – (September 2012), the
landscape design takes into account the need to provide children’s play space
within the development. The estimated play space requirements are as follows:
Table: Play Space Requirements
Age Group
Max Walking
Distance from Home
0-4 years
100
(m)
5-11 years
400
12 + years
800
Total

Total No. of
Children
64
26
16
106

Total Play Space
Required (sqm)
640
260
160
1,060

7.246 The overall child yield and play space requirements are summarised in the above
table. The precise requirements for playspace for each age group may vary
depending on the design and dwelling mix determined through the Reserved
Matters applications, but it is evident from the indicative requirements and the
illustrative landscape strategy that children’s play space can be appropriately
accommodated on the Site.
Daylight, Sunlight and Overshadowing
7.247 The application is supported by a daylight, sunlight and overshadowing
assessment in the ES. The assessment considers the potential impacts of the
scale and layout of the proposed development upon the daylight and sunlight of
surrounding residential properties, as well as overshadowing. The issue of
daylight and sunlight to proposed units within the development itself is also
assessed.
7.248 Paragraph 17 of the NPPF makes specific reference to securing a good standard
of amenity for all existing and future occupiers of land and buildings. Policy 7.6 of
the London Plan states that buildings and structures should not cause
unacceptable harm to the amenity of surrounding land and buildings, particularly
residential buildings, in relation to privacy, overshadowing, wind and
microclimate. This is particularly important for tall buildings. Policy 7.7 states that
'tall buildings should not affect their surroundings adversely in terms of
microclimate, wind turbulence, overshadowing, noise reflected glare, aviation,
navigation and telecommunication interference'. There are no specific policies
with regard to daylight, sunlight or overshadowing within the Development
Management Local Plan or Core Strategy. Policy DM G1 does however refer to
impact generally and the principles of 'good neighbourliness'.
7.249 The assessment has been undertaken in line with the guidance provided in the
Building Research Establishment (BRE) document entitled ‘Site Layout Planning
for Daylight and Sunlight' (2011). In urban and city centre areas, BRE Guidelines
advise that the guidance be applied flexibly and there are circumstances that will
exist where a greater degree of obstruction to light can on occasion be
acceptable. Where detailed information is available the analysis has been

undertaken to reflect this however, for those elements subject to parameters the
maximum parameters have been considered for the daylight, sunlight, and
overshadowing. This ensures that the worst case scenario is considered. The
development has been assessed with regards to the impact on the levels of
daylight and sunlight on those residential properties most likely to experience
impacts from the development. The proposal has been assessed against the
requirements of policies 7.6 and 7.7 of the London Plan.
7.250 In carrying out the assessment the applicant has considered the three scenarios:
 The baseline;
 The impact of the proposed development;
 The cumulative impact of the proposed development and other potential
developments nearby (i.e. those with planning permission).
7.251 A further assessment has taken place of the conditions which would occur within
the development itself, as in addition to the impact on existing residents it is
important that future residents can enjoy a sufficiently high quality development,
of which daylight and sunlight received within the residential units and
overshadowing of amenity spaces is an important part. In considering this there
is of course no baseline scenario as the units do not currently exist, but the
quality of the units with and without the other nearby developments is a
consideration.
7.252 The applicant did consider whether or not to assess the impact on future
residents of the development while it is under construction. Given the scale of the
development it is entirely possible that residents may occupy units before the
entire development is completed. However, in terms of daylight, sunlight and
overshadowing the impact would be changing and so temporary. The
combination of construction equipment and an ever changing development would
make it difficult to measure in a meaningful way. In addition, the completed
development would represent the long-term impact and would be the worst case
scenario. Officers agree with this logic.
7.253 The daylight assessment has been undertaken using a specialist computer
model. The model which is orientated north also enables the path of the sun to
be tracked to establish the shadows cast by both the existing and proposed
buildings.
7.254 When considering and interpreting the results the key factor is the change in the
quantum of daylight and sunlight and not simply the percentage change. Whilst
also an important consideration the percentage change can be misleading,
particularly where the baseline values are small. In these situations, a small
change in the quantum of light could represent a high percentage change in the
overall figure, implying that there was a significant change in daylight when
actually the difference is negligible.
7.255 The BRE guide recommends that windows and rooms within only residential
properties need to be assessed, and does not require any assessment on
commercial or business properties, although it states that they may also be
applied to non-domestic buildings where the occupants have a reasonable
expectation of daylight.

7.256 The BRE guidelines suggest that residential properties have the highest
requirement for daylight and sunlight. A total of 22 sites have been assessed as
being sensitive to daylight, and in some cases sunlight. Each site has multiple
windows. The ES identifies these sites below.
Sensitive Receptor
Westway Traveller Site
At Anne’s Nursery School and
Children Centre
Frinstead House
PPP School, 191 Freston Road
103 Wood Lane
105 Wood Lane
107 Wood Lane
109 Wood Lane
111 Wood Lane
113 Wood Lane
115 Wood Lane
117 Wood Lane
119 Wood Lane
121 Wood Lane
123 Wood Lane
125 Wood Lane
137 Wood Lane
139 Wood Lane
141 Wood Lane
143 Wood Lane
Former Dairy Crest Site *
Westfield Phase 2 (Land North of
Westfield Shopping Centre) *

Number
of
windows
20

Daylight
Assessed

Sunlight
Assessed

Yes

Yes

16

Yes

Yes

11
10
3
3
3
2
3
3
3
3
4
2
6
6
2
2
2
2
1,036

Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes

Yes
Yes
No
No / Yes
No
No
No
No
No
No
No / Yes
No
No / Yes
No
No
No
No
No
Yes

1,053

Yes

No

7.257 The final two sites (marked with an asterisk) are included as part of the
cumulative impact only. Although these schemes have not been built out, it is
possible that they will in future as planning permissions exist for development on
both sites which would include residential units in immediate proximity with the
M&S site. Three of the sites on Wood Lane are considered differently when
reviewing the proposed development in isolation as opposed to the cumulative
impact: when considering the former a sunlight assessment is not required as
they are south of the development. However, they are south of the other
development sites. Therefore, it implies that the impact on sunlight received by
these three properties on Wood Lane is affected less by the proposed
development and more by those two developments as approved.
7.258 It was also considered whether there would be an impact on the former BBC
Television Centre. None of the residential units at this site would be close enough
to the proposed development to be materially affected, and officers are satisfied
that this is an acceptable approach. However, it has been included in the model
as it is important to consider as part of the cumulative impact on Westfield Phase
2.

7.259 The applicant has also referred to the Ugli site, which are to the west of the site.
It is currently commercial in use and at the present time there is no planning
application currently proposed to change this. However, on the assumption that
this is possible in the future the applicant has modelled a theoretical ten storey
residential building, which is included within the cumulative model. This is
considered to be a reasonable approach although it is in no way commits the
Council to a building of that size and any proposals which came forward would
need to be assessed on their merits if the situation arises.
7.260 In terms of overshadowing the focus of the assessment is on amenity spaces.
There are currently 4 areas of public / private amenity spaces:
 BBC Media Village – at the junction between South Africa Road and Wood
Lane (Amenity Area 1);
 BBC Media Village – at the junction between South Africa Road and Wood
Lane (Amenity Area 2);
 Play Grounds, Freston Road;
 Tennis Courts, Freston Road.
7.261 The approved Dairy Crest site scheme includes amenity spaces which could be
affected by the proposed M&S scheme. However, as planning permission was
granted in outline the exact details of the space are not yet defined. The resulting
buildings could therefore be designed with reference to surrounding sites. The
impact on such amenity space would always be greatest from the structures
approved as part of that neighbouring site. For these reasons it has not been
included in the assessment. It is noted that the site has now been acquired by
Imperial College so it is highly likely that the permitted development would be
reviewed, and the resulting development scheme being wholly different from the
consented scheme.
7.262 The open space which is proposed as part of this current planning application
can be assessed albeit that there is no baseline to propose it to.
Daylight
7.263 In regards to internal daylight assessments (the potential for daylight within the
proposed residential units), where internal layouts are known (i.e. the buildings
as part of the detailed application), a full detailed technical assessment has been
carried out. Where the internal layouts are not yet fixed, a façade study has been
undertaken in order to understand the quantum of daylight/sunlight reaching the
façade of these outline blocks.
7.264 The BRE Guidance sets out three different methods of assessing daylight to or
within a room, the Vertical Sky Component (VSC) method, the plotting of the nosky-line (NSL) method (also known as Daylight Distribution [DD]) and the
Average Daylight Factor (ADF) method.
7.265 The VSC method measures the amount of sky that can be seen from the centre
of an existing window and compares it to the amount of sky that would still be
capable of being seen from that same position following the erection of a new
building. The measurements assess the amount of sky that can be seen
converting it into a percentage. An unobstructed window will achieve a maximum

level of 40%. The BRE guide advises that a good level of daylight is considered
to be 27%. Daylight will be noticeably reduced if after a development the VSC is
both less than 27% and less than 80% of its former value.
7.266 The plotting of the NSL measures the distribution of daylight within a room. It
indicates the point in a room from where the sky cannot be seen through the
window due to the presence of an obstructing building. The NSL method is a
measure of the distribution of daylight at the ‘working plane’ within a room. In
houses, the 'working plane' means a horizontal 'desktop' plane 0.85 metres
above floor level. This is approximately the height of a kitchen work surface.
7.267 The NSL divides those areas of the working plane in a room which receive direct
sky light through the windows from those areas of the working plane which do
not. If a significant area of the working plane lies beyond the NSL (i.e., it receives
no direct sky light), then the distribution of daylight in the room will be poor and
supplementary lighting may be required.
7.268 The impact of the distribution of daylight in an existing building can be found by
plotting the NSL in each of the main rooms. For residential units, this will include
living rooms, dining rooms and kitchens. Bedrooms should also be analysed,
although they are considered less significant in terms of receiving direct sky light.
Development will affect daylight if the area within a room receiving direct daylight
is less than 80% of its former value.
7.269 The ADF method uses a mathematical formula, which involves values for the
transparency of the glass, the net glazed area of the window, the total area of
room surfaces, their colour reflectance and the angle of visible sky measured
from the centre of the window. This is a method that measures the general
illumination from skylight and takes into account the size and number of windows,
room size, room qualities and room use. The BRE test recommends an ADF of
5% or more if there is no supplementary lighting or 2% or more if lighting is
provided. There are additional minimum recommendations for dwellings of 2% for
kitchens, 1.5% for living rooms and 1% for bedrooms.
7.270 The most commonly accepted approach to the issue of the impact of a
development upon daylight to existing dwellings is to consider each of the three
different methods. When reviewing the daylight results for each property, they
should be considered sequentially; VSC, NSL and then ADF. In the first instance
the VSC results should be considered. If all the windows in a building meet the
VSC criteria, it can be concluded that there will be adequate daylight. If the
windows in a building do not meet the VSC criteria, the NSL analysis for the room
served by that window needs to be considered. If neither the VSC nor NSL
criteria are met, the ADF results should be considered. The assessment criteria
specified within the BRE Guidance only suggests where a change in daylight will
be noticeable to the occupants, it does not further define impacts beyond this.
7.271 The applicant has identified each window and measured its VSC and NSL,
although the latter is theoretically only required for windows which fail the VSC
test. The ADF cannot be provided as the internal layout of each room is not
known. Initially the baseline was assessed to indicate how many rooms receive
good lighting now. Many of the properties on Wood Lane (which have 2 or 3

sensitive rooms) meet the requirement of 27%. Those sites which contain
windows which already receive poor light are the following (with the ratio of those
which meeting the recommended level of VSC and those which do not):









Westway Traveller Site (8:12)
St Anne’s Nursery School and Children Centre (9: 7)
Finstead House (5:6)
PPP School, 191 Freston Road (5:5)
119 Wood Lane (1:3)
121 Wood Lane (1:1)
123 Wood Lane (4:2)
125 Wood Lane (4:2)

7.272 In total the number of windows across all sites is 106, of which 68 achieve the
required standard, leaving those 38 identified above which do not. Of these the
ES classifies 20 which are considered to fail in a minor way, with a further 17
failing in a moderate way, and only 1 where the existing failure is major.
7.273 For NSL a much greater number of windows currently reach the required
standard. Only 1 room within the Westway Traveller site does not receive at least
the 80% minimum standard (as opposed to 12 according to the VSC method),
while the same applies to 2 windows within the PPP School at 191 Freston Road
(as opposed to 5). Overall, 95% of windows currently receive the required light
according to the NSL methodology.
Existing residential occupiers
7.274 The development would have an impact on those existing properties identified.
As noted above the existing and proposed VSL involves measuring whether the
resulting value becomes less than 27%, or if it was already below this then
whether the difference is greater than 0.8 times the former value or not. The
assessment is as follows:
Sensitive
receptor
Westway Traveller
Site
At Anne’s Nursery
School
and
Children Centre
Frinstead House
PPP School, 191
Freston Road
103 Wood Lane
105 Wood Lane
107 Wood Lane
109 Wood Lane
111 Wood Lane
113 Wood Lane
115 Wood Lane

Total
Windows
number
satisfying
of
standard
windows

Windows
standard

not

satisfying

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

20

18

2

0

0

16

16

0

0

0

11

11

0

0

0

10

10

0

0

0

3
3
3
2
3
3
3

3
3
3
2
3
3
3

0
0
0
0
0
0
0

0
0
0
0
0
0
0

0
0
0
0
0
0
0

x

117 Wood Lane
119 Wood Lane
121 Wood Lane
123 Wood Lane
125 Wood Lane
137 Wood Lane
139 Wood Lane
141 Wood Lane
143 Wood Lane
TOTAL

3
4
4
4
4
2
2
2
2
104

3
4
4
4
4
2
2
2
2
102

0
0
0
0
0
0
0
0
0
2

0
0
0
0
0
0
0
0
0
0

0
0
0
0
0
0
0
0
0
0

7.275 Therefore, were the development to proceed only two windows are identified
where the resulting daylight would fall below the standard according to the VSC
methodology. Although not strictly necessary for the windows which meet the
VSC standard an assessment of NSL has been carried out for all sites and the
results are as follows:
Sensitive
receptor
Westway Traveller
Site
At Anne’s Nursery
School
and
Children Centre
Frinstead House
PPP School, 191
Freston Road
103 Wood Lane
105 Wood Lane
107 Wood Lane
109 Wood Lane
111 Wood Lane
113 Wood Lane
115 Wood Lane
117 Wood Lane
119 Wood Lane
121 Wood Lane
123 Wood Lane
125 Wood Lane
137 Wood Lane
139 Wood Lane
141 Wood Lane
143 Wood Lane
TOTAL

Total
Windows
number
satisfying
of
standard
windows

Windows
standard

not

satisfying

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

11

11

0

0

0

5

5

0

0

0

7

7

0

0

0

5

5

0

0

0

2
2
2
2
3
3
3
3
2
2
2
2
2
2
2
2
64

1
1
2
2
3
3
3
3
1
2
2
2
2
2
2
2
61

1
1
0
0
0
0
0
0
1
0
0
0
0
0
0
0
3

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

x

7.276 This indicates that 95% of windows would meet the required standard for NSL,
with those 3 being which do not being within a 20% margin of passing.

7.277 Therefore, whilst the results are generally very positive this leaves transgressions
away from the BRE guidance. There would be 2 windows within Westway
Traveller Site which would not meet the standard according to VSC, and 1
window within each of 103 Wood Lane, 105 Wood Lane, and 119 Wood Lane
according to the NSL test. This needs to be explored further so that a more
detailed understanding of the results can be explained. Within an EIA,
percentage losses to daylight and sunlight are banded in four significance criteria
sections of negligible, minor, moderate and major. In some instances, a loss of
daylight or sunlight, even to a small degree, can cause a property/ window to trip
over into the next significance criteria column, where in reality that loss would be
imperceptible and not be noticed.
7.278 Westway Traveller Site – The site is to the north west of the development site
between the two carriageways of the West Cross Route. It is made up of
caravans and single storey static homes. The first window currently has a VSC of
21.53% (less than the 27% recommended) and the result would be a VSC of
16.09%, a percentage decrease of 0.75. This is fairly marginal anyway, but it
appears that the room which the window serves is also served by a second
window which would comfortably pass the 0.8 requirement. Therefore, the impact
on the occupiers would appear greatly mitigated. The same principle applies to
the second discrepancy. Although the reduction in light to the window in question
would be greater at 0.69 (which is the relationship between existing and
proposed VSC values of 19.9% and 13.73%) there is a second window which
mitigates this loss. Therefore, the overall impact on this site is considered
negligible and consequently acceptable.
7.279 103,105 and 119 Wood Lane – These properties form part of a terrace fronting
on to Wood Lane opposite the Underground Station, and with Exhibition Close to
the rear. The VSC values were shown to be acceptable and so strictly the NSL
test is not necessary. However, it was carried out and the detailed results
provided. The level of discrepancy is very minor with them being 0.75 or greater
compared to the target of 0.8. Although each window is the only one serving a
particular room this is considered a very minor difference, especially as it does
meet the VSC target.
7.280 As noted above the other developments identified nearby for which planning
permission has been granted need to be considered when assessing the
proposal. This is two-fold: firstly, the impact on existing residents that this
development would have as well as cumulatively with the two large development
already approved, and secondly how this development would impact on the
amount of light received by these two large developments. The VSC results are
shown below, but this has been limited to the sites where the cumulative impact
is different to that of the proposed development in isolation. The number of
windows affected in the other sites would be unchanged.

Sensitive
receptor

Total
number

Windows
satisfying

Windows
standard

not

satisfying

Westway Traveller
Site
Frinstead House
Former
Dairy
Crest Site
Westfield Phase 2
(Land North of
Westfield
Shopping Centre)

of
standard
windows

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

20

16

4

0

0

11

9

2

0

0

1,036

529

146

151

210

1,053

904

149

0

0

x

7.281 At Westway Traveller Site the two windows which were previously shown not to
meet the target of 27% and 0.8 times the former value would receive marginally
less light again: the values of 0.75 and 0.69 would reduce to 0.73 and 0.65
respectively. Two additional windows would also now see noticeably reduced
light. Both would have a ratio of 0.79, which is only slightly below the target, and
both would serve the same room where there is a third window to provide
adequate light. Therefore, overall the impact is negligible.
7.282 At Frinstead House the windows would each serve a room where a further two
windows do exist. The VSC would be 0.78 and 0.79 respectively, which is so
close to 0.80 for the impact to be considered negligible.
7.283 The largest discrepancy is at the former Dairy Crest site where a significant
number of potential windows in the scheme would fail to meet the BRE target
representing 51% of the total tested. Within this, a significant number could
experience a moderate or major impact, although the impact would only be
significant whereby the land uses were all residential. The planning permission
for this site (ref: 2012/02454/OUT) is an outline planning permission and so in
order to test the impact on potential windows, assumptions have had to be made.
In reality, were the details to come forward (in accordance with the outline
scheme) they would need to have regard to ensuring that light received was
maximised within the units through the detailed design. A key point is that
Imperial College has now acquired the site and the likelihood is that the land
uses within the Dairy Crest site are unlikely to be as residential-focused, if ICL
bring forward development proposals. The planning permission which exists on
site is a material consideration but it is necessary to consider how likely it is to
come forward. The applicants for this planning permission were Aviva and Helical
Bar, with the latter being a residential developer. Whilst there is no known
technical reason why Imperial College could not implement the development it is
clearly not their core business, with education being the principal use. There is no
objection to the development from Imperial College, which would be expected if
there was concern about its impact. If an alternative development were to come
forward on the Dairy Crest Site it would need to be assessed on its merits and at
that time if there were a planning permission on this site then that would be a
material consideration. Therefore, whilst it is accurate to conclude that the impact
on the light received by the approved development at the Dairy Crest site would
be potentially significant, there are indications that this is not how the site may
ultimately be developed. A final point is that any future occupiers would be able
to make the decision as to whether to purchase or rent one of the affected units

in the knowledge of what the light received would be, and this is in contrast to
existing residents.
7.284 The impact on the Westfield Phase 2 is less severe but would nevertheless affect
a number of potential windows to residential uses. It is also an outline planning
permission and so as with the Dairy Crest site the detailed design could improve
on the eventual daylight received.
7.285 The analysis for the Ugli is necessarily indicative given the current use of the
building and there being no planning application to potentially redevelop the site.
It suggests that approximately half of the north, eastern and southern elevations
would receive VSC light levels of no less than 15%, which is acceptable given the
existing site. The western elevation would be on the opposite side of this
development site so not affected.
Future occupiers of the development
7.286 The ADF is the common way of assessing the daylight received within a new
development. This is because it requires detailed knowledge of the internal
layout, and interiors (including décor), and window details, which the applicant
can design. This is often not the case for existing neighbouring properties, hence
why the VSC and NDL is more commonly used as it is above. However, in this
instance there is the complication of this being a hybrid planning application with
part of it being applied for in outline and for the rest full planning permission is
sought. For the latter (which is blocks A1, A2, and A3 which form phase 1) full
details are provided and the ADF can be carried out.
7.287 The remainder of the site the appearance and specific internal layouts are not
being sought at this stage. Without these details it is not possible to carry out the
ADF for that part of the site. The applicant has offered a solution of using VSC to
measure daylight at a number of reference points on the vertical walls of the
building.
7.288 Addressing first blocks A1, A2, and A3 the applicant has carried out a full ADF
analysis.

Rooms
All

Block A1
Pass
fail
143
150

Bedrooms
88 / 91
(1%)
Living
rooms
2/2
(1.5%)
Living
/
kitchen
/ 53 / 57
dining (2%)

/
/

Block A2
/

Block A3

%

Pass
fail

95

72 / 84

86

97

48 / 48

100

%

100
93

24 / 36

67

Pass
fail
183
255
137
162

/
/
/

%
72
85

6/6

100

40 / 87

46

7.289 The overwhelming majority of rooms would provide for an appropriate level of
light based on how they would be used. For block A1 3 bedrooms would fail the

test. The number of living rooms is low (but both pass), and this simply reflects
the predominance of large mixed living spaces. The standard of 2% for living /
kitchen / dining rooms is driven by the 2% requirement for kitchens rather than
the other components of their use, which is 1.5%. The four rooms which fail to
meet that standard are proposed to have balconies to provide amenity space
which inevitably reduce the light received, either due to the unit’s own balcony or
that of the flat above. Two of the rooms have values of 1.96% and 1.97% so the
difference is marginal. All four would meet the requirements for living rooms,
which is how much of the space would be used anyway.
7.290 In block A2 all bedrooms would meet the standard and there are no separate
living rooms. The discrepancy is with the living / kitchen / dining rooms where 12
would be below 2%. Again, balconies play a part and the vast majority exceed
the 1.5% for living rooms. Whilst unfortunate there is no suggestion that any of
these rooms could not function.
7.291 Block A3 would be the tallest of the three blocks. Of the windows tested 72%
would reach the required standard although this only included windows up to the
eleventh floors, as above this it is clear that rooms are sufficiently elevated as to
meet the requirements. Factoring this in would increase the percentage to 80%.
Many of the bedroom failures would be marginal due to balconies and this is
typically most prevalent on the lower floors of the building. The percentage figure
for living / kitchen / dining rooms is low but most would be above 1.5%. Officers
note that the presence of balconies positioned above living room windows would
reduce light to the rooms, but removing the balconies would fail to optimise the
residential quality of the accommodation.
7.292 Therefore, across the 3 blocks 398 rooms would meet the required standard,
which is over 81% of the total. It should be borne in mind that this is a dense
development and that interrogating the data shows that some discrepancies are
minor whilst a significant number are caused by balconies which provide amenity
space. This is a separate measure of quality for a residential unit and removing
balconies would undoubtedly increase the light received but only be at a cost.
The current proposal is considered to be an acceptable compromise between the
two.
7.293 Turning to the outline aspects of the proposed development, which make up
blocks B1, B2, C1, D1, D2, D3, E1, and E2 the assessment is different for the
reasons outlined above. VSC is based on the amount of light received at the
vertical face of a structure rather than the internal layout.
VSC

Façade area (sqm)

≥ 27%
< 27% & ≥ 15%
< 15% & ≥ 5%
< 5%
TOTAL

30,363
19,547
15,271
2,600
67,781

% of total façade
area tested
45%
29%
23%
3%

7.294 It is noted that less than half of the facades would potentially meet the standard
recommended for VSC. However, there are some mitigating factors. Firstly, not

all of this would be for residential uses. Whilst the majority of floorspace
proposed for these block is for just that, 7.1% would be for non-residential uses.
This is much more likely than not to be on the lower floors where light is poorest,
and so there is a high probability that a proportion of the 27% of the façade
where the VSC would be less than 15% would not be residential floorspace. In
addition, the entire façade would not be glass, and so there is no need for the
overall figure reaching 27% to be 100%. Not all windows would necessarily be
serving habitable rooms, which have a lesser expectation of light. Therefore, the
entire façade does not need to meet the 27%. The figures above are considered
to be the worst case scenario and there does exist the potential through the
detailed design to ensure that the light to habitable rooms is maximised, which
the Council would be able to influence when the reserved matters applications
are submitted. It is likely that balconies would feature and this also a dense
development where complete compliance is unlikely. The railway line to the east
suggests that good very light can be received from facades in this location.
Therefore, considering these factors and what would be achieved with blocks A1,
A2, and A3 officers consider there is no reason to consider that similar levels of
internal daylight cannot be received here.
Sunlight
7.295 To assess loss of sunlight to an existing building, the BRE guidance suggests
that all main living rooms of dwellings, and conservatories, should be checked if
they have a window facing within 90 degrees of due south. The guidance states
that kitchens and bedrooms are less important, although care should be taken
not to block too much sun.
7.296 The Annual Probable Sunlight Hours (APSH) predicts the sunlight availability
during the summer and winter for the windows of each habitable room that faces
90 degrees of due south for a period of time. The summer analysis covers the
period 21 March to 21 September, the winter analysis 21 September to 21
March. The BRE guidance states a window may be adversely affected if the
APSH received at a point on the window is less than 25% of the annual probable
sunlight hours including at least a 5% of the annual probable sunlight hours
during the winter months and the percentage reduction of APSH is 20% or more.
7.297 Where a window does not meet the first criteria, retaining at least 25% total
APSH with 5% in the winter months, but the percentage reduction is less than
20% it will experience a negligible impact, as the area receiving reduced levels of
sunlight is comparatively small when considering the baseline sunlight levels.
Existing residential occupiers
7.298 Fewer sites are susceptible to a loss of sunlight than are for daylight because of it
being southerly facing windows to the north of the development which can be
affected. The following contain windows which face south from the site:








Westway Traveller Site
At Anne’s Nursery School and Children Centre
Frinstead House
PPP School, 191 Freston Road
107 Wood Lane
119 Wood Lane
123 Wood Lane

7.299 There are 53 windows which receive some sunlight, and of these 44 receive
sufficient sunlight on an annual basis and 45 receive sufficient winter sunlight.
The results are as follows:
Annual Sunshine
Sensitive
receptor
Westway Traveller
Site
St Anne’s Nursery
School
and
Children Centre
Frinstead House
PPP School, 191
Freston Road
107 Wood Lane
119 Wood Lane
123 Wood Lane
TOTAL

Total
Windows
number
satisfying
of
standard
windows

Windows
standard

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

16

16

0

0

0

16

16

0

0

0

11

11

0

0

0

7

7

0

0

0

1
1
1
53

1
1
0
53

0
0
0
0

0
0
0
0

0
0
0
0

Winter Sunshine
Sensitive
receptor
Westway Traveller
Site
St Anne’s Nursery
School
and
Children Centre
Frinstead House
PPP School, 191
Freston Road
107 Wood Lane
119 Wood Lane
123 Wood Lane
TOTAL

not

not

satisfying

Total
Windows
number
satisfying
of
standard
windows

Windows
standard

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

16

13

0

0

3

16

16

0

0

0

11

11

0

0

0

7

7

0

0

0

1
1
1
53

1
1
0
49

0
0
0
0

0
0
0
0

0
0
1
4

x

satisfying
x

7.300 The assessment demonstrates that on an annual basis there are no windows
which would be detrimentally affected in terms of loss of sunshine. In the winter
there would be a major impact to 4 windows. Although the loss in winter sunshine
is regrettable, it is mitigated by the level of sunshine annually, and on that basis it
is not considered to warrant a refusal on this ground alone.
7.301 Factoring in the nearby development sites the cumulative impact on those sites
listed above is identical to the results above for both the winter and annually. The
vast majority of the Ugli site has the potential to meet the targets for annual and

winter sunshine. The Westfield Phase 2 site is to the south of the development
site so the sunlight cannot be affected by the proposed development. However,
the same cannot be said of the Dairy Crest site and similar to daylight there is a
potential impact:
Sensitive
receptor

Total
Windows
number
satisfying
of
standard
windows

Windows
standard

0.79 – 0.6 x
former
value

0.59 – 0.40
x
former
value

<0.40
former
value

Dairy Crest site

364

0

12

174

186

not

satisfying
x

7.302 This potential impact is also significant but the comments made above about the
particular details of this site remain relevant.
7.303 Overall, there would be potential impacts on the sunlight received by some
sensitive receptors within planned but un-built developments, but it is considered
that it would not be so significant as to be regarded as unacceptable, in the
context of all other impacts. It is pertinent to note that ICL have submitted
representations raising support for the proposals, subject to planning conditions.
Future occupiers of the development
7.304 The applicant has provided analysis of the sunlight that would be received by
future occupiers of the development itself, and as with daylight there is a
distinction between the full and outline elements of the proposed development.
7.305 The principle of assessing only those windows which face south remains, and the
applicant has advised that there would be 398 windows within blocks A1, A2 and
A3 where full details of the window and room layouts are known. However,
focussing on living rooms (as there are no conservatories) a significant proportion
would be served by at least one window receiving reasonable levels of sunlight,
many in excess of the 25% APSH. The remaining living rooms would have
access to some sunlight and this is considered acceptable in such an urban
setting, in an area planned for optimised density and regeneration.
7.306 In assessing the sunlight received by the outline component ,a similar approach
is taken as was for daylight. The facades have been assessed without specific
knowledge at this stage of flat layouts and where windows would be. This has
generated the results below (noting the distinction between the annual APSH and
the winter APSH).

Annual sunshine

APSH

Façade area (sqm)

≥ 25%
< 25% & ≥ 15%
< 15% & ≥ 5%
< 5%
TOTAL

39,690
113,828,
11,032
3,231
67,781

% of total façade
area tested
59
20
16
5

Winter sunshine
APSH

Façade area (sqm)

≥ 5%
4%
<2-3%
< 1%
TOTAL

42,900
3,518
12,528
8,834
67,781

% of total façade
area tested
63
5
18
13

7.307 A number of points were made in respect of daylight above which apply equally
here, although it is noteworthy that the raw numbers are better than they were for
that. In addition, the applicant has included north facing facades in this
assessment. They can be legitimately excluded because the guidelines
acknowledge that predominantly north-facing windows are unlikely to meet the
suggested APSH targets. Therefore, their inclusion does mean that, even more
so than for the daylight figures, this does represent a worst case scenario and the
reality would be much better.
7.308 In exploring this further there is an important assumption that can be made. In a
purely theoretical sense a square building orientated in any way would have at
least 25% of its frontage facing north where the façade could not realistically
receive adequate sunlight, suggesting that 25% of the facades which do not meet
the suggested standard could be removed from the assessment. However, whilst
the outline development includes 4 such buildings there are 3 which would be
rectangular in shape and orientated in a broad north-south direction. Therefore, it
would be an overestimate to adopt 25% and adjust the figures accordingly. It also
needs to be acknowledged that the buildings are positioned in such a way as to
affect the sunlight received by each. However, a figure of 10% could be adopted
and then tested to see the outcome. This would imply that approximately 15% of
the façade would be removed from the assessment, as by definition it would be
façade where currently the APSH falls below the target percentage, so the total
façade would be reduced from 67,781sqm to approximately 58,000sqm, but the
façade which currently meets the required standard would remain the same. This
would increase the percentages for annual sunshine and winter sunshine to
approximately 85% and 75% respectively, which is much improved, and is still
likely to be increased at the detailed design stage. This is not put forward as fact
but rather as a suggestion of what the likely reality would be based on a
reasonable assumption.

Overshadowing

7.309 The BRE Guidelines require that at least 50% of any garden or open space
should receive at least two hours of sunlight on 21 March. In addition, if following
the completion of a development an existing garden/amenity area does not meet
the suggested criteria and the reduction in the area which can receive some sun
is more than 20% the loss of sunlight is likely to be noticeable.
Existing amenity spaces
7.310 The applicants have submitted plans showing the shadows cast by the existing
buildings in the area and the shadow that would be created by the proposed
development.
Amenity
space
BBC Media
Village
–
Amenity area
1
BBC Media
Village
–
Amenity area
2
Play
Grounds,
Freston
Road
Tennis
Courts,
Freston
Road

Total percentage of area in Sun for at Percentage
least 2 hours on March 21st
change (Baseline
Baseline
Proposed
Cumulative to Cumulative)
99.69

97.55

97.36

97.8

100

100

100

100

69.76

62.06

62.06

89.0

75.30

75.23

69.76

92.6

7.311 The analysis shows that while there would be an impact on 3 of the 4 spaces, it is
negligible. In each case well in excess of 50% of the spaces would still receive
sunlight and the level of change would be no greater than 20%.
Proposed amenity spaces
7.312 There would be a number of individual amenity spaces within the development
and the analysis suggests that overall they would receive adequate sunlight and
not be overshadowed to an acceptable degree.

Amenity space
Semi-public/private garden space
Semi-public/private garden space
Semi-public/private garden space
Public space: Exhibition Green
Public space: The Square
Public space: Central Gardens
Public space: Central Gardens

Total percentage of area
in Sun for at least 2
hours on March 21st
90.44
79.53
65.57
99.74
91.67
100
100

Public space: Central Gardens
18.53
Public space: adjacent network rail park
100
land
WEIGHTED AVERAGE
90.1
Lagoon
56.92
7.313 The overall percentage is well in excess if the 50% target. There is a discrepancy
with one of the public spaces, where overshadowing would be a feature.
However, there would be choice for users and alternative sites do exist where
overshadowing would be much less. Therefore, there is not considered to be an
unacceptable impact.
Summary
7.314 In summary, it is considered that given the urban context, the proposed
development in terms of daylight, sunlight and overshadowing considerations is
on the whole acceptable. The BRE guidance should be applied flexibly, but little
flexibility is required in terms of daylight or sunlight to existing residents as the
development almost entirely accords. Where there are discrepancies they are
minor. The impact on developments which have been approved but not yet built
is significant, but there are considerations which suggest that flexibility is a
sensible approach. Within the development itself where the detailed layout is
known there are some discrepancies but they are not so great as to be
considered problematic. In the outline elements there is sufficient comfort that
what is shown is a worst case scenario and will be greatly improved at the
detailed stage of reserved matters, at which point the applicant would need to go
through the same exercise again once the detail is known and the Council could
provide scrutiny. The level of overshadowing in terms of the development in
isolation and cumulatively is acceptable.
7.315 It is considered that the proposed development is broadly acceptable, in
accordance with policy DM G1 of the Development Management Local Plan,
Paragraph 17 of the NPPF, and Policies 7.6 and 7.7 of the London Plan (2011
with 2013 Alterations).. Whilst there are examples of where there would be a
negative impact they are not considered sufficient to conclude that the
development should be refused.
Residential Design Quality
7.316 Policy 3.5 of the London Plan requires new residential development to provide a
high quality and design of internal living environment, as well as externally and in
relation to the wider context. Part C and Table 3.3 of this policy specify the
minimum unit sizes for new development. Part D includes a caveat stating that
development that does not accord fully with the policy can be permitted if it
exhibits exemplary design and contributes to the achievement of other policy
objectives. Paragraphs 3.37-3.39 of the London Plan provide further guidance on
indicators of quality, as does the London Housing Design Guide ('LHDG'). The
LHDG provides detailed guidance on housing design matters, in addition to the
Mayor's new Housing SPG (2012) which draws on the LHDG. Policy 7.2 of the
London Plan seeks to ensure all new development achieves the highest
standards of accessibility and inclusive design. Policy 3.8 requires all new
housing to be built to the lifetime homes standards, with 10% of all the units
designed to be wheelchair accessible or easily adaptable to this standard.

7.317 The Core Strategy Borough Wide Strategic Policy H3: Housing quality and
density and Borough Wide Strategic Policy BE1: Built Environment are
particularly relevant to housing quality. Policy H4 requires all new dwellings to be
built to 'Lifetime Homes' standards with 10% to be wheelchair accessible or
easily adaptable for residents that are wheelchair users. These policies are
supported and expanded upon in the Development Management Local Plan. In
particular, Policy DM A2: Housing quality and density states that all new housing
must be of high quality design and take account of the amenity of neighbours,
and must be designed to have adequate internal space..". Other policies include
Policy DM A9 which sets out criteria which will be taken into account.
7.318 The proposed residential units within the detailed components of the application
have been designed to exceed the minimum sizes set out in the design
guidelines set out in the Council's up-to-date Supplementary Planning Guidance
(SPG 2013) and the Mayor's SPG (Housing Design Guide).
7.319 Consideration has been given the whether the proposed residential units would
deliver a high quality supply of housing on an important strategic site within the
borough. The applicant has stated that the nature and shape of the site, the
requirement to provide White City Green, and the dense urban location has
presented challenges to the designers insofar as creating double aspect units
with high levels of privacy, and units with good aspect. However, officers have
critiqued the quality of units in the proceeding paragraphs to determine whether
the detailed design of the residential apartments would be of the requisite quality
for this important strategic site.
Internal Space Standards (for the detailed plots A1, A2 and A3)
7.320 The detailed elements of the scheme broadly meet the relevant space
requirements for all the residential units, with all the size categories generally
being met and exceeding those standards as set out in the London Plan below
and confirmed in the
Design and Access Statement.
Minimum Space Standards for New Development (London Plan)
Unit Type
Net Internal Area (sq m)
Studio
37
One Bed
50
Two Bed (3 person)
61
Two Bed (4 person)
70
Three Bed (5 person) 86
7.321 Studio units have been designed to comply with the minimum 37sqm standard
and would provide access to a private balcony. As such, officers consider that
these units would add to the overall range of residential accommodation available
on site and would also provide a satisfactory standard of accommodation and
amenity in accordance with spirit of the relevant London Plan and LBHF local
policies that require new development to provide high quality living spaces.
7.322 It is recommended that a planning condition is imposed which requires all
residential units within the outline plots to comply with these minimum standards,
when they come forward as part of the reserved matters applications.

Aspect, Outlook and Privacy of Proposed Units
7.323 The proposed new residential units would be expected to provide the occupiers
with an appropriate level of outlook and privacy to avoid un-neighbourly
conditions between residential units and between different development plots.
The Mayor's SPG also encourages provision of double aspect units where
possible and the avoidance of north facing single aspect units which might
provide low levels of natural light.
7.324 A significant majority of the windows to the residential units on the south, north
and east facing blocks within the detailed component would have high quality
open aspect, with good overall levels of outlook. The majority of west facing
windows to units within Plot A3 will have a high quality open aspect with good
levels of outlook. There will however be two locations (on the plan form) within
the detailed component where a tight relationship exists between the flank
elevations or Plots A1 and A2 and the rear elevation (west facing) of Plot A3.
7.325 Location 1 comprises the two x west facing units on each floor from levels 1-11 at
the northern end of Plot A3 which would be located approximately 6m from the
eastern flank of Plot A2 which is 12 storeys in height. The effect of the sheer
height and width of this elevation (on A2) would restrict the outlook from the
aforementioned (22) units in the adjacent proposed Plot A3 whose sole aspect
would be west facing. There are no habitable windows in the flank elevation of
A2. Therefore, no privacy issues are identified with this location, subject to a
planning condition which ensures that the central window (which serves the stair
core within A2) contain only obscure glazing to prevent overlooking between the
buildings.
7.326 Location 2 comprises the two southern most west facing units on each floor
between levels 1-11 with the eastern flank of Plot A1. It is noted that the
southernmost unit would have principal elevations facing south and therefore, the
units which face onto A would be a secondary importance and the units in all
floors are assessed as having good outlook overall. The unit next to the
southernmost unit would have windows that would appear within 6-7m of
windows in the return flank elevation in building A1. The windows on the eastern
flank of A1 have been amended to ensure they are orientated away from the
directly facing units in A3 without compromising the quality of the accommodation
(in A1). The 11 bedrooms within A3 which would be located immediately adjacent
to the flank elevation of A1 have also been redesigned to ensure that they
contain bay windows with north and southerly aspects which prevent overlooking
between the buildings.
7.327 Thus, in terms of privacy and outlook from these units where the relationship is
sensitive, it is considered that the above proposed measures would improve
upon the majority of the windows whereby potential conflicts may occur.
7.328 In conclusion, considering only 22 out of the 388 units in Phase 1 would have
compromised levels of outlook, officers do not consider this to be a high
proportion of units within the building which otherwise would provide good levels
of outlook.

7.329 The proposed layout of phase 1 with two east-western finger blocks
perpendicular with the north-south block would inevitably cause compromises to
the outlook within units at the ends of the north-south block. Such relationship is
considered to be fairly commonplace within central urban locations. This tight
relationship within the block does not occur elsewhere in the outline components
within the individual plots, although similar close relationships exist – between
opposing buildings in different plots.
7.330 In particular, there are two instances whereby the proposed outline plots are
under 12m apart. But these spaces are generally between the gable ends of the
blocks, rather than between principal facing elevations (eg: between A3 and B1,
D1 and E1). Officers consider that through the detailed design of buildings B1,
D1 and E1, privacy issues could be overcome. Officers refer to the design
guidance set out in the design codes which include possible mitigation measures
such as orientating facing windows at angles, or staggering the location of
windows to prevent direct overlooking. Officers have been able to take sufficient
comfort that these features could easily be incorporated into the designs of the
outline plots without compromising the residential quality within these proposed
units.
7.331 There are instances whereby the 3 Lagoon buildings (Plots D2, D3 and E2) come
within 18m of the principal elevations in Plots D1 and E1. This could result in the
feeling of close proximity between the buildings, and limit outlook from the lower
floors. It is considered that this distance is not unusual between large buildings in
a dense urban context, whereby both elevations in the buildings form principal
elevations fronting onto public realm. Officers do not consider the proximity of
these buildings to be problematic in terms of securing privacy within the
respective buildings at detailed design stages.
7.332 In summary, the development plots within the outline component demonstrate
that the majority of the residential units within the outline element of the
development would provide outlook of a requisite quality which is contingent with
high density urban locations. The lower level units within all outline plots would
inevitably have a lower quality aspect than the upper level apartments. However,
these units could be designed so they would not be considered to be
substandard in terms of their aspect and they have the flexibility, internally to
provide good quality living spaces.
Transport and Highways
7.333 Paragraphs 29-41 of the National Planning Policy Framework promote
Sustainable Transport. The London Plan contains policies relating to sustainable
transport modes, highway safety, traffic congestion and car parking and cycling
spaces Policy 6.1 of the London Plan sets out a strategic approach to integrating
transport and development. Policy 6.3 requires the effects of development on
transport capacity to be assessed. Policy 6.5 of the London Plan requires
developments to contribute towards Crossrail. Policy 6.9 seeks to facilitate an
increase in cycling in London and requires that new development provide for the
needs of cyclist whilst 6.10 seeks to increase walking in London through the
provision of high quality pedestrian environments. Policies 6.11 and 6.12 relate to
tackling congestion and improving road network capacity. Policy 6.13 outlines an
objective for promoting new development while preventing excessive car parking

provision, and states that new development should accord with the London Plan
car and cycle parking standards. The policy also requires that 20% of car parking
spaces provide an electrical charging point with a further 20% having passive
provision and that the delivery and servicing needs of these charging points be
satisfactorily met.
7.334 Policy T1 of the Core Strategy seeks to improve transport provision and
accessibility in the borough. Policy WCOA and WCOA 1 state the overall quantity
of development and expected trip generation must relate to capacity of the public
transport and highway networks. Policies DM J2 and DM J3 of the DM Local Plan
2013 set out vehicle parking standards, which brings them in line with London
plan standards and circumstances when they need not be met. Policies DM J1,
DM J4, and DM J5 are also applicable.
7.335 The WCOAF identifies that strategic transport infrastructure improvements to the
local area are of paramount importance to mitigate the impact of future planned
development and accommodate the sustainable regeneration of the area.
Development proposals in the area would be expected to contribute towards
these improvements, subject to their likely impact and the scheme's viability.
7.336 The site has a Public Transport Accessibility Level (PTAL) of 6b using Transport
for London's (TfL's) methodology which represents a high level of accessibility.
7.337 The site benefits from good links to public transport close to two different
underground stations and extensive bus services. The site is within Controlled
Parking Zone (CPZ) O, which operates restricted parking Monday to Saturday
9:00am - 5:00pm.
7.338 A Transport Assessment and additional supporting information following
discussions with LBHF and TfL have been submitted to accompany the
application. The TA is provided in accordance with policy DM J1 of the DM Local
Plan 2013 which requires the submission of an assessment. The assessment
provides the basis against which the other development plan policies have been
considered.
7.339 The application has been assessed against the London Plan (2015) LBHF’s Core
Strategy, Development Management Local Plan (DMLP), Planning Guidance
Supplementary Planning Document and White City Opportunity Area Planning
Framework (WCOAPF) is in place.
7.340 The development proposals for the entire site seek a maximum of 1,465
residential units of various sizes and up to 8,270m2 of non-residential floor
space.
7.341 Access Bridge: Vehicular access to the proposed development will be via the
existing bridge structure over the Central Line tracks and provision of a new
bridge structure which will be constructed immediately to the south of this. The
existing bridge will provide an access point and the new bridge will provide for
egress from the site. The existing footway on the northern bridge will be widened
whilst the new bridge will provide for a shared use footway / cycleway. At the
point where the bridge meets the footway along Wood Lane this will involve the

structure encroaching into the public footway. The bridge structure will be owned
and maintained by the developer, whilst the footway along Wood Lane will be
maintained as public highway.
7.342 The current Road Safety Audit does not mention the ornamental gap enclosure
between the two bridges; concept drawings of this feature highlight visibility
concerns. A road safety audit should be undertaken by the developer once the
form of this feature is concluded and this should be conditioned as part of the
application.
7.343 Deck Structure over London Underground Rail Lines: The area between the
newly proposed bridge and Wood Lane Station is proposed to be occupied by
public amenity space. Where the deck meets the footway along Wood Lane, this
will involve the deck structure encroaching into the public footway. Since the
deck structure will be owned and maintained by the developer, the section of
public footway over which the structure is proposed should be stopped-up. As a
result the footway at this point will be reduced by approximately 1.0m from 5.5m
to 4.5m. This does not raise any concerns.
7.344 Wood Lane Access Visibility: The width of the footway on the western side of
Wood Lane where it passes the bridge will be approximately 4.5m wide, as such
the vehicular visibility for drivers on the access looking to the left and right at the
access junction exceeds the minimum requirement of 2.4m x 43m, based on
Manual for Streets requirements for 30mph roads.
7.345 A further access for pedestrians, cyclists and servicing vehicles is proposed
underneath the Hammersmith & City Line arches and links with the Westfield
Phase 2 site which is currently under development. To the north, the site is
designed to allow for pedestrian and cyclist movement into the Dairy Crest site,
which is a future development by others.
This presents a significant
improvement on the current permeability of the White City area. A commitment
to assist the delivery of both of these links should be secured through the section
106 agreement.
7.346 It is proposed to retain access to the Ugli Campus and St James’ have stated
that they are in contact with Ugli to discuss these arrangements.
7.347 The final design and materials of all internal routes (including all parking bays
and servicing bays) should be approved by the Council at the reserved matters
stage.
7.348 Car Parking: The majority of the parking for the proposed development will be
provided in the basement. The residential provision will equate to 0.4 spaces per
unit. The maximum parking provision for the residential element of the scheme
totals 586, based on 40% of the maximum number of residential units. 10% of
these spaces will be disabled parking spaces. In line with the London Plan 20%
of the residential parking spaces will have an electric vehicle charging point and a
further 20% will have a passive provision, i.e. the infrastructure which will enable
the bays to be readily installed with an electric vehicle charging point.

7.349 There will also be an additional 10 disabled spaces for the use of staff at the
commercial uses. Pedestrian access between the commercial units and the
basement car park to use the disabled parking spaces will be via lift, which
provides access between ground level and basement level only. A lift will be
provided for cyclists with public access from ground floor to basement level only.
The cycle parking stores are in various locations across the basement area and
adjacent to the various resident cores. Cyclists would also be able to use the car
park ramp to access and egress from the cycle parking areas.
7.350 Phase 1 residential parking provision of 174 spaces represents a ratio of 0.45
which exceeds standards, but will reduce to a maximum of 0.4 once the site is
fully built-out.
7.351 The proposed parking provision for the commercial use in Phase 1 is 1 disabled
space for staff and 4 disabled spaces for visitors. This level of parking
comfortably complies with London Plan standards and is considered acceptable
due to the high PTAL rating.
7.352 The level of disabled parking for all uses complies with SPD Transport Policy 9
&10 and London Plan standards.
7.353 One car club spaces is to be provided in Phase 1, with a total of four to be
provided within the development. The applicant has had discussions with an
operator and they believe this is the appropriate provision for the site. The
location and operation of these spaces should be subject to further details and
legal agreement.
7.354 It is welcomed that 20 motorcycle parking spaces are to be provided in Phase 1.
The provision accords with SPD Transport Policy 11.
7.355 Both active and passive electric charging points are proposed to be provided at
London Plan standards. 20% active plus 20% passive provision of electric vehicle
charging points of the total level of residential car parking. This should be
secured by s106 agreement.
7.356 The approval of a car parking management plan should be conditioned and
would also form part of reserved matters for the outline components to ensure
appropriate, location, allocation and management of spaces. Detailed designs of
the proposed car parking for Phase 1 are deemed acceptable, and details for
further phases should be submitted for approval at the reserved matters stage.
This should be consistent with SPD Transport Policy 6.
7.357 All residential dwellings should be subject to a s106 agreement which prohibits
residents acquiring an on street car parking permit. The car free agreements
should ensure that following the habitation of the dwellings on-street parking
stress should not be detrimentally affected. Furthermore, the applicant will
contribute toward a review of CPZ O and any changes resulting from this.
7.358 Cycle Parking: The proposal will deliver over 1,600 cycle parking spaces across
the site. The cycle parking provision complies with the London Plan cycle parking

standards in place at the time of submission (Revised Early Minor Amendments
to the London Plan or ‘REMA’, 2013).
Land Use
Residential
Residential Visitors
Commercial
D1
D2
TOTAL

Phase One Cycle Parking
468
11
18
6
3
506

Complete Development
1,345
37
Not specified
12
6
91

7.359 The number of spaces proposed for the D2 use is low and usage should be
monitored as part of the ongoing Travel Plan Monitoring process. The Travel
Plan should act as the mechanism for provision of additional cycle spaces if
needed in the future.
7.360 Residential cycle parking will be provided within the basement car park in secure
compound areas. Cycle parking for the remaining land uses will be located in the
vicinity of the land uses it serves on street and will be overlooked. As such cycle
parking will be incorporated into the public realm within the wider site to ensure
convenience for cyclists. The site will be permeable to cyclists and circulation will
be similar to that for pedestrians. The location and form of the cycle parking
should be approved at reserved matters stage.
7.361 A contribution towards the London Cycle Hire Scheme has been agreed with the
applicant and should be secured by s106 agreement. Following discussions with
TfL a location for the provision of a Cycle Hire docking station (40 No. bikes) will
be identified (subject to further detailed design discussions with TfL and LBHF)
and a further site is to be identified by the developer which may be bought on line
at a later date; subject to usage levels of the new and existing sites.
7.362 Trip Generation, Existing Situation: The peak hour periods on the highway
network were assessed based on the ATC data which indicated that the weekday
Baseline flows (2014)
Link
AM peak
PM peak
Saturday peak
08:00-09:00
17:00-18:00
14:00-15:00
Site Access
50
28
9
Wood Lane north
784
612
1,281
of site access
Wood Lane south
830
664
1,279
of site access
Wood Lane north
1,004
959
1,505
of Depot Road
South Africa Road
644
654
641
Ariel Way
624
597
1,017
morning and evening peak hour periods were between 08:00 and 09:00 & 17:00
and 18:00, respectively. The Saturday afternoon peak period occurred between
14:00 and 15:00. The current traffic flows along local links in the vicinity of the
site are summarised below:

Vehicle speed summary (2014)
AM peak
Link
85th
Average
%ile
Site Access
11.1
13.6
Wood Lane north of site
21.6
28.1
access
Wood Lane south of site
21.8
27.7
access
Wood Lane north of
20.6
26.9
A40
Uxbridge Road
20.3
25.6

PM peak

th

Daily
11.4

85th
%ile
14.1

22.7

23.0

29.9

19.1

26.1

22.9

28.8

20.9

27.3

23.4

30.2

16.3

21.2

19.3

25.2

11.2

85
%ile
13.0

16.5

Average

Average

7.363 The turning counts at Wood Lane/Depot Road/ South Africa Road junction and
the Wood Lane/Ariel Way junction provided flows which were then modelled
using the latest version of the LINSIG modelling software. Junction capacity
modelling Wood Lane/South Africa Road/Depot Road – A maximum Degree of
Saturation (DoS) of 77.4% with a maximum queue of 13 Passenger Car units
(PCUs), indicating that the junction currently operates within capacity. Junction
capacity modelling Wood Lane/Ariel Way – A maximum queue queuing of 12
PCUs, demonstrating that the junction currently operates within capacity.
7.364 Road traffic accident data for the area in the vicinity of the site along Wood Lane
and also the junctions with South Africa Road and Ariel Way have been provided
by Transport for London (TfL). The data provides an account of all incidents in
the three year period between April 2011 and April 2014. As shown in the table
below there were a total of 33 accidents recorded over the three year period, of
which one was fatal, three were serious and the remaining 29 were of slight
severity
Year
April 2011 - April2012
April 2012 – April 2013
April 2013 – April 2014
Total

Accident severity
Slight
Serious
12
1
9
0
8
2
29
3

Fatal
1
0
0
1

Total
14
9
10
33

7.365 The fatal incident involved a pedestrian crossing on the nearside of a car into its
path. It occurred at 20:15 and the road surface was dry.
7.366 Trip Generation, with Proposed Development: The planning application for the
proposed development, comprising a mixed-use residential led scheme is
submitted in outline for the site, with the exception of Phase 1, which is submitted
in detail. The maximum provision of residential floorspace within the planning
application could accommodate up to 1,465 apartments depending on the
precise mix of unit sizes.
7.367 Phase 1 of the development forms the detailed part of the planning application.
Phase 1 proposals include up to for up to 37,135 square metres (GEA) new
residential floorspace with 1,325 square metres ancillary residential facilities (C3)
(excluding basement floorspace); up to 1,995 square metres (GEA) flexible
commercial floorspace (A1-A5), community (D1) and leisure (D2) (excluding

basement floorspace); provision of a new basement level; provision of a new
bridge over the central line cutting; means of access; and associated amenity
space, landscaping, car parking and cycle parking, energy centre, and other
associated infrastructure works . Within Phase 1 of the scheme the housing mix
is fixed. The Development Plot will contain 388 new homes in total which is a
reduction from the previous 435 proposed. The dwelling mix is outlined in the
Table below:
Unit type
Studio Apartment
1-bed apartment
2-bed apartment
3- bed apartment
Total

Unit No.
25
129
193
41
388

7.368 The proposed development has been based on site contained within the TRAVL
database and the sustainable trips have been distributed using census data. The
proposed trip generation is set out below and appears robust:
Mode

AM peak
In
Car Driver
26
Car Passenger
1
Underground
71
Train
9
Bus/minibus/coach 32
Taxi
0
Motorcycle
3
Bicycle
15
On foot
28
Other
1
Total
186

Out
57
6
285
37
128
1
10
60
111
5
700

Total
84
7
356
46
160
1
13
75
139
6
886

PM peak
In
44
2
128
17
58
0
5
27
50
2
333

Out
34
1
67
9
30
0
2
14
26
1
185

Total
78
4
195
26
88
1
7
41
76
3
517

7.369 As the non-residential element of the development is not expected to attract trips
other than local residents or pedestrians in the general vicinity of the site, the trip
generation has been based on employment figures from the Socio–Economics
ES Chapter. The total number of staff suggested to be employed at the nonresidential space is 350 staff FTE and then Census daytime population has been
used to calculate the modal split. The table below sets out the net change in total
trips which shows small increases in movements when compared with the sites
existing use.
Travel
AM Peak
Mode
In
Car Driver +13

Out
+41

Total
+55

PM Peak
In
+42

Out
+27

Total
+69

7.370 The servicing demand of the residential units has been assessed based on
servicing surveys on four weekdays in April 2010 undertaken by TPP and estate
management staff at residential developments in Victoria consisting of a mix of
private and affordable apartments. The servicing trips include the delivery of
goods and also contractors undertaking work at the development. The daily

servicing trip rate derived from the survey averaged 0.09 trips per unit. These
were spread throughout the day between 7.30am up to 7.00pm with discernible
peak period. Based on the above, the 1,465 residential units are expected to
generate a total of 132 visits throughout the day.
7.371 In terms of AM and PM peaks, the data shows that this makes up approximately
10% of the daily visits. Therefore, the residential servicing trips are as follows:
Mode
Motorcycle
Car/Van
Small Rigid
Large Rigid
PT, Walk, Cycle
Total

AM Peak
IN
OUT
0
0
10
10
1
1
1
1
0
0
13
13

Total
0
20
2
2
0
26

PM Peak
IN
OUT
0
0
10
20
1
1
1
1
0
0
13
13

Total
0
20
2
2
0
26

7.372 The number and types of deliveries to the non-residential users will vary
depending on the occupier of the flexible non-residential floorspace. In total each
unit would be expected to generate 1-3 deliveries a day. The TA sets out that
this number has been verified against servicing surveys obtained from a number
of independent surveys of retail developments in London. These have been
referenced from TRICS data with the exact developments / establishments listed.
A summary of total trip numbers for non-residential uses has been provided and
split to modes as per the below:
Mode
Underground
Train / Overground
Car Driver
Bus
Walk
Cycle
Total

AM Peak
IN
OUT
28
0
4
0
2
0
32
0
14
0
7
0
87
0

Total
28
4
2
32
14
7
87

PM Peak
IN
OUT
0
28
0
4
0
2
0
32
0
14
0
7
0
87

Total
28
4
2
32
14
7
87

7.373 Whilst we consider these figures to not be representative of the likely uses of
non-residential floorspace on site, the car park strategy and lack of visitor parking
on site does not allow for further trips to arrive by private vehicle. As a result we
expect any additional trips above and beyond the figures provided above to travel
by sustainable modes.
7.374 Bus Impact: The proposed development is predicted to generate 192 two-way
bus trips during the AM peak and 120 two-way bus trips during the PM peak. In
order to mitigate the proposed development bus trips, an appropriate financial
contribution will be provided towards additional bus services/frequencies, which
will form part of the overall development DIFS payment. TfL have advised that
any bus delays will be charged at £90,000.00 pa for a maximum period of 5
years, to a total of £450,000.00.

7.375 Funding should be secured to contribute to the off-site highway and junction
improvements identified as essential mitigation in the White City Development
Infrastructure Funding Study (DIFS).
7.376 Underground Impact: The trip generation assessment predicts an additional 356
two-way Underground trips in the morning peak and an additional 195 two-way
trips in the evening peak. These will be distributed across the Central Line via
White City Station and the Hammersmith & City Line / Circle Line via Wood Lane
Station.
7.377 Overground Rail Impact: The development is predicted to generate an additional
50 two-way bus trips in the morning peak and an additional 29 two-way trips in
the evening peak compared to the 2013 consented scheme. These trips will
access the network at Shepherds Bush Station.
7.378 Parking Impact: All residential dwellings will be subject to a s106 agreement
which prohibits residents acquiring an on-street car parking permit. The car free
agreements should ensure that following the habitation of the dwellings on-street
parking stress should not be detrimentally affected. The site is within CPZ O and
adjacent to CPZ G, which operates restricted parking Monday to Sunday 9:00am
– 10:00pm.
7.379 A Construction Logistics Plan (CLP) and a Demolition Logistics Plan will be
required in accordance with TfL guidance. This should seek to minimise the
impact of construction traffic on nearby roads and restrict construction trips to off
peak hours only. It should be conditioned that the developer submits and has
approved a DLP/CLP prior to the commencement of construction for each phase
of the development.
7.380 Travel Plan: A framework Travel Plan for the site will need to be submitted.
7.381 It is considered that the overall traffic impact of the proposed development would
the traffic impact would be acceptable and in accordance with DM Local Plan
Policy DM J1. The level of car and motorcycle parking is assessed as being
acceptable in accordance with the DM Local Plan policies DM J2 and DM J3 and
London Plan (2015) table 6.3. The site is accessible and well served by public
transport, the proposed development would enhance pedestrian and cycle
linkages to the north-south and west of the site to the benefit of the wider White
City Opportunity Area.
It is considered that any impacts arising from the
development would be mitigated by conditions and s106 provision to contribute
towards sustainable transport infrastructure measures within the White City
Opportunity Area and prevent an increase in on-street parking pressures in
surrounding roads. A car park management strategy, servicing, road safety and
travel planning initiatives need to be implemented in and around the site to
mitigate against potential issues. The proposed development is therefore
considered acceptable in accordance with policies 6.1, 6.3, 6.5, 6.9, 6.10, 6.11,
6.13 and Table 6.3 of the London Plan (2015) 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.

Sustainability and Renewable Energy
7.382 At the heart of the NPPF is 'the presumption in favour of sustainable
development which should be seen as a golden thread running through both
plan-making and decision making'. The application proposes predominantly
residential alongside the commercial, office, leisure and community uses which
would all generate employment which thus reducing the need to travel. The
development is located within an inner location in an urban area in Central
London where people can access services on foot, bicycle or public transport and
do not have to rely on access by car. The development is considered to satisfy
sustainable objectives of promoting the more efficient use of land, of reducing the
need to travel and ensuring good access to services.
7.383 Chapter 5 of the London Plan considers climate change. Policies 5.1 and 5.2 of
the London Plan focus specifically on how to mitigate climate change, and the
carbon dioxide emissions reduction targets that are necessary across London to
achieve this. Developments are required to make the fullest contribution to
tackling climate change by minimising carbon dioxide emissions (be lean);
adopting sustainable design and construction measures and prioritising
decentralised energy (be clean), including renewables (be green).
7.384 Policy 5.2 requires an overall reduction in carbon emissions over minimum
building regulation levels following the energy hierarchy. Policy 5.2 - development
proposals to make the fullest contribution to minimising carbon dioxide
emissions. This is achieved through applying the following hierarchy:
Be Lean: Use less energy.
Be Clean: Supply energy efficiently.
Be Green: Use renewable energy.
7.385 Policy 5.5 of the London Plan seeks to ensure that all Development Plan
Documents (DPDs) identify and safeguard existing heating and cooling networks
and maximise the opportunities for providing new networks that are supplied by
decentralised energy. The Mayor and boroughs will also work to identify and
establish network opportunities to ensure delivery of networks and to maximise
potential for existing development to connect to them. Decentralised energy in
development proposals is addressed through policy 5.6 in the London Plan which
requires all development proposals to evaluate the feasibility of Combined Heat
and Power (CHP) systems.
7.386 London Plan Policy 5.7 further states that major developments should provide a
reduction in expected carbon dioxide emissions through the use of on-site
renewable energy generation, where feasible. There is a presumption that all
major development proposals will achieve a reduction in carbon dioxide
emissions of 20% from on-site renewable energy generation (which can include
sources of decentralised renewable energy) unless it can be demonstrated that
such provision is not feasible. The London Plan incorporates policy to encourage
future adaptation to climate change, with paragraph 5.46 stating that 'all
developments should make the fullest contribution to London's adaptation to
climate change'. The following London Plan policies promote and support the
most effective adaptation to climate change, including minimising overheating
and contribution to heat island effects (Policy 5.9); minimising solar gain in

summer (Policy 5.9); contributing to reducing flood risk including applying
principles of sustainable urban drainage Policy 5.12 and London Plan policy
5.13); minimising water use (Policy 5.15); and protecting and enhancing green
infrastructure (Policy 5.10).
7.387 Policy 5.3 seeks to ensure future developments meet the highest standards of
sustainable design and construction. Policy 5.6 seeks to ensure developments
evaluate CHP systems and where a new CHP system is appropriate examine
opportunities to extend the scheme beyond the site boundary. Policy 5.7 aims to
reduce carbon dioxide emissions through the use of on site renewable energy
generation. Policy 5.10 promotes and supports urban greening and advises that
development proposals should integrate green infrastructure from the beginning
of the design process to contribute to urban greening.
7.388 The London Plan sets a target of 60% (below 1990 levels) reduction in London's
carbon dioxide emissions by 2025 (Policy 5.1). Energy use in new development
should be reduced by appropriate siting, design, landscaping and energy
efficiencies within the building. Where possible, new development should link to
existing decentralised energy systems and update these systems. Energy
Assessments will be required to demonstrate the reduction in carbon emissions
achieved by the proposed development. New development also needs to
maximise the amount of energy generated from renewable sources, including
measures to help minimise water use.
7.389 The Mayor's Energy Strategy also provides a framework for energy policies
within the London Plan. It states that delivery involves the combined approach of:
 reducing London's contribution to climate change by minimising emissions of CO2 from
all sectors through energy efficiency,
 CHP/CCHP, renewable energy and hydrogen;
 helping to eliminate fuel poverty by giving Londoners, particularly the most vulnerable
group's access to affordable warmth;
 Contributing to London's economy by increasing job opportunities, delivering
sustainable energy and improving London's housing and other building stock.
7.390 Sustainable Design and Construction The London Plan Supplementary Planning
Guidance (2006) also provides detailed guidance and preferred standards for
achieving sustainable design and construction.
7.391 Policy CC1 of the LBHF Core Strategy relates to reducing carbon emissions and
resource use and adapting to climate change impacts. It requires development to
make the fullest possible contribution to the mitigation of and adaption to climate
change. It states that the Council will tackle climate change by:
“Reducing carbon emissions from the redevelopment or reuse of buildings, by
ensuring developments minimise their energy use, make use of energy from
efficient sources and use renewable energy where feasible; maximising the
provision of decentralised energy networks and integrating the use of renewable
energy in the proposed regeneration areas; meeting London Plan targets for
reducing carbon emissions from new development; promoting the efficient use of
land and buildings and patterns of land use that reduce the need to travel by car;
safeguarding existing heating and cooling networks in the borough; and; requiring

developments to be designed and constructed to take account of the increasing
risks of flooding, drought and heat-waves.”
7.392 Policy H3 requires all housing development to be in line with the Code for
Sustainable Homes.
7.393 The Development Management Local Plan also sets out the Council's approach
to tackling and adapting to climate change and other environmental matters.
Policy DM H1 states that the Council will require the implementation of energy
conservation measures which includes implementing the London Plan
sustainable policies and requiring energy assessments for all major development
to demonstrate and quantify how the proposed energy efficiency measures will
reduce the expected energy demand and CO2 emissions. Policy DM H2 states
that the Council will require the implementation of sustainable design and
construction measures to ensure new developments incorporate sustainable
measures such as making the most effective use of resources such as water and
aggregates, sourcing building materials sustainably, reducing pollution and
waster, recycling and conserving the natural environment.
7.394 The White City Opportunity Area Planning Framework also refers to sustainability
strategies which include:
 Addressing the shortfall of electrical capacity at White City;
 Addressing energy demand through the Energy Hierarchy (Be Lean, Be Clean, Be
Green) and move towards zero carbon development over the life of the plan;
 Establishing a decentralised energy network that serves new development within the
OA and potentially beyond with low carbon heat;
 Designing buildings to minimise energy use with energy efficient design
 Incorporating appropriate and complimentary renewable energy sources.
7.395 The Energy Strategy has been prepared by Hodkinson Consultancy and is
submitted in support of the planning application. It is considered that the
principles of the energy strategy would adopt the GLA policy hierarchy: be lean,
be clean, be green.
7.396 The technical report identifies how the proposals will be designed to reduce
energy demand and carbon emissions through the incorporation of passive
measures to limit the building’s energy consumption. In this regard, the proposals
(comprising the outline and detailed components) would incorporate enhanced
insulation into the building envelope to achieve better U-values. The applicant
has set out a commitment to achieving air tightness standards in the
development to reduce air leakage loss and reduce space heating requirements.
In addition, active measures such as energy efficient lighting throughout the
building and efficient ventilation systems with heat recovery would been
incorporated into the design to contribute to the energy efficient measures which
reduce energy consumption. It is considered that the energy efficiency achieved
by the building design ensures that the proposed development would ‘be lean’.
7.397 The feasibility of decentralised heating networks has been evaluated in
accordance with the GLA hierarchy. The development proposals incorporate a
single energy centre, which would be located within the basement of Phase 1 of
the development (the Detailed Component). Initially, due to the phased nature of

the development, the heat demand would be met using gas boilers. Upon
completion of approximately 50% of the whole development a single large CHP
engine, sized to meet 75% of the total size heat demand, would become
operational within the energy centre. Officers at LBHF (and the GLA’s energy
team) consider that this approach is considered to be appropriate in terms of
supplying heat efficiency, as well as reducing capital and operational costs. The
on-site energy centre(s) would be fully future-proofed for connection to the
proposed District Heat Network (DHN) to allow for future connectivity and
expansion, which would be secured through the s106 agreement by way of a
future commitment.
7.398 The final part of the London Plan Energy Hierarchy is Be Green, which seeks the
inclusion of renewable energy technologies to be specified to provide, where
feasible, a reduction in expected carbon dioxide emissions. In developing the
energy strategy the following renewable energy technologies have been
considered: solar thermal panels; air and ground source heat pumps; wind
turbines; biomass boiler; and photovoltaic panels. The energy strategy outlines
the assessment of each technology. However, it is concluded that there are no
renewable technologies that are technically and economically viable after the
prioritisation and maximisation of the CHP engine.
7.399 It is noted that the energy strategy has been formulated in accordance with the
London Plan hierarchy. The overriding objective in the formulation of the strategy
is to maximise the reductions in total carbon dioxide emissions through the
application of the hierarchy with a cost-effective and technically appropriate
approach. The energy strategy demonstrates that the combined Be Lean and Be
Clean measures would result in a 41% reduction in the regulated carbon dioxide
emissions and 19% reduction in total (including unregulated) carbon dioxide
emissions. These proposals meet the energy requirements of new London Plan
policy and exceed targets for Code for Sustainable Homes (Level 4) and
BREEAM, Very Good
7.400 In addition to meeting the energy targets for Code for Sustainable Homes and
BREEAM, the proposals incorporate sustainability measures relating to water
reduction, sustainable material selection, pollution, flood risk and drainage, waste
management, building quality, transport, ecology, and reducing construction
impacts. These measures are all outlined in the supporting statement regarding
Code and BREEAM.
7.401 It is considered that the levels of sustainability being designed into the
development are in line with the Development Plan requirements in terms of
sustainable design and construction.
7.402 It is recommended that post- construction BREEAM/CSH assessments to show
compliance with the required sustainability targets are submitted to the council for
approval, for each relevant phase, of part thereof.
7.403 A detailed Energy Strategy has been submitted with the application, as required
with major sites. This outlines the energy efficiency and low/zero carbon
measures to be implemented in the scheme. As part of the Energy Strategy, an
assessment of baseline energy use and associated CO2 emissions for the new

development has been calculated to show its expected performance if designed
and built to comply with the minimum requirements of the 2010 Building
Regulations (Part L). The energy assessment shows that the indicative design is
calculated to generate just over 1,714 tonnes of CO2 a year. Passive design and
energy efficiency measures have been integrated to reduce energy use. These
include the use of improved insulation, better air tightness, low energy lighting
and use of a communal CHP system which reduce CO2 emissions by 41% to
1,020 tonnes a year which meets the London Plan target. The implementation of
the carob reduction measures as outlined in the energy statement would be
secured by way of condition.
7.404 In conclusion, the proposed development has been designed to meet, and where
possible exceed Level 4 of the former Code for Sustainable Homes and a
BREEAM rating of Very Good or Excellent subject to detailed design. The
proposed energy strategy includes provision for a decentralised energy centre
within phase 1, which incrementally becomes active as the development is
constructed. The proposed energy centre would provide the heating and hot
water requirements for the development through Gas fired CHP units. Each
building (within the detailed and outline elements) will contribute towards further
C02 reductions through their façade design and the incorporation of green and
brown roofs to supplement the provision of gas fired CHP units as appropriate to
their carbon reduction target and energy profile. This will result in a significant
reduction of CO2 emissions beyond the Building Regulations 2010 compliant
level. Subject to conditions, the proposed development is therefore considered
to be acceptable and would be in accordance 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 (2015) and
policies CC1, CC2 and H3 of the Core Strategy (2011) and policy DM H1, DM
H2, DM H3, DM H4, DM H5, DM H6, DM H7, DM H8, DM H9, DM H10, DM A2
and MD A9 of the Development Management Local Plan 2013 and the Council's
Planning Guidance Supplementary Planning Document and White City
Opportunity Area Planning Framework (2013).
Environmental Impacts
7.405 The following environmental impacts relating to Noise, Air Quality, Flood Risk,
Water and Drainage, Ecology, Archaeology, Wind, Waste, Socio-Economics
have been assessed within the ES and the supporting planning application
documents. The following chapter carries out a planning assessment of the
development impacts against adopted planning policies and relevant
supplemental guidance notes.
Waste
7.406 London Plan Policy 5.16 relates to waste self-sufficiency. It states that the Mayor
will work with London Boroughs to manage as much of London's waste within
London as practicable, working towards managing the equivalent of 100 per cent
of London's waste within London by 2031 and create positive environmental and
economic impacts from waste processing work towards zero biodegradable or
recyclable waste to landfill by 2031.
7.407 Waste Management Strategy for London sets the following objectives which
include achieving zero municipal waste direct to landfill by 2025, to reduce the

amount of household waste by 20 per cent by 2031 and to recycle or compost at
least 45 per cent of municipal waste by 2015, 50 per cent by 2020 and 60 per
cent by 2031 and to reuse and recycle 95 per cent of construction, excavation
and demolition waste by 2020.
7.408 The Mayor's SPG on Sustainable Design and Construction sets out a set of
essential standards in relation to waste. These include to minimise, reuse and
recycle demolition waste; specify use of reused or recycled construction
materials and provide facilities to recycle or compost at least 25% of household
waste by means of separated dedicated storage space. By 2010 this should rise
to 35%; recycling facilities should be as easy to access as waste facilities.
7.409 Policy CC3 of the Core Strategy also relates to waste. It advises that the Council
will pursue sustainable waste management. Policy DM H5 of the DM Local Plan
requires developments to include suitable facilities for waste management
including the collection and storage of separated waste and where feasible onsite energy recovery.
7.410 Section 6 of the White City Opportunity Area Planning Framework also outlines
the following waste objectives:
 Demolition and excavation waste, including contaminated waste, should be
treated, recycled and reused on-site
 In addition to regulatory approaches, redevelopment in the OA should
contribute towards reducing, reusing and recycling waste through nonregulatory and education based approaches.
 Redevelopment of the OA must deliver sustainable and integrated waste
collection and management systems
 Redevelopment of the OA should provide green waste and kitchen waste
collection to support a community led composting scheme
 Consideration of an automated waste collection system to improve traffic
congestion, air quality and local environmental quality.
7.411 The Design Statement confirms that each home (in the detailed and outline
components) will be provided with adequate space to accommodate a general
waste and separate recycling bin. Residents will be able to deposit waste and
recycling in a refuse room at the bottom of each core that will provide Euro bins
specific to each designated waste stream. Residents will not be required to walk
further than 25m horizontally from their dwelling to the individual bin storage area
at the bottom of each core, in line with Part H6 of the Building Regulations (2010)
and LBHF guidance.
7.412 It is envisaged that the Estate Management Company will be responsible for
transporting full Euro bins from each core to the central storage and collection
point in the basement which is located under the detailed planning application
area.
7.413 The quantities of residential and non-residential waste have been calculated
using the LBHF Planning Guidance Supplementary Planning Document (SPD)
(2013) and British Standards 5906:2005 Waster Management in Buildings Code
of Practice (BS5906:2005).

7.414 Residential refuse will be stored in refuse rooms at the bottom of each core.
There will be two Euro bins, 1 x 1,280l Euro bin for mixed recyclables and 1 x
1,100l Euro bin for general waste. Each residential core has a designated area
for bulky waste (ie. furniture, white goods). The scheme requires an area of 7.5
sqm per 75 units. Each store of bulky waste should be a minimum of 7 sqm in
size. Basement refuse rooms will also include drainage points to allow effective
wash down to help mitigate odour. There is provision for 6 skip compactors in the
service yard.
7.415 Waste storage for non-residential users will store a limited amount of recyclable
and general refuse but will then be responsible for transporting the waste to the
service yard at intervals to await collection. Green and garden waste from the
Proposed Development will be separated from the other forms of waste and
taken to the general storage area. Collection and management, including
composting where possible, will be carried out by LBHF or another licenced
waste management company.
7.416 Refuse arising from construction Site waste will be dealt with by way of a
Construction Site Waste Management Plan, this will be dealt with through
Reserved Matters application. The provision of waste storage and recycling
facilities within each new home will encourage the separation of general and
recyclable waste, thereby reducing waste production.
7.417 In terms of recycling, provision will be made for 45% of the total weekly waste to
be reserved for the storage of mixed dry recyclables 55% of the total weekly
waste to be reserved for the storage of residual (i.e. non- recyclable) waste.
7.418 The Council's Waste and Recycling Team have reviewed the strategy and raise
no objections to the proposed development. The details of waste collection and
storage facilities for the outline components of the scheme have yet to be
designed, and so these would be subject to detailed design at the reserved
matters stage and be included within information submitted to discharge planning
conditions, for the relevant phase.
7.419 With regards to the detailed components of the development, a condition is
recommended which requires the detailed provision of the waste and recycling
facilities to be approved prior to commencement on the relevant part of the
development.
7.420 The waste and recycling facilities should be designed to ensure that disabled
occupants and people with impaired mobility (ie: the elderly/pregnant) can use
the facilities without undue difficulty (to be conditioned). As such, the refuse
arrangements for the detailed components have been made with these design
guidelines in place. Sufficient storage facilities are available within each of the
residential units and access to internal chutes are within an appropriate distance
of the front doors. In terms of the equalities groups relating to age, disabilities,
pregnancy and maternity, the design of the development with regards to waste
and recycling adequately considers these needs.

7.421 As such, it is considered that the development would be in accordance with
London Plan policy 5.16, Core Strategy policy CC3 and DM Local Plan policy DM
H5, the NPPF and the relevant planning guidance set out in the Mayor's SPG
(Sustainable Design and Construction), the WCOAPF and the London Waste
Management Strategy.
Noise
7.422 NPPF paragraphs 109 and 123 are the primary source of planning guidance with
respect to noise. Paragraph 109 states 'The planning system should contribute to
and enhance the natural and local environment by inter alia preventing both new
and existing development from contributing to or being put at unacceptable risk
from, or being adversely affected by unacceptable levels of noise.
7.423 The Noise Policy Statement for England sets out the government's noise policy,
which is to 'promote good health and a good quality of life through the effective
management of noise.' Policies within the London Plan (7.5) and the London
Ambient Noise Strategy aim to minimise the adverse impacts of noise on people
living, working in and visiting London by using the best available practices and
technologies. A key aim is to work towards more compact city development,
while minimising noise. At the local level, the LBHF's Core Strategy Policy CC4
requires the suitability of a site for residential use to be assessed in accordance
with the procedures set out in PPG24 'Planning and Noise'. The policies in the
DM Local Plan state that 'Housing and other noise-sensitive development will not
normally be permitted where the occupants/ users would be affected adversely
by noise from existing or proposed noise generating uses. The policy states that
exceptions will only be made if it can be demonstrated that adequate mitigation
measures will be taken. Noise generating development will not be permitted if it
would be liable to materially increase the noise experienced by the
occupants/users of existing or proposed noise sensitive uses in the vicinity'.
7.424 An assessment of the existing conditions and required levels of internal and
external noise from the detailed and outline elements (separately and combined)
within the development are set out within Chapter 9 of the Environmental
Statement. Chapter 9 of the Environmental Statement assesses the predicted
noise and vibration levels from the demolition and construction works; noise from
building services plant associated with the Proposed Development during
operation; and any increases to road traffic attributed to the Proposed
Development. A summary of the ES impacts is set out in Chapter 6 of this report.
The Council’s EHO has reviewed the ES and has verified that the results are
reasonable.
7.425 The ES assessment indicates that noise effects at sensitive receptors due to
demolition and construction activities are predicted to range from negligible to
major adverse significance before mitigation is implemented. The ES also
predicts that vibration effects from construction/demolition that may cause
disturbance at nearby sensitive receptors are considered to be limited to
negligible to moderate adverse effects pre-mitigation.
7.426 In accordance with the recommendations in the ES, it is considered that
demolition and construction noise and vibration will need to be managed to
reduce effects, and mitigation measures will be documented within a

Construction Environmental Management Plan (CEMP) that would be secured by
way of condition. The CEMP will required the following measures:







Use of only modern, quiet and well maintained equipment;
Use of low impact techniques;
Use of modern piling rigs;
Use of electrically powered equipment run from the mains supply;
Careful planning of the sequence of work in order to minimise the transfer
of noise or vibration to neighbours; and
Erection of acoustic screens where necessary.

7.427 It is anticipated that measures will be secured by planning conditions in order to
reduce the perception of effects of demolition and construction traffic noise. For
example, the ES suggests that all traffic entering and leaving the works site
should be closely controlled and all vehicles will be encouraged to travel via
designed traffic routes which will be previously agreed with the LBHF and TfL.
7.428 The Council's Environmental Health Officer (EHO) has reviewed the relevant
documentation and raises no objections to the proposals subject to the imposition
of planning conditions and standard informatives attached the decision, the EHO
advises that the following details are submitted by way of conditions (NB – these
include other conditions in addition to noise matters):
 Requirement to submit detailed layout of rooms to avoid noise nuisance from
adverse stacking of rooms (this would be subject to reserved matters)
 Separation of noise sensitive rooms in neighbouring flats
 Separation of communal facilities/plant etc from noise sensitive premises
 Separation of commercial and noise sensitive premises
 Ground and airborne building vibration of new build developments near
railways/transport/industrial sources
 Transport and Industrial Noise sources (Noise Assessment for approval of
external noise levels)
 External Noise from machinery/extract ventilation ducting and mechanical
gates etc (details of external noise levels)
 Anti- vibration mounts and silencing of machinery etc.
 Servicing Management Plan
 Separation of commercial and noise sensitive premises
 Demolition Method Statement and Construction Management Plan
 Extraction and Odour Control system for non-domestic kitchens
 Maintenance of existing extract and odour control systems
 Floodlights and Security lights
 Minimised use of lighting to prevent glare and sky glow
7.429 Subject to the imposition of the above conditions, it is considered that the
proposals would comply with the full raft of London Plan, Core Strategy and Local
Plan policies, in addition to the NPPF with regards to noise. It is considered that
with appropriate designs and mitigation measures in place, that the proposed
residential use would be compatible with the non-residential uses in close
proximity. It is considered that the proposed design and layout of the
development would provide sufficient quality living conditions within the

residential units, and with the above measures in place, the occupiers would not
be adversely affected from the adjacent land uses.
Air Quality
7.430 The proposed development has been considered against London Plan policy
7.14, Core Strategy Policy CC4 and DM Local Plan policy DM H8 and the
WCOAPF with regards to air quality issues. The whole Borough is designated as
an Air Quality Management Area (AQMA) for Nitrogen Dioxide (NO 2) and
Particulate Matter (PM10). An Air Quality Assessment has been carried out which
assesses the development's potential impacts on local air quality and also
considers the issue of exposure to pollution for 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
boilers used to provide heating on-site.
7.431 The council is required to work towards achieving the air quality objectives for
nitrogen dioxide and PM10. Developers must therefore develop appropriate low
emissions strategies to reduce the cumulative impact of new developments to
ensure that no deterioration in air quality occurs in accordance with Core
Strategy policy CE5.
7.432 The ES summary section in this report confirms the various impacts to arise on
air quality as a result of the demolition, construction and operation effect of the
proposed development, including the cumulative and residual impacts. LBHF
Officers consider that the overarching methodology for the assessment of air
quality impacts is generally acceptable however additional assessment is
required to ensure that the air quality impact is adequately addressed. This
additional assessment should include all reasonable receptors including those at
differing heights; isopleths/contour plots showing the combined impact of traffic
and energy centre emissions; the effect of buildings on dispersion of pollutants;
dispersion modelling of transport impacts; and an air quality neutral assessment.
In order to ensure the air quality impact are adequately addressed, conditions
80, 81 and 84 are recommended.
7.433 The applicant has proposed a ventilation system which may help minimise
exposure to air pollution provided the air intakes and air extracts including from
chimney/boiler flues are appropriately situated. Boilers proposed at the site may
emit unacceptable levels of nitrogen dioxide and may require abatement
measures are fitted. A further two Conditions 82 and 83 are recommended that
require ventilation system and boiler details are reserved for later approval.
7.434 The demolition and construction activities associated with the development have
a potential to produce unacceptable levels of air pollution. Details on how this
will be controlled should be agreed with the council prior to works commencing
which may be secured by placing condition 84 to the planning permission.
7.435 In conclusion, it is considered that the air quality impacts can be minimised by
implementing the proposed mitigation measures, as set out in the planning
conditions. With such measures in place, the proposals would not adversely
impact upon occupiers on or off site. It is considered that the development would
comply with London Plan policy 7.14, Core Strategy Policy CC4 and DM Local
Plan policy DM H8 with regards to air quality issues.

Water Resources, Drainage and Flood Risk
7.436 The impacts of the Proposed Development on water resources, drainage and
surface water run-off associated with the demolition and construction and
operation have been considered, along with an examination of the potential for
flood risk. Water resources, drainage and flood risk related planning policy at the
national, regional and local scale is focused on ensuring that development is
directed away from areas at highest risk of flooding but where development in
higher risk areas is necessary, it is made safe without increasing risk elsewhere.
Policy and supplementary planning guidance also promotes the reduction of
water consumption in new developments through the incorporation of water
saving / efficient appliances and the use of water harvesting and grey water
recycling.
7.437 Policy 5.11 of the London Plan supports the provision of green roofs within
development to assist in sustainable urban drainage systems. Policy 5.12 of the
London Plan (2015) deals with flood risk management and states that
development proposals must comply with the requirements set out in PPS25
(now superseded by the NPPF) over the lifetime of the development, while taking
into account the Thames Estuary 2100 proposals. The London Plan identifies
that the frequency and consequences of fluvial, surface water and sewer flooding
are likely to increase as a result of climate change and identifies sustainable
urban drainage systems (SuDS) as key to ensuring that long-term flood risk is
managed. Policy 5.13 of the London Plan promotes the use of SuDS to reduce
the contribution of climate change to flooding and seeks to ensure that surface
water runoff is managed as close to its source as possible. Policy 5.14 states that
the Mayor will work in partnership with Boroughs to ensure the provision of
adequate and appropriate wastewater infrastructure to meet the related needs;
Policy 5.15 seeks the conservation of water supplies and resources through, for
example, among other matters, minimising water use and promoting rainwater
harvesting.
7.438 Core Strategy Policy CC1 requires that development is designed to take account
of the increasing risks of flooding, drought and heat-waves. Policy CC2 requires
all development to minimise current and future flood risk and the adverse effects
of flooding on people. Policy H3 of the DM Local Plan requires development to
reduce the use of water and the risk of flooding.
7.439 The White City Opportunity Area Planning Framework also includes a water
strategy (Section 8) which seeks to maximise sustainable urban drainage;
minimise the use of public sewers and drainage; and reduce consumption of
water and energy resources.' The document also states on page 174 that new
developments should also ensure that:
 Surface water run-off is managed as close to its source as possible in line with
drainage hierarchy set out in Policy 5.13 'Sustainable drainage' in the London
Plan;
 Water supplies are protected and conserved by supporting the Water Action
Framework, minimising use of treated water and encouraging where
appropriate the installation of dual water systems that can make greater use
of grey water (London Plan Policy 5.14 Waste Water Infrastructure and 5.15
Water Use and Supplies);

 Subject to discussions with Thames Water, development in the Opportunity
Area must not result in an increase in storm water or sewer entering the
Counters Creek sewer; and
 Green roofs are installed wherever possible to minimise heat gain and
rainwater runoff.
7.440 A water resources, drainage and Flood Risk Assessment (FRA) have been
submitted with the application. The site is in the Environment Agency's Flood
Zone 1 which indicates a low risk to flooding from the Thames. Flood defences
such as the Thames Barrier and local river wall defences provide a high level of
flood protection to the borough and the site is beyond the reach of flood water
from a 1 in 1000 year event.
7.441 A preliminary drainage strategy has been prepared which has assessed current
surface water discharge rates from the site and calculated a target rate for the
proposed development in order to meet the minimum requirements of reducing
peak rates by 50%. The proposal is to include a stormwater storage tank to the
southwest of the site which will provide the required attenuation volume. To
facilitate the transfer of surface water from the roofs and podiums, pipes will be
over-sized and also the site will include green and brown roofs with a total area of
3,88 cubic metres which would help reduce run-off. The surface water proposals
are to be finalised at detailed design stage. Therefore, it is recommended that
conditions are imposed that secure a comprehensive surface water drainage
strategy and a Sustainable Urban Drainage Strategy (SUDs), the details of the
green and brown roofs and a restriction on the run-off rate (to that set out in the
Flood Risk Assessment).
Ecology
7.442 The NPPF advises that LPAs should conserve and enhance biodiversity. Policy
5.11 of the London Plan encourages the provision of green roofs and walls within
new development. Policy 7.19 relates to biodiversity and states that development
proposals, where possible, should make a positive contribution to the protection,
enhancement, creation and management of biodiversity. Policy 7.21 of the
London Plan (2015) states existing trees of value should be retained and any
loss as the result of development should be replaced following the principle of
right place, right tree. Wherever appropriate, the planting of additional trees
should be included in new developments, particularly large-canopied species.
Core Strategy Policy OS1 emphasises that the Council's strategic objective is to
protect and enhance biodiversity in the Borough. Policy DM E3 of the DM Local
Plan requires developments to enhance the nature conservation interests
through initiatives such as tree planting and brown and green roofs.
7.443 Chapter 13: Ecology of the September 2014 ES and Table 2 of the ES
Addendum assess the likely significant effects on ecology and nature
conservation arising from the demolition, construction and operation of the
Proposed Development. The assessment focussed on the habitats and rare,
notable or protected species that are within and adjacent to the Site. Baseline
data was collected through a data search and an extended Phase 1 habitat
survey undertaken in November 2013.
7.444 For the Ecological Impact Assessment (EcIA), sensitive receptors identified
include the ‘Central Line West of White City’ Site of Importance for Nature

Conservation, Borough Grade 1, (SBINC), Wormwood Scrubs Railway
Embankment (SBINC), the Network Rail Owned Land adjacent to the eastern
boundary of the Site and trees on Site. These receptors were found to be of little
ecological value and were not identified as sensitive receptors; plants and
habitats, breeding birds, black redstart, amphibians, invertebrates, bats and other
mammals. The ES has been assessed by the Borough’s Ecologists within the
Parks Department and the summary of impacts is reported within chapter 6 of
this planning report.
7.445 Officers consider that the proposed development provides a significant
opportunity to increase biodiversity on the site thereby resulting in net ecological
improvements. The current site is currently largely hard-landscaped outside of
the warehouse, with small areas containing trees and plants. The proposed
development comprises the provision of 22,355sqm of publically accessible open
space which comprises a significant amount of the site. The proposed open
space is laid out in a series of different character spaces which include varying
levels of hard and soft landscaping.
7.446 The ES identifies that all new habitats and features of benefit to wildlife would
need to be managed under a management plan. Therefore, officers recommend
that an Ecological Management Plan is shall be submitted to and approved in
writing by the Local Planning Authority. It is recommended that the EMP shall
comprise a habitat management plan and monitoring report which shall set out
objectives and prescriptions for the management of new areas of vegetation and
public open spaces within the development, for a minimum period of 5 years,
unless otherwise agreed in writing with the Local Planning Authority.
7.447 It is anticipated that the completed Proposed Development would result in minor
beneficial residual effects to the designated sites, the Network Rail Owned Land
and trees in the long term following the implementation of mitigation, including
working under best practice standards, the provision for the creation of new
habitats of value to biodiversity through the Proposed Development’s indicative
landscape plan including the on-site habitats proposed as part of the aspirational
Ecological Corridor, the potential Counters Quay, Central Gardens and Exhibition
Green.
7.448 Officers note that the indicative landscaping strategy for the Proposed
Development provides a net gain in trees and semi natural habitat within the Site,
although the detailed design will come forward in reserved matters and the
ecological benefits would be secured by way of conditions. Officers have taken
into account the conclusions of the ES and view the proposals on the basis that
the green spaces and ecological connectivity in White City will have minor
beneficial effect on habitats and ecology, in accordance with policies 5.11, 7.19
and 7.21 of the London Plan, policy OS1 of LBHF Core Strategy and policy DM
E3 of the Development Management Plan.
Ground Conditions
7.449 Legislation and national, regional and local planning policy require the planning
system to 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 unacceptable levels of soil and water pollution. They

require the remediation and mitigation of degraded, derelict, contaminated and
unstable land, where appropriate.
7.450 The ground conditions impact assessment as set out in the ES involved the
review and collation of readily available information pertaining to the current
condition of the soils and groundwater on / beneath the site.
7.451 Potentially contaminative land uses (past or present) are understood to occur at,
or near to, this site. It is recommended that conditions are imposed to ensure that
there are no unacceptable risks are caused to humans, controlled waters or the
wider environment during and following the development works, to ensure
compliance with Borough Wide Strategic Policy CC4 of the Core Strategy and
policies DM H7 and H11 of the Development Management Local Plan.
7.452 The Council’s Environmental Quality Officer recommends a raft of planning
conditions that require the applicant to submit the following documents to the
council for approval, prior to commencement of the relevant part of the
development, unless permitted by way of discharging enabling works details,
These are (in order) (1) a preliminary risk assessment as part of a desk top
study, (2) followed by a scheme of site investigation, (3) a quantitative risk
assessment based on the findings of the site investigation, (4) a remediation
method statement which outlines the remediation measures required to treat any
contaminants found on the site, (5) a verification report and statement confirming
the remediation method statement has been carried out in full and lastly (6) a
long-term monitoring methodology report identifying any further remediation
necessary and a verification report confirming whether there any residual
adverse risks exist.
Archaeology
7.453 The NPPF requires LPAs to identify and assess the significance of any heritage
assets that may be affected. Where a site on which development is proposed
includes or has the potential to include heritage assets with archaeological
interest, LPAs should require an appropriate desk-based assessment and, where
necessary, a field evaluation
7.454 Policy 7.8 of the London Plan (2011) advises that development should
incorporate measures that appropriately address the site's archaeology. LBHF
Core Strategy Policy BE1 advises that new development should respect and
enhance the historic environment of the Borough, including archaeological
assets. Within the Development Management Local Plan, the following policy G7
Heritage and Conservation is of relevance.
7.455 The White City Opportunity Area Planning Framework Public addresses directly
the need to ensure that 'setting, context and heritage' should be considered as
part of the redevelopment of the area. This is highlighted in the need to ensure
that the existing townscape (modern and historic) is respected, as outlined under
national and regional planning policy.
7.456 A desk top Archaeological Assessment by CgMs has been carried out as part of
the ES Scoping Exercise which has been reviewed by Historic England (HE)
(formerly GLAAS). The site is not located within an Archaeology Priority Area.
The National Heritage List (maintained by English Heritage) records that there

are no designated heritage assets (e.g. Scheduled Ancient Monuments,
Registered Battlefields, or Registered Parks and Gardens) within the study area.
7.457 The Desk Based Assessment by CgMs dated December 2013 also shows that
the site has been subject to significant impacts from quarrying for brick making
and from the various stages of development of the site. However, the site is
located close to the edge of an ancient river course (Counter’s Creek) at the
edge of the Langley Silt complex, which HE advise has a good potential for
prehistoric archaeological deposits generally. Therefore, LBHF have been
advised that the environment has potential interest both in terms of
geoarchaeological deposits and in the possible survival of archaeological
deposits of prehistoric date.
7.458 HE advise that similar archaeological strategy should be applied to this site as to
the strategies being implemented over other large application sites in the
immediate area in order to provide a consistent picture of the archaeological
resource in this part of the Borough.
7.459 As the report notes, cartographic analysis and data from the Historic Environment
Record (HER) shows that this site has been subject to extensive clay extraction
for the brickmaking industry. The area to the west of this site was redeveloped in
1907-8 to create the Great White City Exhibition grounds, which included
approximately 120 exhibition buildings linked by a series of roads, bridges and
waterways. However, HE advise that there is no indication that any of these
features extended on to the application site from the maps of the period.
7.460 HE have previously advised LBHF as part of the ES Scoping exercise that the
conclusions of the DBA are sound and that the site has a low potential for
archaeological remains. However, as the development covers a large area in a
locality that is not well served by previous archaeological investigations and
because of the scale of the proposed redevelopment - and the possibility of
geoarchaeological data being available in relation to the nearby watercourse, HE
advises that further archaeological mitigation is recommended. This would be in
order to fully characterise the underlying topography and to determine the
potential for archaeological remains to be present. The first phase of these works
would, therefore, be a brief revision of the DBA to reflect this advice.
7.461 HE do not advise a requirement for predetermination archaeological fieldwork,
but note the suggested fieldwork stages to be set out in a planning condition. The
development would not cause sufficient harm to justify refusal of planning
permission provided that a condition is applied to require an investigation to be
undertaken to advance understanding of the site’s archaeological significance.
The archaeological interest should be conserved by attaching a condition to any
future application.
7.462 In conclusion, the site is considered to have low archaeological potential and
subject to the above condition, the proposals therefore accord with the London
Plan policy 7.8, Core Strategy Policy BE1 and DM Local Plan policy DM G7.
Wind Microclimate
7.463 London Plan policy 7.6 states that inter alia buildings and structures should not
cause unacceptable harm to the amenity of surrounding land and buildings,

particularly residential buildings, in relation to privacy, overshadowing, wind and
microclimate. This is particularly important for tall buildings. In addition, policy 7.7
notes that tall buildings should not affect their surroundings adversely in terms of
microclimate, wind turbulence, overshadowing, noise, reflected glare, aviation,
navigation and telecommunication interference.
7.464 The local microclimate surrounding the existing and proposed buildings has been
assessed in detail within Chapter 15 of the Environmental Statement. It considers
the potential effects of wind upon pedestrian comfort and summarises the
findings of the wind tunnel tests used to quantify the wind environment across the
site and within adjacent areas close to the site. The methodology and results of
the microclimate assessment are set out in detail within the ES.
7.465 In summary, the ES predicts that for the detailed and outline elements there
would be a number of locations whereby the wind microclimatic impacts are
minor adverse. These range from public thoroughfares between blocks,
entrances and roof terraces. In order to mitigate potential adverse impacts, it is
recommended that a range of landscaping measures are incorporated into the
detailed design in order to reduce the impacts to moderate or minor. For the
detailed elements, conditions are recommended which would ensure the
proposed landscaping interventions assist reducing the adverse wind
microclimate impacts along with an amended wind microclimate assessment
which verified these results. For the outline elements, it is recommended that
further detailed wind assessments are provided alongside mitigation measures
incorporated into the building designs and landscaping plans. These could be set
out within the reserved matters applications, and by way of planning conditions.
7.466 The ES predicts that conditions overall would be calmer within the detailed
component once the Proposed Development is complete. It is recommended that
where conditions are sensitive, mitigation measures would be required to be
incorporated into the detailed design of the outline Development Plots, which
would be considered at the Reserved Matters Application stage, and if necessary
through details submitted via planning conditions.
TV Interference
7.467 The National Planning Policy Framework states that local planning authorities
should ensure 'that they have considered the possibility of the construction of
new buildings or other structures interfering with broadcast and
telecommunications services' (Paragraph 44). London Plan refers to tall buildings
in Policy 7.7. Part D advises that tall buildings should not affect their
surroundings adversely in terms of microclimate, wind turbulence,
overshadowing,
noise,
reflected
glare,
aviation,
navigation
and
telecommunication interference.
7.468 Chapter 14 of the Environmental Statement includes an assessment of the
impacts on TV reception and electronic interference. The assessment seeks to
ascertain if the proposal would have any adverse impact on available broadcast
service signals in the area surrounding the application site. As a 'worst case', the
ES has assumed that all dwellings with external roof mounted terrestrial TV
aerials will be using those signals as their main source of viewing TV
programmes. In reality, the worst case would not be truly reflective of the impacts
given a significant number of properties use cable or satellite signals.

7.469 The ES confirms that during demolition and construction (for both detailed and
outline components) the effects are constantly changing due to temporary
structures, such as cranes and scaffolding. In light of the transient nature of the
construction processes, the ES states that it is difficult to quantify the impacts to
TV reception and therefore not possible to accurately identify appropriate
mitigation. As effects will range from no impact to temporary minor adverse at
worst, the ES considers this to be an insignificant effect during demolition and
construction.
7.470 For the detailed component, the ES predicts there to be no impact to the
reception of terrestrial or satellite TV signals. For the outline component phase,
there is predicted to be one block of flats (Browning House, Wood Lane W12
0DG) that will have an adverse effect on terrestrial TV signal.
7.471 It is reported in the ES that pre-mitigation effects would be minor adverse
(insignificant). However, the ES recommends that suitable mitigation could
include increasing the height and/or gain of the existing aerial, providing a nonsubscription satellite installation such as ‘Freesat’ or the ‘Sky’ equivalent or
providing an aerial to use signals from the White City transmitter. The details of
any mitigation measures would be conditioned, pending planning approval.
Following mitigation, effects to TV reception are considered within the ES to be
negligible and therefore not significant.
Socio Economic
7.472 In accordance with the WCOAPF Chapter 6, all development must contribute to
the provision of social infrastructure to support expanded residential and worker
population across the OA and this is currently expected to include:














One form of entry at primary school level
Support for early years nursery provision for low income families;
One form of entry at secondary school level
Facilities for up to 5 GPs and possibly dentists
Improved physical connections to RBKC to enable access to the local infrastructure in
both boroughs which is generally available to each borough's residents and workers
Recreational sports and fitness facilities: either by providing new facilities within the
area or by improving access to existing facilities, with financial support to enable access
for low-income families Local shops and services in White City East
Measures to ensure and enhance community safety
Target a minimum of 15% of construction jobs to be on a traineeship basis and 10% on
an apprenticeship basis
Target 15% of all labour used on the development should live within LBHF
Raise aspirations and awareness of job possibilities and career paths amongst school
age and young people and develop links with educational and learning institutions
Improve access to and numbers of work experience trainee and apprenticeship
opportunities
Initiatives to provide business engagement activities and possible provision of business
space to suit different needs, budgets and sectors
Maximise procurement opportunities for local businesses both

7.473 The proposed development is considered to contribute towards the above socio
economic infrastructure through the delivery of a significant quantum of public
open space and in the provisions in the s106 agreement which would include
financial contributions towards affordable housing, increasing the capacity for
primary and secondary schools, healthcare provision, sports and recreational
facilities, provision of CCTV and community safety measures, employment and
training provisions, business engagement and procurement opportunities.
7.474 The Environmental Statement submitted in support of the application confirms
that the development will create additional demand for improvements to the
existing local infrastructure, including to the above listed facilities and services.
To mitigate the effects of this development including the cumulative impacts of
the other major developments planned to take place in White City the following
provisions are made.
7.475 Public Open Space: The Proposed Development would deliver significant areas
of publicly accessible open space including an east-west and north-south White
City Green which forms a strategic item of infrastructure for the White City
Opportunity Area as a whole. The delivery of a total of 5,494sqm of public and
semi-public open space including play space provision (348sqm) at the detailed
component coupled with the outline component which is expected to deliver
20,771sqm of public and semi-public open space including 1,055sqm of play
space would generate a major beneficial (significant) effect at the local level, a
moderate beneficial (significant) effect at the Borough level and a minor
beneficial (insignificant) effect at the regional (London) level in respect of open
space and playspace provision.
7.476 Education: The impact of the Proposed Development on school places is
anticipated to require mitigation being secured in the form of financial
contributions towards the expansion of existing facilities or provision of new
facilities via the Section 106 agreement).
7.477 Healthcare: As 18 GP surgeries have been identified within the local area, with
potential existing surplus capacity available to meet additional demand, the ES
impact of the Proposed Development on healthcare has been assessed as being
of negligible significance. However, in assessing the scheme cumulatively with
the other WCOAPF developments which could result in the provision of circa
5000 residential units, the WCOAPF Development Infrastructure Funding Study
(DIFS) identifies that there would be potential for further demand for additional
health provision within the area, to cater for the increased population from all
developments. This would equate to the provision of 5 additional GPs either
within a new facility, or as improvements to the existing provision. Further
mitigation in the form of financial contributions towards on-going health provision
within the WCOAPF area could be secured through the s106 agreement.
7.478 Crime and Community Safety: The ES considers that the public realm design
with the improved connectivity in and around the site will also increase perception
of safety in the surrounding areas, particularly the newly decked over area to the
north of Wood Lane Underground Station which will benefit from increased
natural surveillance and activity, given the increased usage. It is considered that
the design of the Proposed Development has taken into account good practice
security principles to ensure that security is maximised and opportunities for

crime are minimised through mitigation measures such as an extensive closedcircuit television system (secured within the s106) which would be included in the
Proposed Development and would be linked into the Metropolitan Police's town
centre network.
7.479 Employment: The proposed development would result in the loss of employment
associated with the M&S Warehouse which would have a minor adverse impact
on employment levels locally. The development proposals have the potential to
generate up to 620 full time equivalent jobs during the construction phase of the
development and up to 290 full time equivalent jobs, within the commercial,
leisure and community uses plus additional support staff required for the extra
care housing facility, during the operational phase of the development. It is also
considered that there would be additional employment opportunities for local
residents in respect of the on-going maintenance and management of the public
open spaces.
7.480 Appropriate s106 controls will be put in place to ensure new jobs and training
initiatives are accessible to local people, particularly those living in White City and
the surrounding area (including parts of College Park and Old Oak, and White
City and Wormholt Wards within an agreed catchment area). In order to ensure
that the local residents have the appropriate ability to secure employment on the
site, the applicant will be required to develop an employment and training
strategy with the Borough whereby employment opportunities to a range of jobs
(including entry level and management level positions) are to be actively
advertised and promoted to all local residents at the earliest opportunity,
including those hardest to reach.
7.481 The number and range of employment opportunities generated by the
development are regarded by officers to make a further contribution to the
Opportunity Area, and providing the opportunities are aimed principally at those
in the greatest need, the development would bring about additional small-scale
employment opportunities for the borough addressing problems of social
deprivation at the same time as stimulating the economy.
7.482 It is considered that the proposals provide significant contributions towards the
provision of socio economic infrastructure in accordance with strategic
regeneration objectives in the Core Strategy along with the detailed opportunity
and regeneration area site policies in the WCOAPF which aim to deliver
regeneration in the Borough.
7.483 It is considered that the Environmental Impacts have been fully assessed with
regards to construction, demolition, proposed development and alternatives,
Noise, Air Quality, Ecology, Transport, Socio-economics, Archaeology, Sunlight,
Daylight, Overshadowing, Solar Glare, Water Resources and Flood, Waste,
Ground Contamination, Microclimate, Electronic Interference, Townscape and
Heritage, Cumulative and Residual Impacts, set out in the Environmental
Statement and Addendums, in accordance with the EIA Regulations 2011. The
Environmental Statement which comprises the original ES (and appendices), the
ES addendum and revised appendices, together with the consultation responses
received from statutory consultees and other stakeholders and parties, enable
the Council to determine this application with knowledge of the likely significant
environmental impacts of the proposed development.

Access and Inclusivity
7.484 The proposed development has been considered within the context of London
Plan policies; 1.1, 3.8, 3.16, 4.5, 7.1, 7.2, 7.3 & 7.5; Shaping Neighbourhoods,
Accessible London: Achieving an Inclusive Environment, DM Local Plan policies
and Core Strategy Policies; B4, H4 & OS1 and the Council's Access policies set
out in the Supplementary Planning Document. Policy 7.2 requires new
development to embrace the principles of inclusive design.
7.485 The access section of the Design and Access Statements (Detailed and Outline)
and the DAS Addendums set out how accessibility considerations have been
designed into the scheme. The detailed and outline components have been
reviewed by officers and the local LBHF Action on Disability Group.
7.486 The Disability Forum have advised that further consideration of the public realm
by the railway viaduct, the Greened areas, Garden Squares, Arrival Square and
Counters Quay should be given to ensure these spaces are fully inclusive and
meet the needs of all users. In particular, concern has been expressed by the
forum with regards to the steps leading down into Kiralfy Square and the overreliance on platform lifts within the detailed elements which provide access to the
internal courtyards.
7.487 Officers consider that the provision of the platform lift within the Plot A1 would
ensure the development is fully accessible and inclusive in order to respond to
the level change in this part of the site. Furthermore, the lift is positioned in
convenient location adjacent to the stairs/entrance hall. Plots A2 and A3 have
level access at all entrances and are fully accessible.
7.488 The proposed residential units within the detailed component buildings have
been designed to meet the Lifetime Homes Standards which aim to make homes
more flexible, convenient, safe and accessible. Details of the lifetime homes
compliance, within each outline plot would be secured by way of condition.
7.489 Notwithstanding the above, it is recommended that, further on-going consultation
with the local access group (Action on Disability (AoD)) in LBHF is carried out
throughout the design process and afterwards to ensure the principles of
inclusivity are maintained throughout the process. AoD have raised a number of
comments on the detailed design in regard to the residential, parking and outline
elements which require addressing. In summary, these include requirements on
lift maintenance, unit design guidance on turning circles, level accesses, storage
provision, bathroom layout, distances between doors and walls (to allow
wheelchair users to open the doors), access to refuse stores, blue badge parking
spaces, basement clearance height (of 2.6m min), vehicle entry systems,
charging arrangements for mobility scooters etc etc. These issues are capable of
being addressed by way of conditions at the detailed stage – nonetheless, given
the proposals are at an early stage it is recommended that a condition is included
that requires the applicant to submit an inclusive access management plan which
would set out the method for on-going consultation with the local access group
alongside a broad strategy to ensure the detailed design considers all
access/inclusivity issues.

7.490 It is also intended that 10% of the residential units (within the whole
development) would be designed to wheelchair accessible housing standard or
easily capable of being adapted as wheelchair units. This provision has been
factored into the detailed components within plots A1, A2 and A3. Each
development plot, or building comprised in that plot would contain wheelchair
accessible units (10% minimum). As such, the wheelchair accessible units in total
will total 10% of the development, once completed. This will be secured within
the s106 agreement along with a clause requiring comprehensive marketing for
wheelchair users.
7.491 In addition, to ensure compliance with the London Plan and LBHF Local Plan,
10% of the on-site car parking bays for the residential and commercial land uses
should be designed capable of use by wheelchair users. The basement area car
park would contain 586 car parking spaces. 58 spaces (10%) would be
wheelchair accessible.The non-residential components of the development would
also need to be designed to be fully accessible, through the provision of level
access thresholds (to be conditioned) and appropriately sized entrances,
corridors, lifts and doorways (to be compliant with the Council's and Mayor's
SPG).
7.492 The Access Statement submitted in support of the planning application sets out
the proposed access strategy for the areas of public realm. The design intention
is to ensure that all spaces and external areas are fully inclusive and accessible,
which has been broadly achieved (in the public realm) with the exception of the
steps down into Kiralfy Square and into Exhibition Green which form a barrier to
people of impaired mobility including wheelchair users/mobility scooters. The
proposals currently represent an indicative design solution which officers would
encourage the design development in these parts of the site.
7.493 It is intended that there would be step-free routes, taxi set downs/up-stands and
shared spaces running in the designated areas within the site. It is considered
that routes would be legible and clearly defined, subject to the compliance with
the design codes for the public realm and landscaping.
7.494 In terms of possible future shared surface areas, a commitment to further
consultation with all relevant parties would be secured through a condition
designed to ensure appropriate consultation on detailed proposals for shared
surface streets and for public play facilities, as envisaged in paragraph 7.18 of
the London Plan. Conditions are also recommended to ensure that the communal
landscaped areas are fully accessible to disabled residents and visitors (including
wheelchair users and the visually impaired) thereby offering rest and recreation
for both older and disabled persons and that there is a level threshold to all these
spaces.
7.495 Conditions are recommended that would ensure that the landscaped areas for
each phase of the development would be inclusive and accessible. These should
include full details of the design, natural lighting, seating and location of
landscaped gardens and pathways to show how these will be attractive, durable,
adaptable and accessible to all.

7.496 Given the phased approach to the development of the site, it is considered the
overall scheme should be monitored at different stages to ensure all aspects of
the development are designed to optimise inclusivity throughout the construction
process. A condition has been added which requires an Inclusive Access
Management Plan (IAMP) be provided. This should set out a strategy for ongoing
consultation with specific interests groups with regard to the accessibility of site.
7.497 The proposed development includes the provision of new buildings, public
spaces, footways, carriageways and balconies and roof terraces which has been
designed to be fully inclusive and accessible to equalities groups with the
following characteristics: Age, Disability and Pregnancy and Maternity. In terms
of the provision of wheelchair accessible units, the development would provide
10% of all units to be fully wheelchair accessible in accordance with local and
strategic policy. The development will also be designed to be compliant with
lifetime homes standards which ensure that the properties are suitable for people
of all ages.
7.498 The public spaces subject to the detailed component of the applications have
been designed to be fully inclusive in terms of their materials, layout, gradients
and legibility. The play areas would be conditioned to ensure the play equipment
would be accessible for disabled children and the surface materials to ensure
suitability for wheelchair users. There will be level thresholds to all buildings to
ensure that people with the above equalities characteristics will have full access.
7.499 The proposed commercial, community and leisure units within the outline
elements would be designed to ensure that adequate provision for disabled
visitors and workers has been incorporated into the design and layout at reserved
matters stage. The on-going consultation with local access groups will ensure
that detailed access guidelines, set out in the various supplementary planning
guidance notes will be adhered to.
7.500 The public spaces subject to the outline consent will be subject to planning
conditions and design codes to ensure all equalities groups would also have full
access to the spaces between and outside of the buildings. The buildings within
development plots B1, C1, D1, D2, D3, E1 and E2 subject to the outline consent
would also be regulated via planning conditions, which would need to comply
with the access guidance in the Council’s Supplementary Planning Guidance and
the GLA’s Shaping Neighbourhoods, Accessible London: Achieving an Inclusive
Environment, that would ensure access for all.
7.501 In terms of inclusive access and design, it is considered that due regard has
been given to the above listed equalities groups in accordance with the Council's
duties under the equalities act.
7.502 In conclusion, subject to detailed design, it is considered that the proposals would
result in the provision of an inclusive environment, broadly in accordance with
London Plan policies; 1.1, 3.8, 3.16, 4.5, 7.1, 7.2, 7.3 & 7.5 and Shaping
Neighbourhoods, Accessible London: Achieving an Inclusive Environment; DM
Local Plan policies, Core Strategy Policies; B4, H4 & OS1 and the Council's
Access policies set out in the Supplementary Planning Document.

Crime Prevention
7.503 Development Local Plan Policy DM G1 requires all development to be designed
to respect the principles of secure by design. Policy 7.3 of the London Plan
(2015) states that bboroughs and others should seek to create safe, secure and
appropriately accessible environments where crime and disorder, and the fear of
crime do not undermine quality of life or community cohesion. It is anticipated
that the development will comply with Secure by Design guidance in respect of
New Homes and New Build, and a condition is recommended to ensure the
scheme is fully compliant.
7.504 In developing the scheme, the Design Statement (for the outline component)
states that the philosophy of crime prevention through environmental design and
the principles of Secure by Design have been applied. The DAS confirms that
residential glazing and doors will be Secure by Design certified. Furthermore, all
buildings would have a buffer of commercial space at street level before
residential accommodation begins at first floor level with the exception of
Counters Quay where a semi-private landscape exists at street level. The DAS
reports that recent Home Office Guidance concerning the protection of crowded
places has also been followed.
7.505 is important to note that the majority of the proposed open areas are publically
accessible with the exception of the Garden Squares and part of Counters Quay
which will be semi-private. All public spaces are overlooked by residents and
non-residential users alike and will be covered by CCTV which will be designed
in accordance with HOSDB/CAST standards to deliver coverage of the public
realm.
7.506 Access control, intruder detection systems and number plate recognition will be
incorporated into the scheme. These measures to design out crime will be
designed in accordance with appropriate BS/EN standards, supported by CCTV
to provide security coverage within public and private areas of the development,
including car and bicycle parks.
7.507 It is considered that the access points and the principle public spaces, as set out
in the indicative masterplan into the scheme will be well lit, which would provide
facial recognition. Residential cores will also be well lit and prominently
positioned with recessed entrances only used in specific locations.
7.508 The applicant has engaged with the Borough’s Crime Prevention Officer who
requested the following be considered in the detailed design of the outline
elements:
 CCTV will be required for the public open space;
 To consider carefully the use of the open space and to clearly define public/private
areas;
 Adopt an appropriate Management Plan which would cover events within White City
Green and the possible use of control barriers/enclosures;
 To consider Counter Terrorism mitigation including vehicle movements to and from the
site and shatter proof glass for explosions;
 Consider the inclusion of rising bollards for access roads;

 CCTV for the whole development site would be beneficial and would need to link in with
Town Centre System; To carefully consider the fields of view for the CCTV;
 Potential future use of the Railway Arches is a concern if all are proposed to be open;
 Gates to private courtyards should be brought forward to edge of building
 Welcome the inclusion of commercial ground floor uses
 If visitor car parking is provided in the basement it would need to be at the front closest
to the front of the basement;
 CCTV system in basement should be able to read vehicle registration;
 St James will need to determine the extent of the CCTV system and the distribution of
static and moving camera’s
 Ground level security from basement access – need to look at secure access to
residential cores;
 Cycle stores should be fitted with ‘Lockam System’ or Key Fobs;
 In residential foyer areas there should be a camera to view the external door as well as
lobby area;
 Recommend using the ‘Predator’ lighting system for the development;
 Night time illumination required for footpaths and key public desire lines;
 St James should liaise with the Borough lighting engineer;
 Cycle routes through the site should be clearly marked and demarcated.
7.509 Further discussions would take place between the Metropolitan Police and the
applicant and the Design Team in respect of the outline elements prior to the
submission of any Reserved Matters planning applications. However, a number
of the above requirements will form part of the submission of details pursuant to
the detailed element.
7.510 The proposals are considered to be well designed and in accordance with Local
Plan Policy DM G1, Core Strategy BE1 and the objectives of Policy 7.3 of the
London Plan which requires development to reduce the opportunities for criminal
behaviour.
Equality
7.511 As set out in earlier paragraphs of the report, the Council's statutory duty under
the Equality Act 2010 applies to planning decision making. In the consideration of
all planning applications the Council has to have regard to all relevant planning
policies available at the time unless material considerations indicate otherwise.
7.512 The protected characteristics to which the Public Sector Equality Duty (PSED)
applies now include age as well as the characteristics covered by the previous
equalities legislation applicable to public bodies (i.e. disability, gender
reassignment, marriage and civil partnership, pregnancy and maternity, race,
sexual orientation, religion or belief and sex).
7.513 Section 149 of the Equality Act (2010) requires the Council to have due regard to
the need to (a) eliminate discrimination, harassment, victimisation and any other
conduct that is prohibited by or under this Act; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who
do not share it; (c) foster good relations between persons who share a relevant
protected characteristic and persons who do not share it. This means that the
Council must have due regard for the impact on protected groups when

exercising its functions, and case law establishes that this must be proportionate
and relevant, and does not impose a duty to achieve results.
7.514 A full equalities impact assessment (EQIA in planning terms, to distinguish it from
EIA which deals with environmental impacts) is attached to this report as an
appendix. Here, officers have summarised the positive and negative impacts
which have been identified in the analysis and the proposed mitigation measures
by way of condition and planning obligations.
7.515 The analysis of equality impacts of the planning application on protected groups
as defined by the Act shows that generally there are positive impacts on age,
disability, pregnancy and maternity, sex, race, religion and belief including nonbelief and children in relation to the applicant's proposals to provide new open
space and play space, the significant provision and range of affordable housing
tenure, sizes and type, transport improvements, culture and social infrastructure.
7.516 The development proposals contribute towards providing sustainable
development across the opportunity area as a whole including transport and
social infrastructure requirements and offers new opportunities to access
housing, employment, retail and community space and new public open space
and play space. Officers consider the proposals align well with the Council's
vision for the area as set out within the draft WCOAPF guidance, to build a
prosperous, vibrant and cohesive community in this part of the borough by
providing a significant level of new housing with supporting land uses and public
open space. The additional employment provided will further help to realise the
economic potential of the area.
7.517 There would also be positive impacts in relation to the housing proposed, with the
units being built to lifetime homes standards and 10% of the residential units
being designed to be wheelchair accessible. Lift access is provided throughout
the buildings from the basement car park, thus helping to facilitate equality of
opportunity between disabled people and non-disabled people.
7.518 The proposed public realm within all character areas would be designed, subject
to reserved matters and conditions, in a manner which is accessible to all user
groups, including those with mobility impairments such as wheelchair users or
the visually impaired. On-going consultation will assist the council to secure these
detailed considerations to remain central to the design process, and when
operational for the on-going management of the spaces. Walking and cycling
opportunities for new residents and for others would also be provided with links to
the wider area.
7.519 Disabled parking spaces are to be provided within the development and the
management of the spaces will be set out as part of a Car Park Management
Strategy. This would ensure that Blue Badge parking would be provided for all
residents who require it, and will be increased as and when required. The
disabled parking provision in the public car park would be monitored and
increased in accordance with demand.
7.520 Negative impacts are identified in relation to the impacts of construction (age,
disability and pregnancy and maternity). The impacts of construction in terms of

traffic, noise and air quality are expected to have varying degrees of negative
impacts on age, disability, pregnancy and maternity and children. These impacts
are however considered short term and would depend on the measures that are
set out in the Construction Management Plan and other conditions aimed to
mitigate the impacts.
7.521 The non-affordable housing provision might have a negative impact for people in
the categories of age, disability, pregnancy and maternity, race, and sex (women)
who are less economically active. However, the proposals make on-site provision
for 115 x Extra Care units primarily for people over 55, but some housing could
be made available for younger borough residents with learning
difficulties/impaired mobility, in addition to 102 affordable rented units provided at
low rents. The intermediate housing (62 units) would also be affordable at a
range of low-medium-upper end of the household income ranges to ensure a
range of affordability levels is provided. The s106 includes provision of a
commuted sum of £33.5million towards off-site provision of affordable housing in
LBHF which would also provide increased opportunities for people who are
economically less active. The affordability of the affordable homes has been
justified in the FVA which has been independently examined.
7.522 Having regard to the Viability Appraisal, the individual circumstances of the sites
and the planning and regeneration benefits to the White City Opportunity Area, it
is considered that the level of affordable housing proposed is the most that can
be viably provided and it will contribute towards sustainable mixed and balanced
communities.
7.523 While there will be some groups who may be less likely to be able to access the
affordable housing than others due for example, disability and race, as analysed
in the EqIA, it is not considered that this means that all, for example, disabled
people will be unable to access this type of housing, and this will not result in
unlawful discrimination.
7.524 Additional negative impacts are identified in relation to the accessibility of the
central square (Kiralfy Square) and Exhibition Green which contain an overreliance on stepped access and awkward ramps in order to respond to the level
changes on the site. This potentially may not provide a fully inclusive design
which may negatively impact upon disabled, maternity and age equalities groups.
However, it is recommended that these details are to be the subject of reserved
matters and conditions, and the provision of on-going public consultation with
local residents and access groups, which provides further opportunities to seek a
more considered and intrusive design of these spaces.
7.525 It is considered that there would be negative impacts during the extended
demolition and construction phases (on age, disability and pregnancy and
maternity) as additional demolition and construction work is required to
implement the revised development. The impacts (including the additional
impacts) of construction in terms of traffic, noise and air quality are expected to
have varying degrees of negative impacts on age, disability, pregnancy and
maternity and children. These impacts are however considered short term and
would depend on the measures that are set out in the Construction Management
Plan and other conditions aimed to mitigate the impacts.

7.526 Officers consider that the proposed conditions and section 106 agreement should
go towards minimising any negative impacts as a result of the development
proposals though they will not fully eliminate them due to the scale of the
redevelopment and the short term impacts identified in some protected groups as
identified in the EQIA and summarised in this section of the PADCC Report. Also,
members should note that the mitigation measures proposed are not intended to
give favourable treatment to any particularly affected group, as officers consider
that they are necessary to make the development acceptable in planning terms
and will apply to all affected people currently residing on the site and future
occupiers.
7.527 In conclusion, it is considered that LBHF has had due regard to section 149 of
the Equality Act 2010 in its consideration of this application and resulting
recommendations to PADCC Members.
CIL/Planning Obligations
7.528 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.
7.529 The Community Infrastructure Levy Regulations - CIL Regulations (2010) set out
a number of tests to ensure the application of planning obligation is sound. These
tests state that planning obligations must be:
(1)
(2)
(3)

necessary to make the development acceptable in planning terms,
directly related to the development,
fairly related in scale and kind to the development

7.530 The National Planning Policy Framework provides guidance for local planning
authorities in considering the use of planning obligations. It states that authorities
should consider whether unacceptable development could be made acceptable
through the use of conditions or planning obligations and that planning
obligations should only be used where it is not possible to address unacceptable
impacts through a planning condition. It adds that where obligations are being
sought or revised, local planning authorities should take account of changes in
market conditions over time and, wherever appropriate, be sufficiently flexible to
prevent planned development from being stalled.
7.531 Policy 8.2 of the London Plan (2015) states that: when considering planning
applications of strategic importance, the Mayor will take into account, among
other issues including economic viability of each development concerned, the
existence and content of planning obligations. Development proposals should
address strategic as well as local priorities in planning obligations. Affordable
housing, supporting the funding of Crossrail where this is appropriate (see Policy
6.5); and other public transport improvements should be given the highest
importance. It goes onto state: Importance should also be given to tackling

climate change, learning and skills, health facilities and services, childcare
provisions and the provision of small shops.
7.532 Core Strategy policy CF1 requires that new development makes contributions
towards or provides for the resulting increased demand for community facilities.
The proposals form part of Strategic site WCOA 1. As such, officers have taken
a co-ordinated and strategic approach to ensuring necessary and appropriate
levels of s106 contributions for all development schemes in this part of the
WCOA to mitigate the impact on existing infrastructure and facilitate for emerging
and future needs. The WCOAPF also outlines the need for contributions in the
area to go towards the local and strategic transport infrastructure and social
infrastructure, and non-infrastructure needs that may arise due to the resulting
development pressures. Major transport interventions are required to facilitate
sustainable regeneration of the area, which is currently constrained by the
existing highway and public transport network.
7.533 The necessary infrastructure required to absorb the planned level of development
within the opportunity area is set out within the WCOAPF Development
Infrastructure Funding Study (DIFS) which identifies a comprehensive list of
critical enabling and desirable infrastructure projects and initiatives.
7.534 In the context of the above, Chapter 9 of the Core Strategy states that the
Council will implement the policies and proposals of the Core Strategy and seek
to ensure that the necessary infrastructure and non-infrastructure is secured to
support regeneration by, inter alia, negotiating s.106 obligations.
7.535 A Legal Agreement is proposed in order to secure the necessary infrastructure
and non-infrastructure to mitigate the needs of the proposed development and
ensure the proposal is in accordance with the statutory development plan. The
nature of the proposal, involving works to public highways, means that an
agreement under s.278 of the Highways Act 1980 may also be necessary.
7.536 The applicant has agreed to enter into a legal agreement(s) under Section 106 of
the Town and Country Planning Act 1990 (As Amended) and S278 of the
Highways Act 1980. The Legal Agreement will include new affordable housing
and financial contributions towards improvements to local highways,
improvements to public transport, improvements to cycle facilities, contributions
to health and education, affordable housing provision (separate contributions),
new community facilities, safety/policing measures and employment and training
initiatives. The contribution would be secured to enable any necessary
infrastructure and non-infrastructure to be delivered to accommodate the level of
growth sought within the White City regeneration area, one of the five
Regeneration Areas in the Borough. Officers have consulted with the various
departments in the Council and TfL to confirm the individual requirements for this
scheme. Non-financial contributions are sought to mitigate the impacts of the
development and to make the development acceptable in planning terms.
Heads of Terms
7.537 The proposed legal agreement would incorporate the following heads of terms:

White City Opportunity Area Planning Framework Contribution [excluding
Affordable Housing Contribution)]: £10.8 million [Indexed] to be applied within
the White City Opportunity Area towards the Highways Works, employment
initiatives by the Council, some or all of the cost of social and physical
infrastructure and non-infrastructure items as identified in the WCOAPF and
towards other necessary development infrastructure works required to alleviate
the impacts of the development including local mitigation measures. [For the
purposes of CIL Regulations 123, and excluding any sum agreed as part of the
s278 works, the WCOAPF contribution is ONE planning obligation which is paid
in stages]
Education: A financial contribution of £1.341 million to increase the capacity of
existing near-by school facilities [as set out in Fig 5.1 of the WCOAPF] or towards
new facilities [in White City East], including nursery provision to meet the preschool, primary and secondary education needs of the development. [Out of the
£10.8 million]
Health: A financial contribution [payable to the Primary Care Trust (PCT)] of £1.5
million (West London PCT to clarify based on Hudu Model) towards increasing
the capacity of health facilities in the Opportunity Area by way of the provision of
a health and well-being centre (within White City East) or/and the provision of
health facilities (within the Opportunity Area) to meet the health needs of the
development [Out of the £10.8 million] .
Employment and Training: A financial contribution of £1 million towards the
provision of workplace co-ordinators, running costs of the local Job Shop, preemployment and vocational training. Apprentice and Trainee costs, procurement
and supply chain provision, local business engagement and consultation and
provision to compensate for the loss of employment generating land. The
applicant will commit to the following non-financial contributions comprising the
submission of a Jobs, Employment and Training Strategy (JEBS) for construction
and operational jobs in the development. The JEBS would include details of early
notification of jobs, exclusivity periods for local residents, labour forecast levels,
commitment to recruit locally where possible, apprenticeships/trainee provisions,
collaborative working with LBHF. The strategy will include opportunities
associated with the on-going maintenance, management and co-ordination of
events within the public open spaces. [Out of the £10.8 million];
Affordable Housing: Provision of on-site affordable housing of 279 units within
Plot B1 comprising:




115 Extra Care Housing Units
62 x Shared Equity Intermediate Units
102 x Affordable Rented Units

And:
A commuted sum payment of £33.5million paid in the following instalments:
First Payment: £2.25 million at the expiry of 6 weeks after the grant of planning
permission;

Second Payment: £2.25 million upon approval of the final pre-commencement
condition;
Third Payment: £9.4 million on completion of the bridge and deck works;
Fourth Payment: £12.25 million on the earlier of completion of phase 2 and 76
months after the date of the section 106 agreement; and
Final Payment: £7.35 million at the expiry of 3 years after the date of the
payment of the 4th instalment.
The Council will use the affordable housing contribution towards the provision of
affordable housing within the borough.
Transport and Highways: A contribution of £2.5 million towards White City DIFS
Infrastructure and Non-Infrastructure related Projects and Types [Out of the
£10.8 million]:
White City DIFS Infrastructure Transport-related Projects (including but not
limited to the following):
 Step-Free Access to White City Station
 Bridge over West Cross Route
 Non-s278 Junction Improvements to:
o
Bloemfontein Road/Uxbridge Road
o
Shepherd’s Bush Green/Uxbridge Road
o
Shepherd’s Bush Green/Goldhawk Road
White City DIFS Infrastructure Transport-related Types (including but not limited
to)
 Non-s278 Highway Mitigation Measures on Wood Lane, South Africa
Road, Uxbridge Road, Shepherd’s Bush Green and Goldhawk Road)
 Public Transport Capacity Improvements (to Tube/Rail)
 Area Wide Travel Plan
LBHF may use some or all of the Transport financial contribution towards the
above projects and types alongside contributions from the other White City
Regeneration developments (ie: Westfield, BBC TVC, ICL and Media
Village/DairyCrest), having regard to the VISSM modelling which TfL are
undertaking.
Specific Financial Transport Obligations:
 £450,000 contribution towards increasing Bus Capacity in the OA (+
£450,000 contribution (subject to VISSM testing) towards improvements to
buses (£90,000 a year for 5 years) [Out of the £10.8 million]:
 Up to £10,000 Legible London Contribution [Out of the Transport £2.5
million]:
 Up to £200,000 contribution towards on-site provision of a 34m long 40
point Cycle Hire Docking Station (This could include the assets,
construction, surveys, planning, design and maintenance) [Out of the
Transport £2.5million]:.
 Cost of Travel Plan Monitoring £10,000 [Out of the £10.8 million]:
 Cost of Review of CPZ O (or N, G and CC) £100,000 [Out of the £10.8
million]:
Non-Financial Transport Obligations:

Car Park Management Plan
CPZ Restrictions Car parking permit restrictions - All the future occupiers
(apart from blue badge holders) of the residential units to be provided
within the development to be prohibited from applying for or holding on
street residential car parking permits in existing/proposed CPZs within the
area
 Car Club Provision - Car Club Facilities: Provision of a car club facility
within the development including arranging location and operation of car
parking spaces.
 Travel Plan - Travel Plans to be submitted for approval for both residential
units and non-residential uses in relation to each phase of the
development and a requirement to comply with the approved Framework
Travel Plan. The Travel Plan shall identify Sustainable Travel Plan
Measures to be made available to occupiers of the residential units of the
development which may include:
o
targets for the monitoring of vehicle trips generated by the
development to ensure they do not exceed the modelled levels;
o
financial incentives to encourage cycling, for example, through bike
loans and cycle vouchers;
o
the provisions of a Travel Pack to ensure all prospective occupiers
are fully aware of their sustainable transport choices; and
o
the nomination of a Travel Plan Co-ordinator.
 Cycle Linkages/TfL Arches strategy: To use reasonable endeavours to
assist the Council, adjoining landowners and TfL in devising a strategy for
the Arches Redevelopment [opening up arches and redevelopment of
arches] through open communication and engagement with key
stakeholders, commenting on any design proposals for the Arches
Redevelopment and providing reasonable assistance to TfL in obtaining
the necessary consents required to enable the Arches Redevelopment
and shall not refuse to take part in any forum relating to the Arches
Redevelopment;



S278 Highways Works (“Indicative” Site-Specific Interventions)
 On site roads/streets: To be designed and built to an acceptable standard
and specification approved by the Council and provisions/maintenance
relating to access.
 Junction Improvements to Wood Lane/ South Africa Road/ Depot Road (to
reduce queuing on South Africa Road)
 Footway improvements to Wood Lane including CCTV, junction with new
road bridge and deck structure, street lighting, street furniture, signage etc
 Highways Improvements to Wood Lane (delineation of reduced bus lane,
modification to central island and widening pedestrian refuge)
Unspecified WCOAPF monies: Other unspecified monies leftover from the
WCOAPF Contribution [Out of the £10.8 million] may include contributions
towards WCOAPF Infrastructure and non-infrastructure (including but not limited
to):



New Primary Substation [that would serve all the developments in the
WCOAPF area proportional to the scale of the development]
Local Policing/Emergency Services [to increase the capacity thereof –
proportional to the scale of the development]



Sports and Leisure: A contribution of towards the provision of leisure,
recreation and sports facilities [in the White City Opportunity Area]
comprising the enhancement of existing local facilities including the Linford
Christie Outdoor Sports Centre or/and the provision of new facilities, to
meet the needs of the development

Other Non-financial Site-Specific planning obligations:
 Open and Play Space: Phased provision of on-site public open space in
accordance with agreed phasing plan. The on-site public open spaces
include the Exhibition Green, Kiralfy Square, Central Gardens and
Counters Quay. The implementation of each of the key spaces would be
phased with practical completion of the relevant phase of the development
and will be set out in the legal agreement. General public to be granted
access to the public open spaces in accordance with agreed terms to be
set out in the s106 agreement.


Operations Management Plan: Provision of an on-going Operations/Site
Management Plan which will cover the whole site including public and
private amenity areas and open spaces, routes, roads and landscape
features. The Management Plan will include monitoring of the site, site
security, emergency evacuation procedures, etc



On-Going Public Consultation (re: the open spaces)– To set up a steering
group, comprising local resident groups, neighbourhood forums, access
groups, the applicant, LBHF, adjoining landowners and other key
stakeholders in drawing up proposals for the White City Green and
associated public open spaces.



Arches Redevelopment – A commitment to assist proposals for the
redevelopment of and opening up of the Hammersmith and City Line
Arches.



Energy: The communal heating system should be installed in such a way
that ensures future potential to connection to a White City district heat
network in this part of the borough.



The applicant is also committed to meeting Code for Sustainable Homes
Level 4 and BREEAM Very Good and would use reasonable endeavours
for an Excellent Rating.



Accessibility: Wheelchair Accessible Units: The Council will secure 10%
wheelchair accessible residential units within the development.



The applicant will use reasonable endeavours to ensure that the
Wheelchair Units are marketed to as wide an audience as possible at all
stages of marketing the Residential Units. An Exclusive provision and
marketing (for a period of 6 months) required.

8 Conclusions and Recommendations
8.1
Principle of Development/Regeneration: The principle of a comprehensive
residential led mixed use redevelopment of the site including residential, retail,

restaurant, café, office, community and leisure uses is considered to be
acceptable and in accordance with national, strategic and local planning policies,
which advocate making the most efficient use of brownfield land in sustainable
locations. The proposals are considered to make an important contribution
towards meeting local and strategic housing needs and would also create a
vibrant and creative place with a stimulating and high quality environment where
people will want to live, work, shop and spend their leisure time. The proposed
development would contribute to the regeneration of the area by providing
significant areas of new public realm which serve the needs of the wider area as
well as those in the development, improving linkages, movement through and
connections within the area. The relatively small size and location of the
proposed retail and leisure uses would not compromise the vitality or viability of
surrounding centres. The proposed development would contain appropriate land
uses that are compatible with the White City Opportunity Area which is well
served and accessible by public transport. The proposed development is
therefore considered acceptable, on balance, and in accordance with policies
2.13, 2.15, 3.3, 3.4 of the London Plan (2015) and Strategic Policies WCOA,
WCOA1, A, B, C and H1 of the Core Strategy (2011) and White City Opportunity
Area Planning Framework (2013).
8.2

Housing: The proposed development is considered to make a significant
contribution towards providing much needed additional housing in accordance
with London Plan Policies 3.3B, 3.3D and 3.3E and would help the borough meet
and exceed its housing targets in accordance with Table 3.1 of the London Plan.
It is considered that the development would contribute towards the indicative
housing targets set out in Strategic Policy H1 of the Core Strategy which
promotes the development of new housing within the Strategic Sites and Core
Strategy Policy WCOA and WCOA1 for developments within the White City
Opportunity Area which set an indicative housing target of 5,000 homes is
proposed across the plan period. The principle and density of residential
development proposed is considered acceptable and would be in accordance
with London Plan Policies 3.3 and 3.4 and Core Strategy Strategic Policies H1,
H3, A and WCOA1. The proposed development would comprise an appropriate
mix of dwelling sizes that would meet local and London-wide housing needs and
is therefore considered to be in accordance with policy 3.8 of the London Plan
(2015) and policy H4 of the Core Strategy. In the context of these policies and
having regard to the Viability Assessment, the individual circumstances of the
site and the planning and regeneration benefits arising from the development, it
is considered that the provision of affordable housing is acceptable, subject to a
legal agreement which secures a significant contribution towards affordable
housing within LBHF in lieu of a review mechanism, and would be in accordance
with Policies 3.8, 3.10, 3.11 and 3.12 of the London Plan (2015) , and policies
H1, H2, H3 and H4 of the Core Strategy 2011 and policies DM A1, DM A2, DM
A3, DM A4, DMA9 of the Development Management Local Plan 2013 and the
Council's Planning Guidance Supplementary Planning Document and White City
Opportunity Area Planning Framework (2013).

8.3

Design: The proposed number of tall buildings (in both the detailed and outline
elements) exceeds the limited number envisaged in Core Strategy Policy WCOA
for the Opportunity Area, and the general height and mass of the scheme is
greater than what is set out in the indicative WCOAPF masterplan.
Notwithstanding this, it is considered that the proposed development provides a
satisfactory design response, in terms of having no adverse impacts on the

surrounding built environment which includes the Wood Lane Conservation Area
and Grade II listed Television Centre building and adjoining sites which are
subject to redevelopment and regeneration. The scale and massing of the
detailed components of the proposed development are considered on balance to
meet the policy requirements in delivering buildings with good quality architecture
which optimises the residential capacity of the site and provides a significant
level of public open spaces around the building plots. The proposed outline
component, as is set out in the broad parameters plans is considered acceptable.
The proposed development is not considered to prejudice the development
potential of the adjoining development sites, subject to conditions and detailed
design (of the outline components). Specifically, the distribution of scale, massing
and height of the taller elements (within the outline component) have been
demonstrated to have minimal townscape, heritage and visual amenity impacts
on the local and wider context. When considered alongside the significant
planning benefits in terms of housing provision and public open space included
as part of the development, the proposals are considered, on balance, to be in
general accordance with Core Strategy Strategic Policy WCOA and WCOA1.
Although the proposed development will be visible and will have an impact on
views from within LBHF and from RBKC it is considered that the impact is not
one of significant harm to conservation areas or local townscape and the
proposed development would have a neutral impact on the skyline of this part of
White City. The proposed development is therefore considered acceptable in
accordance with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8 and 7.21 of the
London Plan (2015) and policies WCOA, WCOA1 and BE1 of the Core Strategy
2011 and policies DM G1, DM G2, DM G6 of the Development Management
Local Plan 2013, and the Council's Planning Guidance Supplementary Planning
Document and White City Opportunity Area Planning Framework (2013).
8.4

Built Heritage: The proposed demolition of the warehouse and associated site
structures is deemed acceptable given the satisfactory proposals for replacement
buildings. It is considered that the proposed development would cause less than
substantial harm to the character or appearance of the conservation area and
setting of the nearby listed buildings. The limited extent of harm that is caused,
would be outweighed by the significant townscape, urban design and
regeneration benefits of the proposals. The proposed development would be
visible from within LBHF and from isolated instances in the Royal Borough of
Kensington and Chelsea. The impact of the proposal on the historic significance,
visual amenity, character and appearance of these areas, in particular Wood
Lane Conservation Area and setting of the Grade II listed buildings in the area, is
considered on balance acceptable. The proposed development is therefore
considered to be acceptable and would be in accordance with policies 7.4, 7.7
and 7.8 of the London Plan (2015), policies BE1 and WCOA 1 of the Core
Strategy 2011 and policies DM G1, DM G2 and DM G7 of the Development
Management Local Plan 2013 and the Council's Planning Guidance
Supplementary Planning Document and White City Opportunity Area Planning
Framework (2013).

8.5

Residential Amenity: It is considered that the proposed development would not
result in significant harm to the amenities of adjoining occupiers in terms of
daylight/sunlight, over-shadowing, and privacy. It is considered that the proposals
have been designed so that they do not unduly prejudice the development
potential of the adjoining sites which have the capacity to contribute towards the
comprehensive regeneration of the Opportunity Area, by virtue of the extent of

the daylight, sunlight, overshadowing and privacy impacts. Potential impacts
(both of the scheme and its cumulative effects) in terms of air quality, light
pollution, solar glare, wind tunnelling, noise or TV/radio reception would be
acceptable, subject to the various mitigation methods proposed which are
secured by conditions and reserved matters. In this regard, the development
would respect the principles of good neighbourliness.
The proposed
development is therefore considered to be acceptable and would be 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 (2015) 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 and White
City Opportunity Area Planning Framework (2013).
8.6

Access: Subject to conditions, and continued consultation with local access
groups, it is considered that the development would provide a safe and secure
environment for all users. The development is therefore considered to be
acceptable in accordance with Policies 3.8, 6.12 and 7.2 of the London Plan
(2015)), policy H3 of the Core Strategy 2011 and policy DM H4 of the
Development Management Local Plan 2013 and the Council's "Planning
Guidance" Supplementary Planning Document.

8.7

Quality of Residential Accommodation: Notwithstanding the instances whereby
the residential accommodation falls short of standards set out in the planning
guidance in terms of ensuring high quality residential units, the proposal is
considered, on balance to provide an acceptable standard of accommodation for
future occupiers of the residential accommodation (private and affordable) in
respect of the living space, aspect and amenity, for a scheme which is located
within a high density urban context that is envisaged to optimise development
capacity. The assessment for the detailed element (where known) and outline
elements (where forecasted) confirms that the majority of the proposed units
would benefit from acceptable levels of daylight/sunlight, outlook and privacy.
The development is therefore considered, on balance, to be acceptable in
accordance with Policies 3.5 and 3.8 of the London Plan (2015) , Policy H3 of the
Core Strategy (2011), Policies DM A2, DM A9 of the Development Management
Local Plan 2013 and the Council's "Planning Guidance" Supplementary Planning
Document and White City Opportunity Area Planning Framework (2013).

8.8

Highways: It is considered that the overall traffic impact of the proposed
development would be less than anticipated in the forecasts undertaken by
Transport for London in relation to the Transport Study undertaken for the White
City Opportunity Area Planning Framework and as such, the traffic impact would
be acceptable and in accordance with Core Strategy Policy T1 and DM Local
Plan policy DM J1. The level of car, motorcycle and cycle parking is assessed as
being acceptable in accordance with the policies DM J2, DM J3, DM J4 and DM
J5 of the Development Management Local Plan 2013 and the Council's
"Planning Guidance" Supplementary Planning Document. The site is accessible
and well served by public transport. The proposed development would enhance
pedestrian and cycle linkages to the development sites to the north and south
and to the Wood Lane from the proposed new bridges and decked area over the
central line. Such improvements would the benefit of the wider White City
Opportunity Area.
It is considered that any impacts arising from the
development would be mitigated by conditions and s106 provision to contribute
towards sustainable transport infrastructure measures within the White City

Opportunity Area and prevent significant increase in on-street parking pressures
in surrounding roads. A car park management, servicing, road safety and travel
planning initiatives would be implemented in and around the site to mitigate
against potential adverse impacts. The proposed development is therefore
considered acceptable in accordance with policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.13
and Table 6.3 of the London Plan (2015) 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 and White City Opportunity Area
Planning Framework (2013).
8.9

Sustainability: The proposed development has been designed to meet, and
where possible exceed Level 4 of the former Code for Sustainable Homes and a
BREEAM rating of Very Good or Excellent subject to detailed design. The
proposed energy strategy includes provision for a decentralised energy centre
within phase 1, which incrementally becomes active as the development is
constructed. The proposed energy centre would provide the heating and hot
water requirements for the development through Gas fired CHP units. Each
building (within the detailed and outline elements) will contribute towards further
C02 reductions through their façade design and the incorporation of green and
brown roofs to supplement the provision of gas fired CHP units as appropriate to
their carbon reduction target and energy profile. This will result in a significant
reduction of CO2 emissions beyond the Building Regulations 2010 compliant
level. Subject to conditions, the proposed development is therefore considered
to be acceptable and would be in accordance 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 (2015) and
policies CC1, CC2 and H3 of the Core Strategy (2011) and policy DM H1, DM
H2, DM H3, DM H4, DM H5, DM H6, DM H7, DM H8, DM H9, DM H10, DM A2
and MD A9 of the Development Management Local Plan 2013 and the Council's
Planning Guidance Supplementary Planning Document and White City
Opportunity Area Planning Framework (2013).

8.10

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. The
development would therefore be acceptable and in accordance with Policies 5.12
and 5.13 of the London Plan (2015) 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.

8.11

Environmental Impacts: All Environmental Impacts have been assessed with
regards to construction, demolition, proposed development and alternatives,
Noise, Air Quality, Ecology, Transport, Socio-economics, Archaeology, Sunlight,
Daylight, Overshadowing, Solar Glare, Water Resources and Flood, Waste,
Ground Contamination, Microclimate, Electronic Interference, Townscape and
Heritage, Cumulative and Residual Impacts, set out in the Environmental
Statement and Addendums, in accordance with the EIA Regulations 2011. The
Environmental Statement which comprises the original ES (and appendices), the
ES addendum and revised appendices, together with the consultation responses
received from statutory consultees and other stakeholders and parties, enable
the Council to determine this application with knowledge of the likely significant
environmental impacts of the proposed development.

8.12

Legal Agreement: The application proposes that its impacts are mitigated by way
of a comprehensive package of planning obligations to fund improvements that
are necessary as a consequence of the increased use arising from the
population yield from the development and additional new land uses. The
financial contributions will go towards affordable housing in LBHF, the enhanced
provision of education, health, employment, community facilities, accessibility
and sustainable transport, highways (including pedestrian and cycle routes) and
the public realm . The proposed development would therefore mitigate external
impacts and would accord with London Plan (2015) policy 8.2, Core Strategy
Policies CF1, WCOA and WCOA1 and the White City Opportunity Area Planning
Framework (2013).
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------------------------------------------------------------------------------------------------------------WARD/S
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------------------------------------------------------------------------------------------------------------CONTRIBUTORS
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------------------------------------------------------------------------------------------------------------SYNOPSIS
This report sets out the Planning Enforcement initiative to retain the areas under
the control of the local authority for the display of estate agent advertising boards
within streets located in six of the Borough’s conservation areas (Hammersmith
Grove, Olympia and Avonmore, Gunter Estate, Walham Green, Parsons Green
and Moore Park) through an application to the Secretary of State for Communities
and Local Government (SoS) under Regulation 7 of the Town and Country
Planning (Control of Advertisements) Regulations 2007.
------------------------------------------------------------------------------------------------------------RECOMMENDATIONS:
1. That the Director of Transport and Technical Services be authorised to seek the
SoS’s approval for the renewal of four Directions under Regulation 7 of the Town
and Country Planning (Control of Advertisements) Regulations 2007 to control the
display of ‘For Sale’, ‘To Let’ and similar advertisements as specified in Class 3A,
Schedule 3, Part 1 of the Town and Country Planning (Control of Advertisements)
Regulations 2007 in the following streets in the Hammersmith Grove, Olympia and
Avonmore, Gunter Estate, Walham Green, Parsons Green and Moore Park
Conservation Areas (the definitive maps of these areas are attached to this
document:
Hammersmith Grove Regulation 7 Direction
Hammersmith Grove Conservation Area:
All properties/addresses within the Conservation Area
Avonmore Regulation 7 Direction
Olympia and Avonmore Conservation Area:
Avonmore Road (13-61 odds, 14-76 evens, 1-42 Avonmore Gardens)
Lisgar Terrace (1-16 evens)
Matheson Road (1-45 odds, 2-34 evens)
Mornington Avenue (all addresses exclusive of Pelham House, including
Whiteley’s Cottages)
North End Crescent (26-32 evens)
Stanwick Road (2-20 evens, 1-31 odds including 1a, 32-61 Stanwick Mansions)
Stonor Road (1-29 odds, 2-26 evens)

Gunter Estate Regulation 7 Direction
Gunter Estate Conservation Area:
Auriol Road (42 – 46 evens)
Edith Road (25 – 107 odd, 22 – 124 even) including Auriol Mansions.
Glazbury Road (4-34 evens, 1-31 odds)
Gliddon Road (1 – 9 evens on east side)
Gunterstone Road (1-103 odds, 2-44 evens)
Gwendwr Road (1-17 odds, 39-61 odds, 2-20 evens)
Trevanion Road (1-11 odds)
North End Road (62 – 70 evens on west side, 62B)
Harwood Road Regulation 7 Direction
Walham Green, Parsons Green and Moore Park Conservation Areas
Harwood Road - all addresses including Broxholme House plus
567-569 Fulham Road
103-107 Moore Park Road
22-24 New Kings Road
2. That the Director of Transport and Technical Services be authorised to carry out
all the necessary steps in order to obtain and to give effect to the Directions, if
approved.
1.0 INTRODUCTION
1.1 Almost all forms of advertising are subject to planning control and require
either “express” consent or benefit from “deemed” consent before they may be
displayed. Express consent is granted by the local planning authority (LPA) or, on
appeal, by the SoS, in response to a specific application to display an
advertisement. Deemed consent permits the display of certain types of
advertisement without the need for specific permission from the LPA.
1.2 The rules governing estate agents’ boards are contained within Schedule 3,
Part 1, Class 3A of the Town and Country Planning (Control of Advertisements)
Regulations 2007. This gives deemed consent rights to display an advertisement
relating to the sale or letting of residential or commercial premises. The consent is
subject to certain limitations. These include a restriction to one board per property
for sale or let, and a requirement to remove that board within fourteen days of
completion of the sale/grant of a tenancy.
1.3 If imposed, a Regulation 7 Direction would remove the estate agents
“deemed consent” rights to display estate agents boards within the designated
Regulation 7 areas. The result of this is that in order to display an advertisement
within these areas, express consent would need to be obtained. The Direction
would not impose an absolute ban on the display of the specified advertisements
within the area, but would only permit those adverts which have been granted
“express” consent by the Council.
1.4 The London Borough of Hammersmith and Fulham currently operates 6
Regulation 7 areas within the Borough. Consent was given for the implementation
of the first two directions in November 2006, covering streets within the
Lakeside/Sinclair Road/Blythe Road, Brook Green and Barons Court conservation
areas, for a period of 5 years. In 2011 the Council sought to renew these
directions for a 10 year period. This application was granted and the Directions
came into force in 2012 and will expire in 2022.

1.5 In 2010 the Council applied to the Secretary of State for permission to create
four further directions, which are the subject of this report. The application was
approved for a five year period and came into force in October 2010. This report
seeks authority to apply to renew these Directions, for an extended period of 10
years.
1.6 Since their implementation there has been a marked improvement in the
visual appearance of these areas. Most estate agents co-operate with the
Direction and the nature of the Direction has allowed for more effective
enforcement with better use of staffing resources.
1.5 A Regulation 7 Direction, once imposed would mean that where estate
agents boards are displayed without express consent they would be easily
identifiable as illegal and the Council would be in a position to remove and/or
pursue prosecution of the person/company responsible for the display, if it
considered the advertisement was harmful to visual amenity or public safety.
2.0 REASONS FOR APPLICATION FOR REGULATION 7 DIRECTION
2.1 Prior to the commencement of the existing directions, the number of estate
agents’ boards within these primarily residential parts of the borough, where large
properties have often been subdivided into many residential units, had proliferated,
and become excessive. These types of properties often tend to attract a more
transient population which results in the letting and sale of the units more
frequently. The streets included in the original direction were identified as being
within designated conservation areas where the Council has a statutory duty to
pay special attention to the desirability of preserving or enhancing the character or
appearance of the area. The proliferation of boards, whether legal or illegal, in
such areas was considered to detract from the facades of individual buildings and
result in an untidy, cluttered street scene.
2.2 Due to the success of the existing direction in keeping the streets clear of
boards, it is proposed to renew the direction for a further 10 years. If the
regulation was not renewed, then estate agents would regain their deemed
consent rights to display estate agent boards in streets, which, for the last 4 and a
half years have remained virtually free of estate agent boards. The deemed
consent rights to display boards do have some restrictions, only one board is
permitted to be displayed per property and they are not permitted to be displayed
for more than 14 days following the sale or grant of lease. However, it is much
harder for officers to secure prosecutions in these cases where it is not always
known which estate agent board was displayed first (and is permitted) or when the
sale or lease was concluded. Officers have been able to serve removal notices
under S224 of the Act, but this is again time consuming and there is little deterrent
to repeat the offence. These illegal boards, when viewed together with those
displayed with “deemed” consent, would be likely to result in a cluttered and
unsightly street scene in streets that had previously remained clear of boards.
3.0 CHARACTER AND APPEARANCE OF HAMMERSMITH GROVE
REGULATION 7 DIRECTION AREA
3.1 The streets in the Hammersmith Grove Conservation Area comprise part of a
major 19th Century residential development between King Street and Goldhawk

Road, the core of which along Hammersmith Grove itself was laid out prior to the
arrival of the railway in Hammersmith. Nos. 39-115 (odds), 181-215 (odds) and
234-244 (evens) Hammersmith Grove are included on the Local Register of
Buildings of Merit. The Laboratory and Grove Studios, Adie Road; The British
Prince, 77 Goldhawk Road and 23 Grove Mews are also included on the Local
Register of Buildings of Merit.
3.2 The straightness of the road in Hammersmith Grove reflects the formal
nature of the early stages of development (1840’s) and the intention to develop a
new residential quarter in this area. The character of Hammersmith Grove differs
slightly from the remainder of the Conservation Area in that the street dimensions
are more generous, the houses are larger and grander in architectural style and it
also has a good avenue of mature trees. These trees are important in helping to
define the character of the conservation area. Of particularly special note are Nos.
39-81 (odds) Hammersmith Grove (Woolmer Cottages) which comprise a group of
grand three storey semi-detached Victorian villas with four storey side towers. The
houses are brown brick with channelled stucco on the ground floor, stucco string
courses and quoins and have a large splayed window on the first and ground
floors. Nos. 83-115 (odds) consist of a three storey Victorian terrace with stucco
decoration incorporating residential units above commercial ground floor uses.
Nos. 181-183 (odds) form a pair of semi-detached two storey over semi-basement
early Victorian villas with recessed side bays incorporating Tuscan stucco
porches. Nos. 185-215 (odds) was built as a symmetrical neo-classical, stucco set
piece of early Victorian three storey over semi-basement houses. Nos. 234-244
(evens) consist of a three storey early Victorian terrace with recessed side bays
containing the entrance doors behind Ionic porches. The remaining streets within
the Conservation Area consist of smaller scale mid to late Victorian residential
terraces and mews properties. The Goldhawk Road frontage consists of two mid
Victorian terraces, probably houses originally but now with bungalow fronts and
commercial ground floors.
3.3 The buildings within the Conservation Area have a mix of boundary
treatments with a variety of railings, low brick or stucco walls and hedges, or a
combination of these. The original railings remain in front of some properties and
most properties within the Woolmer Cottages group of Buildings of Merit retain
their highly decorative stucco boundary walls.
3.4 Visits prior to the implementation of the Direction revealed that at one time,
as many as 47 boards were being displayed. In some instances, there was more
than one board being displayed at a particular property and in one case 4 boards
were being displayed at one property. The vast majority of boards were attached
to the front boundary railings immediately abutting the pavement. It is considered
that the display of these boards is harmful to the character and appearance of this
conservation area.
4.0 CHARACTER AND APPEARANCE OF AVONMORE REGULATION 7
DIRECTION AREA
4.1 The streets in this part of the Olympia and Avonmore Conservation Area
contain a variety of highly ornamented late Victorian residential terraces which
have a certain cohesion in architectural style and were built as part of the Morning
Park Estate by the West London builders Gibbs and Few in the 1880s. The
builders, who went bankrupt, sold the remaining land and Whiteley’s depository
was built. They are generally three or four storey, some with basement

accommodation, and are brick built with stucco, stone, or moulded detailing. They
generally have splayed bays at ground floor level, sometimes rising to include the
first and second floors. Some of these buildings also have first floor balconies
constructed above entrance porches or ground floor bays. A particular feature of
this part of the Conservation Area is the rare survival of large numbers of highly
ornate cast iron railings to front areas along the back edge of the pavement.
4.2 Within the proposed Regulation 7 Area, Nos. 22 and 22a Avonmore Road
are Grade II* listed buildings forming a studio house dating from 1888-9. Nos. 20
and 51 Avonmore Road; Avonmore Gardens, Avonmore Road and Whiteley’s
Cottages, Mornington Avenue are included on the Local Register of Buildings of
Merit.
4.3 Prior to the implementation of the Direction, visits to the area revealed up to
58 boards being displayed at one time. In many cases there was more than one
board outside a particular property, and in one case as many as five. The boards
were mainly attached to the front boundary wall/railings abutting the pavement,
which undermines the special character of the Conservation Area, especially
where original boundary treatments have been retained.
5.0 CHARACTER AND APPEARANCE OF PROPOSED GUNTER ESTATE
REGULATION 7 DIRECTION AREA
5.1 The Gunter Estate is defined by a built form and layout of a generally
consistent pattern made up of a variety of mainly three and four storey residential
building types including terraces, paired and single villas and mansion blocks. The
historic fabric of the area is dominated by the terraces of the 1880s, also built by
Gibbs and Flew’s West London Estates Company. Nos. 42, 44 and 46 Auriol
Road; 39 Edith Road and Nos. 1-9 (odds) Gliddon Road are included on the Local
Register of Buildings of Merit.
5.2 The High Victorian properties forming the core of the Gunter Estate were built
as terraces ranging in length from four to eighteen houses. They are mainly of
three stories with a semi basement, some with mansard roofs. All are of Gault
brick with stone/stucco surrounds to windows, bays and porticoes, and with
differing degrees of decorative elaboration. Building lines remain consistent with
shallow front gardens and provide uniformity to the townscape between the
different streets. The scale of the terraces and wide streets gives a sense of
openness and grandeur to the area enhanced by the fine detailing to the
properties and the street trees and planting in some front gardens. Nos. 42 & 44
Auriol Road are detached asymmetrical two storey Gault brick villas with a semibasement and attic. No.42 was used as the vicarage for St Mary’s Church from
1938 to 1944. No. 44 is thought to date from 1885. No. 46 Auriol Road and its
neighbour, No.39 Edith Road, are large detached Gault brick villas of about 1885.
5.3 Around the 1890s the building boom was slowing, and Gibbs and Flew,
having over extended themselves, went into liquidation. Stylistic differences are
evident between the Gothic influences of the Gault brick Gibbs and Flew
development and the contrasting yet complementary later red brick terraces in an
Arts and Crafts style by others in the western part of the conservation area. Newly
fashionable red brick buildings broke away from Gibbs and Flew's overall Gault
brick street aesthetic that dominates the Gunter Estate. Auriol House was built in
1897 on the corner of Auriol Road and Edith Road, by John P Flew Jnr., the
architect son of one of the estate's creators. Two blocks of large red brick houses

of full-blown Aesthetic Movement, Queen Anne style were erected on Gliddon
Road flanking the entrance to the newly extended Gunterstone Road, Nos. 1-4
(consec.) in 1892 and Nos. 5-9 (consec.) in 1903. Gunterstone Road was
completed in 1901 with two new red brick terraces built by Square & Potter of
Chelsea between 1901 & 1905 in a restrained Arts & Crafts style.
5.4 The conservation area is of particular note for the extent of its remaining
unaltered original fabric. Most of the properties retain their original fenestration and
still have their original front doors, and there are only isolated incidences of the
brickwork being painted. The mansion blocks and many terraces have their
original railings and gates, and most properties retain their front boundary dwarf
walls of brick with stone copings despite the loss of their top railings and gates.
5.5 Prior to the implementation of the Direction, visits to the area revealed up to
46 boards being displayed at one time, with up to four boards being displayed at
one time on a single property. Their display in these numbers is considered to
harm the character and appearance of the street scene and the conservation area.
6.0 CHARACTER AND APPEARANCE OF PROPOSED HARWOOD ROAD
REGULATION 7 DIRECTION AREA
6.1 Harwood Road lies within three Conservation Areas – Walham Green,
Parsons Green and Moore Park.
6.2 The northern end of Harwood Road forms a transition zone between the town
centre and the wholly residential terraces further south and contains a number of
buildings of architectural and historic interest. The building previously in use as
Fulham Town Hall is Grade II listed and has frontages to both Fulham Road and
Harwood Road dating from 1888-90 and 1905 respectively. Nos. 2-42 (evens)
Harwood Road and Nos. 567-569 (odds) Fulham Road are included on the Local
Register of Buildings of Merit. No. 2 Harwood Road is a late Victorian mansion
block on a prominent corner site and Nos. 4-42 (evens Harwood Road) is a mid
19th Century terrace with stucco detailing. Nos. 567-569 (odds) Fulham Road are
a grand late Victorian group with residential upper floors and a fully detailed return
elevation to Harwood Road. Nos. 11-43 (odds) Harwood Road consist of a 1980s
mixed use development including residential units, where the display of estate
agents’ boards can adversely affect the setting of the listed old Town Hall.
6.3 The lower eastern side of Harwood Road within the Moore Park
Conservation Area consists of a continuous terrace of three storey Victorian
houses with semi-basements. Built of stock brick they have bays up to the ground
floor windows and paired recessed porches reached by steps. They have stucco
detail to the bays and window surrounds, many retaining bracketed hood details at
first floor level. The parapets are staggered slightly in places due to the
topography and most retain the cornice detail. Most cast iron front boundary
railings and railings to the front steps remain intact. The street trees are important
features softening the townscape and capturing the space along this busy road.
6.4 The lower western side of Harwood Road lies within the Parsons Green
Conservation Area. Four late Victorian terraces line the west side of the street, the
houses are of three storeys or three storeys and semi-basement and while there is
architectural variation between terraces they complement the scale of the
properties on the opposite side of the street. Nos. 56-74 (evens) largely retain
their original cast iron front railings. Broxholme House is a 1930s Queen Anne

style LCC flat block occupying a prominent corner location at the junction of
Harwood Road and New King’s Road.
6.5 Prior to the implementation of the Direction, visits to the area revealed that up
to 22 boards were displayed at any one time, within a distance of just under 230
metres. This concentration of estate agents boards within this relatively short
street detracts from the character and appearance of the Conservation Area
particularly where original front boundary treatments have been retained.
7.0 POLICY CONTEXT AND PUBLIC CONSULTATION
Policy
7.1 It is considered that prior to the Direction coming into force the existence and
proliferation of these boards in the streets listed above caused substantial harm to
the visual amenity of the areas identified.
7.2 In seeking to use powers under Regulation 7, the Council has to act in the
interests of amenity and public safety. Regulation 4(1) states that:
“A local planning authority shall exercise their powers under these Regulations
only in the interests of amenity and public safety, taking account of any material
factors, and in particular (a) in the case of amenity, the general characteristics of
the locality, including the presence of any feature of historic, architectural, cultural
or similar interest, disregarding if they think fit, any advertisement being displayed
there.’
7.3 In this case the reason for proposing the Direction is to continue to protect
the visual amenity of the parts of the conservation areas most harmed by the
proliferation of estate agent boards, whether legal or illegal.
7.4 Policy DM G8 of the Development Management Local Plan, 2013,
recognises that advertisement displays can impact greatly upon the appearance of
individual buildings and the areas of which they form a part; Policy DM G7 seeks
to protect the character and appearance of conservation areas and heritage
assets.
Consultation
7.5 The Council has written to the occupier of every property affected by the
proposal to renew the direction and has received overwhelming support for the
proposal. - In the Hammersmith Grove area there have been 61 responses in
support for the direction;
-In the Olympia & Avonmore area there have been 83 positive responses;
- In the Gunter Estate area there have been 80 positive responses;
- In the Harwood Road area there have been 17 positive responses.
There have been a further 24 positive responses to the renewal of the Direction as
a whole.
No objections have been received.
7.6 Residents living in streets included in the existing direction have commented
on the improvement to the street scene and recalled the clutter and high numbers
of boards displayed before the designation. The main reasons given for their
support of residents as a whole include:

-the detrimental impact large numbers of boards has on the attractiveness of the
individual properties, streets and conservation areas;
- difficulties in enforcing the current Regulations especially when it comes to
multiple boards on a single property and securing the removal of boards postsale/let completion;
- frustration of residents at having boards attached to their properties when they
are not for sale and subsequent difficulties in getting them removed;
- there are alternative methods of selling/letting properties available that do not
require boards (for example the internet).
7.7 The following amenity groups have also written in support for the renewal of
the Direction:
Hammersmith & Fulham Historic Buildings Group
The Hammersmith Society
The Fulham Society
Fitzjames and Fitzgeorge Avenue Leaseholders Association
Glazbury Road Management Company
8.0 CONCLUSION
8.1 It has been illustrated that the visual amenity of certain streets within the
Borough were being compromised through excessive and/or illegal estate agents’
board advertising. These streets form parts of conservation areas where the
Council has a statutory duty to preserve or enhance the character or appearance
of the area.
8.2 The existing Regulation 7 Direction which is in force across these 4 areas
has proved extremely effective in reducing visual clutter caused by the display of
estate agents boards. Enforcement officers have been able to easily identify estate
agent boards that are illegally displayed within these areas and been able to take
immediate action to remove them. Enforcement officers have pursued a “zero
tolerance” policy of seeking to prosecute estate agents that flout the Direction.
Residents have also been extremely supportive of the existing Direction by
reporting boards displayed in these areas and as a result the areas have remained
virtually free of estate agent boards.
It is therefore requested that the Committee agree to the submission of an
application to the Secretary of State for Communities and Local Government
under Regulation 7 of the Advertisement Regulations as a means of improving the
appearance of these areas and in assisting enforcement officers to provide a more
effective control over any future display of estate agents’ boards.

HAMMERSMITH GROVE PROPOSED REGULATION 7 AREA

OLYMPIA AND AVONMORE PROPOSED REGULATION 7 AREA

GUNTER ESTATE PROPOSED REGULATION 7 AREA

HARWOOD ROAD REGULATION 7 AREA

