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Description: 
Demolition of existing buildings at 260-262 North End Road; erection of a replacement 
part one, part three, part four storey, part five storey building comprising of one retail unit 
(Class E(a)), 394sqm office floorspace (Class E(g)) and 9 self-contained residential units 
(Class C3).  
 
 
Application type: 
Full Detailed Planning Application 
 
Officer Recommendation: 
 

1) That the Committee resolve that the Chief Planning Officer be authorised to grant 
permission subject to the condition(s) listed below: 

 
2) That the Committee resolve that the Chief Planning Officer, after consultation with 

the Head of Law and the Chair of the Planning and Development Control 
Committee be authorised to make any minor changes to the proposed Heads of 
Terms of the legal agreement or conditions, which may include the variation, 
addition or deletion of conditions, any such changes shall be within their 
discretion. 

 
1) Time limit 
 

The development hereby permitted shall not commence later than the expiration of 3 
years beginning with the date of this planning permission. 

      
Reason: 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) Approved Drawings 
 

The development shall be carried out and completed in accordance with the 
following approved drawings:  

  
 260NER_01_110; 01_111; 01_112; 01_113; 01_114; 01_115; 

02_110; 02_111; 02_112; 02_113; 
03_110; 03_111; 03_112; 
20_110; 20_111 

  
 Reason: 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 DC1 and DC4 of the Local Plan (2018). 

 
 
 
 



3) Demolition and Construction Logistics Plan  
 

The development hereby permitted shall not commence until a detailed Demolition 
and Construction Logistics Plan has been submitted to and approved in writing by 
the Local Planning Authority. This shall be in accordance with Transport for London 
Guidance on Construction Logistics Plans and shall include the demolition phase of 
the development. 

 
The CLP shall include, but not be limited to, the following details: 
(i) site logistics and operations; 
(ii) construction vehicle routing; 
(iii) details of the estimated number, size and routes of construction vehicles per 
day/week 
(iv) details of the use of Ultra Low Emission Zone (ULEZ) compliant Vehicles e.g. 
Euro 6 and Euro VI; 
(v) details of the access and egress arrangements of delivery locations on the site; 
(vi) details of any vehicle holding areas; and other matters relating to traffic 
management to be agreed as required 
(vii) efficiency and sustainability measures to be undertaken for the works 
(viii) membership of the Considerate Contractors Scheme. 

 
The works shall be carried out in accordance with the relevant approved CLP. 
Approved details shall be fully implemented and retained and maintained throughout 
the construction phase of the development. 

  
Reason: To ensure that construction works do not adversely impact on the operation 
of the public highway, in accordance with Policies T1 and T7 of the Local Plan 
(2018). 

 
4) Demolition method statement and construction management plan  
 

Prior to commencement of the development hereby approved, a demolition method 
statement and 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 -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 works. Approved details shall be implemented throughout the project period.  

  
Reason: To ensure that the amenity of occupiers of surrounding premises is not 
adversely affected by noise, vibration, dust, lighting or other emissions from the 
building site, in accordance with Policies CC11 and CC13 of the Local Plan (2018). 

 
 5) AQDMP – Demolition Phase 
 

Prior to the commencement of the demolition phase of the development hereby 
permitted, an Air Quality Dust Management Plan (AQDMP) in order to mitigate air 
pollution shall be submitted to and approved in writing by the Local Planning 
Authority. The AQDMP submitted shall be in accordance with the Councils AQDMP 
Template A and shall include the following details: 



a.  Site Location Plan indicating sensitive off-site receptors within 50m of the red line 
site boundaries 

b.  Construction Site and Equipment Layout Plan 
c.  Inventory and Timetable of dust generating activities during Demolition site activities. 
d.  Air Quality Dust Risk Assessment (AQDRA) that considers the potential for dust 

soiling and PM10 (human health) impacts for sensitive receptors off-site of the 
development within 250 m of the site boundaries during the demolition phase and is 
undertaken in compliance with the methodology contained within the Mayor of 
London 'The Control of Dust and Emissions during Construction and Demolition', 
SPG, July 2014 and its subsequent amendments 

e.  Site Specific Dust, and NOx Emission mitigation and control measures shall be in a 
table format and include mitigation for on-road and off-road construction traffic as 
required by the overall Medium/High Dust Risk Rating of the site. 

f.  Details of Site Particulate (PM10) and Dust Monitoring Procedures and Protocols 
including locations of a minimum of 2 x MCERTS compliant (PM10) monitors on the 
site boundaries used to prevent levels exceeding predetermined PM10 Site Action 
Level (SAL) of 190 lg/m-3, measured as a 1-hour mean, calibration certificates of 
MCERTS compliant PM10 monitors. Within 24 hours of the installation of the PM10 
monitors on site the internet-based log-in details to enable access to the real-time 
PM10 monitoring data shall be issued to Hammersmith & Fulham Council by e-mail 
to constructionairqualitymonitoring@lbhf.gov.uk. The data from the on-site 
Particulate (PM10) monitors shall also be made available on the council's ENVIMO 
construction site air quality monitoring register website 

g.  Details of the Non-Road Mobile Machinery (NRMM) used on the site with CESAR 
Emissions Compliance Verification (ECV) identification that shall comply with the 
minimum Stage IV NOx and PM10 emission criteria of The Non-Road Mobile 
Machinery (Type-Approval and Emission of Gaseous and Particulate Pollutants) 
Regulations 2018 and its subsequent amendments. This will apply to both variable 
and constant speed engines for both NOx and PM. An inventory of all NRMM for the 
first phase of demolition shall be registered on the NRMM register 
https://london.gov.uk/non-road-mobile-machinery-register prior to commencement of 
demolition works and thereafter retained and maintained until occupation of the 
development. 

h.  Details of the use of on-road Ultra Low Emission Zone (ULEZ) compliant vehicles 
e.g., minimum Petrol/Diesel Euro 6 (AIR Index https://airindex.com/ Urban NOx 
rating A) and Euro VI. 

 
Developers must ensure that on-site contractors follow best practicable means to 
minimise dust, particulates (PM10, PM2.5) and NOx emissions at all times. 
Approved details shall be fully implemented and permanently retained and 
maintained during the demolition phases of the development. 

 
Reason: In the interests of air quality, in accordance with Policy SI 1 of the London 
Plan 2021, and Policy CC10 of the Local Plan (2018). 

 
6)  AQDMP – Construction Phase 
 

Prior to the commencement of the construction phase of the development hereby 
permitted, Air Quality Dust Management Plan (AQDMP) in order to mitigate air 
pollution shall be submitted to and approved in writing by the Local Planning 
Authority. The AQDMP submitted shall be in accordance with the Councils AQDMP 
Template C and shall include the following details: 



a.  Site Location Plan indicating sensitive off-site receptors within 50m of the red line 
site boundaries 

b.  Construction Site and Equipment Layout Plan 
c.  Inventory and Timetable of dust generating activities during construction site 

activities. 
d.  Air Quality Dust Risk Assessment (AQDRA) that considers the potential for dust 

soiling and PM10 (human health) impacts for sensitive receptors off-site of the 
development within 250 m of the site boundaries during the demolition phase and is 
undertaken in compliance with the methodology contained within the Mayor of 
London The Control of Dust and Emissions during Construction and Demolition, 
SPG, July 2014 and its subsequent amendments 

e.  Site Specific Dust, and NOx Emission mitigation and control measures shall be in a 
table format and include mitigation for on-road and off-road construction traffic as 
required by the overall Medium/High Dust Risk Rating of the site. 

f.  Details of Site Particulate (PM10) and Dust Monitoring Procedures and Protocols 
including locations of a minimum of 2 x MCERTS compliant (PM10) monitors on the 
site boundaries used to prevent levels exceeding predetermined PM10 Site Action 
Level (SAL) of 190 lg/m-3, measured as a 1-hour mean, calibration certificates of 
MCERTS compliant PM10 monitors. Within 24 hours of the installation of the PM10 
monitors on site the internet-based log-in details to enable access to the real-time 
PM10 monitoring data shall be issued to Hammersmith & Fulham Council by e-mail 
to constructionairqualitymonitoring@lbhf.gov.uk. The data from the on-site 
Particulate (PM10) monitors shall also be made available on the council's ENVIMO 
construction site air quality monitoring register website 

g.  Details of the Non-Road Mobile Machinery (NRMM) used on the site with CESAR 
Emissions Compliance Verification (ECV) identification that shall comply with the 
minimum Stage IV NOx and PM10 emission criteria of The Non-Road Mobile 
Machinery (Type-Approval and Emission of Gaseous and Particulate Pollutants) 
Regulations 2018 and its subsequent amendments. This will apply to both variable 
and constant speed engines for both NOx and PM. An inventory of all NRMM for the 
first phase of construction shall be registered on the NRMM register 
https://london.gov.uk/non-road-mobile-machinery-register prior to commencement of 
construction works and thereafter retained and maintained until occupation of the 
development. 

h.  Details of the use of on-road Ultra Low Emission Zone (ULEZ) compliant vehicles 
e.g., minimum Petrol/Diesel Euro 6 (AIR Index https://airindex.com/ Urban NOx 

 
Prior to any works at ground floor and above, samples including brickwork, stone 
and metal cladding, windows, balustrades and roofing materials shall be submitted 
to, and approved in writing by, the Council. The development shall be carried out in 
accordance with the approved details; and permanently retained as such. 

   
Reason: To ensure a satisfactory external appearance and to prevent harm to the 
street scene and public realm, to preserve the character and appearance of the area 
in accordance with policies D1 and D4 of the London Plan (2021) and Policies DC1, 
DC2, and DC4 of the Local Plan 2018. 

 
7)  Preliminary Risk Assessment 
 

No development shall commence until a preliminary risk assessment report, in 
connection with land contamination, 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; and a statement 
of whether a site investigation is necessary to address these potentially 
unacceptable risks. All works must be carried out in compliance with the approved 
details and by a competent person who conforms to CLR 11: Model Procedures for 
the Management of Land Contamination (Defra 2004) or the current UK 
requirements for sampling and testing. 

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 in the Local Plan 2018. 

 
8)  Site Investigation Scheme 
 

No development shall commence until a site investigation scheme, if a site 
investigation is to be required under the approved preliminary risk assessment, is 
submitted to and approved in writing by the Council. This scheme shall be based 
upon and target the risks identified in the approved preliminary risk assessment and 
shall provide provisions for, where relevant, the sampling of soil, soil vapour, ground 
gas, surface and groundwater. The site investigation should then progress in 
accordance with the agreed site investigation scheme. All works must be carried out 
in compliance with the approved details and by a competent person who conforms 
to CLR 11: Model Procedures for the Management of Land Contamination (Defra 
2004) or the current UK requirements for sampling. 

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 of the Local Plan 2018. 

 
9)  Quantitative Risk Assessment Report 
 

Unless the Council agree in writing that a set extent of development must 
commence to enable compliance with this condition, no development shall 
commence until, following the site investigation undertaken in compliance with the 
approved site investigation scheme if required by the approved preliminary risk 
assessment a quantitative risk assessment report is submitted to and approved in 
writing by the Council. This report shall: assess the degree and nature of any 
contamination identified on the site through the site investigation; include a revised 
conceptual site model from the approved preliminary risk assessment based on the 
information gathered through the approved site investigation to confirm the 
existence of any remaining pollutant linkages which would require the submission of 
a remediation method statement and determine the remaining risks posed by any 
contamination to human health, controlled waters and the wider environment. All 



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

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 of the Local Plan 2018. 

 
10)  Remediation Method Statement 
 

Unless the Council agree in writing that a set extent of development must 
commence to enable compliance with this condition, no development shall 
commence until, a remediation method statement, if deemed to be required in the 
approved quantitative risk assessment, is submitted to and approved in writing by 
the Council. This statement shall detail any required remediation works and shall be 
designed to mitigate any remaining risks identified in the approved quantitative risk 
assessment. This statement will also include a plan to verify that the required 
remediation works are undertaken in line with the remediation method statement 
which will be compiled into a verification report. The remediation should then 
progress in accordance with the agreed remediation method statement. All works 
must be carried out in compliance with the approved details and by a competent 
person who conforms to CLR 11: Model Procedures for the Management of Land 
Contamination (Defra 2004) or the current UK requirements for sampling and 
testing. 

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 of the Local Plan 2018. 

 
11)  Verification Report 
 

Unless the Council agree in writing that a set extent of development must 
commence to enable compliance with this condition, no development shall 
commence until the approved remediation method statement has been carried out in 
full if required by the approved quantitative risk assessment, and a verification report 
confirming these works has been submitted to, and approved in writing, by the 
Council. This report shall include: details of the remediation works carried out; 
results of any verification sampling, testing or monitoring including the analysis of 
any imported soil; all appropriate waste Duty of Care documentation and the 
validation of gas membrane placement. If, during development, contamination not 
previously identified is found to be present at the site, the Council is to be informed 
immediately and no further development (unless otherwise agreed in writing by the 
Council) shall be carried out until a report indicating the nature of the contamination 
and how it is to be dealt with is submitted to, and agreed in writing by, the Council. 
Any required remediation shall be detailed in an amendment to the remediation 
method statement to be submitted and approved by the Council and verification of 
these works included in the verification report. All works must be carried out in 



compliance with the approved details and by a competent person who conforms to 
CLR 11: Model Procedures for the Management of Land Contamination (Defra 
2004) or the current UK requirements for sampling and testing. 

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 of the Local Plan 2018. 

 
12)  Onward Long-Term Monitoring Methodology 
 

Unless the Council agree in writing that a set extent of development must 
commence to enable compliance with this condition, no development shall 
commence until an onward long-term monitoring methodology report, is submitted to 
and approved in writing by the Council setting out where further monitoring is 
required past the completion of development works (as identified in the approved 
site investigation scheme or the approved remediation statement or the approved 
verification report) to verify the success of the remediation undertaken. If required, a 
verification report of these monitoring works shall then be submitted to and approved 
in writing by the Council when it may be demonstrated that no residual adverse risks 
exist. All works must be carried out in compliance with the approved details and by a 
competent person who conforms to CLR 11: Model Procedures for the Management 
of Land Contamination (Defra 2004) or the current UK requirements for sampling 
and testing. 

 
Reason: Potentially contaminative land uses (past or present) are understood to 
occur at, or near to, this site. The condition is required to ensure that no 
unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works, and in accordance with 
Policy CC9 of the Local Plan 2018. 

 
13) Detailed drawings 
 

Prior to any works at ground floor and above (save for demolition and site clearance 
works), detailed drawings at a scale of no less than 1:20 of all typical bays including 
windows, doors, entrances and gates,  shall be submitted to and approved in writing 
by the Council and the development shall be carried out in accordance with such 
details as have been approved. 

  
Reason: To ensure a satisfactory external appearance, in accordance with Policies 
DC1, DC2, and DC4 of the Local Plan 2018.    

 
14) No other alterations 
 

No plant, water tanks, water tank enclosures, external rainwater goods, air-
conditioning units, ventilation fans, extraction equipment, flues or other plant 
equipment and associated external pipework or ducting shall be fitted to the exterior 
of the building unless otherwise shown on the approved drawings. 

 



Reason: To ensure a satisfactory external appearance and to prevent harm to the 
amenities of the occupiers of neighbouring residential properties, in accordance with 
Policies DC1, DC2, and DC4 of the Local Plan 2018. 

 
15) No permitted development rights  
 

Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any Order revoking 
or re-enacting that Order with or without modification), no aerials, antennae, satellite 
dishes or related telecommunications equipment shall be erected on any external 
part of the approved buildings, without planning permission first being obtained. 

        
To ensure that the Council can fully consider the effect of telecommunications 
equipment upon the appearance of the buildings in accordance with Policies DC1, 
DC2, and DC4 of the Local Plan 2018. 

 
16) Advertisements 
 

No advertisements shall be displayed on the development hereby approved without 
details of the advertisements having first been submitted to and approved in writing 
by the Council. 

 
Reason: In order that any advertisements displayed on the building are assessed in 
the context of an overall strategy, to ensure a satisfactory external appearance and 
to preserve the integrity of the design of the building, in accordance with Policies 
DC1, DC2, DC8 and DC9 of the Local Plan 2018. 

 
17) Flood Risk Assessment  
 

The development shall be carried out in accordance with the remaining details 
contained within the Flood Risk Assessment submitted with this application. All flood 
prevention and mitigation measures should be installed in accordance with the 
approved details prior to the occupation of the development. 

  
Reason: To prevent flooding by ensuring the satisfactory storage and disposal of 
surface water from the site, and to reduce the impact of flooding to the proposed 
development and future occupants, in accordance with Policy CC2 and CC3 of the 
Local Plan (2018). 

 
18) Surface Water Management Strategy  
 

The development hereby approved shall not commence until details of a revised 
Surface Water Management Strategy. Details should review the inclusion of 
rainwater harvesting for re-use. The measures shall thereafter be permanently 
retained for the life of the development.  

  
Reason: To reduce the impact of flooding to the proposed development and future 
occupants, in accordance with Policies CC2 and CC3 of the Local Plan (2018). 

 
 
 
 



19) Enhanced sound insulation (adjoining residential) 
 

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 
and L'nT,w of at least 5dB above the Building Regulations value, for the 
floor/ceiling/wall structures separating different types of rooms/ uses in adjoining 
dwellings. 

  
To ensure that the amenity of occupiers of the development site is not adversely 
affected by noise from transport [industrial/ commercial noise sources], in 
accordance with Policies CC11 and CC13 of the Local Plan (2018).  

 
20) Sound insulation (adjoining commercial) 
 

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 parts 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.  

  
Reason: To ensure that the amenity of occupiers of the development site/ adjacent 
dwellings/ noise sensitive premises is not adversely affected by noise, in accordance 
with Policies CC11 and CC13 of the Local Plan (2018). 

 
21) External sound level  
 

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. 

  
Reason: To ensure that the amenity of occupiers of the development site/ 
surrounding premises is not adversely affected by noise from plant/mechanical 
installations/ equipment, in accordance with Policies CC11 and CC13 of the Local 
Plan (2018). 

 
22) External artificial lighting  
 

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.  

  
Reason: To ensure that the amenity of occupiers of surrounding premises is not 
adversely affected by lighting, in accordance with Policies CC11 and CC13 of the 
Local Plan (2018). 

 
23) Ventilation Strategy 
 

Prior to commencement of above ground works of the development hereby 
permitted, a Ventilation Strategy Report to mitigate the impact of existing poor air 
quality for the Hotel use (Class C1) shall be submitted to and approved in writing by 
the Local Planning Authority. This is applicable to all receptor locations where the 
Annual Mean Nitrogen Dioxide (NO2), and Particulate (PM10, PM2.5) 
concentrations are equal to 30ug/m-3, 20ug/m-3 and 10 ug/m-3 respectively and 
where current and future predicted pollutant concentrations are within 5 % of these 
limits. The report shall include the following information: 

 
a)  Details and locations of the ventilation intake locations at rear roof level or on 

the rear elevations of all floors 
b)  Details of restricted opening windows (maximum 200 mm for emergency 

purge ventilation) for all hotel guest rooms on all floors 
c)  Details and locations of ventilation extracts, to demonstrate that they are 

located a minimum of 2 metres away from the air ventilation intakes, in order 
to minimise the potential for the recirculation of extract air through the supply 
air ventilation intake in accordance with paragraph 8.9 part 'C' of Building 
Standards, Supporting Guidance, Domestic Ventilation, 2nd Edition, The 
Scottish Government, 2017 

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

 
The whole system shall be designed to prevent summer overheating and minimise 
energy usage. The maintenance and cleaning of the systems shall be undertaken 
regularly in accordance with manufacturer specifications and shall be the 
responsibility of the primary owner of the property. Approved details shall be fully 
implemented prior to the occupation/use of the development and thereafter 
permanently retained and maintained. 

 
Reason: In the interests of air quality, in accordance with Policy SI 1 of the London 
Plan 2021, and Policy CC10 of the Local Plan (2018). 

 
 
 
 



24) Ventilation Strategy compliance 
 

Prior to occupation of the development, details of a post installation report of the 
approved ventilation strategy as required by condition 27 to mitigate the impact of 
existing poor air quality shall be submitted to and approved in writing by the Local 
Planning Authority. Approved details shall be fully implemented prior to the 
occupation/use of the development and thereafter permanently retained and 
maintained. 

 
Reason: In the interests of air quality, in accordance with Policy SI 1 of the London 
Plan 2021, and Policy CC10 of the Local Plan (2018). 

 
25) Zero Emissions Heating & Energy Plant 
 

Prior to occupation of the relevant part of the development hereby permitted, details 
of the installation/commissioning certificates of the Zero Emission MCS certified Air/ 
Water Source Heat Pumps or Electric Boilers to be provided for space heating and 
hot water for each of the Hotel use shall be submitted to and approved in writing by 
the Local Planning Authority. Approved details shall be fully implemented prior to the 
occupation of the relevant part of the development and thereafter permanently 
retained and maintained. 
Reason: To comply with the requirements of Policy SI1 of the London Plan and 
Policy CC10 of the Local Plan (2018). 

 
26) Low Emission Delivery and Servicing Plan 
 

Prior to occupation of the development hereby permitted, a Low Emission Delivery 
and Servicing Plan (LEDSP) shall be submitted to and approved in writing by the 
Local Planning Authority. The LEDSP report shall include the following information: 

 
a)  Use of Zero Exhaust Emission Vehicles in accordance with the emissions 

hierarchy (1) Walking Freight Trolleys (2) Cargo bike (3) Electric Vehicle, (4) 
Alternative Fuel e.g., CNG, Hydrogen 

b) Frequency of deliveries and collections 
c)  Reduction and consolidation of deliveries and collections e.g., Waste, 
d)  Re-timing of deliveries and collections outside of peak traffic time periods of 

07:00-10:00 and 16:00-19:00 hrs; 
e)  Facilities and measures that will minimise the impact of vehicle emissions 

from increasing personal deliveries 
f)  Vehicle movements, and operations of the loading bay (s) as identified on the 

approved drawings 
g)  Quiet loading/unloading mitigation including silent reversing measures in 

accordance with Building Design Guidance for Quieter Deliveries, TFL, June 
2018, 

 
The measures/scheme shall be implemented in accordance with the approved 
details prior to occupation of the development hereby permitted, and thereafter be 
permanently retained in this form. 

 
Reason: In the interests of air quality, in accordance with Policy SI 1 of the London 
Plan 2021, and Policy CC10 of the Local Plan (2018). 

 



27) Secured by Design  
 

No works above ground level shall 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 development shall be carried out and 
completed in full accordance with the approved details and permanently retained as 
such. 

      
Reason: To ensure a safe and secure environment for users of the development, in 
accordance with Policies DC1 and DC2 of the Local Plan (2018). 

 
28) Accessibility 
 

A minimum of 10% of all dwellings hereby approved shall be capable of meeting the 
needs of wheelchair users and shall be designed and capable of adaptation, in 
accordance with the requirements of 19.2.12 of British Standard BS8300-2:2018 (or 
any such subsequent version of this guidance). 

  
Reason: To ensure that the development provides accessible accommodation in 
accordance with Policy HO6 of the Local Plan (2018) and Policies D5 and D7 of the 
London Plan (2021). 

 
29) Terraces 
 

Other than the areas explicitly identified on the approved drawings as a balcony, no 
other part of any roof of the new buildings shall be used as a roof terrace or other 
form of open amenity space. No alterations shall be carried out; nor planters or other 
chattels placed on the roofs. No railings or other means of enclosure shall be 
erected on the roofs, and no alterations shall be carried out to any elevation of the 
application properties to form access onto the roofs. 

  
Reason: The use of the roofs as a terrace would increase the likelihood of harm to 
the existing residential amenities of the occupiers of neighbouring properties as a 
result of noise and disturbance and loss of privacy contrary to Policies HO11 and 
CC11 of the Local Plan (2018). 

 
30) Roof terrace hours of use 
 

The roof terrace at third floor level to the North Road elevation shall only be used 
between 0800hrs and 2100hrs Monday to Sunday, and shall not be used at any 
other time. No music (either acoustic or amplified) shall be played at any time on any 
of the terraces. 

  
Reason: 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 Policies DC1, HO11 and CC11 of the Local Plan (2018). 

 
31) Screening details 
 

Prior to occupation of the Development hereby permitted, details of the privacy 
screen to the south elevation of the communal space at first floor level, which should 
achieve a minimum level of obscurity equivalent to Pilkington Texture Glass Level 3 



and shall have a height of 1.7m above the finished floor level, shall be submitted to 
and approved in writing by the Local Planning Authority. Approved details shall be 
fully implemented prior to the occupation/use of the development and thereafter 
permanently retained and maintained. 

 
To protect the amenities of neighbouring occupiers in terms of overlooking and 
privacy in accordance with Policy HO11 of the Local Plan (2018) 

 
32) Travel Plan  
 

Prior to commencement of the development, a full and detailed Travel Plan shall be 
submitted to and approved in writing by the Council and thereafter the development 
shall be carried out and operated in accordance with the agreed details contained 
within the plan.  

  
Reason: To ensure and promote sustainable and active travel to and from the site 
and thereby reduce negative impact on traffic, congestion and parking stress in the 
local area, in accordance with London Plan policies and policy T2 and T3 of the 
Local Plan (2018). 

  
33) Cycle parking  
 

The development hereby approved shall be carried out and completed in 
accordance with the details of the proposed storage of  31 cycles (14 long-stay in 
connection with the commercial unit, and 17 long-stay in connection with the 
residential units) as follows; 
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There development shall not be occupied until the cycle storage provision has been 
made in accordance with the agreed details, and it shall be permanently retained 
and maintained for the life of the development. 

 
To ensure satisfactory provision for the cycles and thereby promote sustainable and 
active modes of transport, in accordance with Policy T3 of the Local Plan (2018). 

 
34) Refuse storage  
 

No part of the development hereby approved shall be occupied prior to the provision 
of the refuse storage enclosures, as indicated on the approved drawings. The refuse 
storage enclosures shall be permanently retained thereafter in accordance with the 
approved details.  

   
Reason: To ensure that the use does not give rise to smell nuisance and to prevent 
harm to the character and appearance of the area arising from the appearance of 
accumulated rubbish, in accordance with Policies DC8, CC6 and CC7 of the Local 
Plan 2018. 

 
35) Delivery and Servicing Plan 
 

Prior to occupation of the Development hereby permitted, an updated Delivery and 
Servicing Plan (DSP) shall be submitted to and approved in writing by the Local 



Planning Authority. Details shall include the management and times of deliveries, 
emergency access, collection of waste and recyclables, times and frequencies of 
deliveries and collections, silent reversing methods, quiet loading/unloading 
measures, location of loading bays and vehicle movements. The approved details 
shall be implemented prior to occupation and the DSP hereby permitted shall 
thereafter operate in accordance with the approved details. The DSP shall be 
regularly monitored and reviewed and any subsequent modifications or alterations to 
the DSP should be submitted to and approved in writing by the LPA. 

  
Reason: To ensure that satisfactory provision is made for refuse storage and 
collection and to ensure that the amenity of occupiers of the surrounding premises 
and the development are not adversely affected by noise and that servicing activities 
do not adversely impact on the highway, in accordance with Policy T4 of the London 
Plan 2021 and Policies T2, T4, T5, CC11 and CC13 of the Local Plan 2018. 

 
 
36) Green infrastructure 
 

Prior to commencement of development (excluding site clearance and demolition) 
details for construction of a green infrastructure (including details of planting species 
and maintenance) shall be submitted to and approved by the local planning 
authority. The green infrastructure shall be constructed and planted up in full 
accordance with the approved details within the first available planting season 
following completion of buildings. Any plants which die, are removed, become 
seriously damaged and diseased within a period of five years from completion of 
these buildings shall be replaced in the next planting season with others of similar 
size and species. Approved details shall be fully implemented prior to the 
occupation/use of the development and thereafter permanently retained and 
maintained. 

   
Reason: In order that the Council may be satisfied as to the details of the 
development in the interests of visual amenity of the area in accordance with policy 
OS5 of the Local Plan 2018. 

 
37) Healthy Streets assessment  
 

Prior to commencement of the development, a Healthy Streets assessment in 
accordance with Transport for London guidance (including an Active Travel Zone 
assessment) shall be submitted to and approved in writing by the Council. The 
measures within the approved Healthy Streets assessment shall be implemented 
prior to first occupation of the development. 

  
Reason: To ensure the adequate mitigation measures for cyclists and pedestrians in 
accordance with Policy T3 and T4 of the London Plan (2021) and Policy T1 of the 
Local Plan (2018). 

 
 
38) Residential use 
 

The residential units at this address shall only be used as residential units falling 
within Class C3 of the Town & Country Planning (Use Classes) Order 1987 (as 
amended). The residential units shall not be used as housing in multiple occupation 



falling within Class C4 of the Town and Country Planning (Use Classes) 
(Amendment) (England) Order 2015 (as amended). 

  
Reason: The use of the property as a house in multiple occupation rather than as 
single residential units would raise materially different planning considerations that 
the council would wish to consider under a full planning application, in accordance 
with Policies DC1, HO1, HO2, HO4, HO5, HO8 and HO11 of the Local Plan (2018). 

 
39)  Fire Statement 
 

The development shall be carried out and completed in full accordance with the 
details contained within the approved Fire Statement (Prepared by Accendo Fire 
Safety Services, dated 9 December 2022, Rev 0). No part of the development shall 
be used or occupied until all mitigation, measures and means within the approved 
document have been implemented in full and shall thereafter be retained for the 
lifetime of the building hereby approved. 

 
Reason: To ensure that the development incorporates the necessary fire safety 
measures in accordance with the Policy D12 of the London Plan (2021). 
 

40) Commercial use 
 
 The commercial part of the development hereby permitted shall only be used as the 

retail unit (Class E(a)) and office floorspace (Class E(g)), and for no other purpose 
(including any other separate purpose in Class E of the Schedule to the Town and 
Country Planning (Use Classes) Order 1987, as amended, (or in any provision 
equivalent to that Class in any statutory instrument revoking and re-enacting that 
Order with or without modification). 

 
In granting this permission, the Council has had regard to the special circumstances 
of the case. Certain other uses within the same use class may be unacceptable due 
to effect on residential amenity or traffic generation, in accordance with Policies 
DC1, DC4, HO11, CC11, CC13 and T1 of the Local Plan (2018). 
 

 
Justification for approving application: 
 
 

1.         Land Use: The principle of the proposed mixed use commercial and 
residential development is acceptable. The proposals would achieve a sustainable 
development by providing much-needed housing that would contribute to the 
Borough housing targets. The additional commercial space would help to retain the 
existing employment generating use that would have a positive impact on the local 
economy.  The proposal is considered to be in accordance with Policies HO1, 
HO4, HO11, E2 and E4 of the Local Plan (2018).  

  
 2.         Housing: The quality of accommodation, including internal design and 

layout of the new residential units, is considered to be of high quality having regard 
to the Mayor's Design Guidelines and London Plan (2021) Policy D6 and Table 3.1, 
together with Policies HO3, HO6, and HO11 of the Local Plan (2018). 

  



 3.         Design: The development is considered to comply with Local Plan (2018) 
Policies DC1 and DC4 which require a high standard of design in all new build 
developments, compatible with the scale and character of existing development 
and its setting, and London Plan (2021) Policies D3 and D4 which seek a high 
quality in design and architecture, requiring new developments to have regard to 
the pattern and grain of existing development. 

  
 4.         Residential Amenity: The impact of the proposed development upon 

adjoining occupiers is considered to be acceptable. The proposal would not have 
an unacceptably harmful impact on neighbouring residential amenity in terms of 
light, outlook or privacy and noise and disturbance. The commercial use would not 
result in unacceptable noise and disturbance to nearby residents, subject to 
conditions. In this regard, the development would respect the principles of good 
neighbourliness, and would therefore be acceptable in accordance with Policies 
HO11 and DC4 of the Local Plan (2018). 

  
 5.          Accessibility and Safety: Subject to appropriate conditions, the 

development would provide a safe and secure environment for all users, and would 
provide ease of access for all people, including disabled people, in accordance 
with Policies DC1, DC2, HO6 and HO11 of the Local Plan (2018) and Policy D5 of 
the London Plan (2021). 

  
 6.         Highways matters: It is considered that the scheme would not have a 

significant further impact on the highway network or local parking conditions, and is 
thus considered to be acceptable. Satisfactory provision would be made for cycle 
parking and future occupiers of the net new units would be prevented from 
obtaining on-street parking permits, to help prevent overspill of parking onto the 
local highways. There are available public transport and other services nearby and 
adequate provision for storage and collection of refuse and recyclables would be 
provided. The development thereby accords with Local Plan (2018) Policies T1, 
T3, T4, T5 and T7 as well as CC7 and London Plan (2021) Policies T4, T5 and T6. 

  
 7.          Environment: The impact of the development with regards to land 

contamination, flood risk and air quality are considered to be acceptable subject to 
the recommended conditions, in accordance with Local Plan (2018) Policies CC9, 
CC10, CC3 and CC4. 

 
 
 
 
 
 
That the applicant be informed as follows: 
 
 
 1) In determining this application, the local planning authority has worked in a pro-

active and positive manner with the applicant to foster the delivery of sustainable 
development, in accordance with the requirements of paragraph 38 of the National 
Planning Policy Framework (2018). 

 
 
 



 
Officer Report 
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OFFICERS REPORT 
     
1.0 SITE DESCRIPTION, RELEVANT HISTORY AND PROPOSALS 
     

Site and Surrounding Area: 
     
1.1 This application site includes an existing part one, part two storey mid terrace 

building with a shop at ground floor and ancillary storage and office space above. 
The site is located on the western side of North End Road and forms part of a 
commercial parade of similar two-storey buildings fronting North End Road, with 
various single, two and three storey elements to the rear. The site backs onto 
Coomber Road car park and circulation areas for the Clem Attlee Estate.  

     
1.2 This site is located within the Fulham Town Centre. The property is not located 

within a conservation area, but can be seen from the Sedlescome Road 
Conservation Area which lies to the east on the opposite side of North End Road. 

     
1.3 The site has public transport accessibility level (PTAL) of 5 on a scale of 1- 6b with 

6b having the highest PTAL. There are several bus stops located within a short 
distance along North End Road. The site is also located within Flood Zones 2 and 3. 

     
 



Relevant Planning History: 
     
1.4 There are a number of planning records relating to 260/262, North End Road from 

the mid to late 1980s and mid-1990s, most of which relate to the display of adverts, 
one of which relates to the provision of a shopfront; and all of which were approved.  

     
1.5 In 2001, planning permission (2001/01023/FUL) was granted for the erection of a 

rear extension at first floor level, to provide storage space for use in connection with 
the ground floor shop. 

 
1.6 In 2021, planning permission  (2018/02953/FUL) was refused for the demolition of 

existing buildings, erection of a replacement part one, part three, part four storey, 
part five storey building comprising of two A1 retail shops, B1 offices (369 sqm) 
floorspace and 9 self-contained flats. The application was refused on the following 
grounds: 

 
1) The proposed mix of uses does not optimise the housing capacity and 

contribution to affordable housing on this site.  
 

2) The proposal owing to its overall scale, massing and external appearance 
would introduce a dominant and poor-quality development which would be 
incongruous and incompatible with the scale and character of existing 
development and its setting, failing to provide a positive response to the 
local design context and townscape. 

 
3) The proposal would provide a poor quality of residential development with 

an uncomfortable sense of arrival, communal entrance and safe access for 
future occupiers.  

 
4) The proposal would provide an unacceptable quality of living conditions to 

the future occupiers of 4 of the 9 units due to the lack outdoor amenity 
space, contrary to policies D6 of the London Plan 2021 and HO4 of the 
Local Plan 2018. 

 
1.7 The subsequent appeal against the above refusal was dismissed by the Planning 

Inspectorate in June 2022. The Inspector’s decision concluded that although the 
proposal would not harm the character and appearance of the area, it would 
reasonably maximise the housing capacity for the site, and would provide adequate 
outdoor amenity space, it would fail to provide acceptable living conditions for its 
occupiers with respect to the safety of the pedestrian entrance.  

     
Proposed Development: 

     
1.8 This application follows on from the above refusal scheme and also involves the 

demolition of existing buildings at 260-262 North End Road; erection of a 
replacement part one, part three, part four storey, part five storey building 
comprising of one retail unit (Class E(a)), 394sqm office floorspace (Class E(g)) and 
9 self-contained residential units (Class C3).  

 
1.9 The main difference between the current application and the previous refusal, is that 

the proposals now include residential access directly from North End Road to 
address the single reason for the appeal being dismissed.  



     
2.0 CONSULTATION RESPONSES (INTERNAL AND EXTERNAL) 
     
2.1 The application was advertised by site and press notices and individual notification 

letters were sent to 512 neighbouring properties.  
     
2.2 No representations received.   
     
2.3 Thames Water raise no objections. 
 
2.4 Metropolitan Police: no objections subject to conditions on Secured by Design 

details. 
     
 
 
 
3.0 PLANNING CONSIDERATIONS 
 
3.1 The Town and Country Planning Act 1990, the Planning and Compulsory Purchase 

Act 2004 and the Localism Act 2011 are the principal statutory considerations for 
town planning in England. Additionally, for sites in Conservation Areas, the Planning 
(Listed Buildings and Conservation Areas) Act 1990 is also relevant.  

 
3.2 Collectively these Acts create a plan led system which requires local planning 

authorities to determine planning applications in accordance with an adopted 
statutory development plan unless there are material considerations which indicate 
otherwise (section 38(6) of the 2004 Act as amended by the Localism Act).  

 
3.3 In this instance the statutory development plan comprises of the London Plan (2021) 

and the Local Plan (2018). A number of strategic and local supplementary planning 
guidance and other documents are also material to the determination of the 
application.  

 
National Planning Policy Framework (NPPF)  

 
3.4 The NPPF (2021) is a material consideration in planning decisions. The NPPF, as 

supported by the Planning Practice Guidance (PPG), sets out national planning 
policies and how these are expected to be applied.  

 
3.5 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 Local Plan should be approved and proposed development that conflicts 
should be refused unless other material considerations indicate otherwise.  

 
London Plan  

 
3.6 The latest London Plan was published in March 2021. It sets out the overall strategic 

plan for London and a fully integrated economic, environmental, transport and social 
framework for the development of the Capital over the next 20-25 years. As 
Hammersmith & Fulham is one of the 32 London Boroughs, the London Plan forms 
part of the development plan for the borough.  

 



Local Plan  
 
3.7 The Council adopted the current Local Plan on 28 February 2018. The policies in  

the Local Plan together with the London Plan make up the statutory development 
plan for the borough. The role of the development plan is to guide decision making 
on planning applications and inform investment in social and physical 
infrastructure.  
 

3.8 The ‘Planning Guidance’ Supplementary Planning Document (SPD) 2018 is also a 
material consideration in determining planning applications. It provides 
supplementary detail to the policies and is organised around key principles.  

 
 

PLANNING ASSESSMENT  
 
3.9 The main planning considerations in this assessment include:  

• Principle of Development / Land Use; 
• Residential standards of Accommodation 
• Design, Heritage Asset and Local Character;  
• Residential Amenity; 
• Transport & Highways;  
• Environmental Matters (flood risk, air quality, contamination etc.). 

     
     

LAND USE 
 
Employment  

     
3.10 Local Plan Policies E1 and E2, which supports the retention, enhancement and 

intensification of existing employment uses, are relevant in the proposal.  
       
3.11 The justification of Local Plan Policy E2 however states that there may be some 

sites in employment use that are capable of more intensive use to accommodate 
additional uses, particularly residential. Where this is appropriate, the Council will 
seek to ensure that floorspace is retained within mixed use schemes for employment 
uses for which there is a demonstrable need. 

 
In dismissing the June 2022 appeal for virtually the same scheme the Inspector took 
into account the supporting text to Local Plan Policy E1 (retention of employment) 
which ‘states that there is a demand for small and medium business sites with a high 
demand for units between 93m2 and 465m2. The amount of office space proposed 
would fit within this range’ (para 17). 

 
3.12 The existing site is underused and outmoded. The proposed mixed-use retail, 

office and residential development would result in the retention of employment uses 
on site as well as provide an upgraded modern facility.  

    
3.13 The proposal are in line with Local Plan E1 and E2.   
     

 
 
 



Residential Supply 
        
3.14 Policy H1 of the London Plan (2021) states that 66,000 net additional units should 

be delivered per annum in London. Of this, LBHF has a target to deliver 1,609 net 
additional dwellings per annum. London Plan Policy H2 supports housing on small 
sites, The need to increase housing supply is reiterated in Local Plan (2018) Policy 
HO1.  

 
3.15 The proposed mix use scheme would result in a net increase of 9 residential units 

which would contribute to the Borough's targets in accordance with the 
abovementioned policies.  

   
3.16 The proposal provides nine net additional residential units and would contribute 

towards the borough's housing targets. The proposal accords with London Plan 
Policy H1 and Local Plan (2018) Policy HO1. 

         
Residential mix 

        
3.17 Policy HO5 of the LP 2018 requires a mix of housing types and sizes in 

development schemes, especially increasing the proportion of family 
accommodation. The justification to Policy HO5 states `there is a particular need in 
this borough for more family sized housing (3 or more bedrooms)'.  

      
3.18 Policy HO5 of the Local Plan encourage a mix of accommodation. The proposal 

would include 9 flats comprising 2 x studio, 3 x one-bed, 3 x two-bed and 1 x three-
bed units. The proposed mix is considered appropriate for the site. 

                                      
AFFORDABLE HOUSING 

        
3.19 London Plan Policy H4 (Affordable Housing Thresholds) normally requires that 

affordable housing be provided on sites which include 10 or more homes and that 
negotiations should take account of development viability. Local Plan Policy HO3 
states that to maximise affordable housing supply, the Council will seek affordable 
housing contributions on schemes of 11 or more dwellings. In seeking, the 
maximum reasonable amount of affordable housing, the Council take into account: 
site size and site constraints; financial viability; individual circumstances and 
characteristics of the site.   

  
3.20 The justification to Policy HO3 (Paragraph 6.26) makes clear that on schemes of 10  

or less dwellings which have a maximum combined gross floorspace of more than 
1,000 square metres (GIA), the Council will also seek for affordable housing where 
there is considered to be capacity for more units.  
 

3.21 Although, the proposed 9 unit scheme (with a combined floorspace of 936sqm) falls 
below the threshold for affordable housing a contribution towards affordable housing 
has been considered as part of the planning assessment. 

 
3.22 In dismissing the recent appeal, the Inspector’s report acknowledged that the Local 

Plan ‘as a whole would support both residential and office use above the retail 
use…The appellant has opted for office floor space, which is reasonable and 
accords with policy. Were the residential floorspace designed inefficiently, or part of 
the site left undeveloped, that could justify a request for additional units to be 



provided and the need for affordable housing to be triggered. But that is not the case 
here where the site would be fully developed and the dwellings are not excessively 
large. Therefore, there is no reason to consider additional housing should be 
preferred.’ (para 18). Conditions would be attached to the permission to ensure that 
the office space could not be converted. 
 

3.23 Officers accept that London Plan (2021) Policy D3 requires that all development 
must make the best use of land by following a design-led approach that optimises 
the capacity of sites. Officers consider that the proposal represents a comfortable 
residential density for the site, when design, quality and transport considerations are 
taken into account.  
 

3.24 Based on the physical constraints of this site, it would not be appropriate to seek 
additional massing to provide more units without a harmful visual impact. Any 
increase in the massing of the proposal would result in the floors towards the rear 
becoming visible from North End Road and the Sedlescombe Conservation area.  

  
3.25 The proposal in its current form is considered to be at its maximum volume in terms 

of its envelope with regards to residential amenity. The site dimensions and 
surrounding context have been the determining factors to establish the most suitable 
building layout, internal arrangement and density configuration for the development. 
Any increase in bulk could also result in an unneighbourly development in terms of 
outlook, increased sense of enclosure and daylight and sunlight. It is therefore 
accepted that no further bulk could reasonably be added to the site. The 
development is considered to be at its maximum acceptable envelope. It follows, 
therefore that the proposal does appropriately optimise the housing capacity for the 
site and it would be unreasonable to require affordable housing.  
 

3.26 Overall, in land use terms the proposed mixed-use development would optimise 
development on this brownfield site. The proposals result in the retention and 
intensification of the existing commercial premises with improved facilities and 
maintaining an active frontage to the street.  
 

3.27 The proposals accord with London Plan Policy H2 which supports housing on small 
sites, London Plan policy H4 and Local Plan Policy  

      
QUALITY OF ACCOMMODATION 

     
3.28 London Plan Policy D6 outlines housing quality and standards including internal 

space standards. The purpose of the policy is to ensure that all new homes are fit for 
purpose and offer the potential to be occupied over time by households of all 
tenures.  

 
3.29 Local Plan Policies HO4 and HO5 seeks to ensure that all housing development is 

provided to a satisfactory quality. This approach is reflected in Local Plan Policy 
HO11, and is supported by Housing Standards Key Principles HS1 and HS2 of the 
Planning Guidance SPD. 

     
Internal  Space: 

     
3.30 The proposed 9 residential units would comprise: 
 - 2 x studio unit at 38sq m (minimum requirement of 37sq m),  



 - 3 x one-bed units, between 51sq m and 61sq m (minimum requirement of 50sq m),  
 - 3 x two-bed units at 61 sq m (minimum requirement of 61sq m); and 
 - 1 x three-bed unit at 91 sq m (minimum requirement of 86sq m).  
     
3.31 The floorspace of each of these units all meet the minimum standards. Each of 

which meet or exceed the minimum internal floorspace standards of London Plan 
Policy D6, with the habitable rooms sizes to each unit satisfactory against the 
Nationally Described Space Standards (2015).  

     
External Amenity Space: 

     
3.32 London Plan Policy D6,states that 'A minimum of 5sqm of private outdoor space 

should be provided for 1-2-person dwellings and an extra 1sqm should be provided 
for each additional occupant.' Policy HO4 of the Local Plan and Key Principle HS1 
seek that new dwellings benefit for suitable and appropriate external amenity space. 
Policy requires that where balconies/terraces are provided they must be designed to 
respect visual and neighbouring amenity. Any balconies provided to meet amenity 
space requirements should have a minimum depth and width of 1500mm. 

     
3.33 All the units would have access to their own direct access to external amenity 

areas, each having a private balcony of between 5sq m and 8sq m. sqm and 
including a minimum depth and width of 1.5m. Given the generous internal floor 
areas for these proposed flats the amenity space is considered satisfactory.  

 
3.34 The Inspector accepted amended plans during the appeal to address the concerns 

about amenity space and the proposals now comply with the London Plan 
requirements.  In this instance, site constraints make it impossible to provide any 
more amenity space and, in these circumstances, the proposed provision of amenity 
space for the 2 family units would be acceptable.  

 
3.35 Overall, the proposal is considered to provide an acceptable quality of living 

condition to the occupiers of the proposed development. The proposals are 
satisfactory when considered against London Plan Policy D6, Policy HO4 of the 
Local Plan and Key Principle HS1. 

     
Daylight  

     
3.36 BRE guidance (Site Layout Planning for Daylight and Sunlight 2022) provides a 

method for calculating the luminance of a room called Daylight Factor (DF).  
 
3.37 The applicants have submitted Daylight and Sunlight report has been prepared by 

a daylight consultant. Notably, the proposals meet the Daylight Factor test which 
relates to daylight within a room and the proposed rooms will receive sufficient 
daylight. This is because the habitable rooms within the scheme are largely south 
facing. Officers are satisfied that the proposed dwellings would include adequate 
openings to maximise daylight. Having reviewed the daylight submissions, officers 
have no reason to question the conclusions of the report. The proposals are 
therefore considered to accord with Policy HO11 of the Local Plan 2018. 

     
 
 
 



Accessibility: 
     
3.38  Policy HO6 of the LP 2018 seeks to secure high quality accessible homes in all 

developments that include housing.  London Plan (2016) Policy 3.8 (Housing 
Choices) seeks to ensure that 90% of new housing meet Building Regulation 
requirement M4(2).  To comply with this requirement developments should be step 
free access and should normally have a lift where a dwelling is accessed above or 
below the entry level.  

   
3.39 The proposed the upper floor flats and offices would have access via the provision 

of lifts for each use respectively. This arrangement is considered to be acceptable 
and in compliance with Policy HO6. 

     
Noise and Disturbance: 

     
3.40 Local Plan Policies HO11 and CC11 are aimed at ensuring that residents of future 

housing are not unduly affected by noise and disturbance from adjoining sites or the 
wider setting. SPD Noise Key Principle NN3 concerning the sound insulation 
between dwellings states that "...careful consideration should be given to stacking 
and layout of rooms in relation to adjoining walls/floors/ceilings." 

      
3.41 The proposed stacking of the flats would be on top of one another and close to the 

commercial use at ground floor level and offices to the on the upper floors. The 
Council's Public Protection team have considered the proposals and raise no 
objections subject to conditions, securing enhanced sound insulation measures, a 
pre-commencement noise assessment, and details of noise and vibration 
abatement, the proposal would be considered acceptable. 

     
3.42 Subject to conditions the proposed development would not unduly harm the 

amenities of future provide a satisfactory quality of residential accommodation for 
future occupiers, in accordance with Policies HO11 and CC11 of the Local Plan, and 
Key Principle NN3 of the Planning Guidance SPD. 

     
DESIGN AND HERITAGE  

  
3.43 The NPPF seeks to secure high quality design and a good standard of amenity for 

all existing and future occupants of land and buildings. The NPPF also requires that 
proposals should conserve heritage assets in a manner appropriate to their 
significance, so that they can be enjoyed for their contribution to the quality of life of 
this and future generations.   

  
3.44 The NPPF states that good design is a key aspect of sustainable development and 

should contribute positively to making places better for people. Part 12 of the NPPF 
outlines the requirement for good design and Paragraph 127 sets out that planning 
policies and decisions should ensure that developments: a) 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; b) are visually attractive as a result of good architecture, layout 
and appropriate and effective landscaping; c) are sympathetic to local character and 
history, including the surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change (such as increased 
densities); d) establish or maintain a strong sense of place, using the arrangement 
of streets, spaces, building types and materials to create attractive, welcoming and 



distinctive places to live, work and visit; e) optimise the potential of the site to 
accommodate and sustain an appropriate amount and mix of development 
(including green and other public space) and support local facilities and transport 
networks; and f) create places that are safe, inclusive and accessible and which 
promote health and well-being, with a high standard of amenity for existing and 
future users; and where crime and disorder, and the fear of crime, do not undermine 
the quality of life or community cohesion and resilience.   

  
3.45 Chapter 3 (Design) of the London Plan 2021 seeks to secure the delivery of good 

design through a variety of ways. Policies D3 (Optimising Site Capacity through the 
Design-Led Approach), D4 (Delivering Good Design), D6 (Housing Quality and 
Standards) and D8 (Public Realm) are particularly relevant to the consideration of 
this application. Policy D3 highlights that all development must make the best use of 
land by following a design-led approach that optimises the capacity of sites, through 
careful consideration of issues such as form and layout, experience, alongside 
consideration of quality and character. Policy D4 highlights that where appropriate, 
visual, environmental and movement modelling/assessments should be undertaken 
to analyse potential design options for an area, site, or development proposal. 
These models, particularly 3D virtual reality and other interactive digital models 
alongside use of design review should, where possible, be used to inform decision-
taking, and to engage Londoners in the planning process. Policy D6, promotes a 
series of quality and standards new housing development should aim to achieve. 
Policy D8 sets a series of criteria to ensure that ensure the public realm is well-
designed, safe, accessible, inclusive, attractive and well-connected.   

  
3.46 Local Plan Policies DC1 and DC2 are particularly relevant to the assessment of 

design. Policy DC1 (Built Environment) states that all development within the 
borough should create a high-quality urban environment that respects and enhances 
its townscape context and heritage assets. There should be an approach to 
accessible and inclusive urban design that considers how good design, quality 
public realm, landscaping and land use can be integrated to help regenerate places. 
Policy DC2 (Design of New Build) sets out to ensure that new build development will 
be of a high standard of design and compatible with the scale and character of 
existing development and its setting. Policy DC3 (Tall Buildings) identifies four areas 
within which tall building may be appropriate, including White City Regeneration 
Area; the policy also sets a framework to assess proposals for tall buildings in those 
areas.   

  
3.47 Local Plan Policy DC8 seeks to protect, restore or enhance the quality, character, 

appearance and setting of the borough's conservation areas and its historic 
environment including listed buildings.    

  
Demolition  

  
3.48 The proposals concern the demolition of the existing buildings occupying the 

application site, extending from the North End Road frontage to the Coomber Road 
frontage at the rear. The existing buildings to be demolished are of limited 
architectural, historical, or visual merit and no objection is raised to their 
removal/demolition subject to suitable high-quality replacement development.  

  
Design and Heritage  

  



3.49  The application site is not situated within a Conservation Area and does not feature 
any designated/non-designated heritage assets. However, the site is located within 
the immediate  setting of the Sedlescombe Road Conservation Area to the east. On 
the North End Road frontage there is currently a shop with an upper floor of almost 2 
storeys in height above. This is the pattern for most of the terrace i.e. single storey 
shops with a set back, 2 storey upper floor, all laid out in the same building line. The 
street has a strong linear character defined by buildings of fairly consistent height.  

  
3.50 The proposed replacement building would line up with the front elevation of the 

ground floor building line of adjacent properties on North End Road to the south, and 
with the stepped forward building line at first and second floor level to the north of 
the site. The top floor has been amended to be centralised and stepped back from 
the front elevation in order to reduce its dominance and views from along North End 
Road, so that the emphasis is on the parapet line rather than the overall height of 
the set back top floor.   

  
3.51 The North End Road frontage is designed as a rhythmic five bay order, continuing 

the existing linear character of the street. The ground floor retail units and new 
entrances to the flats and offices above is detailed as a reconstituted stone 
colonnade. The scheme has been revised since the previous application to omit the 
recessing of the two of the bays closest to the alleyway, retaining the existing 
arrangement. The office block frontage facing the street, which will be aligned with 
258 North End Road has been articulated to respond to nearby Victorian elevations 
with brick piers and reconstituted lintels. A recessed layer of glazed brick will add 
colour and depth to the front elevation.  

  
3.52 To the rear on the west side, the building will be more apparent from Coomber 

Road car park and the Clem Attlee Estate which has a jumbled and incoherent 
streetscene and townscape. There are no significant views to take account of from 
the surrounding estate. The proposed building will be set back significantly from 
existing residential blocks. The current view is of the unresponsive back of buildings 
and therefore, the proposal has taken the opportunity to create more attractive 
elevations in this locality. As a response to this backland urban environment, the 
residential elevations were articulated as a five storey tower block and a four storey 
middle block which is set back above ground level to form an open area at first floor 
level. The scale and massing of proposals, including a part 4, part 5 storey 
development to the rear has been carefully considered and represents a transitional 
scale of development; this would enable a similar scale of development to come 
forward on the adjacent site fronting Clem Atlee Court, which could complementing 
the scale of the adjacent Michael Stewart House.  The design and materiality of the 
scheme, is considered to represent a high quality of design which would improve the 
character and appearance of the local area, particularly the North End Road 
frontage. As such, the proposal is considered acceptable, given the scale, massing 
and existing pattern of development in the surrounding context outside of any 
conservation area, and its appearance remaining sympathetic to the streetscape.  

  
3.53 Considering the impact upon the Sedlescombe Road Conservation Area, the 

character and special interest of this area is mainly focused upon the quality of 
residential terraces; and the arts and crafts style of properties.  Given 
complementary scale of proposals to the existing character of North End Road, 
alongside the high quality design and materiality of the scheme, proposals are not 



considered to result in any harm to the setting of the Conservation Area and would 
be in accordance with Policy DC8 of the Local Plan (2018).  

  
3.54 Overall, the proposed scale, massing, design, and external finishes (subject to 

conditions) of the development are considered appropriate and would contribute 
positively to the townscape of this part of North End Road and Coomer Road. The 
development would therefore be acceptable in accordance with the relevant 
provisions of the NPPF (2018), London Plan (2021) Policies D1, D3, D4 and D5 and 
Policies DC1, DC2, DC8 and DC11 of the Local Plan (2018).   

     
Secure by Design: 

     
3.55 London Plan Policy D11 and Local Plan Policy DC2 requires proposals to meet 

Secured by Design principles. The submitted Design and Access Statement notes 
that a number of security and secure entry measures proposed to be incorporated 
within the development, to include access control systems, well-lit and overlooked 
external access, and secured, covered, and illuminated cycle storage.  

 
3.56 The recent appeal was dismissed on a single ground in relation to poor access to 

the flats at the rear of the site, which was limited to either via the enclosed 
oppressive alley running along the side of the site between No. 264 and the 
application site, or from the car park and servicing area to the rear. The proposals 
have been revised to address this by including a separate main residential access 
directly from North End Road next to the office entrance.  
 

3.57 While it is acknowledged that the secondary residential entrance would be retained 
to the rear, it is considered this would likely be used more for servicing, with the 
entrance off of North End Road being the primary entry point. In this circumstances, 
officers consider that the revised access arrangements satisfactorily address, the 
Inspectors reason for dismissing the appeal.  
 

3.58 The Metropolitan Police’s Secure by Design officer raises no objections subject to 
further details of the access control and security rated equipment and fittings. These 
details would be secured by condition.  
 

3.54 Officers consider that the proposals now accord with London Plan Policy D11 and 
Local Plan Policy DC2. 

     
RESIDENTIAL AMENITY 

     
3.59 Local Plan Policy DC2 states all proposals must be formulated to respect the 

principles of good neighbourliness. Policy HO11 (Detailed Residential Standards) 
state that the council will ensure that the design and quality of all new housing, 
including new build, conversions and change of use, is of a high standard and that 
developments provide housing that will meet the needs of future occupants and 
respect the principles of good neighbourliness. Key Principles HS6, HS7, and HS8 
of the Planning Guidance SPD seeks to protect the existing amenities of 
neighbouring residential properties in terms of outlook; daylight, sunlight, and 
overshadowing, privacy, and noise and disturbance.  

     



3.60 Policies CC11, CC12 and CC13 concern environmental nuisance and require all 
developments to ensure that there is no undue detriment to the general amenities 
enjoyed by neighbouring occupiers.  

     
Outlook: 

     
3.61 Planning Guidance SPD Key Principle HS6 notes that the proximity of a 

development can have an overbearing and dominating effect detrimental to the 
amenities of adjoining residential occupiers. 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 at 
ground level or at 2m on the rear curtilage. On-site judgement will be a determining 
factor if any part of the proposed building extends beyond these lines. 

     
3.62 To the north and north-west, the site is surrounded by two storey commercial 

development with no affected windows. The closest residential property to the site is 
No.264 North End Road to the south which has habitable room windows in its rear 
elevation at first floor level, it is considered that adequate outlook would be retained. 
Immediately to the rear of No.264 is the existing car park which would be retained. 
Also, the ground floor footprint of the proposed building is set away from the shared 
boundary because of an alleyway between the two properties and the proposed 
building includes a generous set back at first floor away from the alleyway on the 
party boundary with No.264 North End Road. Towards the rear, the 5 storey element 
of the proposed building is towards the rear of the site 7m away from the No. 264 
and 3m of the flank elevation of that property. Officers consider that a satisfactory 
sense of openness would be retained.  

   
3.63 Based on an on-site judgement, officers consider that the resulting siting of 

development would retain a satisfactory sense of openness to the nearest  existing 
windows and would not have an undue impact to neighbouring occupiers' existing 
residential amenities. The proposals accord with Policy DC2 and HO11 of the Local 
Plan, and Key Principle HS6 of the Planning Guidance SPD. 

     
Daylight/Sunlight/Overshadowing: 

     
3.64 The British Research Establishment (BRE) guide on 'Site layout planning for 

daylight and sunlight', set out good practice for assessing daylight and sunlight 
impacts for new development. In urban and city centre areas, BRE Guidelines 
advise that the guidance be applied flexibly.  

     
3.65 The applicants have submitted a Daylight and Sunlight report which has been 

carried out in line with the BRE guidance. In total 26 windows within the closest 
residential properties at 264, 266 and 357-361 North End Road have been 
considered in the daylight assessment  

     
Daylight:  

     
3.66 The BRE Guidance sets out the method of assessing daylight to or within a room, 

the Vertical Sky Component (VSC) method. 
     
3.67 The VSC method measures the amount of sky that can be seen from the centre of 

an existing window and compares it to the amount of sky that would still be capable 



of being seen from that same position following the erection of a new building. The 
measurements assess the amount of sky that can be seen by converting it into a 
percentage. An unobstructed window will achieve a maximum level of 40% VSC. 
The BRE guide advises that if the VSC is greater than 27% then enough skylight 
should still be reaching the window of the existing window.  

     
3.68 If the VSC is both less than 27% and less than 80% of its former value, occupants 

of the existing building will notice the reduction in the amount of daylight. However, 
the Guidance makes clear that these values are advisory and para 2.2.1 states that 
'Different criteria may be used based on the requirements for daylighting in an area 
viewed against other site layout constraints. 

       
3.69 All 26 of the assessed windows pass the VSC test. Sufficient information has 

therefore been submitted to assess the proposal's full impact on daylighting to 
neighbouring residential properties. Having reviewed the daylight submissions, 
officers have no reason to question the conclusions of the report. The proposals are 
therefore in compliance with policies DC1, DC2 and HO11 of the Local Plan 2018. 

     
Sunlight and Overshadowing: 

     
3.70 To assess loss of sunlight to an existing building, the BRE guidance suggests that 

all main living rooms of dwellings, and conservatories, should be checked if they 
have a window facing within 90 degrees of due south. The guidance states that 
kitchens and bedrooms are less important, although care should be taken not to 
block too much sun. The Annual Probable Sunlight Hours (APSH) predicts the 
sunlight availability during the summer and winter for the main windows of each 
habitable room that faces 90 degrees of due south. The summer analysis covers the 
period 21 March to 21 September, the winter analysis 21 September to 21 March. 
The BRE Guidance states a window may be adversely affected if the APSH 
received at a point on the window is less than 25% of the annual probable sunlight 
hours including at least a 5% of the annual probable sunlight hours during the winter 
months and the percentage reduction of APSH is 20% or more. 

     
3.71 In respect of overshadowing, the BRE Guidelines recommend that for it to appear 

adequately sun lit throughout the year at least half of a garden or amenity space 
should receive a least 2 hours of sunlight on 21 March. If, because of new 
development, an existing garden or amenity area does not meet the above, and the 
area which can receive 2 hours of sunlight on the 21 March is less than 0.8 times its 
former value, then the loss of sunlight is likely to be noticeable.  

     
3.72 The development meets the targets for annual probable sunlight hours (APSH). 
       

Privacy: 
  
3.73 Planning Guidance SPD Key Principle HS7 states that new windows should 

normally be positioned so that they are a minimum of 18m away from existing 
residential windows as measured by an arc of 60 degrees taken from the centre of 
the proposed window. In addition, a roof terrace/balcony is unacceptable if it would 
result in an additional opportunity for overlooking and consequent loss of privacy. 

     
3.74 The rear windows to the proposed replacement building have been positioned to 

comply with Key Principle HS7. In the form proposed, the development would not 



result in additional opportunities for overlooking or loss of privacy. Any overlooking 
from the proposed first floor communal access route would be prevented by the 
proposed planting and privacy screening along the southern boundary of the first 
floor, details of which are to be secured through condition.  

     
3.75 The proposal would not result in a loss of privacy or overlooking and therefore 

accords with Policy DC2 and HO11 of the Local Plan, and Key Principle HS7 of the 
Local Plan in this respect. 

     
 
 
Noise and Disturbance: 

     
3.76 Planning Guidance SPD Key Principle HS8 adds that roof terraces or balconies 

likely to cause harm to the existing amenities of neighbouring properties by reason 
of noise and disturbance will not be supported. 

     
3.77 The residential properties would have access to a terrace or area of external 

amenity space to the rear of the development, with a communal amenity space at 
first floor level. The modest size (between 5 sq m and 8sq m sqm, with the exception 
of the three bed unit with a terrace of 12sq m at first floor level) of the private 
terraces to the residential units together with their relationship with adjoining 
properties, means that it is unlikely that these spaces would unduly harm the 
amenities of adjoining occupiers as a result of additional noise and disturbance.  

  
3.78 Having regard to the size of the proposed office terrace (27sqm), together with its 

third floor location and positioning 5m from the adjoining property at 264 North End 
Road, it is considered that the terrace has the potential to harm the existing 
amenities of adjoining occupiers as a result of additional noise and disturbance. It 
would be necessary to control the hours of use of the terraces to ensure that the 
development would not harm the existing amenities of adjoining occupiers in terms 
of noise and disturbance. This is to be secured by condition. 

   
3.79 The first-floor level layout has been configured the publicly accessible area at that 

level to be for access only. In this form, which would not encourage the type of 
social gathering that could result in noise and disturbance, the arrangement is 
considered acceptable in terms of impact on neighbouring residential amenities. The 
proposed development is therefore considered to comply with Policies DC4, HO11, 
and CC11 of the Local Plan (2018), and SPD Key Principle HS8. 

     
TRAFFIC AND HIGHWAYS 

     
Servicing and Deliveries 

     
3.80 The total number of future servicing and delivery trips has been estimated based 

on a TRICS assessment which is the industry standard tool for predicting trip 
generation. The B1 office (396sqm) is likely to generate 1 delivery per day. Typical 
office deliveries include water supplies, stationery and ad hoc Amazon, supermarket 
or internet deliveries. The 9 residential units are expected to generate 1 delivery per 
day. 

     



3.81 The applicants have submitted a draft Delivery Servicing Plan as part of a 
Transport Statement, which will ensure that the likelihood of conflicts with 
pedestrians and other vehicles will be minimised and that the servicing of the site 
will not affect the free flow or environmental condition of the public highway. The 
applicant benefits from a right of access from the development to the service yard 
located to the rear of site which is accessed via Coomber Road. Servicing and 
deliveries would therefore take place from the service yard in Coomber Road. If the 
Council were minded to grant planning permission a separate condition could be 
made to secure the full Delivery and Service Management Plan. 

     
Car Parking: 

     
3.82 Policy T4 of the Local Plan (2018) requires all new development to conform to the 

car parking standards of the London Plan. The site has a good PTAL rating of 4 and 
in this case, it means that the development is expected to be car-free in accordance 
with Policy T4. No off-street parking would be provided for either the commercial or 
residential parts of the development. Prohibition of future residents to obtain parking 
permits is to be secured through section 16 of the Greater London (General Powers) 
Act 1974, and would be included as part of a S106 legal agreement. This is to 
ensure the development would not result in harm to existing on-street parking stress 
levels and the amenities of local residents. 

     
Cycle Parking: 

     
3.83 Local Plan Policy T3 seeks to increase and promote opportunities for cycling and 

walking and states that new development to include provision of accessible and safe 
secure parking within the boundary of the site. 

     
3.84 The application indicates that 17 cycle spaces are to be provided at ground floor 

level for the residential part of the site, with 14 within a cycle stores at ground, first, 
second floor levels for the commercial parts. This is considered acceptable and is to 
be secured by condition. 

     
Refuse and Recycling: 

     
3.85 Local Plan Policy CC7 states that new developments, including conversions should 

aim to minimise waste and should provide convenient facilities for future occupiers.  
     
3.86 The commercial and residential waste will be stored separately. The residential and 

retail bin stores will be located at ground level to the rear of building with access 
from the Coomer Road service yard. Refuse operatives will have access to the 
stores which will be locked. Waste generated by the office will be stored internally at 
the rear of each office on each floor. The waste and recycling will be taken out by 
the cleaning company as per LBHF policy. Highways is satisfied with this 
arrangement, which would accord with Key Principle WM7 of the Planning Guidance 
SPD. This is secured by condition. 

     
Construction Impacts: 

     
3.87 With regards to the potential impact of the construction phase on nearby properties, 

in order to mitigate any adverse impacts as far as possible, a condition is proposed 
requiring a Construction Management Plan to be agreed with the council prior to 



works commencing on site, including controls on matters including noise, vibration, 
lighting, delivery locations, and restriction of hours of work. Whilst it may not be 
possible to completely avoid any impact on the external seating area of the cafe, the 
impacts will be short-term, mitigated as far as possible, and would not be a reason 
for refusal of the application. 

  
3.88 A condition is also proposed requiring a Construction Logistics Plan (CLP) to be 

submitted and agreed with the council prior to works commencing on site, to ensure 
that the construction phase does not adversely impact on local highways, in 
accordance with Policy T7 of the Local Plan (2018). 

     
3.89 Overall, in terms of highways and transport implications, subject to appropriate 

condition, the proposal is judged to comply with Policies CC7, T1, T2, and T3 of the 
Local Plan and relevant Transport Key Principles of the Planning Guidance SPD. 

  
ENVIRONMENTAL CONSIDERATIONS 

     
Flood Risk: 

    
3.90 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. 
This is echoed within London Plan Policy SI 12. 

     
3.91 Local Plan Policy CC3 requires that new development reduce the use of water and 

be designed to take account of increasing risks of flooding. Policy CC4 states that 
new development would be expected to manage surface water run off by 
implementing a range of measures, such as sustainable drainage systems (SuDs) 
where feasible and the use of water efficient fittings and appliances.  

     
3.92 The site is within the Environment Agency's Flood Zone 3, with a Flood Risk 

Assessment (FRA) submitted in support of the application. The site is protected by 
flood defences such as the Thames Barrier and local river walls, and if these were 
breached or over-topped, the site could be impacted by flooding. Surface water flood 
risk is considered low for the site, though there is a 'hotspot' nearby.  

     
3.93 No basement level development is proposed and the ground floor level does not 

contain any residential uses. The vulnerability to flooding is therefore considered to 
be low with no requirement to include specific flood protection measures at ground 
floor level. Overall, the flood risks to the development have been adequately 
assessed within the FRA and subject to the implementation of the measures 
proposed which could be secure through condition if the Council were minded to 
grant planning permission, the Council's Environmental Policy Officer raises no 
objections on flood risk grounds. 

 
3.94 The proposals accord with Policies SI 12 of the London Plan and CC3 and CC4 of 

the Local Plan. 
     

Sustainable Drainage Systems (SuDS): 
     
3.95 The application proposes integrating a 1st floor community amenity space and 

gardens and living roofs at the 3rd and 4th floor levels. Water butts are also 



proposed along with some underground geocellular storage to manage surface 
water on-site in line with the requirements of London Plan 'Drainage Hierarchy', 
Policy SI 13, and Local Plan Policy CC4.  

     
3.96 In broad terms, Officers consider this approach acceptable subject to further 

detailed design work to confirm the full details of how surface water would be 
managed on-site including the rainwater harvesting features, the geocellular storage 
tank and the living roofs and other landscaping, and maintenance information in-line 
with the London Plan Drainage Hierarchy's preferred SuDs measures. This would be 
secured by condition. 

 
3.97 The proposals accord with Policy SI 13 of the London Plan and Local Plan Policy 

CC4. 
     

Air Quality:  
      
3.98 London Plan Policy SI 1 and Policy CC10 of the Local Plan seek to reduce the 

potential adverse air quality impacts of new developments by requiring appropriate 
consideration and mitigation of air quality issues. 

     
3.99 The development site is within the borough wide Air Quality Management Area 

(AQMA). The site is in an area of very poor air quality due to the road traffic 
emissions from North End Road.  The Council's Environmental Quality team have 
considered the proposal and have recommended conditions relating to Ventilation 
Strategy; a Ultra Low Emission Strategy; Low Zero emission gas Air Source Heat 
Pumps/Electric boilers; and an Air Quality Dust Management Plan. This will be 
secured via condition. 

 
3.100 The proposals accord with Policy London Plan Policy SI 1 and Policy CC10 of the 

Local Plan. 
     

Contamination: 
      
3.101 Local Plan Policy CC9 state that the Council will support the remediation of 

contaminated land, and that it will take measures to minimise the potential harm of 
contaminated sites and ensure that mitigation measures are put in place. 

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

or near to, this site. Conditions are attached 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 CC9 of the Local Plan. 

 
FIRE SAFETY 

  
3.103  London Plan Policy D12 states that, in the interests of fire safety and to ensure 

the safety of all building users, all development proposals must achieve the highest 
standards of fire safety and ensure that they: 

  
  - identify suitably positioned unobstructed outside space: 

a) for fire appliances to be positioned on  
b) appropriate for use as an evacuation assembly point are designed to incorporate 
appropriate features which reduce the risk to life and the risk of serious injury in the 



event of a fire; including appropriate fire alarm systems and passive and active fire 
safety measures 

   
- are constructed in an appropriate way to minimise the risk of fire spread 
- provide suitable and convenient means of escape, and associated evacuation 
strategy for all building users 
- develop a robust strategy for evacuation which can be periodically updated and 
published, and which all building users can have confidence in 
- provide suitable access and equipment for firefighting which is appropriate for the 
size and use of the development. 

  
3.104 The applicant has provided a Fire Safety Strategy Report with the application, 

which includes details of means of escape; protection against internal fire spread 
(linings and structure); protection against external fire spread; and access and 
facilities for firefighting. Officers have reviewed the submitted document and are 
satisfied that points 1-6 of London Plan (2021) Policy D12 have been fully 
considered and addressed within the submitted document. 

  
COMMUNITY INFRASTRUCTURE LEVY (CIL)  

     
Mayoral CIL: 

  
3.105 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. The relevant Mayoral 
CIL rate for new development Hammersmith and Fulham is £80 per sqm (GIA) of 
floorspace created. 

  
3.106 An estimate of £70,070.23 based on the new residential and commercial 

floorspace has been calculated. The GLA expect the Council as the collecting 
authority to secure the levy in accordance with London Plan Policy DF1. 

  
Local CIL: 

  
3.107 The Council has also set a CIL charge from September 2015. The CIL Charging 

Schedule identifies charging levy areas and the site falls within Zone Central B. 
Within this zone the rate for Class C3 development is £200/sqm, while the rates for 
shop floorspace is £80/sqm and none for office space. An estimate of £ 139,798.97 
based on the new residential and commercial floorspace has been calculated.  

     
4.0 PLANNING OBLIGATIONS:  

 
4.1 London Plan Policy DF 1 and Local Plan Policy INFRA1 recognise the role of 

planning obligations in mitigating the effects of development and provides guidance 
of the priorities for obligations in the context of overall scheme viability.  

 
4.2 In the event that planning permission was resolved to be granted, the applicant 

would be required to enter into a legal agreement. The Legal Agreement will include 
the following clauses:  

 
 
 



(1) Contribution to economic development (£13,875) including the following:  
 
a.  Contribution of £10,500 to provide two construction period apprenticeships, 

one of which will be provided directly by the developer  
b.  10% of labour employed on the construction of the development to be H&F 

residents  
c.  Contribution of £3,375 towards facilitating the Council in supporting local 

Small to Medium Enterprises to bid for contracts tendered in the supply chain  
d.  10% of build costs to be spent locally on H&F businesses  
e.  Submission of delivery and monitoring plans  
f.  10% local labour target during the first 24 months of the operational phase 

(based on employees being within one of the Council’s target groups, 
otherwise a target of 20% applies)  

 
(2)  On-street car parking permit-free development  
 
(3)  Provision of a Travel Plan with Year 1, Year 3 and Year 5 monitoring review  

by the Council, with a monitoring fee (£3000) per review  
 
(4) AQDMP Compliance monitoring of £6000 per annum of the demolition and 
construction phases of the development. 
 
(5) A commitment to meet the costs of the Council's associated legal fees.  
 

5.0 CONCLUSION  
 
5.1 In considering planning applications, the Local Planning Authority needs to consider 

the development plan as a whole and planning applications that accord with the 
development plan should be approved without delay, unless material considerations 
indicate otherwise and any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits.  

 
5.2 In the assessment of the application regard has been given to the NPPF, London 

Plan, and Local Plan policies as well as guidance.  
 
5.3 For the reasons given above, it is considered that the proposal would be of an 

acceptable appearance. The design of the building would be appropriate in the 
context of its surroundings and would not have a detrimental impact upon the 
existing residential amenities of surrounding occupiers or on traffic generation in the 
area. The proposal would result in a net increase in the provision of office space and 
retain sufficient commercial floorspace. The proposal would result in a net increase 
in the provision of residential accommodation and would provide an acceptable 
standard of accommodation for its occupiers. In these respects, and subject to 
conditions and a legal agreement, the proposal is considered acceptable in 
accordance with the relevant policies of the London Plan (2021) and Policies HO1, 
HO3, HO6, DC1, DC2, DC8, T3, T4, T7, CC1, CC2, CC3, CC4, CC7, CC9, CC10, 
CC11, CC12 and CC13 of the Local Plan (2018). 

 
5.4 A package of obligations has been secured to mitigate the impacts of the 

development on the highway and to provide employment and training  
opportunities for local residents. In these respects, the proposals comply with the 
relevant policies of the NPPF (2021), the London Plan (2021), the Local Plan (2018) 



and the relevant Key Principles within the Planning Guidance Supplementary 
Planning Document (2018). 

 
5.5 Officers have taken account of all the representations received and in overall 

conclusion for the reasons detailed in this report it is considered, having regard to 
the development plan as a whole and all other material considerations, that planning 
permission should be granted subject to the conditions listed, and the completion of 
a s106 legal agreement.  
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