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Ward:  Askew 
 

Site Address: 
Former Becklow Gardens Health Clinic  Becklow Gardens  
Becklow Road  London  W12 9HJ 
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Reg. No: 
2011/04079/FR3 
 
Date Valid: 
28.12.2011 
 
Committee Date: 
08.02.2012 

Case Officer: 
Matthew Lawton 
 
Conservation Area: 
 

 



 

Applicant: 
LBHF Housing Regeneration 
Mr Eric Holroyd 3rd Floor Town Hall Extension  King Street  Hammersmith  
London  
W6 9JU 
 
Description: 
Change of use from community information resource centre into two self-contained one 
bed flats (Class C3); Installation of a window to replace two existing windows 
Drg Nos: 11 Rev.C; 12 Rev.B; 24811 SK13 
 
 
Application Type: 
Full Regulation 3 - LBHF is Developer 
 
Officer Recommendation: 
 
That the application be approved pursuant to Regulation 3 of the Town and Country 
Planning General Regulations 1992 and subject to the condition(s) set out below: 
 
 1) The development hereby permitted shall not commence later than the expiration of 

3 years beginning with the date of this planning permission. 
  
 Condition required to be imposed by section 91(1)(a) of the Town and Country 

Planning Act 1990 (as amended by section 51 of the Planning and Compulsory 
Purchase Act 2004). 

 
 2) The development hereby approved shall not be erected otherwise than in 

accordance with the detailed drawings which have been approved ref: 11 Rev.C; 
12 Rev.B; 24811 SK13. 

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

and to prevent harm arising through deviations from the approved plans, in 
accordance with policy EN8B and standards S8 and S13 of the Unitary 
Development Plan, as amended 2007 and 2011. 

 
 3) Any refuse/recycling generated by the residential units hereby approved shall be 

stored in the communal refuse store of the Becklow Gardens estate identified on 
drawing 24811 SK13, and shall not be stored on the pavement or street. 

  
 In order to ensure a satisfactory provision for refuse storage and collection, in 

accordance with Policy EN17 of the Unitary Development Plan, as amended 2007 
and 2011. 

 
 4) Any alterations to the elevations of the existing building shall be carried out in the 

same materials as the existing elevation to which the alterations relate. 
   
 To ensure a satisfactory external appearance, in accordance with policy EN8B of 

the Unitary Development Plan, as amended 2007 and 2011. 
 
 



 

 5) Prior to first occupation of the residential property hereby approved, details shall 
be submitted to and approved in writing by the Council, of an enhanced  sound 
insulation value DnT,w for the floor/ceiling /wall structures separating different 
types of rooms/uses in adjoining dwellings eg. living room and kitchen above 
bedroom of separate dwelling. Approved details shall be implemented prior to first 
occupation of the residential property and thereafter be permanently retained.   

  
 To ensure that the amenities of occupiers of the development site and neighbours 

are not adversely affected by noise, in accordance with Policies EN20A, EN20B 
and EN21 of the Unitary Development Plan, as amended 2007 and 2011. 

 
Justification for Approving the Application: 
 
  1. Land Use:  It is considered that the community service use is no longer required 

at this location and the re-use of the property for residential is considered to be 
acceptable, in keeping with neighbouring land use and in compliance with UDP 
policies CS5 and CS10 and Core Strategy policy CF1. The proposal would 
contribute to much needed additional housing, in accordance with London Plan 
policy 3.3 and policy H1 of the Core Strategy (2011).  The scheme would help to 
meet the London Plan target of 32,210 net additional homes to be delivered per 
annum in London and the local target of 615 net additional dwellings per annum, in 
accordance with the aims of PPS3, which seeks to create sustainable, inclusive, 
mixed communities in all areas. 

  
 2. Highways: It is considered that there would not be an adverse impact on traffic 

generation and that the scheme would not result in congestion of the local road 
network. The accessibility level of the site is good, and there are public transport 
links and shops and services available nearby.  Adequate provision for storage 
and collection of refuse and recyclables would be provided.  The proposal is 
therefore considered to be in accordance with policies EN17, TN4, TN6, TN15 and 
standards S18.1 and S20.1 of the Unitary Development Plan, as amended 2007 
and 2011. 

  
 3. Amenity: Occupiers of the proposed units would have sufficient internal floor 

space, lighting and aspect. The proposal thereby satisfies the requirements of 
standards S8 and S13.3 of the Unitary Development Plan, as amended 2007 and 
2011. 

  
 4. Residential Amenity: The proposal is considered not to have an adverse impact 

on the amenity of adjoining occupiers. In this regard, the proposal would accord 
with UDP Policy EN8, which requires developments to, amongst other things, 
respect the principles of good neighbourliness, and with standard S13 which 
requires that there be no significant loss of outlook or privacy to neighbouring 
occupiers and that no roof terraces nor balconies be created, use of which might 
cause harm to the amenities of neighbours by reason of noise and disturbance. 
Lighting conditions to neighbours would not similarly be affected. 

 
 
 
 
 
 



 

--------------------------------------------------------------------------------------------------------------------- 
 

LOCAL GOVERNMENT ACT 2000 
LIST OF BACKGROUND PAPERS 

 
All Background Papers held by Michael Merrington (Ext:  3453): 
 
Application form received: 15th December 2011 
Drawing Nos:   see above 
 
Policy Documents: The London Plan 2011 

Unitary Development Plan as amended 2007 and 2011 
Core Strategy 2011 

 
Consultation Comments: 
Comments from: 
          

Dated: 
          

Neighbour Comments: 
Letters from: Dated: 
 
OFFICERS' REPORT 
   
1.0 BACKGROUND 
   
1.1 The site relates to a former health clinic at the ground floor of a five storey block of 
flats known as Becklow Gardens, which is located on the southern end, on the north 
western side of Becklow Road.  The site is not located within a conservation area. It is 
located within the Environment Agency's Flood Risk Zone 1, which has the lowest risk 
of flooding. The site is within a PTAL (Public Transport Accessibility Level) 3 area, 
which has good accessibility to public transport.   
 
1.2  There is only one significant planning record relating to this property. In 2001 
planning permission was granted to change the use of the health clinic to a community 
information resource centre for use by the Hammersmith & Fulham Sure Start team 
(Ref. 2001/02289/FUL).  This permission was subject to a condition which restricted the 
use of the site for Hammersmith & Fulham Sure Start team only and for only the use 
permitted.   
 
1.3 In 2005, the Sure Start service at this location was relocated to a new facility at 1 
Melina Road, which is half a mile away from Becklow Gardens and a 9-11 minute walk. 
As a result of the move Sure Start surrendered their lease for the subject property in 
2006. The property has been vacant since, and is in need of repair to bring it to modern 
standards. New centralised community facilities in the form of `hubs', `spokes' and 
`satellites' have emerged within the borough, and the centre at Melina Road is now a 
`spoke' facility, which deliver the universal offer of under 5's drop in groups, as well as 
providing space for targeted employment courses and sessions delivered by hubs and 
other partners. The nearest `hub' facility is at Flora Gardens, which is less than a mile 
away and is a 17 minute walk from Becklow Gardens. 
 
 
 
 



 

2.0 PUBLICITY AND CONSULTATIONS 
   
2.1 Individual notification letters have been sent to the occupiers of 148 neighbouring 
properties.  A site notice and press advertisement have also been issued. No responses 
have been received. 
   
3.0 PLANNING CONSIDERATIONS 
 
3.1 This application proposes the change of use of the site from a health clinic (Class 
D1) into 2 self-contained flats (Class C3), and the installation of a window to replace two 
existing windows. 
   
3.2 The main issues in this case are whether the loss of the community use (Class 
D1) is acceptable, whether residential use (C3) is an acceptable alternative land use 
and whether the proposal would provide a satisfactory standard of accommodation, 
having regard to the policies and standards of the London Plan (2011), the Core 
Strategy (2011) and the Unitary Development Plan (as amended, 2007 and 2011). 
  
3.3     UDP policy CS5 states that the council will resist any loss of premises currently 
occupied by voluntary and community groups, and will require their replacement in any 
redevelopment. UDP Policy CS10, which relates to land in use for local community 
services such as general medical practitioner services, nurseries, crèches etc, states 
that `The Council will, where a local need exists, require the retention or replacement of 
the existing facilities, if redevelopment occurs'.  Policy CF1 of the Core Strategy also 
aims to protect all existing community facilities and services in the borough where there 
is an identified need.  The premises have been vacant since 2006 since the relocation 
of the Sure Start team, the last occupiers; so there is currently no voluntary or 
community group occupier at the property which needs to be replaced; in accordance 
with policy CS5. Though a local need still exists for the services which used to be run 
from this location, more centralised community facilities have replaced the need for 
small facilities such as this. In addition, the property is in a state of disrepair and needs 
considerable investment to bring it back into use. It is therefore considered that, while 
there is a local need for the type of children's/parents' services which used to operate 
from here, the loss of this particular facility to a residential use would be acceptable 
given the previous relocation of the Sure Start service to another site in the local area 
and its continuance there, in accordance with policies CS10 and CF1. 
 
3.4   There is a need to increase housing supply in the borough, and in London as a 
whole, and London Plan Policy 3.3 requires boroughs to seek to extend their housing 
targets. The property was originally built as two residential dwellings, and is not 
purpose-built for community use, the 1920s flats being compulsory purchased in 1938 
and subsequently used as a health centre for over fifty years.  The immediately 
surrounding area is primarily residential, with the nearest commercial properties located 
along Askew Road, and therefore such a use in this location is considered acceptable 
and appropriate, compatible with surrounding uses. 
 
3.5 Government guidance in PPS3 promotes the provision of good quality housing 
through mixed, inclusive and sustainable communities, in sustainable locations with 
access to jobs and services.  Effective use of land is encouraged in this national 
guidance, with a priority for re-using brownfield sites.  Policy 3.3 of The London Plan 
2011 states that 'Boroughs should identify and seek to enable development capacity to 
be brought forward to meet [borough housing targets]...in particular the potential to 



 

realise brownfield housing capacity including the redevelopment of surplus commercial 
capacity'. 
 
3.6 The proposal would result in the loss of a former community facility to be replaced 
with a two residential units. Policy 3.3 of The London Plan states that 32,210 net 
additional homes should be delivered per annum in London. Of this, LBHF has a target 
in Core Strategy policy H1 to deliver 615 net additional dwellings per annum.  The 
proposed redevelopment to provide for 2 new residential units would therefore 
contribute to these targets, albeit in a small way. 
 
3.7 It is proposed to replace two narrow windows in the north-western elevation of the 
building at ground floor level with a single window to match the existing windows. Also, 
existing doors would be replaced with solid panel doors to match that elsewhere in 
Becklow Gardens and which would meet `Secure by Design' standards. These 
proposed alterations are considered to be minor and of no detriment to visual amenity 
or the character and appearance of the area. 
 
3.8 It is proposed that the property be converted back into two self-contained one 
bedroom flats. UDP standard S8.1B requires converted units to be a minimum size of 
32.5 sqm, where there is a separate bedroom. The proposed units would have an 
internal floor area of 55 sqm and 44 sqm and therefore would comply with this standard.  
UDP standard S8.1A sets out the minimum requirements for room sizes within 
converted units.  The proposed room sizes would comply with this standard.  
                  
3.9 Both units would have multiple aspects and as such their layouts would comply 
with UDP standard S13.3 as there would be no exclusively north-facing residential 
property, and there would be sufficient lighting available to occupiers of the units. The 
flats would have no residential curtilage which could provide amenity space, as they 
take up the entire application site. The UDP recognises that the provision of amenity 
space is not always possible in conversion schemes and as such there is not a 
requirement to provide external amenity space in these cases. It is acknowledged, 
however, that Becklow Gardens has a community centre, playground, ball court (for 
older children/young adults) and grassed open areas which the future residents of the 
proposed flats would have access to and use of, which would in some way compensate 
for the lack of private amenity space. 
 
3.10  A condition is suggested to ensure that sound insulation between different room 
types in the adjoining dwellings above and between the two units proposed is adequate 
to avoid noise transfer to noise-sensitive rooms (condition 5). 
  
3.11 UDP policy TN15 and standard S18, based on the habitable rooms that would be 
provided by the development, would require the provision of 2 off-street car parking 
spaces. It would have been likely that the established use of the premises would have 
attracted a certain amount of parking requirement given the number of visitors and staff 
within the property (which accommodated up to 20 staff when operating as a Sure Start 
centre), albeit that this would have been during the daytime rather than overnight; and 
was some time ago. There are car parking spaces within B, which Becklow Gardens 
individually allocated to residents. Currently there are forty six spaces within Becklow 
Gardens, two of which are bays for use by disabled people and three are visitor parking 
bays. Based on an assessment of permits issued as against the number of spaces 
available there is more than sufficient capacity within Becklow Gardens to provide 



 

parking for the future residents of the proposed two flats. Accordingly the proposal is 
judged to comply with policy TN15 and Standards S18.1 and S18.2. 
 
3.12 Standard S20.1 of the UDP requires developments to provide secure cycle 
parking.  There is no outdoor space associated with the properties. It is also considered 
though that each flat, which it is noted would be at ground floor level, would have 
hallways large enough to facilitate internal storage. Given this and the lack of outside 
space it is considered that the proposal is acceptable in this matter. 
 
3.13     Policy EN17 of the UDP requires development to provide adequate waste 
storage.  The applicant has indicated that the proposed units would utilise the existing 
communal waste storage facilities within Becklow Gardens, communal bins being 
located not far from the proposed units. This is considered to be an acceptable 
arrangement. 
 
3.14 The proposal is considered not to have an adverse impact on the amenity of 
adjoining occupiers.  In this regard, the proposal would accord with UDP Policy EN8, 
which requires developments to, amongst other things, respect the principles of good 
neighbourliness, and with standard S13 which requires that there be no significant loss 
of outlook or privacy to neighbouring occupiers and that no new roof terraces nor 
balconies be created, use of which might cause harm to the amenities of neighbours by 
reason of noise and disturbance. No significant external alterations are proposed to the 
building, the minor external alterations which are proposed would face towards the 
access road at the rear of the building and it is considered that the development would 
therefore have no detrimental impact upon amenity, including overlooking, lighting 
conditions or outlook for neighbouring residential properties. Condition 5 would prevent 
adverse noise and disturbance arising to neighbours. 
 
3.15   The site is within the Environment Agency's Flood Risk Zone 1, which is at the 
lowest risk of flooding.  The proposed residential use is classified in the same 
vulnerability category as a community facility according to PPS25 and therefore it is 
considered that the development does not raise any significant issues in terms of flood 
risk. No extensions or any new hardstanding are proposed, and it is therefore 
considered that there would not be an impact on surface water flooding conditions. 
 
3.16   The proposal would not involve substantial development and it is therefore 
considered that it would not pose any significant risk in terms of contamination.  An 
informative on the planning permission is recommended to request the developer to 
contact the Council if unexpected staining or malodours are encountered during the 
development works. 
    
3.17     Both units have level access at present and this would remain and therefore the 
units would be desirable in this regard as they would improve the local housing mix for 
less mobile residents in line with UDP policy HO6. Only relatively minor internal 
alterations would be required to use this property as two flats despite the restrictions of 
the existing building. This proposal is considered to reflect the size and accessibility 
needs of local people resident in the ward, and the internal space and circulation would 
conform to Lifetime Homes design criteria as advised in the adopted 'Access For All' 
SPD guidance. 
 
 
 



 

4.0 CONCLUSION and RECOMMENDATION 
     
4.1  It is considered that the building can be re-used for residential purposes, as the 
services which used to run from this property have been previously relocated. The 
proposal would contribute to much needed additional housing, helping to meet both 
London Plan and local targets. The proposal is considered not to have an adverse 
impact on the amenity of adjoining occupiers. It is considered that there would not be an 
adverse impact on traffic generation and that the scheme would not result in congestion 
of the local road network. The accessibility level of the site is good, as there is public 
transport and shops and services located nearby. Adequate provision for the storage 
and collection of refuse and recyclables would be provided. Occupiers of the proposed 
units would have sufficient internal floor space, lighting and aspect.   
 
4.2     It is therefore recommended that planning permission be granted, subject to 
conditions. 
 



 

--------------------------------------------------------------------------------------------------------------------- 
Ward:  Sands End 
 

Site Address: 
Land Bounded By Imperial Road And Fulham Gasworks And Railway Line 
And Imperial Wharf J2 (Chelsea Creek)  Imperial Road  London  SW6     
 

 

 
 

© Crown Copyright. All Rights Reserved. London Borough Hammersmith and Fulham LA100019223 (2009). 

For identification purposes only - do not scale. 
 

 
Reg. No: 
2011/01472/COMB 
 
Date Valid: 
17.05.2011 
 
Committee Date: 
08.02.2012 

Case Officer: 
Jason Kaye 
 
Conservation Area: 
: Sands End Conservation Area - Number 41 

 



 

Applicant: 
St George West London Ltd 
Mr Giles Martin St George House  17-19 Imperial Road  London 
SW6 2AN 
 
Description: 
Hybrid Planning Application (part outline/part detailed) for the mixed use development of 
the site following demolition of existing office building, comprising 489 residential units 
(including 147 affordable residential units), 1,190 sq. m of commercial floorspace (Use 
Class A1-A5), 8,896 sq. m of office floorspace (Use Class B1), within seven buildings 
ranging from six to eight storeys in height, and a 25 storey building; formation of water 
basin, two canals and navigable lock to replace existing Chelsea Creek barrier gates; 
provision of public and private open space; cycle and 402 car parking spaces at 
basement level.  Approval sought for Access, Layout and Scale, with matters of 
Landscaping and Appearance reserved for later determination.   
 
Full details submitted for Phase 1 comprising 243 residential units and 925 sq. m of 
commercial floorspace within four buildings ranging from six to eight storeys and a 25 
storey building, 113 basement level car parking spaces, formation of lock, basin and 
one canal.  
(Revised Environmental Statement) 
Drg Nos: Drg Nos: 10059_P_AL_G100_001, 10059_P_00_G100_001-B, 
10059_P_AL_G200_001-A, 10059_A_AL_F100_001-A, 10059_A_00_G100_001-A, 
10059_P_AL_G710_001-A, 10059_P_AL_G100_003, 10059_P_00_G200_001-C, 
10059_P_B1_G200_001-C, 10059_P_01_G200_001-A, 10059_P_T1_G200_001-A, 
10059_P_T2_G200_001-A, 10059_P_06_G200_001-A, 10059_P_07_G200_001-A, 
10059_P_08_G200_001-A, 10059_P_09_G200_001-A, 10059_P_10_G200_001-A, 
10059_P_T3_G200_001-A, 10059_P_20_G200_001-A, 10059_P_22_G200_001-A, 
10059_P_23_G200_001-A, 10059_P_24_G200_001-A, 10059_P_RF_G200_001-A, 
0059_P1_P_00_G200_001-B, 10059_P1_P_00_G710_001-B, 
10059_P1_P_01_G200_001-A, 10059_P1_P_T1_G200_001-A, 
10059_P1_P_T2_G200_001-A, 10059_P1_P_06_G200_001-A, 
10059_P1_P_07_G200_001-B, 10059_P1_P_08_G200_001-B, 
10059_P1_P_09_G200_001-A, 10059_P1_P_10_G200_001-A, 
10059_P1_P_T3_G200_001-A, 10059_P1_P_20-21_G200_001-A, 
10059_P1_P_22_G200_001-A, 10059_P1_P_23_G200_001-A, 
10059_P1_P_24_G200_001-A, 10059_P1_P_RF_G200_001-A, 
10059_E_AA_G100_001-A, 10059_E_BB_G100_001-A, 10059_E_CC_G100_001-A, 
10059_E_DD_G100_001-A, 10059_E_EE_G100_001-A, 10059_E_FF_G100_001-A, 
10059_E_GG_G100_001-A, 10059_E_HH_G100_001-A, 10059_E_JJ_G100_001-A, 
10059_E_KK_G100_001-A, 10059_E_LL_G100_001-A, 10059_E_MM_G100_001-A, 
10059_E_NN_G100_001-A, 10059_E_PP_G100_001, 10059_E_QQ_G100_001-A, 
10059_E_RR_G100_001, 10059_E_SS_G100_001-A, 10059_E_KK_G200_001-A, 
10059_E_LL_G200_001-A, 10059_BJ_E_AL_G200_001, 
10059_BA_E_AL_G200_001-C, 10059_BB_E_AL_G200_001-B, 
10059_BD_E_AL_G200_001, 10059_BE_E_AL_G200_001, 
10059_E_FF_G200_001_OP01, 10059_E_MM_G200_001_OP01, 
10059_BC_D_00_G251_001-A, 10059_BC_D_TY_G251_001-A, 
0059_BC_D_TY_G251_002-A, 10059_BC_D_06_G251_001-B, 
10059_BA_D_00_G251_001-A, 10059_BA_D_TY_G251_001-A, 
10059_BA_D_23_G251_001-A, 10059_BA_D_RF_251_001 –A, 10059_P1 
_P_AL_G200_001-A, 10059_BC_P_AL_D811_001, 10059_BA_P_AL_D811_004, 



 

10059_S_AA_G251_001, 10059_S_BB_G251_001, 10059_BE_S_AA_G251_001, 
0059_S_AL_G710_001, GA 500 28135-L-PH1.00-90-001 A _ B, 200 28135-L-PH1.00-
90-002 A _ B, 200 28135-L-PH1.00-90-003 A _ B, 200 28135-L-PH1.00-90-004 A, 100 
28135-L-PH1.00-90-005 A, 50 28135-L-PH1.00-90-010 A _ B, 50 28135-L-PH1.00-90-
011 A _ B, 50 28135-L-PH1.00-90-012 A _ B, 50 28135-L-PH1.00-90-013 A – B, 28135-
L-PH1.00-90-020 A, 28135-L-PH1.00-90-021 A, 28135-L-PH1.00-90-022 A, 28135-L-
PH1.00-90-023 A, 28135-L-PH1.00-90-024 A, 100 28135-L-PH1.00-90-030 A, 100 
28135-L-PH1.00-90-031 A, 100 28135-L-PH1.00-90-032 A, 100 28135-L-PH1.00-90-
033 A, 100 28135-L-PH1.00-90-034 A, 100 28135-L-PH1.00-90-035, 4490 / DR / 21 
Rev O, 4490 / DR / 22 Rev O. 
 
Application Type: 
Combined Full and Outline Application 
 
Officer Recommendation: 
 
Subject to there being no contrary direction from the Mayor for London; that the 
Committee resolve that the Executive Director of Transport and Technical Services be 
authorised to determine the application and grant permission up on the completion of a 
satisfactory legal agreement and subject to the condition(s) set out below: 
 
1. The detailed element of the development hereby approved (Phase 1) shall not 

commence later than the expiration of 3 years beginning with the date of this 
planning permission. 

 
Condition required to be imposed by section 91(1)(a) of the Town and Country 
Planning Act 1990 (as amended by section 51 of the Planning and Compulsory 
Purchase Act 2004). 

 
2. The outline phase of the development, as defined by the application hereby 

approved, shall not commence until all of the following reserved matters, which were 
not specified in the outline application, have been submitted to and approved in 
writing by the Council for that phase: 

   
 (a) appearance of the development; 
 (b) landscaping of the development. 
  

In order that the Council may be satisfied as to the details of the proposal, in 
accordance with policies BE1 and SFR of the Hammersmith and Fulham Core 
Strategy (2011) and policies EN2, EN2B, EN8 and EN26 of the Hammersmith and 
Fulham Unitary Development Plan (as amended 2007 and 2011). 

 
3. Application for approval of the reserved matters stated in condition 2 shall be made 

not later than 5 years after the date of this planning permission.   
 

Condition required to be imposed by Section 92(2)(a) of the Town and Country 
Planning Act 1990. 

 
4. The outline element of the development shall be begun within 3 years of the date of 

this permission or following the expiration of 2 years from the final approval of 
reserved matters, whichever is the later unless otherwise agreed in writing by the 
Council. 



 

Condition required to be imposed by Section 92(2)(a) of the Town and Country 
Planning Act 1990.  

 
5. The development shall be carried out and completed in accordance with the 

following drawings submitted, unless agreed in writing by the Council:  
10059_P_AL_G100_001, 10059_P_00_G100_001-B, 10059_P_AL_G200_001-A, 
10059_A_AL_F100_001-A, 10059_A_00_G100_001-A, 10059_P_AL_G710_001-A, 
10059_P_AL_G100_003, 10059_P_00_G200_001-C, 10059_P_B1_G200_001-C, 
10059_P_01_G200_001-A, 10059_P_T1_G200_001-A, 10059_P_T2_G200_001-A, 
10059_P_06_G200_001-A, 10059_P_07_G200_001-A, 10059_P_08_G200_001-A, 
10059_P_09_G200_001-A, 10059_P_10_G200_001-A, 10059_P_T3_G200_001-A, 
10059_P_20_G200_001-A, 10059_P_22_G200_001-A, 10059_P_23_G200_001-A, 
10059_P_24_G200_001-A, 10059_P_RF_G200_001-A, 
0059_P1_P_00_G200_001-B, 10059_P1_P_00_G710_001-B, 
10059_P1_P_01_G200_001-A, 10059_P1_P_T1_G200_001-A, 
10059_P1_P_T2_G200_001-A, 10059_P1_P_06_G200_001-A, 
10059_P1_P_07_G200_001-B, 10059_P1_P_08_G200_001-B, 
10059_P1_P_09_G200_001-A, 10059_P1_P_10_G200_001-A, 
10059_P1_P_T3_G200_001-A, 10059_P1_P_20-21_G200_001-A, 
10059_P1_P_22_G200_001-A, 10059_P1_P_23_G200_001-A, 
10059_P1_P_24_G200_001-A, 10059_P1_P_RF_G200_001-A, 
10059_E_AA_G100_001-A, 10059_E_BB_G100_001-A, 10059_E_CC_G100_001-
A, 10059_E_DD_G100_001-A, 10059_E_EE_G100_001-A, 
10059_E_FF_G100_001-A, 10059_E_GG_G100_001-A, 10059_E_HH_G100_001-
A, 10059_E_JJ_G100_001-A, 10059_E_KK_G100_001-A, 10059_E_LL_G100_001-
A, 10059_E_MM_G100_001-A, 10059_E_NN_G100_001-A, 
10059_E_PP_G100_001, 10059_E_QQ_G100_001-A, 10059_E_RR_G100_001, 
10059_E_SS_G100_001-A, 10059_E_KK_G200_001-A, 10059_E_LL_G200_001-
A, 10059_BJ_E_AL_G200_001, 10059_BA_E_AL_G200_001-C, 
10059_BB_E_AL_G200_001-B, 10059_BD_E_AL_G200_001, 
10059_BE_E_AL_G200_001, 10059_E_FF_G200_001_OP01, 
10059_E_MM_G200_001_OP01, 10059_BC_D_00_G251_001-A, 
10059_BC_D_TY_G251_001-A, 0059_BC_D_TY_G251_002-A, 
10059_BC_D_06_G251_001-B, 10059_BA_D_00_G251_001-A, 
10059_BA_D_TY_G251_001-A, 10059_BA_D_23_G251_001-A, 
10059_BA_D_RF_251_001 –A, 10059_P1 _P_AL_G200_001-A, 
10059_BC_P_AL_D811_001, 10059_BA_P_AL_D811_004, 
10059_S_AA_G251_001, 10059_S_BB_G251_001, 10059_BE_S_AA_G251_001, 
0059_S_AL_G710_001, GA 500 28135-L-PH1.00-90-001 A _ B, 200 28135-L-
PH1.00-90-002 A _ B, 200 28135-L-PH1.00-90-003 A _ B, 200 28135-L-PH1.00-90-
004 A, 100 28135-L-PH1.00-90-005 A, 50 28135-L-PH1.00-90-010 A _ B, 50 28135-
L-PH1.00-90-011 A _ B, 50 28135-L-PH1.00-90-012 A _ B, 50 28135-L-PH1.00-90-
013 A – B, 28135-L-PH1.00-90-020 A, 28135-L-PH1.00-90-021 A, 28135-L-PH1.00-
90-022 A, 28135-L-PH1.00-90-023 A, 28135-L-PH1.00-90-024 A, 100 28135-L-
PH1.00-90-030 A, 100 28135-L-PH1.00-90-031 A, 100 28135-L-PH1.00-90-032 A, 
100 28135-L-PH1.00-90-033 A, 100 28135-L-PH1.00-90-034 A, 100 28135-L-
PH1.00-90-035, 4490 / DR / 21 Rev O, 4490 / DR / 22 Rev O. 

 
In order to ensure full compliance with the planning application hereby approved and 
to prevent harm arising through deviations from the approved plans, in accordance 
with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.21, 7.27 and 7.30 of the London 
Plan (2011) policies BE1 and SFR of the Hammersmith and Fulham Core Strategy 



 

(2011) and policies EN2, EN2B EN3, EN8, EN25, EN27, EN31X and EN32 of the 
Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 2011).  

 
6. The implementation of the development hereby approved shall be in substantial 

accordance with the Revised Environmental Statement unless otherwise agreed in 
writing by the Council.   

 
To ensure that the development accords with the provisions and assessment of the 
approved Environmental Statement. 

 
7. Prior to commencement of the development hereby approved, other than ground 

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

  
To ensure that the development accords with the provisions and assessment of the 
approved Environmental Statement and to ensure that the development is carried 
out in a satisfactory manner in accordance with policies EN2, EN8 and EN10 and 
Standards S5A, S7, S18 and S20 of the Hammersmith and Fulham Unitary 
Development Plan (as amended 2007 and 2011). 

 
8. No site preparation, ground works or construction works shall commence prior to the 

submission and approval in writing by the Council of a demolition method statement, 
a construction management plan and a construction logistics plan (in accordance 
with Transport for London guidelines), which shall include details of the steps to be 
taken to re-use and recycle waste, details of site enclosure throughout construction 
avoidance of impact on nesting birds, and details of the measures proposed to 
minimise the impact of the construction processes on the existing amenities of the 
occupiers of neighbouring properties, including monitoring and control measures for 
dust, noise, vibration, lighting and working hours, waste classification and disposal 
procedures and locations, and the measures proposed to prevent the passage of 
mud and dirt onto the highway by vehicles entering and leaving the site in 
connection with the demolition and construction processes. All construction works 
shall be carried out in accordance with the approved details.  

 
In order that appropriate steps are taken to limit the impact of the proposed 
demolition and construction works on the amenities of local residents and the area 
generally, in accordance with ordnance with policies EN2, EN8, EN19A, EN20A, 
EN20B, EN20C and EN21 of the Hammersmith and Fulham Unitary Development 
Plan (as amended 2007 and 2011) . 

 
9. No development shall take place until the applicant has secured the implementation 

of a programme of archaeological work across the site in accordance with a written 
scheme for investigation which has been submitted by the applicant and approved 
by the Council. The scheme shall make provision for: 
 
a) the excavation of those parts of the site not previously investigated; 

 b) the assessment of the results from all investigations, and proposals for their 
publication; 

c) the publication of the results; and 
d) the deposition of the site archive. 



 

The archaeological works shall be carried out by a suitably qualified investigating 
body acceptable to the Council in accordance with the approved details.  
 
To ensure that the archaeological heritage of the application site is properly 
investigated in accordance with Policy EN7 of the London Borough of Hammersmith 
and Fulham UDP (as amended 2007). 

 
10. No development shall commence until a preliminary risk assessment report is 

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

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. 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, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
11. No development shall commence until a site investigation scheme is submitted to 

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

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. 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, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
12. Unless otherwise agreed in writing by the Council, the development hereby 

approved shall not commence until, following a site investigation undertaken in 
compliance with the approved site investigation scheme, a quantitative risk 
assessment report is submitted to and approved in writing by the Council. This 
report shall: assess the degree and nature of any contamination identified on the site 
through the site investigation; include a revised conceptual site model from the 
preliminary risk assessment based on the information gathered through the site 
investigation to confirm the existence of any remaining pollutant linkages and 
determine the risks posed by any contamination to human health, controlled waters 
and the wider environment. All works must be carried out in compliance with and by 



 

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

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. The condition is required to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
13. Unless otherwise agreed in writing by the Council, the development hereby 

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

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. The condition is required to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
14. Unless otherwise agreed in writing by the Council, the development hereby 

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

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. The condition is required to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
15. Unless otherwise agreed in writing by the Council, the development hereby 

approved shall not commence until an onward long-term monitoring methodology 



 

report is submitted to and approved in writing by the Council where further 
monitoring is required past the completion of development works to verify the 
success of the remediation undertaken. A verification report of these monitoring 
works shall then be submitted to and approved in writing by the Council when it may 
be demonstrated that no residual adverse risks exist. All works must be carried out 
in compliance with and by a competent person who conforms to CLR 11: Model 
Procedures for the Management of Land Contamination (Defra 2004) or the current 
UK requirements for sampling and testing. 

 
Potentially contaminative land uses (past or present) are understood to occur at, or 
near to, this site. The condition is required to ensure that no unacceptable risks are 
caused to humans, controlled waters or the wider environment during and following 
the development works, in accordance with policy 5.21 of the London Plan and 
policy CC4 of the Hammersmith and Fulham Core Strategy (2011). 

 
16. No phase of development shall commence until particulars and samples of all of the 

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

 
To ensure a satisfactory external appearance, in accordance with policy EN2 and 
EN8 of the London Borough of Hammersmith and Fulham UDP (as amended 2007). 

 
17. Details of the measures to be incorporated into the design of the development to 

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

 
To ensure that emergency services communications equipment functions effectively 
throughout the development in accordance with policy 7.13 of the London Plan 
(2011). 

 
18. Prior to commencement of any phase of development, details of measures to accord 

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

 
To ensure that the development incorporates suitable design measures to minimise 
opportunities for, and the perception of, crime, in accordance with policies 7.3 and 
7.13 of the London Plan (2011) and policy EN10 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007 and 2011). 

 
19. No phase of the development shall commence, other than ground works, site 

preparation or remediation, prior to the submission and approval in writing by the 
Council of full details of the proposed hard and soft landscaping of the site, including 



 

planting schedules and details of the species, height and maturity of any trees and 
shrubs and proposed landscape maintenance. The approved scheme shall be 
implemented in the next winter planting season following completion of the building 
works, or before the occupation and use of any part of the buildings, whichever is 
the earlier, and the landscaping shall thereafter be retained and maintained in 
accordance with the approved details.  

  
To ensure a satisfactory external appearance in accordance with policies BE1 and 
SFR of the Hammersmith and Fulham Core Strategy (2011) and policies EN2, EN8 
and EN26 of the Hammersmith and Fulham Unitary Development Plan (as amended 
2007 and 2011). 

 
20. Any tree or shrub planted pursuant to approved landscape details that is removed or 

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

  
To ensure a satisfactory external appearance in accordance with policies BE1 and 
SFR of the Hammersmith and Fulham Core Strategy (2011) and policies EN2, EN8 
and EN26 of the Hammersmith and Fulham Unitary Development Plan (as amended 
2007 and 2011).  

 
21. No plant, water tanks, water tank enclosures or other structures, that are not shown 

on the approved plans, shall be erected upon the roofs of the buildings hereby 
permitted. 

  
To ensure a satisfactory external appearance, in accordance with policies BE1 and 
SFR of the Hammersmith and Fulham Core Strategy (2011) and policy EN2, and 
EN8 of the Hammersmith and Fulham Unitary Development Plan (as amended 2007 
and 2011). 

 
22. No plumbing, extract flues or pipes, other than rainwater pipes shall be fixed on the 

external elevations of the detailed part of the development hereby approved, unless 
otherwise agreed in writing by the Council.  

 
To ensure a satisfactory external appearance in accordance with policies BE1 and 
SFR of the Hammersmith and Fulham Core Strategy (2011) and policy EN8 of the 
London Borough of Hammersmith and Fulham UDP (as amended 2007 and 2011). 

 
23. Prior to the commencement of each phase of development, other than ground 

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

 
To ensure that the development provides for the changing circumstances of 
occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan (2011) and policy HO6 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2011). 

 



 

24. Prior to the commencement of development, other than ground works, site 
preparation or remediation, a site wide strategy for the provision of children's 
playspace on the site shall be submitted to and approved in writing by the Council.  
Details of compliance with this strategy shall be submitted prior to the 
commencement of each phase of the development, and the measures shall be 
implemented as approved and retained thereafter.   

 
To ensure the suitable provision of playspace and incidental play opportunities for 
children throughout the development, in accordance with policy 3.6 of the London 
Plan (2011) and policy EN23B of the London Borough of Hammersmith and Fulham 
UDP (as amended 2007 and 2011). 

 
25. No impact piling shall take place until a piling method statement detailing the type of 

piling to be undertaken and the methodology by which such piling will be carried out, 
including measures to prevent and minimise the potential for damage to subsurface 
water or sewerage infrastructure, and the programme for the works, and 
demonstrating that there would not be a resulting unacceptable risk to groundwater 
has been submitted to and approved in writing by the Council in consultation with the 
relevant water or sewerage undertaker.  Any piling must be undertaken in 
accordance with the terms of the approved piling method statement.  

  
The proposed works will be in close proximity to underground water and sewerage 
utility infrastructure and the condition is necessary to ensure that these are protected 
during construction, as well as ensuring that intrusive works do not introduce 
pollutants or create new pathways that could pollute controlled waters in accordance 
with policies 5.14 and 5.15 of the London Plan (2011) and policy CC4 of the 
Hammersmith and Fulham Core Strategy (2011).  

 
26. Development shall not commence other than ground works, site preparation or 

remediation, until impact studies of the existing wastewater infrastructure to 
determine the magnitude of any new additional capacity required in the system and 
a suitable connection point have been submitted to, and approved in writing by, the 
Council.  Development shall accord with the approved details.   

  
To ensure that the wastewater infrastructure has sufficient capacity to cope with the 
impact arising from the development in accordance with policies 5.14 and 5.15 of the 
London Plan (2011). 

 
27. Prior to commencement above ground level of any phase of development, details of 

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

  
To ensure that suitable measures are incorporated to mitigate potential adverse 
wind environments arising from the development, in accordance with policies 7.6 
and 7.7 of the London Plan (2011). 

 
28. Prior to commencement of construction of Block A, an assessment of the potential 

for wind or down draughts to generate noise when interacting with the architectural 
fins on Block A and proposals for mitigation for any effects shall be submitted to and 
approved in writing by the Council.  



 

 
To ensure that the amenity of occupiers of the development site is not adversely 
affect by noise, in accordance with Policy EN20A, EN20B and EN21 of the London 
Borough of Hammersmith and Fulham UDP (as amended 2011).  

 
29. Notwithstanding the detail of the submitted plans hereby approved, revised plans 

shall be submitted to, and approved in writing by, the Council in respect of the 
design of the pedestrian bridges. 

 
To ensure an appropriate design quality, in accordance with policy BE1 and SFR of 
the Hammersmith and Fulham Core Strategy (2011) and policies EN2 and EN2B 
and EN8 of the Hammersmith and Fulham Unitary Development Plan (as amended 
2007 and 2011).  

 
30. Prior to the commencement of above ground development for each phase of 

development, details of green/brown roofs, including planting and maintenance 
schedules, and ecological enhancement measures shall be submitted to and 
approved in writing by the Council.  Development shall accord with the details as 
approved.   
 
To ensure the provision of green and brown roofs in the interests of sustainable 
urban drainage and habitat provision, in accordance with policies 5.11, 5.13 and 
7.19 of the London Plan (2011) and policy EN28 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2011). 

 
31. Prior to the commencement of each phase of the development, details of 

compliance with the approved Energy Strategy for the development shall be 
submitted to and approved in writing by the Council.  Development shall proceed in 
accordance with the details as approved.   
 
In the interests of energy conservation and reduction of CO2 emissions, in 
accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London Plan (2011).  

 
32. Prior to first occupation of any phase of development, confirmation that the 

residential units meet the requirements of level 3 of the Code for Sustainable Homes 
and a BREEAM rating of very good for non residential units shall be submitted to 
and approved in writing by the Council.  
 
In the interests of energy conservation, reduction of CO2 emissions and wider 
sustainability, in accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London 
Plan (2011). 

 
33. The noise level in rooms at the development hereby approved shall meet the noise 

standard specified in BS8233:1999 for internal rooms and external amenity areas. 
External noise and vibration from proposed commercial noise sources and building 
services plant shall be 10dBA Leq below background LA90, as assessed according 
to BS4142:1997 at the development site and nearest and / or most affected noise 
sensitive premises, with all noise sources operating together. 
 
To ensure that the amenity of occupiers of the development site and surrounding 
premises is not adversely affected by noise / vibration from commercial noise 



 

sources, in accordance with Policy EN20A, EN20B and EN21 of the Unitary 
Development Plan, as amended 2007.   

 
34. Prior to first use of any machinery / plant / equipment and / or  any extract / 

ventilation system and ducting at the development hereby approved, it shall be 
mounted with proprietary anti-vibration isolators and fan motors shall be vibration 
isolated from the casing and adequately silenced and maintained as such.  
 
To ensure that the amenity of occupiers of the development site / surrounding 
premises is not adversely affected by vibration, in accordance with Policy EN20A, 
EN20B and EN21 of the Unitary Development Plan, as amended 2007.   

 
35. Prior to commencement of the development hereby approved, details shall be 

submitted to and approved in writing by the Council, of building vibration levels, 
together with appropriate mitigation measures where necessary.  The criteria to be 
met and the assessment method shall be as specified in BS 6472:1992.  No part of 
the development shall be occupied until the approved details have been 
implemented.  Approved details shall thereafter be permanently retained.  

 
To ensure that the amenity of occupiers of the development site/ surrounding premises 
is not adversely affected by ground- or airborne vibration, in accordance with Policy 
EN20B and EN21 of the Unitary Development Plan, as amended 2007. 

 
36. Prior to commencement of the development hereby approved, details shall be 

submitted to and approved in writing by the Council, of the sound insulation of the 
floor / ceiling / walls separating the commercial part(s) of the premises from 
dwellings.  Details shall ensure that the sound insulation (DnT,w and L’nT,w) and any 
other mitigation measures are sufficiently enhanced in order that the standard 
specified in BS 8233:1999 is achieved within noise sensitive premises and their 
external amenity areas.  Approved details shall be implemented prior to occupation 
of the development and thereafter be permanently retained.   
 
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 
Policy EN20A, EN20B and EN21 of the Unitary Development Plan, as amended 
2007. 

 
37. Prior to the commencement of development, a lighting management plan shall be 

submitted to and approved in writing by the Council.  The scheme shall seek to 
minimise the impact of lighting from all sources on the dock basin, adjacent habitat, 
and wildlife corridors.  Detail within the plan shall demonstrate that vertical 
illumination of neighbouring premises is a maximum of 10lux at ground floor and 
5lux at first and higher floor levels.  The recommendations of the Institution of 
Lighting Professionals in the ‘Guidance Notes for the Reduction of Light Pollution 
2005’ shall also be met with regard to glare and sky glow. The scheme shall 
subsequently be implemented in accordance with the approved details before the 
development is completed. 
 
To ensure that the amenity of occupiers of the development site / surrounding 
premises is not adversely affected by lighting, and that the impact of the 
development on the dock basin and habitat from the Former British Gas Pond, and 
particularly on existing and proposed bat foraging habitat in and around the dock 



 

basin, is fully mitigated in accordance with Policy EN20C, EN21 and EN27 of the 
Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 
2011)..   

 
38. A car parking management plan should be submitted to and approved in writing by 

the local planning authority prior to the first use of the basement car park. The 
management plan will include details of: 
 
a) The location of 4 car club spaces; 
b) The location of wheelchair use car parking spaces, comprising 10% of the total 

number of spaces; 
c) The location of active electric charging points, comprising 20% of the total 

number of spaces; 
d) Tracking throughout the area; 
e) Measures to provide for these with access impairments; and  
f) A commercial car parking strategy.  
g) Measures to restrict the allocation of car parking permits to residents to a 

maximum of 245 spaces, including 25 spaces allocated to wheelchair users. 
h) The reasonable control of visitor car parking permits to ensure that they are 

only used by visitors  
 
To ensure the appropriate distribution of specialist and car club parking through the 
development and that all spaces can be readily accessed by vehicles, in accordance 
with policies 6.13 and 7.2 of the London Plan (2011) and policies TN4 and TN15 of 
the London Borough of Hammersmith and Fulham UDP (as amended 2007 and 
2011). 

 
39. Prior to the commencement of each phase of development, details of secure cycle 

storage shall be submitted to and approved in writing by the Council.  Development 
shall accord with the details as approved, and the cycle parking provision shall be 
installed prior to occupation and retained thereafter.   

 
To ensure the suitable provision of cycle parking within the development to meet the 
needs of future site occupiers and users, in accordance with policies 6.9 and 6.13 of 
the London Plan (2011) and policy TN6 and Standard S20.1 of the London Borough 
of Hammersmith and Fulham UDP (as amended 2007 and 2011) 

 
40. Prior to first occupation of the development, a site servicing strategy, including 

vehicle tracking, shall be submitted to and approved in writing by the Council 
detailing management of deliveries to and throughout the site, emergency access 
throughout the site, collection of waste and recyclables, times of deliveries and 
collections/ silent reversing methods/ location of loading bays and vehicle 
movement. The approved measures shall be implemented and continued thereafter. 
 
To ensure that the amenity of occupiers of the development site/ surrounding 
premises is not adversely affected by noise, in accordance with Policy EN20A, 
EN20B, EN21, TN5, TN13 and Standard S21 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007).  

 
41. The development shall not be occupied prior to the submission and approval in 

writing by the Council of a Travel Plan, which shall include information on how 
alternative methods of transport to and from the development, other than by car, will 



 

be encouraged by the applicants. No part of the development shall be used or 
occupied prior to the implementation of the Travel Plan in accordance with the 
approved details, and the Travel Plan shall thereafter continue to be fully 
implemented. 
 
To ensure that the use does not generate an excessive number of car trips which 
would be contrary to the Council's policies of car restraint set down in Policies TN13, 
and TN15 of the London Borough of Hammersmith and Fulham UDP (as amended 
2007). 

 
42. Prior to commencement of development, other than ground works, site preparation 

and remediation, a site wide accessibility strategy, covering both public and private 
elements of the development shall be submitted to and approved in writing by the 
Council. Prior to the commencement of each phase of development, details of 
compliance of that phase with the approved strategy shall be submitted to and 
approved in writing by the Council. Development shall accord with the details as 
approved. 
 
To ensure that a suitable environment is provided for future site occupiers and 
visitors with mobility or other impairments, in accordance with policies 7.2 and 7.5 of 
the London Plan (2011) and policies EN8 and TN4 of the Hammersmith and Fulham 
Unitary Development Plan (as amended 2007 and 2011). 

 
43. Notwithstanding the detail shown on the plans hereby approved, prior to the 

commencement of development other than site preparation of ground works, revised 
plans detailing the ramp access to the basement and the basement circulation, 
supported by vehicle tracking, shall be submitted to and approved in writing by the 
Council  Development shall accord with the details as approved.   
 
To ensure adequate manoeuvrability and that the basement car park can be readily 
accessed by vehicles, in accordance with policies 6.13 and 7.2 of the London Plan 
(2011) and policies TN4 and TN15 of the Hammersmith and Fulham Unitary 
Development Plan (as amended 2007 and 2011). 

 
44. Details of the provision of lifesaving equipment, grab chains or similar, dock/canal 

side 'furniture', means of access/egress to and from the water bodies and measures 
to delineate the dock and canal edge and reasonably prevent persons or property 
from falling into the water shall be submitted to and approved in writing by the local 
authority. Such measures shall be installed in accordance with the approved details 
prior to public access to the dock/canal side edges, and thereafter retained. 
  
To ensure that suitable measures are incorporated to contribute to the accessibility 
and safety of active water related uses, in accordance with policy 7.30 of the London 
Plan (2011). 

 
45. The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment (FRA) prepared by JSA 
Consulting Engineers (Ref: 4490/9a/AD, dated March 2011, included at Appendix 
14.1 of the Environmental Statement) and the following mitigation measures detailed 
within the FRA: 



 

1. Finished floor levels of all uses classified as ‘more vulnerable’ in accordance 
with Table D.2 of PPS25 shall be set no lower than 5.41 m above Ordnance 
Datum (AOD) as outlined in the FRA and associated drawings. 

2. Demonstration within the FRA that the improvement/protection and maintenance 
of existing flood defences will be provided, including the demonstration of how 
the flood defences will be upgraded to accommodate sea level rise due to 
climate change (as outlined in the letter to the Environment Agency from JSA 
Consulting Engineers dated 18 January 2012). 

 
46. To reduce the risk of flooding to the proposed development and future occupants, 

and to ensure the structural integrity of existing and proposed flood defences 
thereby reducing the risk of flooding in accordance with policy CC2 of the 
Hammersmith and Fulham Core Strategy (2011). Prior to commencement of the 
development, a surface water drainage scheme for the site, based on sustainable 
drainage principles and an assessment of the hydrological and hydro geological 
context of the development, shall be submitted to and approved in writing by the 
local planning authority.  The scheme shall be prepared in accordance with the 
approved Drainage Strategy prepared by JSA Consulting Engineers (Ref: 
4490/9a/MH/AD/JH107594 Rev. B, dated 16 August 2011).  The scheme shall 
subsequently be implemented in accordance with the approved details before the 
development is completed.  
 
To prevent the increased risk of flooding, to improve and protect water quality, 
improve habitat and amenity, and ensure future maintenance of these in accordance 
with policy CC2 of the Hammersmith and Fulham Core Strategy (2011). 

 
47. Prior to the commencement of development, a scheme for the provision and 

management of compensatory habitat shall be submitted to and approved in writing 
by the local planning authority.  The scheme shall include an increase in planted 
area of 30% for the upper terrace and 20% area for the lower terrace over that 
proposed in the approved Dock Basin Wetland Enhancement Strategy prepared by 
Ecological Planning, Design and Management (dated August 2011, included at 
Appendix 12.1 of the Environmental Statement).  The scheme shall otherwise be 
prepared in general accordance with the approved Enhancement Strategy, and shall 
subsequently be implemented in accordance with the approved details prior to 
occupation of the first phase of the development. 
 
To ensure that the impact of the development on the Former British Gas Pond and 
its related designation as a Site of Borough Importance Grade 1 and proposed dock 
basin is appropriately mitigated for in accordance with policy EN27 of the 
Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 2011). 

 
48. Prior to the commencement of development, a detailed method statement for the 

works to create the new water bodies and lock gates (along with any works in 
Chelsea Creek), shall be submitted to and approved in writing by the local planning 
authority.  The scheme shall include details of the removal of fish from the existing 
pond prior to the commencement of works, details of any works required beneath 
the railway bridge, and details of timings, methodologies and pollution prevention 
techniques.  The method statement should ensure that there is no requirement for 
capital or maintenance dredging in Chelsea Creek to facilitate access to the new 
marina.  The development shall subsequently be carried out in accordance with the 
approved method statement. 



 

To ensure that the impact of the construction phase of the development on the 
surrounding wildlife and water quality of Chelsea Creek and the River Thames is 
minimised in accordance with policy EN27 of the Hammersmith and Fulham Unitary 
Development Plan (as amended 2007 and 2011).  

 
49. Prior to the commencement of development, a landscape and ecology management 

plan, including long-term design objectives, management responsibilities and 
maintenance schedules for all landscaped areas (except privately owned domestic 
gardens) and ecological habitat, shall be submitted to and approved in writing by the 
local planning authority.  The landscape management plan shall be carried out as 
approved and any subsequent variations shall be agreed in writing by the local 
planning authority.  The scheme shall include:  
1. details of the extent and type of new planting (NB planting to be of native 

species).  
2. details of new aquatic and riparian habitat created on site,  
3. details of the provision of growth medium for submerged plants on the canal 

walls to act as habitat for juvenile fish. 
4. details of the extent and makeup of green roofs.  
5. details of wildlife corridors to mitigate for loss of habitat for foraging and 

commuting bats. Such habitat should not be compromised by artificial lighting. 
6.  details of how the dock basin will be protected from contamination by chemicals 
e.g. pesticides, herbicides, nutrients. heavy metals, and urban runoff. 
7.   details of biodiversity features within the built environment e.g bat and bird boxes 
and bricks. 
8.   control of invasive plants and species. 
9.   appropriate supervision of any persons undertaking vegetation management on 
the site.  
10. removal of silt accumulation. 
 
To ensure the protection of wildlife and supporting terrestrial and aquatic habitat and 
secure opportunities for the enhancement of the nature conservation value of the 
site in line with national planning policy and policy EN27 of the Hammersmith and 
Fulham Unitary Development Plan (as amended 2007 and 2011). 

 
50. A scheme to provide for recreational angling on the new water bodies shall be 

submitted to and approved in writing by the local planning authority.  The scheme 
shall consider the inclusion of fishing platforms as part of the development along 
with a management plan for implementation of a fishing club or permit system to 
allow fishing.  The scheme shall be implemented in accordance with the approved 
details prior to the occupation of Phase 1 of the development. 
 
To ensure that recreational angling is supported and managed appropriately, as fish 
will enter the new water bodies from the tidal River Thames and the area has 
supported angling in the past in accordance with policy EN27 of the Hammersmith 
and Fulham Unitary Development Plan (as amended 2007 and 2011).   

 
51.Prior to the commencement of development, a monitoring and management plan for 

water quality within the dock basin and canals shall be submitted to and approved in 
writing by the local planning authority.  The scheme shall be prepared in accordance 
with the approved Water Basin Management Strategy prepared by Atkins (Revision 
02, dated 18 August 2011).  The scheme shall: 



 

1. specify the frequency of water quality monitoring and the relevant indicators to be 
used;  
2. include measures to address the timing for filling the dock basin, how a build up of 
silt will be managed, and a contingency plan in the event that the water quality is 
poor (e.g. aeration, testing, closing access to water); 
3. provide for risk based monitoring is carried out as there is greater risk of blooms in 
warmer, summer weather; 
4. consider the additional nutrient input from leaf fall and sewage discharges from 
vessels moored within the dock basin and canals. 
The scheme shall subsequently be implemented in accordance with the approved 
details before the development is completed. 
 
To ensure that the water quality of the dock basin and canals is maintained, and to 
reduce the possibility of algal blooms and the associated environmental impacts in 
accordance with policy EN27 of the Hammersmith and Fulham Unitary Development 
Plan (as amended 2007 and 2011). 
 

52 No infiltration of surface water drainage into the ground is permitted other than with 
the express written consent of the Council, which may be given for those parts of the 
site where it has been demonstrated that there is no resultant unacceptable risk to 
controlled waters. The development shall be carried out in accordance with the 
approved details. 
 
To ensure that surface water runoff does not result in polluting substances finding 
their way into controlled waters, as infiltration of surface water runoff would create a 
potential pathway for contamination to migrate into the underlying aquifer and 
adjacent surface water bodies in accordance with policy CC4 of the Hammersmith 
and Fulham Core Strategy (2011). 

 
53 Prior to first occupation of the development, details of site management 

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

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

site users, in accordance with policies 6.10, 7.1, 7.2, 7.3, 7.5 of the London Plan 
(2011) and policies EN8, EN10, EN17, EN21, TN4, TN5, TN6, and TN28 of the 
London Borough of Hammersmith and Fulham UDP (as amended 2007 and 2011). 

 
54 Prior to the first occupation of any non residential unit, details of operational hours 

for the unit shall be submitted to and approved in writing by the Council.  Use of the 
unit shall accord with the hours as approved.   

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

affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
London Borough of Hammersmith and Fulham UDP (as amended 2007 and 2011). 

 
55 No occupation of Blocks F, G or H as shown on the approved layout plan Drawing 

No. P_00_G200_001 Revision C dated Oct 2011 shall take place until the 
Hazardous Substances Consent Ref 1993/01831/HAZ as continued by Hazardous 
Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 



 

2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990, or varied in accordance with that Act so that at the vessel 
locations shown on substance location plan Drawing No. P_00_G100_003 dated 
December 2011 no natural gas may be held at GAS HOLDER No.02 and no more 
than 59 tonnes of natural gas may be held at GAS HOLDER No.03 and no more 
than 79 tonnes of natural gas may be held at GAS HOLDER No.04 and no more 
than 130 tonnes of natural gas may be held at GAS HOLDER No.05 and no more 
than 82 tonnes of natural gas may be held at GAS HOLDER No.06 and no more 
than 43 tonnes of natural gas may be held at GAS HOLDER No.07 and written 
confirmation of the necessary revocation or variation has been issued by the 
Hazardous Substances Authority.. 

 
 To manage the risk arising from the proximity of development to the South Fulham 

gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011).    

 
56 Until the Hazardous Substances Consent Ref 1993/01831/HAZ as continued by 

Hazardous Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 
2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990 and written confirmation of the necessary revocation has 
been issued by the Hazardous Substances Authority Block H hereby approved shall 
only be occupied for any purpose within Use Class B1 office use and no more than 
8943 sq.m of floorspace shall be occupied for this use.. 

 
 To manage the risk arising from the proximity of development to the South Fulham 

gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011). 

 
57 Until the Hazardous Substances Consent Ref 1993/01831/HAZ as continued by 

Hazardous Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 
2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990 and written confirmation of the necessary revocation has 
been issued by the Hazardous Substances Authority Blocks F and G hereby 
permitted shall be located in the positions shown on the approved layout plan 
Drawing No P_00_G200__001 Revision C dated Oct 2011 and shall not be varied 
without the written approval of the local planning authority in consultation with the 
Health and Safety Executive.   

 
 To manage the risk arising from the proximity of development to the South Fulham 

gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011). 

 
58 Until the Hazardous Substances Consent Ref 1993/01831/HAZ as continued by 

Hazardous Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 
2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990 and written confirmation of the necessary revocation has 
been issued by the Hazardous Substances Authority no more than 100 residential 
units in Block F and 55 residential units  in Block G shall be occupied . 



 

 To manage the risk arising from the proximity of development to the South Fulham 
gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011). 

 
59 Until the Hazardous Substances Consent Ref 1993/01831/HAZ as continued by 

Hazardous Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 
2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990 and written confirmation of the necessary revocation has 
been issued by the Hazardous Substances Authority no more than 238 sq.m of 
floorspace in Block F hereby approved shall be occupied for any purpose falling 
within Use Classes A1 - A5. 

 
 To manage the risk arising from the proximity of development to the South Fulham 

gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011). 

 
60 Until the Hazardous Substances Consent Ref 1993/01831/HAZ as continued by 

Hazardous Substances Consents Refs 2000/01004/HAZ, 2000/01476/HAZ and 
2001/03248/HAZ in respect of the Gas Holder Station, Michael Road, London SW6 
has been revoked in its entirety in accordance with the Planning (Hazardous 
Substances) Act 1990 and written confirmation of the necessary revocation has 
been issued by the Hazardous Substances Authority no more than 163 sq.m of 
floorspace in Block G hereby approved shall be occupied for any purpose including 
Use Classes A1 - A5. 

 
 To manage the risk arising from the proximity of development to the South Fulham 

gasholder installation, in accordance with policy 5.22 of the London Plan and policy 
HS1 of the Hammersmith and Fulham Core Strategy (2011). 

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

Order 1987 (as amended), the use of non-residential buildings within each phase of 
development shall be restricted to those uses identified in the application description 
and the approved parameter plans, and no changes to these uses shall be permitted 
without the prior written approval of the Council, through the submission of a full 
planning application for change of use. 

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

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

 
62.  Prior to the first occupation of any non residential unit, details of operational hours 

for the unit shall be submitted to and approved in writing by the Council. Use of the 
unit shall accord with the hours as approved. 
 
To ensure that the amenity of occupiers of surrounding premises is not adversely 
affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
London Borough of Hammersmith and Fulham UDP (as amended 2007). 

 
63. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (Amendment) (No.2) (England) Order 2008 (or any Order 



 

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

 
 To ensure that the visual impact of telecommunication equipment can be 

considered, in accordance with Policy EN2, and EN8 of the London Borough of 
Hammersmith and Fulham UDP (as amended 2007). 

 
64. The principle windows to any rooms of residential accommodation provided at first 

floor level at the northern end of Blocks F and G shall not be face into the area 
formed by the overhanging building. 
 
In the interests of the residential amenity in accordance with policy H3 of the 
Hammersmith and Fulham Core Strategy (2011).   

 
Justification for Approving the Application: 
 
1.  Landuse:  The proposed residential-led development of the existing vacant site 
would generally accord with the expectations set out in the relevant site specific policy 
of the Hammersmith and Fulham Core Strategy (2011) and is considered to provide a 
suitable form of development in relation to the site’s location and context.  The proposed 
development would provide replacement habitat to address the nature conservation 
value of the existing site and has been designed to address the risk relationship with the 
neighbouring gasholder installation.  The overall quantum of development would accord 
with the policy requirement to optimise the use of the site, while the proposed dwelling 
mix and affordable housing provision would relate to the specific circumstances of the 
area and would accord with policy guidance.  The non-residential uses proposed would 
offer opportunities for uses and services to meet the needs of future occupiers along 
with employment opportunities.  The proposed development therefore accords with 
policies 2.18, 3.3, 3.4, 3.7, 3.10, 3.11, 3.12, 3.13, 3.16, 7.27 and 7.28 of the London 
Plan (2011), policies H1, H2, H3, HS1, and SFR of the Hammersmith and Fulham Core 
Strategy (2011) and policies HO6, EN22, EN27, EN32 and SH11 of the Hammersmith 
and Fulham Unitary Development Plan (as amended 2007 and 2011).  
 
2.  Design:  The application proposes to create a waterside development based on an 
enlarged dock basin and canals formed within the site.  The predominant scale of finger 
blocks proposed within the site is matched by proportional separation between the 
blocks and would provide a suitable transition between the Imperial Wharf buildings and 
the wider area.  A proposed tall building would be visible from a wider area, but the high 
quality design and overall slender form of this building is such that this element is 
considered to be acceptable.  A high quality public realm would be provided throughout 
the site that would be accessible for all.  The proposal is considered to provide an 
interesting and high quality development that utilises the site opportunities, respects the 
surrounding area and heritage assets and would create a distinctive addition to the 
area.  The proposed development therefore accords with policies 7.1, 7.2, 7.3, 7.4, 7.5, 
7.6, 7.7, 7.8, 7.21, 7.27 and 7.30 of the London Plan (2011), policies BE1 and SFR of 
the Hammersmith and Fulham Core Strategy (2011) and policies EN2, EN2B, EN3, 
EN8, EN25, EN31 and EN32 of the Hammersmith and Fulham Unitary Development 
Plan (as amended 2007 and 2011).  
 



 

3.  Residential Amenity and Impact on Neighbouring Properties:  The master plan 
provides a suitable layout and relationship between buildings to ensure that appropriate 
standards could be achieved throughout the site to provide high quality living conditions 
for future occupiers, including the provision of a safe and secure environment.  As the 
site is currently vacant, the development would result in notable changes to the amenity 
of neighbouring properties.  However, the resulting impact is generally minor in scale 
and the development would not result in degradation to unsatisfactory levels of amenity 
for any neighbouring property.  The proposed development therefore accords with 
policies 3.5, 3.6, 3.8, 7.3, 7.6, 7.7 and 7.14 of the London Plan (2011) and policies 
EN10, HO6, EN8, EN20A, EN23, EN23B and Standards S5A.1, S5A.2, S6, S7.1, S7A, 
S13.1, S13.2 and S13.3 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007), and policies H3 and CC4 of the emerging Core Strategy.   
 
4.  Transport:  The application proposes a reduced car parking level that would result in 
an overall residential car parking provision of 0.5 spaces per unit, with additional visitor 
car parking.  This car parking provision is considered to be reflective of the existing low 
public transport accessibility of the site.  External impacts of the development would be 
controlled by condition and section 106 provisions to contribute to improvements in the 
surrounding area.  The proposed development therefore accords with policies 6.1, 6.3, 
6.9, 6.10, 6.11, 6.13 of the London Plan (2011) and policies TN4, TN5, TN6, TN8, 
TN13, TN15, TN21, TN28 and Standards S18, S19, S20, S21 and S23 of the London 
Borough of Hammersmith and Fulham UDP (as amended 2007) and policy T1 of the 
emerging Core Strategy.  
 
5.  Sustainability:  The application proposes an energy efficient form of development 
incorporating modern insulation technology, a combined heat and power unit and 
photovoltaic panels, which would result in a significant reduction of CO2 emission 
beyond the Building Regulations 2010 compliant level.  Surface water from the site 
would drain into the dock basin at an attenuated rate via a filtration system.  Ecological 
enhancements are proposed to offset the loss of the existing habitat on the site.  The 
proposed development therefore accords with policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.8, 5.9, 
5.11, 5.12, 5.13, 5.14, 5.15 and 7.19 of the London Plan (2011) and policies EN22, 
EN26, EN28, EN28A, EN29 of the London Borough of Hammersmith and Fulham UDP 
(as amended 2007) and policies CC1, CC2, H3, OS1 and RTC1 of the emerging Core 
Strategy   
 
6.  Land Contamination:  The previous uses of the site have resulted in varying levels of 
contamination on the site, which has in part been addressed through previous statutory 
remediation processes.  The application proposes that the site would be remediated in 
accordance with the requirements for residential use.  The proposed development 
therefore accords with policy 5.21 of the London Plan (2011) and policy CC4 of the 
Hammersmith and Fulham Core Strategy (2011). 
 
7.  Planning Obligations:  The application proposes that unavoidable external impacts 
on the surrounding physical and social infrastructure are mitigated by way of financial 
contributions to fund improvements to affected social and physical infrastructure, as 
informed by related South Fulham research.  The proposed development would 
therefore mitigate external impacts and would accord with policy 8.2 of the London Plan 
(2011), policy EN23 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) and policy CF1 of the emerging Core Strategy. 
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OFFICERS’ REPORT 
 
1.0 BACKGROUND 
 
Site Description 
 
Site and Surrounding Area 
1.1  The 3.1ha application site relates to the undeveloped balance of the wider Imperial 
Wharf site in Sands End, Fulham.  The site fronts onto Imperial Road, which forms the 
south western (southern) site boundary.  The site extends westward from Imperial 
Wharf Block J2, which is currently under construction, 160m towards the South Fulham 
Gasholder installation (with an approximately 75m site frontage to Imperial Road).  The 
gasholder installation forms the north western (western) site boundary.  The site 
extends between 160m to 200m rearward from Imperial Road to the elevated West 
London railway line, which forms the north eastern (northern) site boundary.   
 
1.2  The application site area includes a narrow sliver of land extending from the main 
site to the south east, between Imperial Wharf Blocks J2 and J1 and the elevated 
railway corridor to the Imperial Wharf Station plaza.   
 
1.3  The site comprises a large area of unmade ground that is currently being used as a 
construction storage area.  The site also contains an office building that is in use by the 
Applicant, with associated car parking and landscaped areas.   
 
1.4  At the northern end of the site is the Former British Gas Pond.  The Pond was 
formed from the partial infilling of the Former British Gasworks Dock, which was used 
for commercial purposes associated with the Gasworks.  The dock was accessed from 
Chelsea Creek through a control gate located in an arched water access under the 
elevated railway corridor.  The dock wall remains on the site and forms a flood defence 
line.   



 

1.5  The water control (sluice) gate now remains closed.  While it is recognised that 
limited water still moves between the Pond and Chelsea Creek, the water level within 
the Pond is not subject to significant tidal variation.   
 
1.6  The site forms part of the wider original Imperial Wharf development site that was 
granted planning permission in 2000 for comprehensive, residential led, mixed use 
development.  The site benefits from extant Reserved Matters approval for residential 
development.  The site excludes an approximately 3000sqm rectangular area fronting 
onto Imperial Road immediately adjacent to the gasholder installation.  It is intended 
that this area will be used for the development of Imperial Wharf Block L, pursuant to 
the 2009 Reserved Matters approval for the site, albeit with subsequent revision to 
shorten the building.   
 
Wider Context 
1.7  The surrounding area is dominated by a combination of large scale sites and finer 
grain residential development.  Until 2007, the surrounding area was designated as an 
employment zone.  The removal of this designation followed consideration of both the 
pressing housing needs of the Borough and the constraints on commercial uses arising 
from the limited transport accessibility of the area.  The policy direction for the area now 
prioritises mixed use residential led redevelopment of sites, resulting in a progressive 
change to the character of the South Fulham area.   
 
1.8  The South Fulham Gasholder installation to the west of the site comprises five large 
gasholders and associated buildings.  The large scale of the gasholders imposes a 
dominant appearance on Imperial Road.  
 
1.9  To the east of the site and fronting the Thames, the recent Imperial Wharf 
development is a large scale and dominant form of (predominantly residential) 
development in the local area.  The Imperial Wharf development includes a river front 
park area and a larger park at the southern end of the development.  Imperial Wharf 
Block J2 adjoins the application site.  This building extends 140m rearward from 
Imperial Road and rises to ten storeys.   
 
1.10  Opposite the site, on the southern side of Imperial Road, are large scale 
commercial (warehouse, distribution and industrial) sites.  Beyond these commercial 
sites are streets of terraced housing with a finer urban grain.  Flatted residential 
accommodation is also provided fronting onto Imperial Road, extending westward from 
the commercial uses.   
 
1.11  The Chelsea Harbour development is located to the east of the site beyond the 
railway corridor.  The Chelsea Harbour development includes the locally tall Belvedere 
Tower, and the distinctive Chelsea Harbour Design Centre, which features three roof 
domes.   
 
1.12  The Lots Road power station is located to the north of the site, on the northern 
side of Chelsea Creek.  Another large scale development, the former power station 
includes two tall chimney stacks.  Along with vacant land on the south side of Chelsea 
Creek, the power station has extant planning approval for comprehensive 
redevelopment, including a 37 storey building and a 25 storey building.   
 



 

1.13  To the west of the site, Imperial Road provides a link to New King’s Road and 
Fulham Broadway beyond this.  To the south of the site, Townmead Road provides 
access to Wandsworth Bridge Road and Wandsworth Bridge.   
 
1.14  The wider South Fulham Riverside area is the subject of current and future plans 
for significant, predominantly residential, growth.   
 
Heritage Context and Development Plan Designations  
1.15  A small part of the site is located within the Sands End Conservation Area.  This 
Conservation Area is based around the Thames River waterfront, and extends to 
incorporate Chelsea Creek and the linked British Gas Pond on the site (defined by the 
Former British Gas dock wall).  The character profile for the Conservation Area notes 
that is rather different to other Conservation Areas, in that it has little remaining original 
built development fabric, with the designation intended to guide future riverside 
development.  As there are no buildings within this area, Conservation Area Consent for 
the demolition of the existing office building on the site is not required.   
 
1.16  The Imperial Square and Gasworks Conservation Area is located to the north west 
of the site, and covers much of the adjacent South Fulham Gasholder installation.  
Notable heritage assets within this conservation area include the Grade II listed No. 2 
Gasholder, Fulham Gas Works, (Chief Engineer’s) Office building, Former Laboratory 
and the Fulham Gas Works War Memorial.  The No. 7 Gasholder is identified as a 
Building of Merit.   
 
1.17  The Thames Policy Area extends along the Thames River, taking in the land 
between the river and Townmead Road.  The designation also incorporates Chelsea 
Creek and the former British Gas Pond within the application site, and the triangular 
shaped area of land between the river, Chelsea Creek and the railway corridor.  
 
1.18  The site is not the subject of any landuse designation in the Adopted London 
Borough of Hammersmith and Fulham Unitary Development Plan (as amended 2007).  
However, the site is identified in the Hammersmith and Fulham Core Strategy (2011) 
Strategic Policy SFR as being within the South Fulham Riverside Regeneration Area.   
 
1.19  Strategic Policy SFR seeks the predominately residential redevelopment of the 
South Fulham Riverside area, with a target that 40% of new units will be affordable and 
a requirement that any employment uses will be compatible with residential uses.  The 
detail of the strategic policy is expanded in the Principle of Development section of this 
report.   
 
1.20  The Core Strategy allocation is intended to be further developed in a South 
Fulham Riverside Supplementary Planning Document.  This SPD is currently being 
developed and the first draft, published in April 2011, has been the subject of public 
consultation.   
 
1.21  The draft SPD discusses the wider vision for the South Fulham Riverside 
Regeneration Area, identifying development constraints and opportunities through the 
area along with the likely infrastructure necessary to enable the development 
envisaged.  Of particular note, the SPD proposes a new highway link through the South 
Fulham Gasholder site and accepts that the Imperial Wharf/Chelsea Harbour area could 
accommodate increased building massing and height.   
 



 

1.22  The site has significant nature conservation value.  The former British Gas Pond 
and the elevated railway corridor land forming the northeast site boundary are identified 
as an area of Grade 1 Borough-wide Importance.  The Thames River and Chelsea 
Creek water environments, which are hydraulically linked to the former British Gas 
Pond, are identified as areas of Metropolitan Importance.  The West London rail corridor 
to the north east of the site is identified as a Green Corridor.   
 
1.23  The Hammersmith and Fulham Core Strategy (2011) also identifies the site as 
being within Flood Zone 3 and the northern part of the site as being within an area of 
Open Space Deficiency.  
 
Relationship with Gasholder Installation  
1.24  The neighbouring South Fulham Gasholder installation presents a significant 
potential constraint to the development of the application site.  The Health and Safety 
Executive (HSE) imposes safeguarding zones around such installations that store 
hazardous material, limiting the type of development that can be undertaken within 
specified buffer distances. 
 
1.25  The HSE buffer distances from the gasholders extend into the application site.  
However, these buffers have been calculated on the consented gas storage volume for 
the site and it has been identified that these consented volumes exceed the physical 
capacity of the site.  Accordingly, were the buffers calculated on the basis of the actual 
storage capacity of the site, their impact on the application site would be substantially 
reduced.  Formal recalculation of these buffers would require revision to the Hazardous 
Substances Consent for the site, and this has not been possible during the course of 
this application.   
 
1.26  The detailed implications of this are detailed in the Reasoned Justification section 
of this report.   
 
Application Description 
1.27  The application has been submitted in hybrid form, with full detail provided for 
approximately half of the site, and outline detail provided for the remainder of the site.   
 
1.28  The application seeks approval for the residential led, mixed use redevelopment of 
the site.  A total of 489 residential units (including 147 DMS affordable units) are 
proposed along with 1,190sqm flexible Class A1-A5 ground level floorspace, and an 
8,896sqm office building.  The full detail of the proposed unit mix is provided in Table 
1.1.   
 
1.29  A total of 402 car parking spaces are proposed at basement level.  Two vehicle 
accesses are proposed from Imperial Road, forming loop road that would also provide 
access to Blocks J2 and L.  
 
Table 1: Proposed Residential Unit Mix: 
 
 

Manhattan One Bed Two Bed Three Bed Four Bed 

Intermediate (DMS) 107 25 15   

Private Units  48 14 169 94 17 

 



 

1.30  The proposed affordable DMS units would be subject to varying levels of discount 
to improve the affordability of some of the units.  This subsidy is detailed in the 
Reasoned Justification section of this report.   
 
1.31  The proposed development comprises a total of eight buildings, identified as A 
through H, which would be set around an extended water basin and two canals formed 
in the site on a north – south alignment.  Revision is also proposed to Block J2, which 
would form the western nib of the northern end of the Block.  The proposed water 
features, and in particular the canals, are integral to the development and dictate the 
overall linear form of the proposed buildings and routes through the site.  
 
1.32  The water basin and lock structure, one canal (canal A) and five of the buildings 
are within the detailed area of the application, as are the proposed site accesses and 
the primary site vehicle route.   
 
1.33  The site entrance would be located at the western end of the Imperial Road 
frontage, between (extant) Block L and proposed Block D.  The access route would loop 
around Blocks D and E, bridging over canal A between Blocks C and B and returning 
around Block C to Imperial Road.  The access to the basement level car parking area 
would be provided in Block E. 
 
1.34  Blocks A, B and C would front directly onto the eastern side of canal A, with the 
elevations rising from the canal.  The eastern sides of Blocks A and B would front into a 
pedestrianised public realm area.  A small plaza is proposed to the north of Block A, 
adjoining the eastern end of the water basing and providing views through the 
pedestrian park linking to the station plaza.  
 
1.35  Blocks D and E would be located on the western side of the canal.  Block E would 
rise from the canal edge and Block D would be located at the southern end of the canal, 
with separation provided between the building and canal edge.   
 
1.36  Block A would rise to 25 storeys, reaching a height equivalent with the peak of the 
cap on Belvedere Tower, and would be the feature building within the site and 
immediate local area.  This building would be located in the north east corner of the site, 
adjacent to the northern end of Block J2.  The building would be formed from a 
distinctive diamond shaped footprint and the external cladding would incorporate 
vertical fins rising to an extensively glazed upper level.  The combination of diamond 
footprint and vertical fins would result in a distinctive building form and appearance.  
While the overall footprint of the proposed building is relatively small, the diamond form 
would result in an accentuated slender appearance in views from the north and south.    
 
1.37  Blocks B through G would all rise to a height of eight storeys, formed by seven full 
storeys and a partial eight floor level of roof level cabins set in from building edges.  
These buildings would be based on a uniform external design featuring a strong vertical 
bay emphasis and interesting upper level articulation to the building form.  These 
buildings would share a consistent building width of 19m.   
 
1.38  Proposed Block B is a short building extending from Block A to the vehicle through 
route.  Proposed Block C would be a 87m long finger block extending to provide a 
frontage to Imperial Road.  The southern end of the building would be angled to provide 
a building splay that opened into the site and addressed an underground sewer 
easement.    



 

1.39  Proposed Block D and E have approximately square footprints, and due to this, 
provide a slightly different appearance than the linear Blocks.   
 
1.40  Proposed development within the outline element of the application comprises 
Canal B, residential finger Blocks F and G and office building H, which would all be 
located to the north of (extant) Block L.  Block F would be set back from the western 
side of Canal A and separated by a secondary access route from Block G, which would 
rise from the eastern edge of Canal B.  These finger block would have similar footprints 
to Block C.  Block H would be set back from the western edge of Canal B and would 
back onto the site boundary with the gasholder installation.    
 
1.41  While the detailed design and landscaping of the outline element of the proposal is 
reserved for later determination, approval for this part of the proposed development is 
sought at this time for the overall quantum of development, the proposed masterplan 
layout of the development, including the siting of all buildings and the scale parameters 
(the building envelope) of all buildings.   
 
1.42  However, significant weight has been placed on the high quality external design 
detailed for Blocks B through E in the consideration of the application.  While the 
external appearance of Blocks E, F and G cannot be fixed at this stage, it is proposed to 
condition the external appearance of these later phases to accord with the design of the 
detailed phase, albeit with greater flexibility proposed for the commercial Block H, as 
discussed in the Reasoned Justification section of this report.  
 
Revisions to Proposal During Course of Application 
1.43  The proposed development has been revised during the course of the application.  
In summary, these revisions are as follows: 
 
Reduction in height of the tall building (to accord with the maximum height of the nearby 
Belvedere Tower.  
Revision to the design of the upper levels of the tall building 
Revision to the design of the roof level cabins 
Revision to the proposed distribution of units across the site (to address with 
safeguarding concerns) 
Revision to the proposed affordable housing provision 
 
Summary of Application Submission 
 
1.44  The application is an Environmental Impact Assessment (EIA) application, 
requiring submission of an Environmental Statement (ES).  In this case, the ES has 
been revised twice through the course of the application to address scheme revisions.  
The final ES (incorporating the first and second Addendum ES) comprise: 
 
Environmental Statement  
 
Chapter 1 Introduction  
Chapter 2 EIA Methodology 
Chapter 3 Application Site  
Chapter 4 Proposed Development  
Chapter 5 Alternatives 
Chapter 6 Construction 
Chapter 7 Socio Economics 



 

Chapter 8 Townscape 
Chapter 9 Transport 
Chapter 10 Air Quality 
Chapter 11 Noise 
Chapter 12 Ecology 
Chapter 13 Cultural Heritage 
Chapter 14 Water 
Chapter 15 Wind 
Chapter 16 Daylight, Sunlight and Overshadowing 
Chapter 17 Ground Conditions and Contamination  
Chapter 18 Telecommunications 
Chapter 19 Gas Holders 
Chapter 20 Mitigation  
Chapter 21 Statement of significance   
Appendix 8.5 Verified Views  
Appendix 9.1 Revised Transport Assessment 
Appendix 9.2 Draft Framework Transport Plan 
Appendix TA O Trip Distribution at Site Access 
Appendix 10.4 Enviros Stack Height Assessment for CHP Plant 
Appendix 12.1 Dock Basin Wetland Enhancement Strategy 
 
Planning History of Application Site 
 
1.45  In May 2000 outline planning permission (reference: 1998/0404/OUT) was granted 
for the mixed use redevelopment of the 13 hectare site known as Imperial Wharf. This 
development comprised 1,665 residential units; 15,564 sqm Use Class B1 floorspace; 
6,127 sqm Use Class A1/A2/A3 floorspace; 2,158 sqm Use Class D1 floorspace; 6,284 
sqm Use Class C1 hotel floorspace; 3,132 sqm Use Class D2 floorspace; 480 sqm new 
related uses together with 10 acres of public open space, parking, landscaping, and a 
new 385m long publicly accessible riverside walk and servicing. 
 
1.46  Stage 1 of Imperial Wharf comprises Blocks A, B, C, E, F, H and J1 all of which 
are completed and occupied and Block D which is now complete and substantially 
occupied. Stage 1 resulted in the construction of 1,428 dwellings; a hotel; a residents’ 
gym; 22,000 sqm (GIA) of retail, restaurant, office, crèche / nursery, leisure, frail and 
elderly resource centre floorspace, resulting in the provision of circa. 800 jobs; 
approximately 3.0 hectares of public open space; improvements to the riverside walk 
and a mooring facility; and delivery of Imperial Wharf Station. 
 
1.47  The application site forms the majority of the final phase (Stages 2 and 3) of the 
Imperial Wharf development.  The site was granted Reserved Matters approval in 2009 
for two alternative schemes: 
 
1.48  2008/01520/RES:  Submission of reserved matters relating to the 'design', 
'external appearance', 'landscaping', 'refuse storage', 'servicing arrangements', 'hours of 
operation' and 'particulars of materials' for Blocks K, L, M and N of the development and 
'siting' for Blocks K (part), L and M (stage 3), pursuant to Conditions 4(a), 4(b), 4(c), 
4(d), 4(f), 4(g), and 5 (part) of outline planning permission (ref: 1998/00407/P), dated 
12.05.2000 incorporating 59 residential units; 4680sq.m of office floorspace; 2300sq.m 
of health and fitness floorspace (class D2); associated car parking and landscaping.  
 



 

1.49  2008/01525/RES:  Submission of reserved matters relating to the 'design', 
'external appearance', 'landscaping', 'refuse storage', 'servicing arrangements', 'hours of 
operation' and 'particulars of materials' for Blocks K, L, M and N of the development and 
'siting' for Blocks K (part), L and M (stage 3), pursuant to Conditions 4(a), 4(b), 4(c), 
4(d), 4(f), 4(g), and 5 (part) of outline planning permission (ref: 1998/00407/P), dated 
12.05.2000 incorporating 248 residential units; 307sq.m of office floorspace; 1035sq.m 
health and fitness floorspace (Class D2); associated car parking and landscaping. 
 
1.50  These two alternative development schemes for K, L, M, N were submitted to 
address two potential schemes that could be implemented for Block D (an earlier 
Imperial Wharf Block).  Block D was then subsequently the subject of a full permission 
for a residential led scheme.  
 
1.51  In 2009 an application (reference: 2009/00449/OUT) for a mixed use development 
including 912 residential units on an area somewhat larger, but including, the 
application site was considered and subsequently withdrawn.   
 
1.52  Later in 2009 an amended application (reference 2009/02252/OUT) was 
submitted for a total of 1,300 residential units and 6,500sqm of commercial floorspace, 
incorporating a 28 storey building and an enlarged dock area.  This application was not 
supported by the Council and remains undetermined.   
 
1.53  The office building on the site has been the subject of a series of renewed 
temporary permissions, most recently under reference 2010/03452/FUL.  The use has 
been restricted to temporary approvals to ensure that an established use would not 
compromise the wider regeneration aspirations for the site.   
 
1.54  A current Section 73 application for variation of the K, L, M, N scheme is currently 
also being considered by the Council under reference 2011/02479/VAR.  This 
application seeks approval for the redistribution of units within the approved Blocks, a 
minor revision to the unit mix, and revision to the external appearance of Block L.   
 
2.0 PUBLICITY AND CONSULTATIONS 
 
2.1  The application has been the subject of three rounds of public consultation in 
response to the submission of scheme and Environmental Statement revisions.   
 
2.2  The first two rounds of public consultation comprised site notices, notice in local 
press and notification letters sent to the occupiers of surrounding properties.  The third 
round of public consultation was limited to site and press notices.   
 
2.3  A total of 31 responses were received to this consultation, 10 objecting to the 
proposed development and 20 in support.   
 
2.4  Objection to the application focussed on two common these: 
 

• Concern regarding traffic congestion 

• Concern regarding the impact of the proposed tall building 
 
2.5  Concern was also expressed regarding increase to car parking stress, disturbance 
from construction, remediation process and impact on Chelsea Creek.   
 



 

2.6  Support for the application was based on the following themes: 
 

• Good design, 

• Provision of additional services in the area,  

• Good for local businesses, 

• Activity to improve safety along Imperial Road.  
 
Resident Group Responses 
 
2.7  Design Review Panel 

• The Panel suggested that the architect looks to the potential costs of the working 
canal and that these costs are fully reflected in any comprehensive discussions with 
the council in order to fully understand any delivery concerns or issues arising. 

• It was suggested that the top of the tower should more fully illustrated to properly 
assess its visual contribution to the cityscape. 

• The Panel recommend further detailing be undertaken on the park area 

• The Panel welcomed the design as a simple, well executed scheme and was very 
supportive of its architectural and travel concept. The Panel indicated the positive 
benefit that the change of architect had brought to the scheme. 

 
2.8  Hammersmith and Fulham Historic Buildings Group 
We very much welcome the intention to restore and enlarge the old gas works dock. We 
believe a series of restored and new waterfronts with craft of different types, well 
maintained and cared for, would be bring life and activity to the development, and a 
sense of place. This should include residential craft, but we would expect there to be 
conditions set down related to their size, use etc. 
 
We welcome the restoration of the existing access channel tunnel and its associated 
lock and dock gates. We would have preferred an enlarged and/or additional channel 
with increased headroom and wider pedestrian/cyclist access. While we appreciate the 
limitations caused by the railway line, improved permeability through it is highly 
important to the success of this development and the surrounding area. As a minimum 
we suggest that headroom in the channel/dock entrance should be adequate for craft 
used on London canals.  
 
This access needs to be clearly signposted, appropriately lit, and laid out for pedestrian 
and cyclist use. 
 
To encourage the berthing of boats and craft of appropriate size and type, and their 
upkeep in good order there should be suitable support facilities within the site and 
berthing opportunities in the river outside of accessible tide times.  
 
We welcome the reinforcement of the green corridor alongside the railway line. We 
would hope plant and animal life would be established in and off the water.  
 
The wildlife in the ‘British Gas Pond’ has come about as a result of the dock having 
been being unused for many years. We welcome the proposed ‘wetland terrace’ to 
replace the ‘pond’. And hope that that the valuable ecology of the pond will be 
successfully ‘migrated’ to retain what is an unusual part of the character of the Sands 
End CA. 
 



 

However we consider that this is NOT an appropriate site for such a tall building, which 
is described as a ‘landmark’. The CA Profile for Sand End CA states that the Belvedere 
tower should remain the main landmark feature along the river. We consider the height 
of the tower should be considerably reduced to follow the Conservation Area Design 
Guidelines 
 
In addition we note that at the public inquiry in connection with the nearby Lots Road 
scheme (2005) the Secretary of State’s Inspector ruled against tall buildings in this area 
because of the overbearing effect on the surrounding residential streets and the views 
from the river. They were only approved on the whim of the then Secretary of State for 
other policy reasons, and have yet to be built. One train station does not make a 
“transport hub”, and three towers (two unbuilt) are not a “cluster”. 
 
Our concern is always that modern buildings fit harmoniously into their context.  Such a 
contrast by definition is not contextual. In our view the 25 storey tower proposed here, is 
not appropriate to its riverside setting nor to the character of the adjacent conservation 
areas. It may create an uncomfortable waterside environment caused by wind 
generated down-draughts. It will be ‘overbearing’ and damage the waterside 
atmosphere the proposals are trying to create and which we very much welcome. 
 
We cannot see the justification for a tower here and hope that the aims of this 
development can be achieved without the damaging effect of a tall building dominating 
the development, the conservation areas around it and the riverside contrary to the CA 
Guidelines. 
 
If approved, archaeological conditions are recommended to be attached.  
 
2.9  Chelsea Society 
Object to the application overall.  The comments relate to the revised application.   
 
Good points: 

• Opening up a water link to Chelsea Creek and arranging development around a 
series of canal ponds 

• Thirty per cent affordable houses 

• Parkland walking route to Imperial Wharf Station 

• A new walking route connecting Fulham to Chelsea 

• The inclusion of shops and restaurants 

• Tree planting and the creation of squares 
  
Bad points 

• It is unacceptable and maliciously confusing to call an estate that is in Fulham by the 
name 'Chelsea Creek'.  

• The twenty-seven storey 'landmark' building is too high in relationship to Lots Road's 
houses which it would overshadow in winter. 

• No case can be made for a 'landmark' in the proposed location. There is another 300 
yards away in Chelsea Harbour. Having two would be confusing. 

• Wind gusts would be a nuisance on proposed walking routes near the tower. 

• A 'dockside piazza' next to the tower would also suffer from wind blasts and the 
proposed outdoor cafes would be unusable on even slightly windy days.  

• This ill-conceived design of the tower makes clear that the architects and developers 
have no understanding of the bad neighbour effects of tall buildings. 



 

• The applicants should, furthermore be required by LBH&F to show the comparative 
energy costs of building and then operating, respectively, a tower and a ‘mansion 
block’ of eight floors. This would demonstrate that, on sustainability grounds, the 
tower is unacceptable. 

• The tower should be reduced to seven floors and an attic. 

• It is not clear whether the waterway link between the proposed basins and Chelsea 
Creek would be high enough to take full size canal barges. It should be. 

 
2.10  Disability Forum 
Consideration should be given to the distribution of blue badge car parking.  These 
spaces should be close to lift cores. Lifts should be useable in the event of a fire.  49 
wheelchair accessible units should be provided, across a range of unit sizes.  
 
In regard to the water environment the Forum hopes that all relevant safety percussions 
will be taken in relation to children, wheelchair users and blind and visually impaired 
pedestrians 
 
Statutory and Specialist Agency Consultation Responses 
 
2.11  Greater London Authority 
The application complies with the London Plan apart from the following issues where 
outstanding information is required. 
 
Housing: Further clarification was sought regarding compliance with a number of issues 
including the minimum unit sizes and the overall position on affordable housing was 
reserved pending the results of the financial viability appraisal.  
 
Climate Change Mitigation and Adaptation: Information on the location of the 
photovoltaic panels was sought.  This has been clarified in additional information 
submitted by the Applicant in August 2011. 
 
Transport: A number of detailed points on the Transport Assessment were noted for 
further information.  TfL object to the overall car parking provision proposed.  
 
2.12  Greater London Authority (2) 
A supplementary response was received from the GLA in relation to the amended ES 
chapter detailing the relationship with the neighbouring gasholder installation.  The 
stated intention of this was to assist the Council in achieving the appropriate planning 
balance on this issue.   
 
The response draws attention to the difference between the consented capacity of the 
gasholder installation and the actual (lower) capacity of the gasholders, and the fact that 
the HSE’s Local Planning Authority advice is based on the consented level.   
 
The benefits of the scheme are considered by the GLA to temper the weight to be 
attached to the risk of an accident event happening at the gasholder installation, as 
required by London Plan policy 5.22, similar to the approach adopted by the Secretary 
of State in a recent case by Cala Homes at Aldermaston.   
 
The benefits of the scheme that would not otherwise be delivered are identified as 
including the regeneration of a brown field site, provision of housing and affordable 
housing, provision of commercial floorspace and job opportunities, physical 



 

enhancements to the environment and the improvements to the regeneration area.  In 
addition to these benefits, the London Plan requires that the extant permission is 
included as a material consideration in the scheme assessment.  
 
The GLA understands that dialogue between the HSE, LBHF and the Applicant has led 
to a satisfactory scheme being agreed, including a range of HSE related planning 
conditions.   
 
Having regard to these matters, the GLA state that it would be reasonable to conclude 
that the benefits of the scheme proposed outweigh the very small risks attached.   
 
2.13  Health and Safety Executive 
The HSE is a statutory consultee for certain proposed development within its land use 
planning (LUP) Consultation Zones around Major Accident Hazard (MAH) installations 
and pipelines and provides LUP advice to enable Local Planning Authority’s to 
implement national planning policy on hazardous substances.  This policy is set out in 
Planning Circular 04/2000.   
 
As explained in the circular, the HSE normally considers its role to be discharged when 
it is satisfied that an Local Planning Authority is acting in full understanding of our LUP 
advice and of the consequences that could follow, and will request that the Secretary of 
State ‘calls-in’ an application for his own determination only in cases of exceptional 
concern or where important policy or safety issues are at stake.   
 
The applicant has been working positively with the HSE on matters such as building 
location, use and occupation with a view to reducing the residual risk to occupants from 
the adjacent gasholders.  Whilst the proposal as submitted reflects the dialogue at the 
time of application, further discussions have since identified certain actions and 
changes that have been agreed between HSE and the applicants and would further 
reduce the risk to a level where the planning balance could be reasonably exercised by 
yourselves.   
 
Accordingly I can inform you that, whilst HSE continues to advise that there are 
sufficient public safety grounds for permission to be refused, should the Council decide 
to grant permission against the Executive’s advice, the HSE would take no action 
provided that an agreed set of conditions relating to occupation are applied.   
 
Officer note: These conditions accompany the recommendation.  
 
2.14  Environment Agency 
Following review of the initial application we identified a number of issues regarding 
flood defence and climate change, surface water drainage, and the creation of 
compensatory habitat.  We have since been in ongoing discussions with the applicant 
and your authority, and have received several amendments to the scheme along with 
further revisions to the Environmental Statement (ES) and application drawings.    
 
Having reviewed the latest information, we consider that planning permission should 
only be granted to the proposed development as submitted if planning conditions and 
informatives are imposed as set out below.  Without these conditions, the proposed 
development on this site poses an unacceptable risk to the environment and we would 
wish to object to the application.  
 



 

Conditions are recommended in relation to flood protection, water body protection, 
ecological mitigation, recreational angling provision, management and remediation.  
These conditions accompany the recommendation.  
 
2.15  Design Council (CABE) 
The scheme is an intelligent response to the site and its context.  We think that the 
design concept is well resolved and the detailed design strong.   
 
Public Realm – We welcome the provision of new public spaces and pedestrian routes 
through the site and in particular the new linear park connection to Imperial Wharf 
station.  We support the proposal to extend the dock into the site and create two canals, 
allowing public access to the water and creating waterside living.  We encourage the 
applicant and local authority to work with the neighbouring land owner to deliver the 
pedestrian route under the railway line to Lots Road.  If planning permission is granted, 
we urge the Local Planning Authority to ensure that public access is maintained through 
the site in perpetuity via an appropriate planning condition or legal agreement.  In 
addition a detailed management and maintenance plan for the public realm and 
waterways should be produced.  
 
Architecture – We like the intention of the elevation treatment to the buildings, taking 
inspiration from waterside schemes in Amsterdam and Copenhagen.  We also like the 
simple, elegant design concept for the tall building which we think will act as a landmark 
for the development.  Ultimately the success of this scheme will be dependent upon the 
quality of the materials and detailing, which the Local Planning Authority should 
condition as appropriate.   
 
Residential Accommodation – We commend the arrangement of the apartments in the 
detailed planning application, and in particular the number of dual aspect units, the ratio 
of circulation cores to apartments and the ‘pepper potting’ of the affordable housing 
alongside the private.  
 
2.16  Royal Borough of Kensington and Chelsea 
The Royal Borough objects to the application for the following reasons: 
 
Despite the improved masterplan and design concept, the proposals provide insufficient 
physical integration and connectivity with the Royal Borough, and are severely 
compromised by the intrusion of the tall building. The tower sits uncomfortably within the 
existing and proposed context. It is bulky in profile and proportion, and is not of 
exceptional design quality. It serves no obvious townscape purpose and is intrusive in 
sensitive views along the riverside as well as having harmful impacts upon the Thames, 
Cheyne and Brompton Cemetery conservation areas, and the Brompton Cemetery 
listed catacombs in the Royal Borough. 
 
In the absence of detailed and up to date biodiversity surveys and a comprehensive 
ecological impact assessment, it has not been adequately demonstrated that the 
scheme will not adversely impact on the biodiversity value of Chelsea Creek, a 
designated Site of Nature Conservation Importance, or European protected species. 
 
The unnecessarily high level of visitor and non residential parking on the site is likely to 
have a materially detrimental impact on local traffic conditions within the Royal Borough. 
 



 

Concern is also raised regarding infrastructure contributions, in particular relating to 
education and health, and the impact the Royal Borough. The Royal Borough requests 
the London Borough of Hammersmith and Fulham seek contributions from the applicant 
to ensure that infrastructure is adequately catered for and a proportion of this should 
come to the Royal Borough if facilities within the Royal Borough are used or require 
upgrading as a result of the development proposed.  
 
2.17  Crime Prevention Design Advisor 
There is no objection to the proposed development.  However, a condition should be 
attached to any approval requiring Secure by Design accreditation.  Extensive and 
detailed guidance is offered in this respect, and this will be expected to be followed by 
the Applicant.     
 
CCTV should be provided throughout the development, and this should be linked to the 
Council’s system.   
 
2.18  Metropolitan Police Authority 
Development of this scale will have significant implications for the MPS/MPA’s 
resources in seeking to ensure a safe and secure environment is created.  The 
proposed development will have a material impact on policing provision within the local 
area as the additional floorspace proposed will generate the need for an increased 
police presence.  The MPS/MPA consider it appropriate that the impact of this 
development proposal is mitigated through the use of planning obligations in order to 
assist with the provision of the required policing facilities within the development. 
 
Accordingly, a 150sqm unit is sought to be provided by the Applicant within the 
development to accommodate neighbourhood policing floorspace, fitted to shell and 
core standard and provided at a peppercorn rent for a minimum of 25 years.  
 
2.19  Port of London Authority 
The PLA has no objection to the proposed development of the site.  The PLA would 
encourage consideration of the use of the Thames River for transportation of materials 
during construction and recommend that a condition is attached requiring further 
assessment of the potential for this.   
 
The PLA are pleased to note that the Chelsea Harbour Pier River Bus Service has been 
considered as part of the Transport Assessment, but consider that greater uptake of this 
service than the predicted 2% modal share is possible.   
 
The PLA recommend that a condition be attached to any approval requiring the 
provision of riparian life saving equipment (for example life rings or grab chains) in line 
with the recommendations of the Thames Safety Inquiry.  
 
Officers Note – a condition accompanies the recommendation in relation to further 
consideration of the use of the Thames for construction transport.  Minor revisions have 
also be made to the application to detail safety equipment provision in the basin area.   
 
2.20  London City Airport 
The proposed development has been examined from an aerodrome safeguarding 
aspect and does not conflict with safeguarding criteria.  Accordingly, London City Airport 
has no safeguarding objection to the proposed development.   
 



 

2.21  Civil Aviation Authority 
The following comments are made based upon an assumed maximum height (ie above 
ground level) of 150m or more:  
 
With regard to aerodrome safeguarding issues, it is important to acknowledge that the 
development would lie beneath/within airspace that is critical to operations associated 
with Heathrow Airport and London Heliport. It is possible that there are potential 
aerodrome safeguarding issues and therefore the height of the development could be 
most significant.  
 
Aviation safeguarding responsibility extends beyond that associated with physical 
safeguarding and includes the safeguarding to ensure the integrity of communications 
and navigation systems. If the operator has related concerns and requires a regulatory 
input, they will approach the Instrument Flight Procedures portion of DAP for guidance.  
 
There is a likely need for aviation obstruction lighting. The need for such lighting on 'tall' 
structures depends upon any particular structure's location in relationship to an 
aerodrome. If the structure constitutes an 'aerodrome obstruction' it is the aerodrome 
operator that will review the lighting requirement.  
 
Whilst the lighting of such en-route obstructions only becomes mandated for 
obstructions that are 150m or higher, structures of lesser height might need aviation 
obstruction lighting if, by virtue of their location and nature, they are considered a 
significant navigational hazard.  Should the building have a height of something less 
that 150m, given that this is a sizeable development located on the banks of the 
Thames, which marks the path of a busy helicopter route through London, I still believe 
that some en-route aviation obstruction lighting would be appropriate.  
 
The aerodrome operator should similarly consider issues associated with crane usage 
related to the proposed development, both from a safeguarding and lighting perspective  
 
2.22  Thames water  
Waste Comments 
Following initial investigation, Thames Water has identified an inability of the existing 
wastewater infrastructure to accommodate the needs of this application. Thames Water 
is concerned about the increase in combined flow from this site and in particular surface 
water flows and the affect further down the catchment in the Counters Creek area. Our 
preferred option would be for all surface water to be disposed of on site using SUDs as 
per policy 4a.14 of the London plan. Alternatively as a minimum the proposed combined 
flows / volumes from the site should not exceed the current ones. 
 
Water Comments 
Thames Water recommend an informative advising the Applicant of the minimum water 
pressure in the area.  A condition is also recommended in respect of impact piling on 
the site.  
 
2.23  Sport England 
As the site does not, and has not constituted a playing pitch, Sport England have 
considered the application in a non statutory capacity and assessed the proposal 
against Sport England’s Land Use Planning Policy Statement Planning Policies for 
Sport.   
 



 

Whilst Sport England does not wish to raise an objection to this application, additional 
information is requested by way of an assessment of sporting needs arising from the 
new development; and details of how these needs are proposed to be met either by way 
of direct provision or financial contribution.   
 
(This additional information was included as part of the ES revisions). 
 
2.24  London Fire Brigade 
No objection to the proposed development 
 
 
2.25  In addition to the statutory consultation undertaken by the Council, the Applicant 
has undertaken their own local consultation exercises prior to submission and during 
the course of the application.  These are detailed in the submitted Statement of 
Community Involvement.  The consultation undertaken by the Applicant has included 
two public exhibitions, one held prior to submission in March 2011 and the other in June 
2011 during the statutory consultation period.  In total just under 100 people reviewed 
the proposals for Chelsea Creek over the course of the two exhibitions.  Meetings were 
also held with local amenity groups.   
 
3.0 PLANNING CONSIDERATIONS 
 
3.1  For clarity, the relevant planning policy context for the site is considered to 
comprise:  
 
National level guidance in the form of Planning Policy Statements and Planning Policy 
Guidance and the Draft National Planning Policy Framework (NPPF) 2011,   
London Plan 2011, 
Hammersmith and Fulham Core Strategy (2011),  
Saved policies of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011), 
Draft Development Management Document, which when adopted will provide general 
development control policies.  While this is an emerging document, it currently holds 
limited material weight. 
 
Adopted Supplementary Planning Documents and Supplementary Guidance Notes, 
including the Sands End Conservation Area Character Profile (1997) and the Imperial 
Square and Gasworks Conservation Area Character Profile (2005), which are adopted 
Supplementary Planning Guidance Notes 
 
Draft South Fulham Riverside Supplementary Planning Document, which while in draft 
form, is specific to the area and has been the subject of public consultation.  
 
3.2  It is considered that the main issues of this application relate to: 
 
Principle of development – land use, 
Principle of development – gasholder risk relationship,  
Principle of development – nature conservation, 
Housing provision, including affordable housing,  
Density of Development 
Water environment, flood risk and drainage, 



 

The proposed layout scale and detailed design, including relationship with Heritage 
Assets,  
The impact of the development on surrounding properties,  
The quality of living conditions for future occupiers, 
Transport impacts, including car parking provision, traffic generation, highway safety 
and site servicing, 
Sustainability and energy efficiency,  
Land contamination,  
Archaeology,  
Wind microclimate, 
Air quality, 
Telecommunications,  
Phasing and construction,  
Equalities, and 
Planning obligations and impact on community infrastructure. 
 
 
Principle of Proposed Land Use 
 
3.3  There are no policies within the Development Plan that require continuation of the 
existing, or reinstatement of the former, employment uses on the site.  The 
redevelopment of the site has been previously accepted and the site benefits from 
extant Reserved Matters planning approval pursuant to the Imperial Wharf outline 
approval for residential development of the site.  However it should be noted that the 
planning circumstances of the site are materially different to those at the time of the 
2000 outline approval and 2009 reserved matters approval, due to the emergence of 
revised and replacement Development Plan documents.   
 
3.4  As the site forms part of a wider site allocation in the Hammersmith and Fulham 
Core Strategy (2011), the principal assessment of the principle of development is 
required to be undertaken against the criteria of that allocation.  However, as the site is 
subject to a nature conservation designation and to hazardous substances storage 
safeguarding designations, it should be noted that the consideration of the acceptability 
of the principle of the proposed development must also consider the relationship of the 
proposed development with these significant site designations.   
 
3.5  As noted in the preceding section, the site forms part of a wider regeneration area 
allocated in the Hammersmith and Fulham Core Strategy (2011).  More detailed 
development guidance for the regeneration area is provided in the draft South Fulham 
Riverside Supplementary Planning Document (SFRSPD).   
 
3.6  In discussing the wider regeneration area, policy SFR of the Hammersmith and 
Fulham Core Strategy (2011) provides the following criteria to guide new development 
(point 6 relating to major retailers omitted as not relevant to this application):  
 

• Most development sites should be developed for predominantly residential purposes 
and contribute to the South Fulham Riverside target of 2,200 additional dwellings by 
2032; 

• 40% of new housing should be affordable with an emphasis on forms of intermediate 
housing in accordance with Strategic Policy H2; 



 

• Employment based uses that are compatible with residential use will be required in 
the most accessible parts of the area, particularly in the vicinity of Imperial Wharf 
Station; 

• River related uses will be encouraged where they are compatible with the objectives 
of the policy;  

• The riverside should be opened up to public use with continuation of the Thames 
Path National trail (riverside walk) and provision of open spaces and leisure uses 
that create interest and activity, and opportunities taken for educational and leisure 
use of the river; and 

• On the riverside, especially, a very high standard of urban design will be necessary, 
together with linkages to the river and riverside walk. In some locations higher 
buildings may be considered, if it can be demonstrated that a taller building would be 
a key design element in a masterplan for regeneration and that it would have a 
positive relationship to the riverside. All new development should create a high 
quality urban environment and accord with the urban design principles of the 
Borough Wide Strategic Policy on the Built Environment – BE1. 

• All developments must be acceptable in terms of their transport impact and will be 
expected to contribute to any necessary improvements to public transport 
accessibility and highway capacity in the area.  The extension of the river bus 
service will be encouraged if feasible. 

 
3.7  The draft SFRSPD provides more specific discussion of the South Fulham area 
preferred land uses, again prioritising the residential-led redevelopment of sites.  This is 
summarised in Figure 7.1 of the draft SFRSPD, which provides a diagrammatic 
overview of the land uses envisaged for the area.  The application site is identified 
within a general category of “residential-led, mixed use regeneration”.  
 
3.8  The proposed residential-led, mixed use development of the application site 
therefore accords with the Hammersmith and Fulham Core Strategy (2011) and draft 
SFRSPD guidance.  The inclusion in the proposal of 8,896sqm of office floorspace 
within a single building (Block H) is less consistent with the preferred.  However, the 
inclusion of this proposed landuse assists in mitigating the relationship, both visually 
and in terms of potential risk, with the overall development and the neighbouring 
Gasholder site.   
 
3.9  The proposed land use is therefore considered to comply with the relevant policy 
guidance for the site.   
 
Principle of Development – hazardous substances risk relationship 
 
3.10  London Plan policy 5.22 states two significant matters to be taken into 
consideration when assessing developments near hazardous installations.  These are:  
 
a)  site specific circumstances and proposed mitigation measures should be taken into 
account when applying the Health and Safety Executive’s Planning Advice 
Developments near Hazardous Installations (PADHI)32 methodology, and  
 
b)  the risks should be balanced with the benefits of development and should take 
account of existing patterns of development. 
 



 

3.11  Policy HS1 of the Hammersmith and Fulham Core Strategy (2011) requires 
development to take account of major hazards, including the Fulham (North and Fulham 
(South) Holder Stations.   
 
3.12  Policy EN20D of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) states that development in the vicinity of a site used for the 
storage of hazardous substances will not be granted permission if there would be an 
unacceptable risk to the life or health of its users 
 
3.13  The application site shares a boundary with the South Fulham gasholder 
installation, which is more formerly referred to as the Fulham (North) Holder Station and 
the Fulham (South) Holder Station.  The two holder stations on the site operate under a 
Hazardous Substances Consent, which specifies the maximum volume of gas that is 
permitted to be stored on the site.   
 
3.14  The Health and Safety Executive (HSE) are the public body that assess the risks 
associated with such installations and, in accordance with their role as set out in 
Circular 04/2000, provide advice to local authorities so that those risks can be given due 
weight in making planning decisions.   
 
3.15  The HSE have established a system of defined development safeguarding buffers 
to installations (formed of inner, middle and outer tiers that are referred to as 
consultation zones).  These safeguarding buffers are calculated from the volumes 
specified in the applicable Hazardous Substances Consent with other variables such as 
type of material stored and storage method.  The HSE provides advice to potential 
developers in developing schemes affected by the safeguarding buffers and to Local 
Planning Authorities in assessing such schemes through the PADHI+ standardised 
assessment model (Planning advice: Development near to Hazardous Installations).    
 
3.16  The safeguarding zones of the neighbouring gasholder installation extend across 
much of the application site, and result in the generation of an ‘advise against’ (granting 
permission) recommendation from the HSE’s PADHI model when considering the 
current application.   
 
3.17  However, extensive discussion between the Council, the Applicant and the HSE 
has progressed the HSE advice beyond the standardised PADHI response.  Of 
particular note, this discussion has considered the actual capacity of the gasholder 
installation and the potential future decommissioning of the gasholder installation.   
 
3.18  While the HSE safeguarding zones for the site are based on the maximum 
consented storage volume specified in the Hazardous Substances Consents for the site 
(the Consented volume), these specified volumes exceed the physical storage capacity 
of the site (referred to as the CoMAH level).  If the safeguarding zones were revised to 
reflect the CoMAH level for the site, the impact of the zones on the site would be 
significantly reduced.  The zones would continue to extend into the site, but almost none 
of the development would fall into the inner tier, less of the proposed development 
would be in the middle tier, and the proposed tall building would move from the middle 
tier to the outer tier.   
 
3.19  A further relevant consideration is the future of the gasholder site, and as stated in 
the Reasoned Justification to policy SFR of the Hammersmith and Fulham Core 



 

Strategy (2011), the Council understands that the gasholders may be replaced by a ring 
main in the coming 20 years.   
 
3.20  In incorporating the above into their advice of the relevant development risk to the 
Council, the HSE have identified potential mitigation controls (occupancy limitations) 
that, when applied to the risk assessment calculations, reduce the resulting risk to a 
more acceptable level.   
 
3.21  While the HSE maintain that there is sufficient public safety grounds for 
permission to be refused, agreement has been reached between parties on a set of 
conditions, that if attached to an approval, would satisfy the HSE that the potential risk 
did not justify recommending the call-in of the application by the Secretary of State.   
 
3.22  The proposed conditions are attached to the recommendation, and have the effect 
of: 
 
1)  Prohibiting the occupation of Blocks F, G and H until the Hazardous Substances 
Consents for the gasholder site have been revoked in entirety or reduced by variation to 
the CoMAH levels.  
 
2)  Restricting the occupation of Block H to 8,943sqm, Block F to 55 units and Block G 
to 100 units and 163sqm A1-A5 floorspace prior to the revocation of the Hazardous 
Substances Consents for the gasholder site. 
 
3.23  National Grid, the operators of the gasholder site have also been consulted on the 
proposed conditions, and have confirmed no objection to the principle of the future 
variation of the Hazardous Substances Consents to the CoMAH level.   
 
3.24  The final outcome of the discussion has therefore maintained an ‘advise against’ 
(granting permission) recommendation from the HSE in accordance with their standard 
advice, albeit one that has been tempered by mitigation to reduce the residual risk in 
accordance with guidance from the HSE.  The confirmation that the application would 
not be recommended for call-in is a significant signal of the level of risk.  This response 
should therefore be treated as a material consideration in the determination of the 
application.   
 
3.25  In accordance with the London Plan guidance, site specific factors and potential 
mitigation measures should also be considered in relation to the potential risk.  In this 
case, the individual assessment of risk and the extant approval, and the location within 
a designated regeneration area, provide further material considerations.  It is noted that 
these did not influence the HSE’s consideration of the application.   
 
Potential Risk 
3.26  The potential risk for future site occupiers arises primarily from the threat of 
accidents or equipment failure on the gasholder site resulting in ignition of escaped gas 
then leading to a fireball.   
 
3.27  The site benefits from extant reserved matters permission for residential 
development (albeit at a lower residential density) that was granted by the Council in 
2009.  This decision was taken with the support of an independent appraisal of the site 
specific risk assessment submitted by the Applicant and independently appraised by a 
consultant for the Council.  The risk assessment and independent appraisal concluded 



 

that the actual risk of a life threatening event occurring on the site was exceptionally 
low.   
 
3.28  As the site benefits from extant permission for residential development, it should 
also be noted that the current consideration is for an increase to the density of 
development rather than the introduction of occupiers to the site.   
 
Impact on Regeneration and Housing Supply 
3.29  As set out in the draft SFRSPD, the application site is a significant element of the 
regeneration of the wider South Fulham Riverside.  Furthermore the proposed 
development would make a significant contribution to the delivery of housing in 
response to the significant Borough and London wide housing need.   
 
3.30  These two matters are material to the consideration of the relationship to the 
gasholders, as they represent two significant benefits from the scheme.   
 
Other Guidance 
3.31  A recent Secretary of State decision (16 June 2011) on an application that had 
been called-in to be determined by him, provides further guidance of the weighting of 
scheme benefits against risk from hazardous substances facilities.  The application in 
question was submitted by Cala Homes (South) Ltd for a site in Aldermaston that was 
located in proximity of the Aldermaston Atomic Weapons Establishment.   
 
3.32  The Planning Inspector who had heard the Inquiry recommended to the Secretary 
of State that the application be refused.  This recommendation was not supported by 
the Secretary of State, who granted permission on final weighing of the risks and 
scheme benefits.   
 
3.33  There are similarities between the circumstances of this appeal case and the 
current application, and the case provides relevant advice to the balanced determination 
of the current application.  The Secretary of State assigned material weight to the 
benefits and positive aspects of the development against the potential health risk 
associated with the nearby nuclear facilities, including: 
 

• The consideration of the overall general compliance with the development plan,  

• The location within a designated regeneration area and contribution to the wider 
regeneration objectives,  

• The contribution to housing stock,  

• The high quality of the design of the proposed development 
 
3.34  These matters are all discussed elsewhere in this report, with respective 
conclusions acknowledging the achievement of the respective policy objectives.   
 
3.35  The Secretary of State’s decision is concluded with the following statement:    
 
“No activity can ever be regarded as being risk free, each case has to be considered on 
its own merits, and the Secretary of State concludes that the potential benefits of this 
scheme, coupled with the fact that is generally in accordance with the development 
plan, outweigh the real, but very small, risks attached.” 
 
3.36  This summary is equally applicable to the current application.  Previous risk 
assessment work has concluded that there is an exceptionally low risk of an incident 



 

occurring on the gasholder site that would threaten the proposed development.  
Separate to that assessment work, the HSE has reached agreement on mitigation 
measures for the proposed development that reduces the risk to a level that they are 
content to be addressed in a balanced consideration at a local level, as opposed to 
being called in for consideration by the Secretary of State.  As detailed elsewhere in this 
report, the application proposes a locally unique, high quality design, that has been 
commended by design professionals in consultation and would make a significant 
contribution to achieving the objectives of the South Fulham Riverside regeneration.  
The proposal would also provide a valuable contribution to local housing stock in 
response to local and regional housing needs, and is generally compliant with the 
Development Plan. .  
 
3.37  Accordingly, the potential risk associated with the South Fulham Gasholder 
installation is not considered to represent grounds for refusal of the application.   
 
Principle of Development – nature conservation 
 
3.38  PPS9 sets out the planning policies on the protection of biodiversity and 
geological conservation through the planning system. It seeks that biological and 
geological diversity are conserved or enhanced as part of development proposals.   
 
3.39  Policy 5.11 of the London Plan (2011) supports the provision of green roofs within 
new development as a way of enhancing habitat diversity within London.   
 
3.40  Policy 7.19 seeks the enhancement of London wide biodiversity and states that 
development proposals, where possible, should make a positive contribution to the 
protection, enhancement, creation and management of biodiversity.   
 
3.41  Policy OS1 of the Hammersmith and Fulham Core Strategy (2011) states the 
Council’s objective to protect and enhance biodiversity in the Borough.   
 
3.42  Policy RTC1 of the Hammersmith and Fulham Core Strategy (2011) states the 
aim to enhance river related biodiversity.   
 
3.43  Policy EN27 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) states: 
 
“The Nature Conservation Areas identified on the Proposals Map will be protected from 
development likely to cause demonstrable harm to their wildlife value. 
Development will not be permitted unless: 
 
(a) The proposed development would release a site for built development needed to 
realise a qualitative gain for the local community in pursuance of other physical, social 
and economic regeneration objectives of the UDP, and measures are included for the 
protection and enhancement of any substantive nature conservation interest that the 
site may have; or  
 
(b) Provision is made for replacement nature conservation interest of equal or greater 
value to the area. 
 



 

Planning conditions will be imposed or planning obligations sought to ensure the 
maintenance and enhancement of nature conservation areas where these are affected 
by development proposals.” 
 
3.44  Policy EN28 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) states that, within green corridors, the landscaping of 
development proposals will be required to provide a positive contribution to their natural 
appearance.  These corridors then serve as links between larger areas of habitat within 
and outside of the Borough.   
 
3.45  Policy EN28A of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) states that the Council will not approve development that 
would have a demonstrably harmful effect on protected species or their habitat.   
 
3.46  Policy EN29 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) states that development should protect any significant nature 
conservation interest of a development site and provides guidance for new development 
to follow to enhance nature conservation.   
 
3.47  The Former British Gas Pond and the rail side habitats along the West London 
line within the application site are designated areas of Grade 1 Borough wide 
importance.   
 
3.48  The designated habitat on the site is linked to further terrestrial and aquatic habitat 
(including riparian margins).  The West London Line extending from the site is 
designated as a Green Corridor and Chelsea Creek and the Thames are identified as 
areas of Metropolitan Importance.  
 
3.49  The existing habitat on the site is a mix of the aquatic habitat within the Pond, 
riparian planting and terrestrial areas.  Unfortunately, this area has been progressively 
degraded in recent years, and does not provide the ecological value that a diverse area 
of this size potentially could.   
 
3.50  Ecological surveys of the site have confirmed: 
 

• Two distinct areas of contrasting habitat are provided on the site; a wasteland area 
and a combination of open water, water edge and dense scrub habitat.   

• Consistent use of the site for a variety of bird breeding and feeding 

• Use of the tall emergent vegetation by bats for foraging but no evidence of roosting. 

• Use of the site by terrestrial invertebrates, but of no special nature conservation 
interest.  

• Common aquatic invertebrate species in the water of no special conservation 
interest.  

• Coarse fish are present in the water. 

• Reptile studies have not found evidence of such use. 
 
3.51  The nature conservation designation is one of the significant designations on the 
site that any proposal must address to ensure the ‘in principle’ compliance with the 
Development Plan.  The wording of the policy does not necessarily require the 
preservation of the existing habitat, providing for the loss in circumstances where; 
 



 

a)  It enables development to take place that would benefit the community through 
the pursuance of other physical, social and economic regeneration objectives of 
the Development Plan, subject to the protection and enhancement of any 
substantive nature conservation values, or  

b) The provision is made for replacement nature conservation interest of equal or 
greater value.   

 
3.52  In this case, the application proposes a high quality development of the site, which 
would provide a significant contribution to achievement of the regeneration objectives 
for the area.  However, the existing habitat would be lost in the proposal.  The pond 
would be replaced by the wider, open water of the proposed canal basin, and the area 
would lose the existing vegetated buffer from surrounding development.   
 
3.53  In recognition of this loss, the Applicant has sought to address the second clause 
of policy EN27, and proposes the provision of replacement habitat within the scheme.   
 
3.54  A vegetated wetland area formed by two submerged terraced levels is proposed 
at the north western corner of the site, furthest from the built development.  This area 
could accommodate some of the similar riparian vegetation currently present on the 
site.  While it is this type of emergent vegetation that is used by foraging bats, it is likely 
that the light levels on the site would preclude such use of this proposed area, albeit 
that lighting controls could be applied to maximise the potential use.   
 
3.55  Floating structures are also proposed to be anchored along the railway side of the 
canal basin to provide further bird habitat.   
 
3.56  The narrow park linking the Block A plaza to the station plaza would also have 
opportunities to maximise terrestrial ecology value through selected planting and 
understorey management.   
 
3.57  The provision of high quality, replacement habitat on the site to offset the loss of 
the existing nature conservation interest is acceptable in principle, in accordance with 
policy EN27.  However, given the scale and significance of the existing habitat, it is 
considered that further measures could be readily incorporated into the site to better 
balance the loss of the existing habitat and the aims of policies EN27, EN28A and EN29 
of Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 2011).   
 
3.58  Additional habitat provision is therefore recommended to be required on the site in 
the form of a growth medium to be provided on the canal walls that would be suited to 
accommodating submerged plant growth.  Promoting the growth of aquatic plants would 
provide further habitat for other aquatic species, particularly juvenile fish, which could 
then potentially migrate to the Thames.  This would also provide improvement to the 
otherwise potentially hard appearance of the canal walls.  A condition accompanies the 
recommendation in this respect.   
 
3.59  The Applicant has also offered to increase the size of the proposed terraced 
wetland areas, and a condition accompanies the recommendation to capture this.  
 
3.60  Sensitive management of construction timing and methodology would be 
necessary to minimise the resulting detriment to the wildlife currently using the site, in 
particular ensuring that clearance work avoids bird roosting season.  Conditions are 
attached to the recommendation in this respect, to control timing and methodology of 



 

construction and to ecologically sensitive lighting in relevant site areas (while 
maintaining levels required for public safety).  Standard conditions are also proposed in 
relation to the provision of nest and bat boxes within the development, and to ensure 
that maintenance of the site aquatic vegetation is undertaken with ecological 
supervision.  
 
3.61  Site landscaping is discussed elsewhere in this report, as the ornamental focus of 
this planting would be of significantly less ecological value than the measures discussed 
above.   
 
3.62  The high quality habitat measures that are proposed to be incorporated into the 
development, as supplemented by recommended planting to the canal walls, are 
considered to offset the loss of the existing ecological habitat on the site.  The proposed 
development is therefore considered to comply with the provisions of policy EN27 of the 
Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 2011), 
and the removal of the existing habitat is considered to be acceptable in principle.     
 
Housing 
 
Housing Provision 
3.63  PPS3 emphasises the importance of increasing the delivery of homes and seeks 
to create mixed and balanced communities through encouraging the provision of a wide 
range of well designed housing (including affordable housing) to meet a variety of 
needs. Paragraph 41 sets a national target for 60% of new homes to be built on 
previously developed land. The document states that housing should be located in close 
proximity to community facilities, access to jobs, key services and infrastructure to 
assist in the creation of sustainable communities. 
 
3.64  In general, London Plan policies support high density residential development 
within or in proximity of town centres and encourage the provision of additional housing 
above the stated minimum plan targets; subject to compatibility with the local context 
and sustainable principles.   
 
3.65  London Plan (2011) policy 3.3 `Increasing London's Supply of Housing` sets 
minimum borough targets for housing provision up to 2021.  The policy specifies a 10 
year minimum target for the London Borough of Hammersmith and Fulham of 6,150 
dwellings, and an annual monitoring target of 615 dwellings.  
 
3.66  London Plan (2011) policy 3.4 `Optimising Housing Potential` requires new 
development to optimise the intensity of use of sites, taking into account the local 
context and character, design principles and public transport accessibility, consistent 
with the development density guidance that is provided in Table 3.2.   
 
3.67  Policy 3.7 ‘Large Residential Developments’ encourages large development sites 
(in excess of 5ha or 500 units) to be located within areas of high public transport 
accessibility and for them to be the subject of plan led and consultative processes to 
coordinate provision of necessary infrastructure and to provide distinctive character.  
 
3.68  Hammersmith and Fulham Core Strategy (2011) policy H1 reflects the guidance of 
the London Plan housing target and explains that the intention to address this, is by way 
of the development of strategic sites and other identified available sites, windfall sites, 
and conversions while at the same time retaining existing residential accommodation.   



 

 
3.69  Policy HO6 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) requires new residential development to provide a mixture of 
units to meet the needs of family and non-family households.   
 
3.70  The proposed development of the site to provide 489 residential units would 
provide a substantial contribution towards achieving the Borough’s housing targets in a 
location that is within a defined regeneration area that seeks to provide a high quality 
residential community with future plans for improved transport accessibility.  As detailed 
in the Density section of this report, the proposed development is considered to 
optimise the use of the site.  Accordingly, in addition to the compliance with the Core 
Strategy allocation, the provision of housing on the site is therefore considered to be 
consistent with the applicable London Plan policy guidance.   
 
3.71  As detailed in the application description, the proposed unit mix provides 155 
Manhattan units, 39 1 bed units, 184 2 bed units, 94 three bed units and 17 four bed 
units.   
 
3.72  The proposed range of unit sizes, including significant provision of two bedroom 
and larger, family sized, units is considered to meet the policy requirement for the 
provision of a range of unit sizes within new development, which will assist in the 
creation of a diverse community.   
 
Affordable Housing 
3.73  London Plan (2011) policy 3.10 defines affordable housing as including “...social 
rented and intermediate housing provided to specified eligible households whose needs 
are not met by the market...” and goes on to specify that affordable housing should also 
a) meet the needs of eligible households, b) include provisions for the unit to remain at 
an affordable price for future generations, and c) if these restrictions are lifted, for the 
subsidy to be recycled for alternative affordable housing provision.   
 
3.74  The supporting justification to policy 3.10 defines the affordability requirements for 
intermediate housing and advises that these will be updated annually.  Affordability is 
currently set at an upper annual income of £64,000 (as updated by the London Plan 
Annual Monitoring Report 7, February 2011), which translates to a maximum sale value 
of £224,000 (using a 3.5x income multiplier).   
 
3.75  London Plan (2011) policy 3.11 sets a London wide affordable housing target of at 
least 13,200 more affordable homes per year.  The policy advises that 60% of new 
affordable housing should be provided for social rent and 40% for intermediate rent or 
sale, with priority accorded to the provision of affordable family housing.  The second 
part of policy 3.11 relates to the establishment of Borough level affordable housing 
targets through LDF preparation that take account of a range of considerations that 
include the strategic target and local circumstances.   
 
3.76  Policy 3.12 of the London Plan (2011) seeks negotiation to secure the maximum 
reasonable amount of affordable housing within new development taking account of the 
individual circumstances including development viability.  Of particular note, the policy 
advises that negotiations should take account of site circumstances including 
development viability, availability of public subsidy, the implications of phased 
development and review clauses and other scheme requirements.  
 



 

3.77  Policy 3.13 of the London Plan (2011) requires that affordable housing will 
normally be required on a site which has the capacity to provide 10 or more homes and 
that negotiations should take account of development viability 
 
3.78  Policy H2 of the Hammersmith and Fulham Core Strategy (2011) sets a Borough 
wide target that 40% of all additional dwellings should be affordable, and in recognition 
of the existing concentration of social rented properties in the Borough, states a 
preference for the provision of intermediate and affordable rented housing over social 
rented housing.  In relation to the negotiation of affordable housing provision on 
individual sites, the policy identifies a range of relevant considerations, including 
scheme financial viability.   
 
3.79  The application proposes an overall affordable housing provision of 147 units, 
representing 30% of the total residential units.  All of these units would be provided as 
intermediate, discount market sale (DMS), units, with varying levels of subsidy applied 
to the units.  The details of the proposed provision is summarised in the following table: 
 
Table 2: Proposed Affordable Housing Mix 
 

 Number of 
Units  

DMS Sale 
Price 

Affordability 
(Income) 

Average 
Market Value 

DMS Subsidy 
(Per Unit) 

Manhattan 5 £105,000 £30,000 £320,000 £215,000 

Manhattan 5 £126,000 £36,000 £320,000 £194,000 

Manhattan 10 £138,250 £39,500 £320,000 £181,750 

Manhattan 5 £173,250 £49,500 £320,000 £146,750 

Manhattan 19 £174,825 £49,500 £320,000 £145,175 

Manhattan 29 £202,300 £57,800 £320,000 £117,700 

Manhattan 34 £224,000 £64,000 £320,000 £96,000 

1 Bed Flat 25 £224,000 £64,000 £400,000 £176,000 

2 Bed Flat 15 £224,000 £64,000 £475,000 £251,000 

      

TOTAL 147    £22,196,875 

 
3.80  The proposed affordable provision is below the affordable housing target of the 
Hammersmith and Fulham Core Strategy (2011) and the proposed tenure mix does not 
meet the desired mix of the London Plan.  However, the proposed provision is 
considered to provide the most desirable affordable housing mix for the development.   
 
3.81  In support of the proposed affordable housing provision, the Applicant has 
provided an ‘open book’ financial appraisal of the scheme, detailing development costs 
and expected return.   
 
3.82  The Council contracted the professional valuation services of Lambert Smith 
Hampton to assess this financial appraisal, and the consultant services of Veale and 
Sanders for the assessment of the proposed development costs.  In summary the 
conclusions of their assessment of the appraisal are as follows:  
 



 

• The proposed development costs, including the costs associated with the water 
environment and lock construction are sound.   

• Commercial income rates are agreed. 

• While residential sales values appear somewhat pessimistic, they are within an 
acceptable tolerance range of +/-3% variation. 

• Developer profit equating to 20% of gross development value is within the range 
specified in the GLA Toolkit Guidance Notes. 

• Market appraisals prepared for the scheme, demonstrate a developer’s return that is 
reasonable in current market conditions.  

• The assessment does not justify the inclusion of further affordable housing or 
Section 106 contribution.   

 
3.83  The proposed quantum of affordable housing is therefore considered to be the 
most that the scheme can viably provide.  While this is below the level sought by  the 
London Plan and Hammersmith and Fulham Core Strategy (2011), as the viability 
appraisal work has demonstrated that this is the most that the scheme can provide, this 
is considered to accord with relevant policy requirements.  
 
3.84  For clarity, in principle, the DMS product is considered to be an acceptable form of 
intermediate affordable housing.  Effectively, the subject units are reduced in price to an 
agreed level of affordability, with the difference between this price and the market value 
transferred to the Council as covenanted equity.  In this case, the proposed affordability 
level, which is aimed at incomes ranging from £30,000 to £64,000, accords with the 
London Plan (2011) affordability definition.   
 
3.85  While the absence of social rented accommodation from the proposed affordable 
housing provision accords with policy H2 of the emerging Core Strategy, it is less 
consistent with the London wide target set out in the London Plan.  This variance from 
the desired tenure mix of the London Plan is, in this case, considered to be acceptable 
given the specific characteristics of the surrounding context.  More specifically, a high 
demand exists within the Borough for intermediate housing that is not being addressed 
due to a shortfall in provision.  The reasoned justification to policy H2 describes this 
shortfall as ‘severe’ with the total intermediate housing stock of the Borough equivalent 
to approximately 2% of the overall housing stock.  The draft SFRSPD acknowledges 
this and proposes that all affordable housing provided within the regeneration area 
should be intermediate.  The proposed tenure mix would therefore contribute to 
addressing this shortfall.   
 
3.86  Further, when compared with the overall stock of social rented accommodation in 
the Borough, which represents approximately 33% of the total housing stock, the desire 
to prioritise intermediate housing within affordable provision is also consistent with the 
creation of mixed and balanced communities.   
 
3.87  The proposed affordable housing provision is therefore considered to represent 
the maximum provision that the scheme can viably provide in accordance with both 
London Plan (2011) and Hammersmith and Fulham Core Strategy (2011) policies, with 
a tenure split that is considered to better reflect the Borough level (housing stock) 
circumstances than the London Plan guidance.  Accordingly the proposed affordable 
housing provision is considered to be acceptable.   
 
 
 



 

Density of Development  
 
3.88  Policy H3 of the Hammersmith and Fulham Core Strategy (2011) states the 
expectation that new housing development will respect the local setting and context, 
while also being well designed to address energy efficiency requirements and provide 
satisfactory internal and external living conditions and incorporate a range of housing 
types and sizes.  The policy states that acceptable housing density will be dependant 
primarily on an assessment of these factors, while also taking account of London Plan 
policies and highway impact and capacity.  
 
3.89  The site is located within an urban setting with a range of different land uses and 
residential building types and scales in the area.  Limited local services are available 
within the neighbouring Imperial Wharf development, with a wider range available in the 
Fulham town centre to the west of the site.  Public transport accessibility is limited in the 
area resulting in a predominant PTAL of 2 with isolated rises to 3 and 4.  However, it is 
noted that the PTAL of the site may improve as transport initiatives are brought forward 
in accordance with the draft SFRSPD.   
 
3.90  While it is recognised that residential density is not considered to be the sole 
determinant of development acceptability, it can be used as an indicator of the overall 
character of a proposal.  Applicable guidance for residential development density is 
provided in London Plan (2011) policy 3.4 and Table 3.2 ‘Sustainable residential quality 
density matrix’. 
 
3.91  London Plan (2011) policy 3.4 `Optimising Housing Potential` requires new 
development to optimise the intensity of use of sites, taking into account the local 
context and character, design principles and public transport accessibility, consistent 
with the development density guidance provided in Table 3.2.  The density guidance 
ranges specified in this table are related to the site setting, the existing building form 
and massing, the indicative average dwelling size, and the Public Transport 
Accessibility Level (PTAL) of the site. 
 
3.92  The guidance of the Density Matrix for an urban site with this PTAL and hr/unit is 
200-450 habitable rooms per hectare and 70-170 units per hectare.   
 
3.93  The proposed development has a density of 452 habitable rooms per hectare and 
157 units per hectare.  On a unit basis, the density of the scheme is within the range for 
an urban site.  On a habitable room basis the scheme is marginally above the upper 
limit of the guidance range for an urban site.  However it should be noted that the site is 
located within a defined regeneration area with improvements proposed to public 
transport in the area, which will improve the PTAL.  Given the mixed character of the 
site setting, and location, and the proposed improvements to the area, the proposed 
density is considered to be consistent with the guidance of the density matrix and 
therefore compliant with the policy requirement to optimise the use of the site. 
 
Water Environment, Flood Risk and Drainage 
 
3.94  PPS25 aims to ensure that flood risk is taken into account at all stages in the 
planning process to avoid inappropriate development in areas at risk of flooding, and to 
direct development away from areas at highest risk.  Where new developments are 
necessary in such areas, PPS25 seeks to make it safe, without increasing flood risk 
elsewhere and, where possible, reducing flood risk overall. 



 

3.95  Policy 5.11 of the London Plan (2011) supports the provision of green roofs within 
development to assist in sustainable urban drainage systems.   
 
3.96  Policy 5.12 of the London Plan (2011) states that new development must comply 
with the flood risk assessment and management requirements of PPS25. 
 
3.97  Policy 5.13 of the London Plan (2011) states that development should incorporate 
sustainable urban drainage systems and specifies a drainage hierarchy for new 
development.   
 
3.98  Policy 5.14 of the London Plan (2011) states the requirement for development 
proposals to ensure the provision of adequate wastewater infrastructure to meet the 
related needs.   
 
3.99  Policy 5.15 seeks the conservation of water resources through, among other 
matters, minimising water use and promoting rainwater harvesting.   
 
3.100  Policy CC1 of the Hammersmith and Fulham Core Strategy (2011) requires that 
new development is designed to take account of increasing risks of flooding.   
 
3.101  Policy CC2 of the Hammersmith and Fulham Core Strategy (2011) states that 
new development will be expected to minimise current and future flood risk and that 
sustainable urban drainage will be expected to be incorporated into new development to 
reduce the risk of flooding from surface water and foul water.  
 
3.102  The rather unique water environment that is central to the proposed development 
presents different challenges for construction and continuing maintenance.  Extensive 
detail has been submitted by the Applicant to demonstrate that this would be successful 
as well as technically feasible.   
 
3.103  The proposed water environment is intended to be accessible for small craft from 
the Thames, via Chelsea Creek.  The proposed lock would ensure that the water level is 
maintained within the development at a level of 3.950m AOD at times of low tide on the 
Thames, when the water falls to a minimal level in Chelsea Creek.  Incorporating a lock 
into the scheme as opposed to a single gate extends the amount of the tidal range that 
could be utilised to move small craft between the site and Chelsea Creek to 2.5 hours 
either side of high tide.   
 
3.104  As the lock would only be operated close to high tide, the additional water flow 
would not cause scouring or other impacts on Chelsea Creek.  The energy relationship 
would however, result in gradual sedimentation of the dock basin and canals.  
Maintenance dredging is proposed within a management plan to address this likely 
sedimentation.  
 
3.105  A management plan has been submitted by the Applicant detailing the likely 
routine maintenance of the water environment.  This includes skimming the water to 
remove any wind or water borne debris that enters the site.  The package of 
maintenance measures provide sufficient confidence that a high quality environment 
can be maintained.  
 
3.106  While the water environment would be a distinctive and attractive feature of the 
site, it would also present risks to users.  A condition is recommended requiring the 



 

provision of life saving safety equipment throughout the development, grab chains along 
the canal and dock basin walls and regular ladders to enable access from the water.  
The Applicant has proposed that no specific measures would be incorporated into the 
dock edge to delineate this position.  However, in the interests of public safety and 
convenience, a condition is recommended requiring the provision of adequate 
delineation of the dock edge to ensure that it is visually apparent and would prevent 
people or items dropping over the edge, such as young children, push chairs or 
wheelchairs.   
 
3.107  The application site is located primarily within flood zone 3.  The Flood Risk 
Assessment submitted with the application details the measures to ensure that the 
development does not exacerbate flood risk off-site, and to protect future occupiers from 
flood risk.   
 
3.108  The proposed drainage strategy would direct all of the surface water from the 
application site and neighbouring Blocks J1, J2 and L into the dock basin.  This would 
ensure that the proposed development did not exacerbate off-site flood risk.   
 
3.109  Water run-off from car parking areas would be directed to the foul sewer system 
to accord with other regulations.   
 
3.110  Attenuation tanks and oversized pipes are proposed to be incorporated into the 
drainage system to ensure that flows resulting from storm events can be contained 
within the site and released at an acceptable flow rate.  The lock gates would be 
designed at a maximum height of 3.950m AOD, and would enable heavy storm flows to 
overtop the lock into Chelsea Creek, and for spring high tides to overtop the lock and 
enter the site.  
 
3.111  The drainage strategy incorporates storm water treatment filters to remove 
sediment, nutrients, heavy metals and other pollutants from the storm water prior to 
discharge into the dock basin.  The filters would be bypassed in times of heavy storm 
events, but the first flush of the run-off would be captured.  The application proposes 
that a full suite of water testing would be undertaken every six months to ensure that 
suitable water quality was being maintained within the basin and canals.  Conditions are 
recommended to secure the maintenance of the system and water testing.   
 
3.112  To minimise the flood risk to future occupiers, the ground floor level of the 
development would be set at a minimum height that accords with the minimum statutory 
flood defence level, with provision for future sea level rise.   
 
3.113  The Environment Agency has been involved in extensive negotiation to agree the 
content of the Flood Risk Assessment and the detailed drainage strategy. 
 
3.114  The proposed development is considered to acceptably mitigate the associated 
flood risk in accordance with policy requirements, and suitable detail has been provided 
to demonstrate the potential success of the proposed water environment.  
 
3.115  Thames Water have advised that insufficient capacity exists in the surrounding 
infrastructure to cater for foul water from the site, and a condition is recommended to 
address this by way of submission of further details and agreement with Thames Water. 
 
 



 

Design – Layout, Scale, Detailed Design 
 
3.116  PPS1 `Delivering Sustainable Development’ sets out the government's main 
principles for development and the promotion of its wider economic, social and 
environmental objectives in order to create sustainable communities.  An 
overarching objective is to make more efficient use of land (in particular previously 
developed land) through higher density, mixed-use development. PPS1 also 
promotes high quality and inclusive design. 
 
3.117  PPS5 ‘Planning for the Historic Environment’ sets out the principles and guidance 
necessary for the assessment of the impact of development on heritage assets.  It 
promotes the conservation of heritage assets.  
 
3.118  London Plan (2011) Policies 
Policy 7.1 requires that all new development is of high quality that responds to the 
surrounding context and improves access to social and community infrastructure, 
contributes to the provision of high quality living environments and enhances the 
character, legibility, permeability and accessibility of the surrounding neighbourhood.  
Policy 7.2 requires that new development embraces the principles of inclusive design.   
Policy 7.3 requires new development to incorporate crime prevention measures to 
provide a safe and secure environment.   
Policy 7.4 requires that new development responds to the surrounding setting and 
provides a human scale and relationship with street level activity and is informed by the 
historic context.   
Policy 7.5 requires the provision of high quality public realm that is comprehensible at a 
human scale.   
Policy 7.6 requires development to be of high architectural quality that is of a scale that 
is compatible with the surrounding area that makes a positive contribution to the 
immediate, local and wider area.   
Policy 7.7 advises the definition of tall buildings includes those that exceed the Mayor of 
London referral threshold, and requires that such buildings should not compromise the 
character of the surrounding area and should be based on the highest standard of 
architecture and materials.   
Policy 7.8 requires that development respects affected heritage assets by being 
sympathetic to their form, scale, materials and architectural detail.   
Policy 7.21 seeks the retention of existing trees of value with new development, and 
their replacement when lost.   
Policy 7.27 seeks improvement of access to the Blue Ribbon network and the provision 
of waterborne recreation facilities.     
Policy 7.30 builds on policy 7.27 and promotes use of the river for water recreation.   
 
3.119  Hammersmith and Fulham Unitary Development Plan (as amended 2007 and 
2011) policies: 
Policy EN2 requires that new development preserves or enhances conservation areas. 
Policy EN2B requires that new development respects the setting of conservation areas 
and the views into and out of them.   
Policy EN3 requires that new development preserves the setting of Listed Buildings.   
Policy EN8 requires that new development is of a high standard of design that is 
compatible with the scale and character of existing surrounding development.   
Policy EN25 seeks the retention of trees with development and suitable replacement 
where removal is considered to be acceptable.   



 

Policy EN31x advises that development will not be permitted in the Thames Policy Area 
unless it respects the riverside context.   
Policy EN32 encourages development that provides for river based activities and uses.   
Policy EN34 encourages the provision of enhancement to the riverside walk with 
relevant development.  
Policy EN35 prevents development that encroaches into the river, listing exceptions to 
this, which includes jetties and piers.    
 
3.120  Hammersmith and Fulham Core Strategy (2011)  
Policy BE1 requires that all new development creates a high quality, accessible, urban 
environment that respects the surrounding setting, including heritage assets. The policy 
defines tall buildings as being those that “which are significantly higher than the 
generally prevailing height of buildings in the surrounding area” and requires that 
detailed justification is required for any such tall building.    
 
3.121  Policy STR states that a very high standard of urban design will be necessary 
within the regeneration area, and highlights the desire for the provision of linkages to 
the river and riverside walk.  
 
3.122  The draft SFRSPD provides more detailed design guidance, discussing building 
forms, heights and suitable materials.   
 
Design Context 
3.123  The partially vacant application site currently presents a large expanse of 
previously developed land that occupied use limited to an office building in the northern 
part of the site.   
 
3.124  The surrounding townscape is varied in scale and nature.  There are the 
residential apartment buildings associated with the Imperial Wharf development to the 
south-east, the gas holders of the Imperial Road Gasworks to the north-west, the West 
London railway line on an embankment to the east and further to the east Chelsea 
creek and the Chelsea Harbour mixed use development. 
 
3.125  The north-western part of the site is within the Sands End Conservation Area. 
Also the Imperial Road Gasworks to the north-west includes the Grade II Listed Number 
2 Gasholder and is part of Imperial Square and Gasworks Conservation Area.  It is 
obviously important that these neighbouring heritage assets are respected in 
development proposals for the site.   
 
3.126  In recognition of the surrounding heritage assets, development should seek to 
secure an enhancement of the area with a development which is of high quality.  The 
large scale of the site also requires pedestrian permeability to be addressed through the 
creation of connections and links with a high quality public realm.   
 
3.127  As there is limited built fabric to preserve and a significant site area, development 
should seek to create a new place with an identity while also integrating itself with the 
surrounding development.   
 
3.128  As detailed earlier in this report, the application has been submitted in hybrid 
form.  The external appearance is reserved for the buildings in the outline area of the 
site, but approval is sought for the overall layout and the scale parameters.    
 



 

Layout 
3.129  The proposed layout is largely the result of two key design principles for the site.  
The first is to take advantage of the historic dock within the site, and expand the water 
environment through the site through an enlarged dock basin and the formation of two 
canals.  The second design principle has sought to relate the overall form of the 
proposed development to the historic urban form of the surrounding residential area.   
 
3.130  Incorporating the water environment throughout the site and the desire to 
replicate the urban structure of the established Sands End Victorian terraced housing 
has resulted in a linear structure to the masterplan layout.  This layout is based on linear 
finger blocks aligned perpendicular to Imperial Road that extend through the site to the 
proposed dock basin.  The space between blocks would be utilised alternatively as 
access roads and canals.   
 
3.131  Eight buildings are proposed through the site, one of which would be commercial 
(B1 Use Class), with the remainder residential.  Six of the seven residential buildings 
would rise to eight storeys, and the proposed office building also accord with this scale.  
A tall building rising to 25 storeys (Block A) is also proposed in the north eastern corner 
of the site, adjacent to Block J2.    
 
3.132  A lock would be formed underneath the railway, which would extend the period of 
tidal access into the site from Chelsea Creek.  This is intended to improve the usability 
of the proposed water environment within the site for small water craft.   
 
3.133  A pedestrian route around the dock basin would lead to a pedestrian access 
(effectively a bridge) alongside the lock leading into the Chelsea Creek basin.  While 
this would currently not provide access to Lots Road, it is intended that further 
development of the related Lots Road site could incorporate this access, or specific 
measures could be undertaken in the interim.   
 
3.134  Capitalising on the water environment proposed, high quality public realm would 
be provided throughout the site, including accessible canal and dock side pedestrian 
areas.  A particular focus area of the development is proposed as a plaza at the base of 
the tall building, adjacent to the eastern end of the dock basin.  A linear park would 
extend from this plaza to the Imperial Wharf station plaza, providing a direct pedestrian 
link to the station.  This park would incorporate a rill (a ground level, linear water feature 
such as that at More London, between London Bridge and Tower Bridge).   
 
3.135  High quality materials would be utilised throughout the public realm and all space 
at ground floor level through the site would be permanently publicly accessible.  This 
public realm would be animated through landscaping, public art and street furniture, to 
develop a high quality urban environment for the benefit of future occupiers, visitors and 
those moving through the site.   
 
3.136  Multiple core entrances throughout the development would be necessary due to 
the linear form of the buildings.  These would provide a ground level animation to the 
streets within the development.  The remainder of the ground floor space would be used 
for A1-A5 Use Class purposes, and significant opportunity exists for ground floor cafes 
and restaurants to extend into and animate the public realm area.  
 
3.137  To ensure the provision of a suitable termination of the northern section of 
neighbouring Block J2 facing the site, a small addition is proposed to the building to 



 

provide animation oriented on the public spaces of the proposed development.  This 
addition would be consistent with the J2 design principles and would relate well to the 
scale and design of the parent building, while also improving the relationship with the 
application site proposals.    
 
3.138  The draft SFRSPD highlights the need for connectivity to be improved throughout 
the area, and key to the access strategy in this part of the area is a proposed route 
through the Gasholder site to Kings Road.  The proposed site layout would readily 
enable the site to be connected to such a link road.   
 
Building Height and Scale 
3.139  The height of the buildings within the development is an important consideration 
to ensure an appropriate relationship with surrounding development and heritage 
assets.  The development proposals take reference from the riverside buildings in the 
vicinity and provide a scale for the linear blocks that is proportional to the layout of the 
buildings and public spaces (streets and canals) within the proposed layout.  A tall 
building of 25 storeys is also proposed as a visual marker within the development and 
local area. 
 
3.140  While the scale of the proposed linear blocks, in terms of both height and width, 
is considered to provide an appropriate proportional relationship within the site layout, it 
would also provide an appropriate scale transition from the taller and larger scale of 
Imperial Wharf to the lower scale terraced housing of the surrounding residential areas.   
 
3.141  The principles surrounding the inclusion of a tall building within the scheme and 
the impact on heritage impacts are discussed separately in following sections of this 
report.   
 
3.142  The proposed 25 storey building would contrast with the consistent scale of the 
remainder of the scheme and the neighbouring Imperial Wharf buildings.  The building 
would be based on a rhomboid footprint, which would result in a very slender 
appearance in views from the north and south.  The contrasting scale of the proposed 
building in relation to the remainder of the development and neighbouring buildings 
would provide a visual punctuation to the scale of the immediately surrounding area and 
the building would serve as a visual marker within the site.  This contrast with the 
remainder of the development is reinforced through a fundamentally different design 
approach for the elevational treatment of the building.   
 
3.143  The proposed height of the tall building would be sufficient to ensure that it 
served as a visual contrast to the surrounding development.  It would rise to a height 
equivalent to the upper level of the nearby Belvedere Tower (to the apex of the cap on 
this building).  Limiting the building to this height would ensure that it was not unduly 
prominent in the local area and that it maintained a visual relationship with the linear 
blocks.   
 
3.144  The Townscape and Visual Assessment submitted with the application 
concludes that the proposed development would not result in any adverse visual effects.  
The assessment also concludes that the high quality design will be beneficial on views 
from local roads and public rights of way.   
 
 
 



 

Detailed Design 
3.145  The detailed design of the linear buildings has taken direction from the traditional 
form of the canal side buildings of Amsterdam and the impressive range of 
contemporary Copenhagen development, while also seeking to maintain a connection 
with the local area by translating this to the Fulham context.   
 
3.146  The linear block elevations are based on narrow, repeating vertical bays that are 
filled by extensive glazing at each level surrounded by brickwork.  Specific interest 
would be introduced to the upper levels of the elevations through the stepped variation 
to upper level balconies, creating an irregular pattern.  This would also assist in 
breaking up the long elevations of the blocks.    
 
3.147  The translation to the local Fulham context results in the extensive use of brick 
though the elevations.  Tonal variation is proposed to the brick in the same manner as 
this variation is evident throughout the wider area.    
 
3.148  The eighth floor level of the linear blocks would be formed from roof level cabins 
relating to roof terrace areas.  These cabins would form a partial floor level along the 
length of the blocks.   
 
3.149  A very different external appearance is proposed for Block A, the tall building.  In 
contrast to the brick of the linear blocks, this building would be based on the extensive 
use of stone and glass to create a distinctive local landmark.   
 
3.150  Stone blades running vertically up the building are broken at every other floor by 
a deep horizontal band of stonework.  Extensive glazing is proposed behind the vertical 
fins to form the external elevations of the building.  The vertical stone fins would 
terminate three floors from the top of the building.  A glazed box would cap the building 
and responds to consultation comments that sought a distinctive termination to the 
building.   
 
3.151  The vertical fins would project from the recessed glazing and would be 
directionally angled.  In combination with the rhomboid footprint of the building, the 
appearance of the building vary dependent on the perspective of the viewpoint position.  
For example, from the north, the building would appear very slender and the fins would 
be evident.  In views from the west, the building would present a wider elevation and the 
fins would appear more as columns.   
 
3.152  The proposed design approach followed for both the linear buildings and the tall 
building are considered to be very high quality.   
 
Landscaping 
3.153  Landscaping is proposed throughout the site and is integral to the proposed wind 
mitigation strategy for the scheme.  The landscape strategy recognises the different 
character areas of the proposed scheme and has sought to assist in their definition.  
 
3.154  The road between Block J2 and the proposed development is intended to 
replicate the model of a typical tree lined Fulham street, with a clear structure of kerb 
side trees and pedestrian area.  This format would be repeated for the access roads 
between Blocks F, G and H.   
 
 



 

3.155  Canal side garden areas would be provided adjacent to Canal A to utilise the 
visual amenity related to the water environment away from the harder setting of the 
dockside access route.   
 
3.156  The link between the dock side plaza and the station plaza is intended to be 
more simply landscaped.  It is noted that the ecology strategy for the site will require 
relevant habitat to be formed along the northern boundary of this park.  
 
3.157  The overall landscape strategy builds on the quality of the proposed 
development and would provide an interesting element within the overall appearance.  
Extensive further detail is necessary, and this is recommended to be required by 
condition.   
 
Tall Building Principle 
3.158  The relevant London Plan and Hammersmith and Fulham Core Strategy (2011) 
policy framework recognises the wide ranging impacts that tall buildings can have on 
the environment, and requires that this is taken into consideration in their location.  In 
accordance with Central Government guidance, the Core Strategy identifies four areas 
in the Borough where tall buildings may be appropriate. Limited parts of South Fulham 
Riverside were identified in Strategic Policy BE1 as a potential location for tall buildings. 
The policy framework recognises the potential role that high quality tall buildings can 
play, both in optimising the potential development of an area to ensure that 
development capitalises on areas of good infrastructure, and in emphasising a focal 
point in the local townscape.   
 
3.159  The jointly produced English Heritage and CABE guidance on Tall buildings 
discusses the benefits and negatives associated with taller buildings.  This guidance 
acknowledges the advantages that tall buildings can provide in making a positive 
contribution to the image and identity of areas and serving as landmarks in regeneration 
areas and stimulating further investment. It stresses the necessity of high quality design, 
with supporting high quality public realm. It also recognises that the impact on 
conservation areas and listed buildings and their settings must be fully addressed in 
proposals.  
 
3.160  The Hammersmith and Fulham Core Strategy (2011) SFR policy allocation for 
the site acknowledges that there are opportunities within the regeneration area for tall 
buildings, provided that they form a key design element within a masterplan 
development.   
 
3.161  The draft SFRSPD, which provides further detail of the objectives and vision for 
the development of the regeneration area, identifies the Imperial Wharf area as being a 
key focal point of the regeneration area.  The draft SPD expands on this to 
acknowledge that the Imperial Wharf area, of which the site is the final phase of 
development, has the potential to accommodate a tall building.   
 
3.162  The proposed tall building would provide a visual marker for the northern part of 
the regeneration area, close to Imperial Wharf Station, and would include a pedestrian 
link from the base of the tall building directly to the station plaza.  The building would 
also act as a land mark within the development, and provide a vertical counterpoint to 
the horizontal form and massing of the adjoining waterside buildings. The location of the 
proposed tall building would be the pivotal point in the masterplan, within an area of 
high quality public realm, centred on the enlarged dock basin and dock side plaza.   



 

3.163  The policy requirement to optimise the development potential of sites also forms 
part of the context for consideration of the building.  The inclusion of a modest tall 
building [the proposed building would be similar in height to the existing Belvedere 
Tower at Chelsea Harbour but lower than the approved Lots Road towers] enables the 
scale to be restrained throughout the remainder of the site, while still achieving a 
necessary intensity of development.   
 
3.164  While the architectural character of the proposed development presents a 
notable shift in both form and detailed design of buildings from the earlier phases of 
Imperial Wharf, it would still present a consolidated form that continued the scale and 
public realm principles of the earlier phases.  The inclusion of the tall building would 
present a punctuation to this scale, introducing an alternative building typology and 
visual variation that would benefit the wider development.  
   
3.165  In accepting that tall buildings can make a positive contribution to some areas, 
the London Plan policy recognises the preference of grouping tall buildings together to 
form a cohesive group.  In this case, the proposed tall building would form part of a 
loose relationship with the existing Belvedere Tower and the approved Lots Road 
towers.  The proposed tall building would be visible between these towers in longer 
views from the east and west, with a tighter grouping in views from the north and south.  
This association would accord with the guidance of the London Plan policy and English 
Heritage and CABE guidance on Tall Buildings.   
 
3.166  As set out above, it is considered that the detailed design of the proposed tall 
building is of a high quality.  The vertical emphasis of the angled fins would accentuate 
the slender form of the building and would be balanced by the horizontal stone bands to 
give a fine grain and scale to the elevation. The extensively glazed upper levels would 
provide an appropriate termination to the building.  In combination with the rhomboid 
footprint, the building appearance would change dependent on the perspective point, 
adding another element of visual interest.   
 
3.167  The principle of a tall building on the application site is therefore consistent with 
the objectives and urban design vision for the wider regeneration area, and is 
considered to accord with the policy framework in this respect.  The proposed tall 
building has been tested in range of views including some sensitive settings. Officers 
conclude that the setting of surrounding heritage assets would not be harmed by the 
proposed tower. It would act as a suitable visual marker within the immediate area and 
would relate in scale and form to the existing Belvedere Tower and approved Lots Road 
towers.  The inclusion of a tall building within the scheme is therefore considered to be 
appropriate. 
 
Impact on Heritage Assets 
3.168  The Sands End Conservation Area stretches along the Thames river frontage of 
the South Fulham area.  The conservation area incorporates Chelsea Creek and 
extends into the application site to include the historic British Gas dock basin.  As noted 
in the Site Description, this part of the conservation area lacks significant built heritage 
assets, and has been designated more for the purpose of guiding redevelopment 
proposals in the area.  
  
3.169  The Imperial Square and Gasworks Conservation Area is located to the 
immediate north of the application site, and this conservation area incorporates several 
listed buildings and structures relating to the historic gasworks use.   



 

3.170  Due to the presence of these surrounding heritage assets, the relevant policy 
context requires that any development of the site takes account of the potential impact 
of the development on their setting.   
  
3.171  The existing office building on the site is of no particular architectural value and 
the remaining area is largely vacant. The site does not make any particular positive 
contribution to the views into and out of the neighbouring conservation areas.  The part 
of the site within the Sands End Conservation Area has been the subject of gradual 
degradation, particularly through recent years, resulting in partial infilling.  While the 
former dock edge is evident within the site, the significance of this is now not apparent.   
  
3.172  As already described, the layout and design of the proposed development is 
considered to be innovative and of high quality, both in terms of the principle of 
reinstating the dock basin and creation of canals and in relation to the detailed design 
approach for the waterside buildings throughout the proposed development.   
  
3.173  It is considered that the high quality of the proposed development would 
complement surrounding development at Imperial Wharf and Chelsea Harbour and 
would enhance views into and out of the Sands End Conservation Area.   
  
3.174  The reinstatement and extension of the former dock basin is central to the key 
design principles of the proposed development.  This would provide a tangible link to 
the historic gasworks use of the site.   
  
3.175  The incorporation of the only historic asset of the site into the central theme of 
the proposed development is consistent with one of the key principles of PPS5, which 
states at para HE10.1 that "when considering applications for development that affect 
the setting of a heritage asset, local planning authorities should treat favourably 
applications that preserve those elements of the setting that make a positive 
contribution to, or better reveal the significance of the asset."  The retention, 
enlargement and extension of the former dock basin, which then forms the focus of the 
design, is considered to meet this guidance by better revealing the significance of the 
watercourse and dock. 
   
3.176  It is also proposed that part of the public art strategy for the site, which forms part 
of the proposed legal agreement, would incorporate information boards to relate the 
proposed site development to the historic site use.   
  
3.177  The development of the currently vacant site would inevitably change the 
character of the relationship with the Imperial Square and Gasworks Conservation Area, 
which is characterised by the large scale and openness of the existing gasworks site.  
However, the high quality of the proposed development would in part mitigate this 
change in character, from an open vacant site to a developed one, and the link to the 
former gasworks dock use within the site would be of benefit to the character of the 
conservation area. The scheme is considered to be a good conservation scheme which 
recognises the existing heritage assets on the site and uses them as part of heritage-led 
regeneration of the site which would enhance the character and appearance of the 
Sands End conservation area. 
  
3.178  The tall building would be exposed to wider views, and this has been identified 
as a matter of concern by both English Heritage and the Royal Borough of Kensington 
and Chelsea in their response to the application.  In particular, the concern relates to 



 

the visibility of the building in views from conservation areas in the surrounding area.  
Within the Borough, the proposed tall building would be partially visible in views from 
the listed Grade I Brompton Cemetery.   
  
3.179  While the visibility of the building from within conservation areas in the 
surrounding area is a relevant consideration, the overall impact is not considered to be 
sufficiently adverse to deem the proposed tall building unacceptable.  Where the visual 
assessment has identified that the building would be visible from sensitive areas, the 
extent of visibility is limited and does not intrude to any significant degree on any views 
that do not already include built development.  Further, in the instances where the 
building would be visible, the overall quality of the building design, and in particular the 
slender rhomboid form and elevation treatment, would be apparent and would assist in 
ensuring that the views of the building were not detrimental to the character of sensitive 
areas.   
  
3.180  As the proposal seeks to reinstate the sole heritage asset of the site and would 
secure this as one of the fundamental keys of the overall masterplan, the development 
is considered to have followed one of the core principles of PPS5.  The proposal would 
improve the relationship of the site to the Sands End Conservation Area and the high 
quality design would provide a suitable relationship with the Imperial Square and 
Gasworks Conservation Area.  While the tall building would be visible from surrounding 
conservation areas, this is not considered to be a significantly detrimental impact, and is 
not considered to warrant refusal of the application.  On balance, the proposed 
development is therefore considered to provide an acceptable relationship with heritage 
assets. 
 
Design Conclusion 
3.181  The application proposes a rather unique form of development that is based 
around the sole remaining heritage asset on the site.  The reinstatement and extension 
of the former dock basin would provide a link to the historic use of the site, and would 
provide the core element of an exciting and high quality development. 
 
3.182  The predominant building scale of eight storeys would present a good 
relationship to the open spaces formed by roads and canals within the development and 
would act as a suitable transition between the scale of Imperial Wharf and the smaller 
scale residential buildings.  The tall building would act as visual marker in the area and 
would assist in defining the unique character of the development.    
 
3.183  The proposed development would be of a very high quality which would make a 
positive contribution to the local area, and would provide a vibrant addition to this part of 
the South Fulham riverside area.   
 
Impact on Neighbouring Properties 
 
3.184  Policy 7.6 of the London Plan (2011) requires that new development does not 
cause unacceptable harm to the amenity of surrounding land and buildings, in relation 
to privacy, overshadowing, wind and microclimate.   
 
3.185  Policy EN8 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) relates to the design of new development and requires that 
the development accords with the principles of good neighbourliness 
 



 

3.186  The gasholder installation to the west and elevated railway corridor to the north 
present less sensitive boundaries to the site that could reasonably tolerate a greater 
level of environmental change than, for example, residential use.  The area beyond the 
railway line, comprises a car impound yard, a vacant site and the Chelsea Harbour 
Design Centre.   
 
3.187  The commercial uses on the opposite side of Imperial Road also present a less 
sensitive site relationship.   
 
3.188  To the east of the site, Imperial Wharf Block J2 is currently under construction 
with partial occupation, presenting a residential neighbour to the application site.  The 
proposed development would dominate the outlook from the units facing the application 
site, but would not result in enclosure or reduction to unacceptable levels of outlook.  
The 18m separation is also considered to mitigate against any perception of the 
development being overbearing on neighbouring properties, and is considered to be 
sufficient to prevent overlooking between the properties. 
 
3.189  The application is supported by a detailed daylight and sunlight assessment that 
follows the guidance provided in the Building Research Establishment (BRE) handbook 
“Site Layout Planning for Daylight and Sunlight” (1991).   
 
3.190  The study found that neighbouring properties benefit from a level of daylight and 
sunlight in excess of those found in a typical urban area due to the site being currently 
largely undeveloped.  The biggest impacts on daylight are to neighbouring commercial 
properties on the southern side of Imperial Road and to the Chelsea Harbour Design 
Centre.  As these are in less sensitive commercial uses, and considering that the impact 
is exacerbated by the existing site being open, this is considered to be an acceptable 
impact.   
 
3.191  The development, and particularly the tall building, would result in 
overshadowing of neighbouring properties.  The biggest impact would be on the 
Chelsea Harbour Design Centre in the summer month evenings.  Given the limited 
extent (summer evenings) of the impact and the non-residential use of the building, this 
impact is considered to be acceptable.   
 
3.192  The form of the proposed development is not considered to prejudice the future 
development, including for residential use, of neighbouring sites.   
 
3.193  In summary, due to the separation with neighbouring development and 
predominance of commercial rather than residential uses in the surrounding area, the 
proposed development is not considered to result in unacceptable detriment to existing 
levels of privacy or outlook or to result in an overbearing presence on neighbouring 
properties.  While the development would result in isolated losses of daylight/sunlight to 
surrounding properties, this is considered to be minor in scale and overall an acceptable 
impact.  In particular, the tall building would result in overshadowing of neighbouring 
commercial properties to the north east, but as a less sensitive use, the impact is not 
considered to warrant refusal of the application.  Accordingly, the impact of the 
proposed development on neighbouring properties is considered to be acceptable.   
 
 
 
 



 

Living Conditions for Future Occupiers 
 
3.194  Policy 3.5 of the London Plan (2011) requires new residential development to 
provide a high quality living environment internally.  Table 3.3 to this policy specifies unit 
sizes (expressed as GIA) for new development.  A caveat is included within the policy 
stating that development that does not accord fully with the policy can be permitted if it 
exhibits exemplary design and contributes to the achievement of other policy objectives.   
 
3.195  Policy 3.6 of the London Plan (2011) requires the provision of play space for 
children within new residential development commensurate with the child yield of the 
development.  
 
3.196  Policy 3.8 of the London Plan (2011) requires new residential development to be 
built to lifetime homes standards, with ten percent of units designed to be wheelchair 
accessible or easily adaptable to this standard.   
 
3.197  Policy 7.3 of the London Plan (2011) advises that new development should seek 
to create safe, secure and appropriately accessible environments.   
 
3.198  Policy H3 of the Hammersmith and Fulham Core Strategy (2011) requires new 
residential development to provide high quality living conditions for future occupiers.   
 
3.199  Policy EN10 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) requires new development to create a safe and secure 
environment. 
 
3.200  Policy HO6 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) requires, among other matters, 10% of new residential units 
to be designed to be suitable for occupation by wheelchair users.   
 
3.201  Policy EN23 of the Hammersmith and Fulham Unitary Development Plan (as 
amended 2007 and 2011) requires the provision of suitable open space within new 
development to meet the needs of future occupiers.  Policy EN23B similarly requires the 
provision of suitable playspace in development that provides family housing.  
 
3.202  Policies EN23 and EN23B are supported by Standards S5A.1, S5A.2, S6 and 
S7.1 relating to the provision of amenity space in new development.   
 
3.203  Standard S7A specifies minimum internal floorspace standards for new 
residential units.   
 
3.204  Standards S13.1, S13.2 and S13.3 provide guidance on the loss of outlook and 
the loss of privacy of neighbouring properties arising from new development.  
 
3.205  As Blocks F and G are submitted in outline form, the internal configuration of 
these is not being considered at this time.  However, the layout of the proposed 
development, for which approval is sought at this time, will have a large impact on the 
resulting living conditions that can be provided at Reserved Matters approval stage.    
 
3.206  Separation between the proposed blocks within the development ranges from 
10m to in excess of 20m.   
 



 

21m separation is provided between Blocks A and B across Canal A to Block F.   
10m separation is provided between Block B and Block C. 
10m separation is provided between Block C and Blocks D and E.   
10m separation is provided between Block E and Block F.   
 
3.207  The 10m separation pinch points are limited throughout the development and 
span roads or Canal A as opposed to private gardens.  While the tight relationship in 
these specific locations is not ideal, and would compromise levels of privacy and 
outlook to some units, given the limited extent of this impact in the context of the wider 
development, this is not considered to provide grounds for refusal.  However, a privacy 
strategy is recommended to be required by condition to detail specific measures to 
mitigate overlooking.   
 
3.208  Adequate levels of daylight and sunlight are expected to be provided throughout 
the development.  While reduced levels will be provided to the lower levels, this is 
considered to be an acceptable consequence of the urban development context. 
 
3.209  Design attention will also be required to manage the relationship between Blocks 
C and D and to ensure that the open space between these Blocks receives suitable 
levels of natural light to ensure that it provides quality space and appropriate conditions 
for supporting landscape planting.   
 
3.210  The core arrangement of the proposed buildings results in no more than five 
units being accessed from a single core.  All units will meet lifetime homes standard, 
and 10% of units will be designed to be readily adapted to the wheelchair housing 
standard.   
 
3.211  The application documents confirm that, while the majority of the proposed units 
will accord with the Council’s and London Plan (2011) minimum floorspace standards, 
the Manhattan units, at 41sqm to 43sqm in area, will fall short of the 44.5sqm and 
50sqm guidelines of the Council and London Plan (respectively) for one bedroom, two 
person units.  This shortfall is, in this case, considered to be acceptable given the 
efficient design and internal layout of the proposed Manhattan units.   
 
3.212  The detailed plans submitted for approval demonstrate that all of the units will 
benefit from adequate living conditions in terms of privacy, outlook, and daylight/sunlight 
commensurate with the urban context.   
 
3.213  A range of conditions are recommended to ensure that suitable attenuation of the 
external effects of the use of any of the ground floors units is provided.  It is noted that 
the site is not considered to be subject to any sources of background noise that require 
mitigation.  
 
3.214  The Metropolitan Police Crime Prevention Design Adviser has provided advice 
on the application, and a range of conditions are recommended to secure various 
required measures to promote a safe and secure environment.   
 
3.215  Accordingly, in conjunction with the design commitments offered by the 
Applicant, the proposed master plan layout is considered to provide sufficient 
opportunity for the provision of suitable internal living conditions for future occupiers.  
Similarly, the layout of the detailed element is considered to provide suitable internal 
living conditions for future occupiers.   



 

3.216  In relation to the external space requirements for future occupiers, the proposed 
development would provide private gardens, terraces and balconies along with 
communal amenity spaces to meet the needs of future occupiers.  The public realm 
area within the development, including the access ways along the canals and dock 
basin, and the park leading to the Imperial Wharf station, would also assist in meeting 
the needs of future occupiers.   
 
3.217  The proposed open space between Blocks D and E is intended to provided as 
children’s playspace to address these needs.  Conditions are recommended to provide 
detailing of this area and supplementary incidental play opportunities for children.   
 
3.218  The proposed development is therefore considered to provide opportunity for 
adequate external amenity.   
 
Transport – Car Parking, Highway Safety, and Network Impact 
 
3.219  PPG13 expects better integration between planning and transport and promotes 
accessibility by public transport, walking, cycling instead of the private vehicles. 
 
3.220  Policy 6.1 of the London Plan (2011) sets out the intention to encourage 
consideration of transport implications as a fundamental element of sustainable 
transport, supporting development patterns that reduce the need to travel or that locate 
development with high trip generation in proximity of public transport services.  The 
policy also provides guidance for the establishment of maximum car and cycle parking 
standards.   
 
3.221  Policy 6.3 of the London Plan (2011) requires applications for new development 
to detail the impacts on transport capacity and that any development does not 
compromise highway safety.   
 
3.222  Policy 6.9 of the London Plan (2011) seeks to facilitate an increase in cycling in 
London and requires that new development provides for the needs of cyclists.   
 
3.223  Policy 6.10 of the London Plan (2011) seeks an increase in walking in London 
through the provision of high quality pedestrian environments.   
 
3.224  Policy 6.11 of the London Plan (2011) seeks a coordinated approach to 
smoothing traffic flow and tackling congestion through a range of sustainable 
development principles, public transport improvements and corridor management.   
 
3.225  Policy 6.13 of the London Plan (2011) states the objective for promoting new 
development while preventing excessive car parking provision, and states that new 
development should accord with the London Plan car and cycle parking standards.  The 
policy also requires that 20% of car parking spaces provide an electrical charging point 
and that the delivery and servicing needs are met.   
 
3.226  Policy T1 of the Hammersmith and Fulham Core Strategy (2011) seeks 
improvement to the opportunities for walking within the Borough and localised highway 
improvements to reduce north-south congestion in the Borough and requires that new 
development secures access for all persons and provides appropriate car parking 
provision to meet the essential needs of the development without impacting on the 
quality of the urban environment.   



 

3.227  Policy TN4 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) requires new development to incorporate ease of access by disabled 
people and people with mobility impairment.   
 
3.228  Policies TN5 and TN6 of the London Borough of Hammersmith and Fulham UDP 
(as amended 2007) require that the design and layout of development provides for the 
needs of pedestrians and cyclists respectively.   
 
3.229  Policy TN8 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) sets out the Borough’s road hierarchy and the restrictions on 
development within this hierarchy.  
 
3.230  Policy TN13 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) states that the arising traffic generation of development will be 
assessed along with the contribution to traffic congestion.   
 
3.231  Policy TN15 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) requires new development to accord with the car parking standards set 
out in the Plan.  
 
3.232  Policy TN21 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) advises that development will be required to contribute to public 
transport where necessary due to resulting impact on services.  
 
3.233  Policy TN28 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) requires the provision of adequate servicing arrangements within new 
commercial development.   
 
3.234  London Borough of Hammersmith and Fulham UDP (as amended 2007) 
Standards: 
Standard S18 requires compliance with the Council’s car parking standard except in 
exceptional circumstances and requires car parking spaces for commercial uses to be 
provided within a site.   
Standard S19 provides detailed guidance on expectations for the overall layout of a car 
parking area and the dimensions of each space.   
Standard S20 requires the provision of cycle parking and necessary complementary 
facilities to meet the needs of cyclists.   
Standard S21 details the requirements for the provision of servicing of non-residential 
development.   
Standard S23 states that shared surfaces will only be considered to be acceptable 
where it can be assured that vehicle speeds will be low.  
 
3.235  Given the significant scale of development proposed (commensurate with the 
large site area) and the location within a developed area of London, any form of policy 
compliant site development would be expected to result in some form of transport 
impact on the surrounding area.   
 
3.236  In assessing the transport impacts of this application, consideration must be 
given to the reasonable amount of car parking that should be provided on this site, 
commensurate with both the needs of the future occupiers and the potential impact on 
the surrounding road and transport network, and ensuring that the provision of a safe 
highway environment.   



 

3.237  The site currently benefits from limited public transport accessibility.  The 
predominant site PTAL is 2, but this rises to 4 at the eastern end of the site.  Imperial 
Wharf train station is located close to the site, and Fulham Broadway is on the limits of a 
reasonable walking distance from the site.  Several bus routes operate in the area.  
Consistent with much of the Borough, local roads suffer from traffic congestion.   
 
3.238  Significant transport improvements are however, proposed as part of the South 
Fulham Riverside regeneration area.  While these improvements are being brought 
forward to enable the further development of the area, they will benefit both existing and 
future residents.   
 
Site Access and Highway Safety 
3.239  The proposed development would be accessed from Imperial Road.  A one-way 
loop road is proposed that would extend 100m into the site.  The site entry would be at 
the western end of the site road frontage and site exit at the eastern end of the site 
frontage.   
 
3.240  Assessment of these access points has confirmed that they would be sufficient 
for the level of traffic movements and that they would provide a suitable layout.   
 
3.241  An internal road system would extend from the loop road to access all of the 
development.  This would not be in general use and would be controlled by the on-site 
management company.   
 
3.242  A ramp to the basement level car parking area dropping below Block E would be 
accessed from the loop road.  Further detail is needed to demonstrate the acceptability 
of the geometry of this arrangement, and this is recommended to be sought by 
condition.   
 
3.243  The proposed layout of the development would allow for connection to a future 
link through the current gasworks site, as set out as a priority in the draft SFRSPD.  A 
pedestrian access is also proposed to be provided with the lock structure under the 
railway embankment.  At this stage this would not link to anything on the other side of 
the railway in the Chelsea Creek basin.  However, it is envisaged as the area on the 
western side of the Chelsea Creek basin comes forward for development, this 
connection could be developed.   
 
Car and Cycle Parking  
3.244  The application proposes a total of 402 basement level car parking spaces, 
which would be accessed from a single point on the internal loop road.   
 
3.245  244 car parking spaces would be provided for the residential units, 24 of which 
would be designated for wheelchair users.   
98 car parking spaces would be provided for visitors to the site,  
15 car parking spaces would be provided for the office building 
40 car parking spaces would be provided for the A1-A5 uses 
4 spaces would be provided for an onsite car club.   
 
3.246  The maximum residential car parking standards specified in the London Plan 
allow for less than 1 space per one-two bedroom unit, 1-1.5 spaces per three bedroom 
unit and 1.5-2 spaces per four bedroom unit.  In this case, this would allow for between 
460 and 515 spaces.   



 

3.247  The Council’s maximum residential car parking standards allow for 0.8 spaces 
per one bedroom unit, 1 space per two bedroom unit, 1.2 spaces per three bedroom 
unit and 1.4 spaces per four bedroom unit, in this case allowing a maximum of 475 
spaces, plus provision for 98 visitor spaces.   
 
3.248  At an overall provision of 0.7 residential spaces per unit, the proposed car 
parking provision is within the maximum standards as specified in the London Plan and 
Council’s Unitary Development Plan.  However, TfL have objected to this proposed level 
of car parking on the basis that it fails to maximise the transport sustainability of the 
development, and does not reflect the proposed transport improvements for the area.  It 
is proposed that the car parking is controlled by an overall management plan, and that 
within this, limited residential permits are available to occupiers, to ensure that the 
proposed 0.2 spaces per unit visitor parking is maintained available for visitors.  
Conditions are recommended in this respect.   
 
3.249  Concerns remain with the proposed layout of the basement area and further 
demonstration of adequate circulation is necessary to be provided by the Applicant.  A 
condition is recommended to require the submission of this detail and minor 
reconfiguration of the basement layout as necessary.   
 
3.250  All of the proposed car parking spaces would have access to passive provision 
for electric vehicles.  In accordance with the London Plan 20% of all spaces are 
required to be provided with active car charging.  Detail of this compliance is 
recommended to be sought by condition.   
 
3.251  While car parking provision below one space per unit has the potential to 
increase the pressure for off spill car parking on the surrounding streets, it is considered 
that this could be prevented by removing the eligibility of future occupiers for on-street 
resident car parking permits in the surrounding controlled parking zones.  A provision is 
proposed to be included within the legal agreement to address this.   
 
3.252  The London Plan and Hammersmith Unitary Development Plan cycle parking 
standards require a minimum of 600 cycle parking spaces to be provided for the 
residential use.  The application proposes that these spaces would be provided within 
secure storage racks within the basement level.   
 
3.253  The London Plan cycle parking standard requires between 3 and 12 spaces to 
be provided for the A1-A5floorspace and 36 to be provided for the office use.  A total of 
60 commercial spaces are proposed to be provided at basement level.  Given the 
potentially attractive public realm that the scheme would deliver, including a plaza area 
overlooking the dock basin, it is likely that it would attract passing cyclists.  Accordingly, 
it is considered appropriate that cycle parking should also be provided at surface level 
for ease of use.  This is recommended to be secured by condition.   
 
3.254  A range of conditions are considered necessary relating to detailed design 
matters, and these are attached to the recommendation.   
 
Traffic Generation and Highway Impact  
3.255  The traffic generation of the proposed development has been predicted using 
established database methods, and the impact of this has then been modelled on the 
surrounding road network in terms of journey numbers and then the impact on junctions.     
 



 

3.256  During the AM Peak Hour (08:00 – 09:00) about 30 vehicles are predicted to and 
from the development on Imperial Road (north) and about 40 vehicles on Imperial Road 
(south) and Townmead Road.   
 
3.257  During the PM Peak Hour (17:00 – 18:00) about 25 vehicles are predicted to and 
from the development on Imperial Road (north) and about 65 vehicles on Imperial Road 
(south) and Townmead Road.  
 
3.258  The impact of development related traffic on these roads is typically in the range 
of 3% to 5.5%.   
 
3.259  During the AM peak hour the maximum increase in traffic flow from the 
development when compared with existing flows is 5.3%.  This occurs on Bagley’s Lane 
approaching the New Kings Road/Harwood Road junction, amounting to an additional 8 
vehicles.  
 
3.260  During the PM peak hour the maximum increases in traffic flows as a result of 
the proposed development are predicted to be 7.9% (an additional 11 vehicles) on 
Bagley’s Lane approaching the New Kings Road/Harwood Road junction and 6.8% (49 
vehicles) on Townmead Road entering the Wandsworth Bridge Road junction. 
 
3.261  This additional traffic would contribute to a wider cumulative impact on the South 
Fulham road network from other committed and proposed development.  Extensive 
intervention work is proposed in the area to address this cumulative impact, and all new 
development in the area is expected to contribute to the funding of this work.   
 
3.262  The impact of the proposed development on the surrounding area is considered 
to be an acceptable consequence of the regeneration of the area on the basis that this 
regeneration will enable the transport interventions to be brought forward.   
 
Site Servicing 
3.263  Servicing of the ground floor commercial units and the office building by larger 
vehicles would be expected to be undertaken at surface level, with smaller vehicles also 
able to enter the basement and move goods to the units using the lift cores.  Concierge 
services on the site would manage surface level access for vehicles by way of 
retractable bollards.  Further detail is proposed to be provided by way of a Servicing and 
Delivery Plan, which would be secured by condition.  
 
3.264  The application proposes the refuse and recyclables collection will take place 
from the central Imperial Wharf storage and collection area.  Refuse would be collected 
from the basement and towed to this area but site management in a similar way to the 
existing Imperial Wharf arrangements.   
 
3.265  Further detail is required by condition to demonstrate that adequate emergency 
service vehicle access is provided throughout the site.   
 
Public Transport and Travel Planning 
3.266  Future site occupiers and visitors could readily utilise the public transport 
facilities provided at Imperial Wharf Station, and to a lesser extent Fulham Broadway 
Station and bus services.  This has been reinforced by the proposed reduced car 
parking provision.  To assist those households without cars, a car club is proposed to 



 

make up to four vehicles available (at cost to the user) for unavoidable vehicle 
requirements.   
 
3.267  Current plans are being progressed for the extension of platforms on the West 
London line to enable trains to be increased to 8 carriages from the current 4 carriage 
trains.  This will improve the capacity of the train line and the attractiveness of this as a 
transport option.  Bus services in the area are also being reviewed in an effort to 
improve their effectiveness.   
 
3.268  The application proposes the introduction of a travel plan to the site, with a 
designated travel plan coordinator to assist with the implementation of the proposed 
travel plan measures.  A draft travel plan has been submitted with the application, and 
this sets out target modal split for journeys from the site.  A condition accompanies the 
recommendation requiring implementation of the travel plan and submission of 
monitoring information.  
 
3.269  Overall, the proposed development would inevitably lead to an increase in all 
modes of travel from the site, including an increase in private vehicle trips.  Measures 
have been incorporated into the scheme, such as reduced car parking provision and car 
club, and the site is located in proximity of a range of public transport options.  The 
proposed development is therefore considered to have adequately addressed transport 
sustainability issues to minimise the resulting detriment to the surrounding road 
network.  In this manner, the proposed development is considered to accord with 
relevant transport related policies.   
 
Sustainability – Energy 
 
3.270  PPS22 sets out the Government’s target of reducing carbon dioxide emissions 
by 60% by 2050 through improved energy efficiency measures and the use of 
renewable energy. 
 
3.271  The suite of London Plan (2011) energy policies set out the lean, clean green 
approach to building design and the related strategic targets.   
 
3.272  Policy 5.1 states the target to achieve a 60% reduction in London’s CO2 
emissions by 2025.   
 
3.273  Policy 5.2 advises that the policy 5.1 target should be achieved through planning 
decisions by using less energy, supplying energy efficiently and using renewable energy 
(lean, clean, green), and specifies CO2 reduction targets for new development, 
progressively increasing to zero carbon development between 2016 and 2031.   
 
3.274  Policy 5.3 requires the highest standards of sustainable design and construction 
to be employed throughout London addressing CO2 emissions, urban heat islands, 
efficient use of natural resources, minimising pollution, minimising waste, avoidance of 
natural hazards including flooding, ensuring the development is comfortable for users, 
securing sustainable materials and local supplies and promoting and protecting 
biodiversity.   
 
3.275  Policy 5.6 encourages the use of decentralised energy (combined heat and 
power systems) in new major development. 
 



 

3.276  Policy 5.7 seeks the incorporation of renewable energy generation in new 
development to assist in the reduction of CO2 emissions.   
 
3.277  Policy 5.8 supports the use of innovative alternative energy technologies to 
reduce the use of fossil fuels and Co2 emissions.  
 
3.278  Policy 5.9 sees to reduce the impact of the urban heat island effect in London 
and encourages new development to incorporate places and spaces that assist in 
preventing overheating, and provides a cooling hierarchy of measures that major 
development should follow to minimise internal heat generation and effects.  
 
3.279  Policy CC1 of the Hammersmith and Fulham Core Strategy (2011) states that 
the Council will reduce emissions and tackle climate change through ensuring that new 
development minimises energy use, uses energy from efficient sources and uses 
renewable energy where feasible, and through meeting London Plan (2011) reduction 
targets.   
 
3.280  Policy H3 of the Hammersmith and Fulham Core Strategy (2011) requires new 
housing development to be well designed and energy efficient in line with the 
requirements of the Code for Sustainable Homes. 
 
3.281  The application proposes a high quality design that incorporates modern 
construction methods including advanced insulation, low fan power mechanical 
ventilation and heat recovery and minimising heat losses associated with thermal 
bridges.  Hot water cylinders would be provided for individuals units, but these would be 
linked to the central energy centre.  These measures would enable the proposed 
development to exceed the target emission rating for a Building Regulation 2010 
compliant design.   
 
3.282  The application proposes a central gas fired combined heat and power (CHP) 
unit to supply both residential and commercial parts of the development.  This would 
result in a further 15% reduction in CO2 emissions from the development.   
 
3.283  The application proposes air source heat pumps and 350sqm of photovoltaic 
panels (requiring approximately 700sqm of roofspace) to provide a further 7% CO2 
reduction.  
 
3.284  Following the lean, clean, green approach, the proposed development would 
achieve an overall reduction in CO2 emissions of 21%, and the proposed development 
would generate 46% of the energy demand onsite.  The proposed energy strategy and 
resulting reductions in CO2 are considered to be consistent with the objectives of the 
policy guidance.   
 
3.285  Wider residential sustainability measures are proposed to be addressed through 
compliance with Level 3 of the Code for Sustainable Homes.  Non residential 
sustainability measures are proposed to be addressed through compliance with a 
BREEAM rating of Very Good.  It is noted that these levels relate to the 2010 Building 
Regulations, and are considered to represent reasonable design targets.  Conditions 
are recommended to secure these aspects. 
 
 
 



 

Land Contamination  
 
3.286  Policy 5.21 of the London Plan (2011) states the support for the remediation of 
contaminated sites and that appropriate measures should be taken to control the impact 
of contamination with new development.   
 
3.287  Policy CC4 of the Hammersmith and Fulham Core Strategy (2011) states that 
the Council will support the remediation of contaminated land and that it will take 
measures to minimise the potential harm of contaminated sites and ensure that 
mitigation measures are put in place.   
 
3.288  The previous commercial uses of the site, and in particular use as part of a larger 
gasworks is known to have resulted in ground contamination.  While the majority of the 
site will be excavated to form the basement level and canal areas, a detailed risk 
assessment that explores contamination and potential pathways to all receptors, 
including construction phase, long term and off site impacts is required to support a 
remediation strategy.   
 
3.289  Previous remediation of the site as statutorily required has taken place to 
address contamination hot spots.  However smaller pockets of contaminated material 
may not have been identified at that time and may remain, and underground structures 
have been commonly encountered on the wider site and are anticipated to be found on 
this site.   
 
3.290  While background work has been submitted with the application, further detail is 
required that will then inform a risk assessment and remediation strategy for the site.  It 
is recommended that this is addressed by a series of planning conditions, which is 
considered to be an effective and acceptable manner of ensuring compliance with best 
practice measures and the protection of health and safety for all potential receptors.   
 
Archaeology  
 
3.291  PPS5 provides advice on identifying heritage assets and assessing the effect 
that a development will have on the significance of those assets and their settings.  It 
promotes the conservation of heritage assets and encourages opportunities to better 
reveal their significance by enhancing their setting. 
 
3.292  Policy 7.8 of the London Plan (2011) advises that development should 
incorporate measures that appropriately address the site’s archaeology.   
 
3.293  Policy BE1 of Hammersmith and Fulham Core Strategy (2011) advises that new 
development should respect and enhance the historic environment of the Borough, 
including archaeological assets.   
 
3.294  Policy EN7 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) states a presumption against proposals which would involve significant 
alteration of, or cause damage to, Archaeological Remains of National Importance and 
advises that the loss of archaeological value must be outweighed by the need for the 
development.  The policy advises that archaeological study of application sites will be 
required before approval.   
 



 

3.295  The site is not located within a defined archaeological priority area and the area 
has been the subject of previous investigations related to the Imperial Wharf approval.  
The previous investigations have confirmed that the land has been previously disturbed 
and is not known to contain archaeological value.  A condition is recommended 
requiring specific archaeological assessment in relation to this part of the wider site as 
part of the excavation required for the implementation of the proposed development.  
 
Wind Microclimate 
 
3.296  Policy 7.6 of the London Plan (2011) requires that new development does not 
cause unacceptable harm to the amenity of surrounding land and buildings, including 
through microclimate impacts.   
 
3.297  Policy 7.7 of the London Plan (2011) also requires that the area surrounding tall 
buildings is not detrimentally affected in terms of microclimate and wind turbulence.   
 
3.298  The application is supported by a detailed assessment of the resulting wind 
microclimate, based on the guidance offered by the Lawson Criteria.  This study 
concludes that the proposed development would result in a detrimental wind 
environment within the site.  Mitigation measures are therefore proposed throughout the 
development to manage the ground level wind environment particularly in respect of the 
down currents that would be generated from Block A.   
 
3.299  The mitigation takes the form of 9m tall deciduous trees throughout the 
development, 1m tall hedging in other areas and a lesser number of 1.2m tall solid 
screens.   
 
3.300  Subject to the detailed mitigation measure being incorporated into the proposed 
development, the resulting wind microclimate is considered to be acceptable.  A 
condition accompanies the recommendation to ensure that these measures are 
implemented and this is referenced in the proposed landscaping conditions.  
 
Air Quality 
 
3.301  The site is located within an Air Quality Management Area as the whole borough 
was designated as an Air Quality Management Area (AQMA) in 2000 for two pollutants - 
Nitrogen Dioxide and Particulate Matter (PM10). The main local sources of these 
pollutants are road traffic and buildings (gas boiler emissions).  
 
3.302  Policy 7.14 of the London Plan (2011) seeks that development proposals 
minimise pollutant emissions. 
 
3.303  Policy CC4 of the Hammersmith and Fulham Core Strategy (2011)  explains that 
the Council will reduce levels of local air pollution and improve air quality in line with the 
national air quality objectives. 
 
3.304  Policy EN20A of the UDP seeks that development does not release pollutants 
into water, soil or air, which would cause unacceptable harm to people’s health and 
safety, the natural environment or the landscape. 
 
3.305  An Air Quality Assessment has been undertaken by the Applicant.  It concludes 
that during construction, releases of dust and particulates associated with road traffic 



 

are likely to occur.  However, this is a temporary effect and the Applicant has committed 
to meeting good construction practices and implement suitable mitigation measures 
(such as wheel washing, regular inspection of roads to check for mud/dust deposits and 
removal), which means that the effect of dust and particulates can be reduced and 
excessive releases prevented.   
 
3.306  The Applicant’s assessment of the potential effects of the completed 
development concludes that the main effect on air quality would be from vehicle 
emissions from trips associated with the development.  The results of this assessment 
confirm that the proposed development would cause an inevitable increase in pollutant 
concentrations, but the levels would remain below the objectives set by the Government 
for controlling air quality.   
 
3.307  It should also be noted that the largest source of air quality contaminants 
throughout London is from vehicle use, and that the development proposes a reduced 
level of car parking that would prevent all site occupiers form being able to park within 
the scheme or on surrounding roads.  This would result in a reduction in reliance on 
private vehicle trips, which in turn would make provide a significant reduction in the 
emission of air quality contaminants related to the long term occupation of the site.   
 
Telecommunications 
 
3.308  The form of the proposed development and in particular, the proposed tall 
building, has the potential to adversely impact on television and radio signals in the 
area, including the emergency services radio network.   
 
3.309  The assessment of this aspect in the submitted Environmental Statement 
concludes that the proposed development is unlikely to cause detriment to radio signals, 
but is likely to cause detriment to the digital television signal sent from the Crystal 
Palace transmitter.   
 
3.310  The Environmental Assessment identifies a total of 272 properties that are 
located in an area to the west of the site that would be in an area of transmitter shadow 
cast by the proposed development.  These properties are expected to have their 
television signal adversely affected.  A further 79 properties are identified which may 
have their service adversely affected.  The assessment has not been able to qualify the 
nature of the likely impact, but this could include loss of viewable signal to these 
properties. 
 
3.311  To mitigate this impact, the Applicant has proposed to provide non-subscription 
satellite television service receivers to any household where it can be demonstrated that 
the development has caused detriment to the television received.   
 
3.312  It is proposed that the strategy for identification of affected properties and the 
provision of replacement boxes to these properties is included within the terms of the 
Section 106 agreement. 
 
Phasing and Construction 
 
3.313  The application proposes a phased development of approximately 9 years 
duration, from 2012 to 2021.  The actual rate of construction would in part be dictated 
by the progress of residential sales.  



 

3.314  Enabling and site preparation works, would include the demolition of the existing 
office building on the site, necessary remediation and basement excavation.  
 
3.315  The first phase of construction would see Blocks C, D and E within the detailed 
area of the hybrid application constructed first.  This would include the formation of the 
access loop road and basement access ramp, the southern part of Canal A and the 
pedestrian park from the dock basin plaza to the Imperial Wharf station plaza.   
 
3.316  The second phase of construction would see the erection of the tall building, 
Block A, and Block B, and the completion of the lock, dock basin and Canal A. 
 
3.317  Construction would then move across the site, completing Block F, then Block G 
and Canal B, and finally Block H. 
 
3.318  While any urban construction project has the potential to result in the disturbance 
of neighbouring properties, in this case this impact is significantly reduced due to the 
neighbouring commercial land uses to the north, west and south.  To the east of the 
site, Block J2 is likely to be occupied by the commencement of construction.  While the 
living conditions of these properties do need to be respected, these are properties that 
have been recently purchased in the context of a large development site that benefits 
from permission for permission.    
 
3.319  A draft construction management plan has been submitted with the application 
identifying many of the potential issues of the proposed development and detailing 
standard construction measures to reduce the resulting impact on the surrounding area 
and wider environment.   
 
3.320  Specialist construction methodology will be required to be followed in relation to 
the canals and dock to ensure that the construction does not result in detriment to 
Chelsea Creek or the Thames.  For example protection measures will be required when 
introducing water to the concrete as this can markedly increase the pH of the water, 
creating an alkaline condition that is adverse to aquatic life.   
 
3.321  Planning policy supports the use of the Thames River for transportation of 
construction materials and waste, and the Port of London Authority have asked that this 
is considered for this site.  While this may be constrained by the size of the lock and 
arched opening a condition is attached to the recommendation requiring the further 
investigation and consideration of river transport during construction.   
 
3.322  If river transport is not feasible, all material will enter and exit the site through the 
local road network, including material excavated from the site to form the basement and 
canals.  Suitable hours for deliveries and vehicles removing material from the site are 
recommended to be controlled by condition.   
 
3.333  Other standard construction mitigation measure would be expected, for example 
the damping down of material to prevent dust through dry periods and wheel washing to 
prevent tracking of material onto the highway from the site.  Extensive conditions are 
therefore recommended to control construction activities on the site.  
 
3.334 It is noted that the construction phase of the proposed development would 
provide significant employment opportunities, with an estimated 250-300 jobs at peak 
times of construction.  As part of the proposed Section 106 legal agreement, the 



 

Applicant has agreed to provisions relating to local labour sourcing and provision of 
apprenticeships on site to provide further direct socio economic benefit to the local area.  
 
Equalities Considerations 
 
3.335  In accordance with the provisions of the Equality Act 2010, the Council is 
required to have due regard for the potential of the proposal to affect the various needs 
of protected `characteristics' and groups.  Consistent with these objectives, the proposal 
would provide an extensive area of public realm that would be accessible by all user 
groups, including those with mobility impairments such as wheelchair users or the 
visually impaired.  All units would be built to Lifetime Homes standards, 10% of units 
would be designed to be readily adaptable to full wheelchair housing standard and lift 
access is provided throughout the buildings.   
 
3.336  The proposal has not been designed in such a way to exclude or have any 
detrimental impact on any groups in society and it is therefore considered that the 
proposed development would not contravene the Act. 
 
Impact on Community Infrastructure and Planning Obligations  
 
3.337  Policy 8.2 of the London Plan (2011) recognises the role of planning obligations 
in mitigating the effects of development and provides guidance of the priorities for 
obligations in the context of overall scheme viability.   
 
3.338  Policy CF1 of the Hammersmith and Fulham Core Strategy (2011) requires that 
new development makes contributions towards or provides for the resulting increased 
demand for community facilities.   
 
3.339  Policy EN23 of the London Borough of Hammersmith and Fulham UDP (as 
amended 2007) recognises that open space needs can often be addressed off-site and 
that planning obligations can provide a mechanism for this.   
 
3.340  Residential development of the scale proposed would inevitably place additional 
demand on the existing social and physical infrastructure of the surrounding area.  
Infrastructure impacts could not reasonably be expected to be absorbed within the site, 
and these would be met externally, generally within the surrounding area.  These 
externalities relate to demands on both social/community facilities and physical 
infrastructure arising from demand relating to the population yielded by the 
development.   
 
3.341  Section 106 of the Town and Country Planning Act provides the ability to address 
externalities arising from development that would otherwise render a development 
unacceptable, by means of commitments set out by the applicant and if necessary the 
Local Authority and any other concerned party, in a legal agreement. The underlying 
principle of the enabling legislation is to maximise sustainable development through the 
best allocation of resources. 
 
3.342  The former guidance on planning obligations of Circular 05/2005 has now been 
captured within Section 122 of the Community Infrastructure Levy regulations.  Reg. 
122 requires that a planning obligation is: 
 
(a) necessary to make the development acceptable in planning terms; 



 

(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development 
 
3.343  In this case, the site is within a designated regeneration area that has been the 
subject of extensive research to determine the development capacity of the area and 
the nature of social and physical infrastructure necessary to enable multiple sites to be 
brought forward for development.   
 
3.344  The regeneration area research has highlighted the poor public transport of the 
area and the current congestion of the highway network, resulting in the improvement of 
transport infrastructure becoming one of the principal priorities for the area.  This is 
somewhat exacerbated by the number of large, industrial brownfield sites that are 
expected to come forward in the near future within the area, which will place significant 
cumulative strain on infrastructure.  Without the investment in the area that is now 
envisaged and supported by the backgrounds studies, the Hammersmith and Fulham 
Core Strategy (2011) objectives for the South Fulham Riverside area could not be 
realised and the area could not accommodate extensive further development.   
 
3.345  A total section106 contribution of £14.67m has been negotiated with the 
applicant to address the resulting impact of the proposed development on the social and 
physical infrastructure of the South Fulham area.  The scale of this contribution is 
considered to be consistent with the scale of impact that the scheme would have on the 
surrounding area and reasonable in the context of the overall infrastructure required for 
the development of the regeneration area.   
 
3.346  While the priority for expenditure in the area has been identified as being to 
improve the transport network of the area, the specific projects and timing of them is 
subject to a range of factors.  For example, the proposed link road through the 
neighbouring gasworks site is dependent on the timing of the National Grid plans for the 
site, while the proposed extension to the Imperial Wharf station platform is an 
immediate project to accommodate an impending change to eight carriage trains.   
 
3.347  Accordingly, while specific allocation of funding is proposed for several proposed 
works, the majority of the funding is proposed to be available for projects as defined 
necessary by the emerging South Fulham research and as project feasibility timing 
dictates.   
 
3.348  The proposed legal agreement would also incorporate the following heads of 
terms: 
 
Affordable housing provision, 
Restriction preventing occupiers from being eligible for on-street car parking permits, 
Provision and marketing of 49 residential units that are adaptable to wheelchair 
accessible standard, 
Provision of a 150sqm commercial unit to shell and core standard at peppercorn rent for 
a duration of 25 years,  
Provision of public art within the site,  
Linking of site wide public realm CCTV to the Council system, 
A scheme for the identification of properties that have television signals affected by the 
proposal, and implementation of the mitigation measures proposed in the approved ES. 
Public rights of access to the public realm area of the proposed development, albeit that 
it will not be dedicated or adopted formally as open space or highway, 



 

Provision of four car club spaces within the basement car park, 
Commitment to local labour scheme, 
Commitment to provision of apprenticeships on the site, 
Release of planning obligations contained in the existing Imperial Wharf section 106 
agreement that pertain to this part of the wider site, 
Commitment to meet the costs of the Council’s Legal, Professional and Monitoring  
Fees associated with the Section 106 agreement 
 
The proposal is therefore considered to address the external impacts that would arise 
from the development and would ensure that the development of this site made a 
suitable contribution to the South Fulham Riverside infrastructure requirements.   
 
4.0 CONCLUSION  
 
4.1  The application site forms the final phase of the wider Imperial Wharf development 
and is set in an area that is dominated by large scale development of both commercial 
and residential uses, while also bordering areas of smaller scale residential use.  The 
heritage assets of the surrounding area include conservation areas and listed buildings 
that are related to the historic gasworks, which previously extended to a wider area and 
included the application site.  The defined development safeguarding buffers of the 
current gasworks site, which are intended to control new development and the 
associated risk of the potentially hazardous gas installation, present a notable constraint 
to the development of the site. 
 
4.2  The Applicant has sought to follow a distinctly different design approach for the site 
than the earlier phases of Imperial Wharf, resulting in a rather unique residential-led 
development proposal that is based around an enlarged dock basin and two canals 
extending into the site.  Finger blocks proposed to be positioned adjacent to the canals 
would provide canal side living opportunities reminiscent of cities such as Amsterdam 
and Copenhagen.  A tall building of 25 storeys is proposed that would act as a visual 
marker within the area, linked to both the public realm of the site and the nearby 
Imperial Wharf station.  The site would be publicly accessible and the water side public 
realm would provide an interesting addition to the area.  This design approach has 
attracted significant praise through the consultation process.  The tall building has 
however, been the subject of objection relating to the resulting visibility from the 
surrounding area.  The layout, form and scale of the development is supported by 
Officers as a high quality, modern development with links to the historic use of the site, 
that would provide an interesting and distinct development.    
 
4.3  The proposed development would make a significant contribution to addressing the 
overall borough housing demand.  The proposed 30% affordable housing provision 
would provide 147 units of affordable accommodation targeted at annual household 
incomes ranging from £30,000 to £64,000, making a substantial contribution towards 
the Council’s identified affordable housing need and housing targets.   
 
4.4  In addition to the residential uses proposed, the flexible commercial space offers an 
opportunity to add further activity to the public realm area of the site and to provide 
services and facilities to meet the needs of future occupiers.  The proposed office 
building would provide employment opportunities that maximised the proximity to the 
Imperial Wharf rail station.   
 



 

4.5  An extensive package of planning obligations is proposed by the applicant to 
address likely external impacts, linked with the wider South Fulham Riverside 
regeneration area capacity and infrastructure research.  
 
4.6  Overall, the application is considered to provide an interesting and high quality 
development of the final Imperial Wharf site and substantial benefits to the area.  The 
proposed is therefore recommended for approval subject to referral to the Mayor for 
London, completion of a necessary legal agreement and to an extensive range of 
conditions. 
 
 
5.0 RECOMMENDATION  
5.1  The Committee resolve that the Executive Director of Transport and Technical  
Services be authorised to determine the application and negotiate and complete a legal 
agreement under Section 106 of the 1990 Act and Section 278 Agreement (and other 
appropriate powers) and to grant permission upon the completion of a satisfactory legal 
agreement and subject to the conditions outlined above. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

--------------------------------------------------------------------------------------------------------------------- 
Ward:  Shepherd's Bush Green 
 

Site Address: 
Shepherd's Bush Market, Peabody And Broadway Centre, Nos.1 - 14 
Market Lane, Former Laundry Site Rear Of Nos.9 - 61 Pennard Road, Land 
Adjoining Former Shepherd's Bush Library And Nos.30 - 52 Goldhawk 
Road  W12         
 

 

 
 

© Crown Copyright. All Rights Reserved. London Borough Hammersmith and Fulham LA100019223 (2009). 

For identification purposes only - do not scale. 
 

Reg. No: 
2011/02930/OUT 
 
Date Valid: 
14.09.2011 
 
Committee Date: 
08.02.2012 

Case Officer: 
Shelley Watson 
 
Conservation Area: 
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Applicant: 
 
C/o Agent    
 
Description: 
Outline application seeking approval for access, layout and scale (with appearance and 
landscaping reserved); for phased redevelopment of Shepherd's Bush Market and 
adjoining land comprising the demolition of existing buildings, the refurbishment and 
enhancement of the market, and the construction of new buildings ranging from 2-9 
storeys in height (plus basement) to provide up to 212 residential units (up to 
27,977sqm); and up to 14,052sq.m of non-residential floorspace comprising up to 
6,000sqm of market/retail floorspace (Class A1), up to 4,000sqm floorspace of Food 
and Drink Uses (Classes A3/A5), and up to 4,052sq.m of associated servicing facilities 
and ancillary uses; including provision of landscaping and amenity/public space; access 
and parking (up to 85 vehicular spaces), up to 457 cycle parking spaces and associated 
works. 
Drg Nos:  
 
Application Type: 
Outline Application 
 
Officer Recommendation: 
 
Subject to there being no contrary direction from the Secretary of State or the Mayor for 
London; that the Committee resolve that the Executive Director of Transport and 
Technical Services be authorised to determine the application and grant permission up 
on the completion of a satisfactory legal agreement and subject to the condition(s) set 
out below: 
 
 1) Except in relation to the Drainage Works, no part of the development hereby 

permitted shall be commenced until an application or applications of the matters 
reserved by this planning permission have been made to and approved in writing 
by the Local Planning Authority and the reserved matters application(s) shall 
include (but not be limited to) detailed plans, sections and elevations showing: 

 - Appearance; and 
 - Landscaping. 
  
 Application(s) for approval of the matters reserved by this planning must be made 

not later than the expiration of 3 years from the date of this decision notice; and 
the development must be begun not later than the expiration of 2 years from the 
final approval of reserved matters for the or, in the case of approval on different 
dates, the approval of the last such matter to be approved.   

  
 To comply with Section 92 of the Town and Country Planning Act 1990. 
 
 2) The development shall be carried out and completed in accordance with the 

following parameter plans submitted, unless agreed in writing by the Local 
Planning Authority: APL_001; APL_002; APL_010; APL_011; APL_020; APL_099; 
APL_100; APL_100_M; APL_101; APL_102; APL_103; APL_104; APL_105; 
APL_106; APL_107; APL_108; APL_109; APL_200; APL_201; APL_202; 
APL_300; APL_301; APL_302;  

  



 

 In order to ensure full compliance with the planning application hereby approved 
and to prevent harm arising through deviations from the approved plans, in 
accordance with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.21, 7.27 and 7.30 of 
the London Plan and policies EN2, EN3, EN8, EN25, EN31, EN31X, EN32 and 
EN35 of the adopted UDP (as amended in September 2007 and October 2011) 
and policies BE1, RTC1 and HTC of the Core Strategy. 

 
 3) No demolition or construction works shall commence until details of a phasing 

programme for the demolition, construction, completion and occupation of each 
building and related site area of the development, to supplement those already 
lodged, has been submitted to, and approved in writing by the Local Planning 
Authority.  The development shall proceed in accordance with the approved 
phasing strategy.   

  
 To ensure that the development is carried out in a satisfactory manner in 

accordance with policies EN2, EN6, EN8 and EN10 and Standards S5A, S7, S18 
and S20 of the Unitary Development Plan (as amended in September 2007 and 
October 2011). 

 
 4) No demolition or construction works shall commence until details of the drainage 

works (see informative 14 for clarification) to the Market have been submitted to, 
and approved in writing by the Local Planning Authority.  The development shall 
proceed in accordance with the approved drainage works.   

  
 To ensure that the development is carried out in a satisfactory manner in 

accordance with policies EN2, EN6, EN8 and EN10 and Standards S5A, S7, S18 
and S20 of the Unitary Development Plan (as amended in September 2007 and 
October 2011). 

 
 5) The total breadth of Market Lane shall measure no less than 11.2 metres, and 

shall be comprised of 300mm - Arch recess, 3m to market walkway, 3m to 
allocated area for market stalls (including an area no less than 450mm and 
300mm in width, either side of each stall to the east and west respectively), 3.9m 
for the Market Road and 1m from the east side of Market Road to the shop 
frontages. 

  
 To ensure a satisfactory appearance and usability of the market land and stalls, in 

accordance with policy EN2, EN3 and EN8 of the adopted UDP (as amended in 
September 2007 and October 2011) and Core Strategy (2011) as a Strategic Site 
(White City Opportunity Area 3 (WCOA 3) - Shepherds Bush Market and adjacent 
land). 

 
 6) Except in relation to the Drainage Works, no development shall commence until 

details of the Market Traders stalls and canopy design has been submitted to and 
approved in writing by the Local Planning Authority.  The approved stalls and 
canopies shall be implemented before the stalls are occupied and shall be 
retained thereafter for the lifetime of the development. 

  
 To ensure a satisfactory stall design and external appearance, in accordance with 

policy EN2, EN3 and EN8 of the adopted UDP (as amended in September 2007 
and October 2011) and Core Strategy (2011) as a Strategic Site (White City 
Opportunity Area 3 (WCOA 3) - Shepherds Bush Market and adjacent land). 



 

7) No demolition or construction works shall commence until details of a market 
management plan have been submitted to and approved in writing by the Local 
Planning Authority.  The market management plan will include, but is not limited to: 
timeline of the Drainage Works, operating hours, security, service charge, rent 
collection, tenant support, marketing and promotions.  The contents of the market 
management plan are to be agreed with the Local Planning Authority prior to the 
lodgement of the application to discharge this condition.  The development shall 
be carried and operated out in accordance with the approved details. 

  
 To ensure the market is properly managed in accordance with Core Strategy 

(2011) as a Strategic Site (White City Opportunity Area 3 (WCOA 3) - Shepherds 
Bush Market and adjacent land).   

 
 8) Except in relation to the Drainage Works, no development shall commence on any 

phase until the applicant, or any successors in title, has secured the 
implementation of a programme of archaeological work in accordance with a 
written scheme of investigation, which has been submitted to and approved in 
writing by the local planning authority.  The scheme should make provision for: 

 a) the excavation of any significant archaeological features 
 b) the assessment of the results, and proposals for their publication 
 c) the publication of the results 
 d) the deposition of the site archive at the Borough Archives 
 The archaeological works shall be carried out by a suitably qualified investigating 

body acceptable to the local planning authority. 
  
 To ensure that the archaeological heritage of the application site is properly 

investigated in accordance with PPG 16 and Policy EN7 of the LBHF UDP (as 
amended in September 2007 and October 2011). 

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

approval in writing by the Council of a demolition method statement, a demolition 
and construction management plan and a construction logistics plan (in 
accordance with Transport for London guidelines), which shall include details of 
the steps to be taken to re-use and recycle waste, details of site enclosure 
throughout construction and details of the measures proposed to minimise the 
impact of the construction processes on the existing amenities of the occupiers of 
neighbouring properties, including monitoring and control measures for dust, 
noise, vibration, lighting and working hours, waste classification and secure off-
street loading and drop off facilities, and the measures proposed to prevent the 
passage of mud and dirt onto the highway by vehicles entering and leaving the site 
in connection with the demolition and construction processes.  The plan shall also 
investigate ways to maximise water transport for bulk materials, particularly during 
demolition and construction phases.  All construction works shall be carried out in 
accordance with the approved details.  

  
 In order that appropriate steps are taken to limit the impact of the proposed 

demolition and construction works on the amenities of local residents and the area 
generally, in accordance with ordnance with policies EN2, EN8, EN19A, EN20A, 
EN20B, EN20C and EN21 and of adopted UDP (as amended in September 2007 
and October 2011). 

 
 



 

10) Except in relation to the Drainage Works, no development shall commence until a 
preliminary risk assessment report is submitted to and approved in writing by the 
Council, in liaison with the Environment Agency. This report shall comprise: a 
desktop study which identifies all current and previous uses at the site and 
surrounding area as well as the potential contaminants associated with those 
uses; a site reconnaissance; and a conceptual model indicating potential pollutant 
linkages between sources, pathways and receptors, including those in the 
surrounding area and those planned at the site; and a qualitative risk assessment 
of any potentially unacceptable risks arising from the identified pollutant linkages 
to human health, controlled waters and the wider environment including ecological 
receptors and building materials. All works must be carried out in compliance with 
and by a competent person who conforms to CLR 11: Model Procedures for the 
Management of Land Contamination (Defra 2004) or the current UK requirements 
for sampling and testing.  

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works and to prevent pollution of ground water 
resources, in accordance with policies EN20A and EN21 of the UDP (as amended 
in September 2007 and October 2011), policy CC4 of the Core Strategy (2011), 
and policy 5.21 of The London Plan (2011). 

 
11) Except in relation to the Drainage Works, no development shall commence until a 

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

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works, in accordance with policies EN20A and 
EN21 of the UDP (as amended in September 2007 and October 2011), policy CC4 
of the Core Strategy (2011), and policy 5.21 of The London Plan (2011). 

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

approved, other than in relation to the Drainage Works, shall not commence until, 
following a site investigation undertaken in compliance with the approved site 
investigation scheme, a quantitative risk assessment report is submitted to and 
approved in writing by the Council, in liaison with the Environment Agency. This 
report shall: assess the degree and nature of any contamination identified on the 
site through the site investigation; include a revised conceptual site model from the 
preliminary risk assessment based on the information gathered through the site 
investigation to confirm the existence of any remaining pollutant linkages and 
determine the risks posed by any contamination to human health, controlled 
waters and the wider environment. All works must be carried out in compliance 
with and by a competent person who conforms to CLR 11: Model Procedures for 



 

the Management of Land Contamination (Defra 2004) or the current UK 
requirements for sampling and testing. 

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works, in accordance with policies EN20A and 
EN21 of the UDP (as amended in September 2007 and October 2011), policy CC4 
of the Core Strategy (2011), and policy 5.21 of The London Plan (2011). 

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

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

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works, in accordance with policies EN20A and 
EN21 of the UDP (as amended in September 2007 and October 2011), policy CC4 
of the Core Strategy (2011), and policy 5.21 of The London Plan (2011). 

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

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

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works, in accordance with policies EN20A and 



 

EN21 of the UDP (as amended in September 2007 and October 2011), policy CC4 
of the Core Strategy (2011), and policy 5.21 of The London Plan (2011). 

 
15) Unless otherwise agreed in writing by the Council (in liaison with the Environment 

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

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

or near to, this site. The conditions are required to ensure that no unacceptable 
risks are caused to humans, controlled waters or the wider environment during 
and following the development works, in accordance with policies EN20A and 
EN21 of the UDP (as amended in September 2007 and October 2011), policy CC4 
of the Core Strategy (2011), and policy 5.21 of The London Plan (2011). 

 
16) Before any part of the development, except in relation to Drainage Works, is 

commenced and notwithstanding detail shown on the approved drawings, the 
following details shall be submitted to and approved in writing by the Local 
Planning Authority: a detailed layout plan showing appropriately inclusive means 
of access to the west side of the Bush Theatre; a shop mobility scheme offering 
older and disabled shoppers a free wheelchair and scooter loan facility based in 
the market; and details of appropriately sized toilets which provide hygiene and 
changing place facilities inclusively for walking and wheelchair using people and 
their carers, which conforms to recommendations 5.8 and 12.7, and figures 51b 
and 58 in BS 8300:2009 ¿Design of buildings and their approaches to meet the 
needs of disabled people¿ or other relevant codes of  practice.  The layouts and 
facilities as approved shall be implemented in full before any part of the residential 
development proposed is implemented.   

  
 In accordance with London Plan (2011) Policy 7.2 for an inclusive environment 

that meets the specific needs of older and disabled people in accordance with BS 
8300:2009 or other relevant good practice. 

 
17) Prior to the commencement of the development, except in relation to Drainage 

Works, further details of the heat network and energy centre should be submitted 
to and approved in writing to the Council. The development shall proceed in 
accordance with the details as approved. 

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

accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London Plan (2011). 
 
18) Prior to the commencement of the development, except in relation to Drainage 

Works, details of compliance with the approved Energy Strategy for the 
development shall be submitted to and approved in writing by the Council.  The 



 

development shall proceed in accordance with the details as approved and the 
details shall be maintained in full working order for the lifetime of the development.   

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

accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London Plan (2011). 
 
19) Prior to the commencement of the development, except in relation to Drainage 

Works, details of compliance with the approved Sustainable Design and 
Construction Statement for the development shall be submitted to and approved in 
writing by the Council.  The development shall proceed in accordance with the 
details as approved and the details shall be maintained in full working order for the 
lifetime of the development and its construction. 

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

sustainability, in accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London 
Plan (2011). 

 
20) Prior to occupation of any residential building, confirmation that the dwellings meet 

the requirements of level 4 of the Code for Sustainable Homes shall be submitted 
to and approved in writing by the Council.   

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

sustainability, in accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London 
Plan (2011). 

 
21) Prior to occupation of any non-residential building, confirmation that the building 

meets the requirements of a `Very Good¿ BREEAM rating shall be submitted to 
and approved in writing by the Council.   

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

sustainability, in accordance with policies 5.1, 5.2, 5.3, 5.6 and 5.7 of the London 
Plan (2011). 

 
22) Prior to first occupation of the development, a site servicing and delivery strategy, 

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

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

premises is not adversely affected by noise, in accordance with Policy EN20A, 
EN20B, EN21, TN5, TN13 and Standard S21 of the adopted UDP (as amended in 
September 2007 and October 2011). 

 
23) Prior to first occupation of the residential buildings a car parking management plan 

shall be submitted to and approved in writing by the Council detailing allocation of 
car parking spaces to residents, visitors and location of electric charging points (at 
least 20% of car parking spaces).  The development shall be carried out in 
accordance with the approved details. 

  



 

 To ensure the appropriate distribution of specialist parking in the development and 
that all spaces can be readily accessed by vehicles, in accordance with policies 
6.13 and 7.2 of the London Plan (2011) and policies TN4 and TN15 of the adopted 
UDP (as amended in September 2007 and October 2011). 

 
24) No development, except in relation to Drainage Works, shall commence until plans 

detailing the design of the proposed car parking have been submitted for approval 
to the Local Planning Authority and approved in writing.  The details should be 
consistent with Council’s 'Access for All' Supplementary Planning Document.  
Tracking diagrams shall be provided to show that all parking spaces are easily 
accessible and that access throughout the car parking is easily achieved.  The 
development shall be carried out in accordance with the approved details and the 
car parking shall be maintained as such for the lifetime of the development. 

  
 To ensure the appropriate distribution of specialist parking in the development and 

that all spaces can be readily accessed by vehicles, in accordance with policies 
6.13 and 7.2 of the London Plan (2011) and policies TN4 and TN15 of the adopted 
UDP (as amended in September 2007 and October 2011). 

 
25) No development shall commence on any residential building until details have 

been submitted to and approved in writing by the Local Planning Authority of a 
Noise Exposure Category (NEC) assessment (according to PPG24), including 
details of sound insulation measures for the building envelope, orientation of 
habitable rooms away from major noise sources and silenced mechanical 
ventilation, in order that internal room and private external amenity noise 
standards will be achieved, in accordance with BS8233:1999.  The development 
shall be carried out in accordance with the approved details which shall be 
maintained for the lifetime of the development. 

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

affected by noise/ vibration from dominant transport (and industrial/ commercial 
noise sources), in accordance with Policy EN20B and EN21 of the adopted UDP 
(as amended in September 2007 and October 2011). 

 
26) No development shall commence on any residential building until details have 

been submitted to and approved in writing by the Local Planning Authority of the 
layout and internal arrangement of rooms within the building.  Details shall ensure 
that: 

 - Large family units are not situated above smaller units.  
 - Similar types of rooms in neighbouring dwellings are stacked above each other 

or adjoin each other. 
 - Halls are used as buffer zones between sensitive rooms and main entrances, 

staircases, lift shafts, service areas and other areas for communal use.   
 The development shall be carried out in accordance with the approved details 

which shall be maintained for the lifetime of the development. 
  
 To ensure that the amenity of occupiers of the development site is not adversely 

affected by unreasonable neighbour noise due to the layout and arrangement of 
rooms and communal areas, in accordance with Policy EN20A, EN20B and EN21 
of the adopted UDP (as amended in September 2007 and October 2011). 

 
 



 

27) No development, except in relation to Drainage Works, shall commence on any 
building until details have been submitted to and approved in writing by the Local 
Planning Authority of the sound insulation of the floor/ceiling /walls separating the 
commercial part(s) of the development from dwellings (noise sensitive premises).  
Details shall ensure that the sound insulation (DnT,w and LnT,w ) and any other 
mitigation measures are sufficiently enhanced in order that the standard specified 
in BS 8233:1999 is achieved within noise sensitive premises and their external 
amenity areas.  The development shall be carried out in accordance with the 
approved details which shall be maintained for the lifetime of the development. 

  
 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 Policy EN20A, EN20B and EN21 of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
28) No development, except in relation to Drainage Works, shall commence on any 

building until details have been submitted to and approved in writing by the Local 
Planning Authority of building vibration levels, together with appropriate mitigation 
measures where necessary.  The criteria to be met and the assessment method 
shall be as specified in BS 6472:1992.  No part of the development shall be 
occupied until the approved details have been implemented and the approved 
details shall be maintained for the lifetime of the development. 

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

premises are not adversely affected by ground- or airborne vibration, in 
accordance with Policy EN20B and EN21 of the adopted UDP (as amended in 
September 2007 and October 2011). 

 
29) The development permitted shall only be carried out in accordance with the 

approved Flood Risk Assessment (FRA) carried out by Pell Frischmann (Ref: 
A12502Y001-B, dated July 2011) and the following mitigation measures detailed 
therein:  

 - Limiting the combined surface water run-off rate from the site to 57.2 l/s.  
 - Finished floor levels are set no lower than 5.00m above Ordnance Datum (AOD).  
 - Green roof to cover at least 700m² of the proposed development. 
  
 To reduce the impact of flooding on the proposed development and future 

occupants in accordance with Planning Policy Statement 25 and London Plan 
(2011) policies 5.11, 5.13, 5.14. 

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

scheme to dispose of foul and surface water has been submitted to, and approved 
in writing by, the Local Planning Authority.  The scheme shall be implemented as 
approved and maintained in working order for the developments lifetime. 

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

accordance with Planning Policy Statement (PPS) 25 and London Plan (2011) 
policies 5.11, 5.13, 5.14. 

 
31) No development, except in relation to Drainage Works, shall commence until 

particulars and samples of all of the materials to be used in all roof coverings and 
external faces of buildings, and details of all paving and external hard surfaces, 



 

boundary walls, railings, gates, fences and other means of enclosure have been 
submitted and approved in writing by the Council.  The development shall be 
carried out in accordance with the approved details.  

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN3 

and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
32) No development, except in relation to Drainage Works, shall commence prior to 

the submission and approval in writing by the Council of full details of the 
proposed hard and soft landscaping of the site, including planting schedules and 
details of the species, height and maturity of any trees and shrubs and proposed 
landscape maintenance plan.  These details shall include the pedestrian links, the 
access to each building and all other proposed shared surfaces, including surface 
materials and kerb details that ensure a safe and convenient environment for blind 
and partially sighted people.  The approved scheme shall be implemented in the 
next winter planting season following completion of the building works for that 
phase, or before the occupation of that phase and use of any part of the buildings, 
whichever is the earlier, and the landscaping shall thereafter be retained and 
maintained in accordance with the approved details. 

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

impaired are catered to in accordance with the Equality Act 2010 and policies 
EN2, EN3, EN8 and EN26 of the adopted UDP (as amended in September 2007 
and October 2011). 

 
33) Prior to the occupation of each phase of the development, details of secure cycle 

storage shall be submitted to and approved in writing by the Local Planning 
Authority.  Development shall accord with the details as approved, and the cycle 
parking provision shall be retained thereafter for the lifetime of the development.   

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

the needs of future site occupiers and users, in accordance with policies 6.9 and 
6.13 of the London Plan (2011) and policy TN6 and Standard S20.1 of adopted 
UDP (as amended in September 2007 and October 2011). 

 
34) No development shall commence on any building until details have been 

submitted to and approved in writing by the Local Planning Authority of the 
external noise level emitted from plant/ machinery/ equipment and mitigation 
measures.  The measures shall ensure that the external noise level emitted from 
plant, machinery/ equipment will be lower than the lowest existing background 
noise level by at least 10dBA, as assessed according to BS4142:1997 at the 
nearest and/or most affected noise sensitive premises, with all machinery 
operating together at maximum capacity.  The approved details shall be 
maintained for the lifetime of the development. 

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

affected by noise from mechanical installations/ equipment and their uses, in 
accordance with Policy EN20A, EN20B and EN21 of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
 



 

35) No development, except in relation to Drainage Works, shall commence on any 
building until details have been submitted to and approved in writing by the Local 
Planning Authority of anti-vibration measures.  The measures shall ensure that 
(machinery, plant/ equipment) (extract/ ventilation system and ducting) are 
mounted with proprietary anti-vibration isolators and fan motors are vibration 
isolated from the casing and adequately silenced.  The approved details shall be 
maintained in full working order for the lifetime of the development. 

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

affected by vibration, in accordance with Policy EN20A, EN20B and EN21 of the 
adopted UDP (as amended in September 2007 and October 2011). 

 
36) Neither music nor amplified voices emitted from the proposed development, and 

uses shall be audible at any residential/ noise sensitive premises', apart from 
public events at the Market and Shepherds Bush Theatre performances in the 
Market (both starting no earlier than 08:00 and finishing later than 19:00), unless 
prior written approval is obtained from the council in advance.  

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

affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
adopted UDP (as amended in September 2007 and October 2011). 

 
37) No tannoys or public address systems shall be used in the development. 
  
 To ensure that the amenity of occupiers of surrounding premises is not adversely 

affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
adopted UDP (as amended in September 2007 and October 2011). 

 
38) No occupation shall be taken of any A3, A4, A5 Class premises until details have 

been submitted to and approved in writing by the Local Planning Authority of the 
installation, operation, and maintenance of the odour abatement equipment and 
extract system, including the height of the extract duct, in accordance with the 
`Guidance on the Control of Odour and Noise from Commercial Kitchen Exhaust 
Systems¿ January 2005 by DEFRA. 

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

affected by cooking odour, in accordance with Policy EN20A and EN21 of the 
adopted UDP (as amended in September 2007 and October 2011). 

 
39) Prior to commencement of any phase of the development, except in relation to 

drainage works, details of external artificial lighting shall be submitted to and 
approved in writing by the Council.  Details shall demonstrate that vertical 
illumination of neighbouring premises is a maximum of 10lux at ground floor and 
5lux at first floor level.  The recommendations of the Institution of Lighting 
Professionals in the `Guidance Notes For The Reduction Of Light Pollution 2005' 
shall also be met with regard to glare and sky glow. No up-lighters should be used 
in order to prevent sky glow.  The approved details shall be implemented prior to 
occupation of the development and thereafter be permanently retained.   

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

affected by lighting and to ensure that lighting is not a hazard to navigation and 



 

that it minimises impacts on river ecology in accordance with Policy EN20C and 
EN21 of the adopted UDP (as amended in September 2007 and October 2011). 

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

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

  
 To ensure that the visual impact of telecommunication equipment can be 

considered, in accordance with Policy EN2, and EN8 of the adopted UDP (as 
amended in September 2007 and October 2011). 

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

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

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

development, in accordance with policies EN8 and EN8B of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
42) Details of a communal satellite system to be placed on the top of each of the 

residential blocks to serve all residents in that building shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
development.  The communal satellite system shall remain in operating order for 
the lifetime of the development. 

  
 To ensure that the visual impact of telecommunication equipment can be 

considered, in accordance with Policy EN2, and EN8 of the adopted UDP (as 
amended in September 2007 and October 2011). 

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

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

  
 To ensure that emergency services communications equipment functions 

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

 
44) Prior to commencement of any phase of development, except in relation to 

Drainage Works, details of measures to adequately accord with the Metropolitan 
Police ‘Secure by Design’ standards shall be submitted to and approved in writing 
by the Local Planning Authority.  Such details shall include, but not be limited to, 
CCTV coverage, access controls, basement security measures, and means to 



 

secure the site throughout construction.  Development shall proceed in 
accordance with the approved details and measures shall be retained thereafter 
for the lifetime of the development.   

  
 To ensure that the development incorporates suitable design measures to 

minimise opportunities for, and the perception of, crime, in accordance with 
policies 7.3 and 7.13 of the London Plan and policy EN10 of the adopted UDP (as 
amended in September 2007 and October 2011). 

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

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

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan and policy HO6 of the adopted UDP (as amended in 
September 2007 and October 2011). 

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

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

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

EN8 and EN26 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
47) No plant, water tanks, water tank enclosures or other structures, that are not 

shown on the approved plans, shall be erected upon the roofs of the buildings 
hereby permitted, unless otherwise approved pursuant to the requirements of 
Condition 1 above. 

  
 To ensure a satisfactory external appearance, in accordance with Policy EN2, and 

EN8 of the adopted UDP (as amended in September 2007 and October 2011). 
 
48) No plumbing or pipes, other than rainwater pipes on the approved elevations, shall 

be fixed on the external faces of the buildings, unless otherwise approved 
pursuant to the requirements of Condition 1 above. 

  
 To ensure a satisfactory external appearance, in accordance with Policy EN2, and 

EN8 of the adopted UDP (as amended in September 2007 and October 2011). 
 
49) No development shall commence, except in relation to Drainage Works, until 

details, including drawings in plan, section and elevation at a scale of no less than 
1:20, of all proposed boundary treatments, means of enclosure to ground floor 
private amenity space and gates has been submitted to and approved in writing by 
the Local Planning Authority.  The approved boundary treatments, means of 
enclosure and gates shall be implemented before the development is occupied 
and shall be retained thereafter for the lifetime of the development. 

  



 

 To ensure a satisfactory external appearance, in accordance with policy EN2, EN3 
and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
50) No impact piling shall take place until a piling method statement (detailing the type 

of piling to be undertaken and the methodology by which such piling will be carried 
out, including measures to prevent and minimise the potential for damage to 
subsurface water or sewerage infrastructure, and the programme for the works) 
has been submitted to and approved in writing by the local planning authority in 
consultation with the relevant water or sewerage undertaker and the Environment 
Agency.  Any piling must be undertaken in accordance with the terms of the 
approved piling method statement. 

  
 The proposed works will be in close proximity to underground water and sewerage 

utility infrastructure and the condition is necessary to ensure that these are 
protected during construction, in accordance with policies 5.14 and 5.15 of the 
London Plan (2011). 

 
51) The development hereby permitted shall not commence, except in relation to 

Drainage Works, prior to the submission and approval in writing by the Council of 
details in plan, section and elevation (at a scale of not less than 1:20) of typical 
bays including detail of cladding, fenestration, balconies and entrances for each of 
the buildings, and no part of the development shall be used or occupied prior to 
the completion of that part of the development in accordance with the approved 
details. 

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

streetscene, in accordance with Policy EN2, EN3 and EN8 of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
52) No deliveries to or from the Site in connection with the site preparation or 

construction works shall take place outside the hours of 8 am and 6 pm on 
Mondays to Fridays and 8 am and 1 pm on Saturdays and no such deliveries shall 
take place at all on Sundays or public holidays. 

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

premises is not adversely affected by noise, in accordance with Policy EN20A, 
EN20B, EN21, TN5, TN13 and Standard S21 of the adopted UDP (as amended in 
September 2007 and October 2011). 

 
53) Each lift core within the flatted buildings shall contain a fire rated lift, details of 

which shall be submitted to the Local Planning Authority and approved in writing 
prior to the occupation of any building containing a lift.  All lifts should have 
enhanced lift repair service running 365 day/24 hour cover to ensure no 
wheelchair occupiers are trapped if the single lift breaks down.  The fire rated lifts 
shall be installed as approved and maintained in full working order for the lifetime 
of the development. 

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan (2011) and policy HO6 of the adopted UDP (as 
amended in September 2007 and October 2011). 



 

54) Details and samples of all materials to be used on all external faces of the 
buildings to include details of the colour, composition and texture of the render and 
bond, mortar mix and pointing style of the building materials shall be submitted for 
the Council's approval prior to commencement of development, except in relation 
to Drainage Works, and implemented in accordance with approved details. 

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

EN3 and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
55) No development shall commence on any phase until a scheme for temporary 

fencing and/or enclosure of the site where necessary has been submitted to and 
approved in writing by the Council, and such enclosure has been erected in 
accordance with the approved details and retained for the duration of the building 
works.  No part of the temporary fencing and/or enclosure of the site shall be used 
for the display of advertisement hoardings other than directly related associated 
with Shepherds Bush Market and the scheme of development hereby approved. 

  
 To ensure a satisfactory external appearance of the site, in accordance with 

policies EN2, EN3 and EN8 of the adopted UDP (as amended in September 2007 
and October 2011). 

 
56) No infiltration of surface water drainage into the ground is permitted other than 

with the express written consent of the Local Planning Authority, which may be 
given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to controlled waters. 

  
 To protect the quality of the water environment in accordance with Planning Policy 

Statement 25 and London Plan (2011) policies 5.11, 5.13, 5.14. 
 
57) Notwithstanding details shown on the drawings as approved, before any 

development commences, except in relation to Drainage Works, there shall first be 
submitted to and approved in writing by the Local Planning Authority details that 
show the location of taxi access for residents and disabled parking bays in the 
basement to be permanently maintained and in the case of disabled parking solely 
for Blue Badge Holder residents for the time being of the apartment blocks or for 
Blue Badge Holder visitors; maintenance of effective clear widths of 3.0M and 
3.9M for proposed market lanes; and for land to be dedicated for eventual 
accessibility improvements to the Shepherds Bush Market tube station.  All such 
approved details shall be installed and maintained in full working order for the 
lifetime of the development. 

  
 In accordance with Core Strategy (2011) Policy H4 for meeting housing needs 

seeks for 10% of dwellings to be accessible or readily adaptable for residents who 
are wheelchair users in the context of a continuing need for housing for people 
who need care and support; and the Mayor of London's 2007 "Best Practice 
Guidance - Wheelchair Accessible Housing" which is summarised and 
distinguished from Lifetime Homes housing in Appendix 3 of the Mayor's Interim 
London Housing Design Guide 2010. 

 
 



 

58) A landscape management plan, including long term design objectives, 
management responsibilities and maintenance schedules for all landscape areas, 
other than privately-owned domestic gardens, shall be submitted to and approved 
in writing by the Local Planning Authority prior to the occupation of any building in 
the development.  The landscape management plan shall be carried out as 
approved.  

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

EN8 and EN26 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
59) Details of bird and bat boxes to be provided in the development shall be submitted 

to and approved in writing by the Local Planning Authority not later than three 
months from the commencement of each phase.  The approved bird and bat 
boxes shall be installed before any respective phase is first occupied.  Thereafter 
the approved bird and bat boxes shall be retained in accordance with approved 
details. 

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

conservation and biodiversity protection in accordance with policies EN25, EN28A 
and EN29 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
60) Before any part of the residential development is commenced, notwithstanding the 

approved drawings, there shall first be submitted to the Local Planning Authority 
and approved in writing details showing: straight flight stairways and other features 
to make the mews houses readily adaptable to lifetime homes standards; level 
access balconies and other features relevant to occupation of all lifetime homes 
dwellings; and details of the proposed 21 wheelchair accessible dwellings 
(including appropriate wheelchair and related storage and turning space, 
circulation space in accessible bedrooms and bathrooms, provision for en-suite 
bathroom access, and corridor widths that accord with Local Development 
Framework supplementary planning document general guidance) and of 
evacuation use by disabled people of at least one lift in each pair of lifts serving 
upper floors of flatted buildings.  All such approved details shall be installed and 
maintained in full working order for the lifetime of the development. 

  
 In accordance with the Council’s adopted 2011 Core Strategy Policy H4 for 

meeting housing needs, and general guidance on key access design features in 
the adopted 'Access For All' SPD. 

 
61) The ancillary floorspace as shown on Illustrative drawing no.2.02 - Ground Level 

Plan, shall be retained for ancillary use back of house operational and servicing 
facilities to new retail areas in Market and Goldhawk Road, unless otherwise 
approved in writing by the council.  

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

and to prevent harm arising through deviations from the approved plans, in 
accordance with policies 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.21, 7.27 and 7.30 of 
the London Plan (2011) and policies EN2, EN3, EN8, EN25, EN31, EN31X, EN32 
and EN35 of the adopted UDP (as amended in September 2007 and October 
2011) and policies BE1, RTC1 and HTC of the Core Strategy (2011). 



 

62) An upper floor set back should be provided to the Goldhawk Road elevation.  This 
setback should be a minimum of 500mm and occur at 1.1m above the finished 
floor of the 5th floor.  Integrated with the architectural expression of the façade.  
This condition is defined and illustrated in the Design Guide, General Principle 
G_07. 

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN3 

and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
63) Intermittent recesses should be provided to the Goldhawk Road elevation at 5th 

floor level and follow the rhythm of the façade below.  The recesses are to be a 
minimum of 200m deep and 400mm wide.  This condition is defined and illustrated 
in the Design Guide, General Principle G_08. 

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN3 

and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
64) The structural rhythm of the market lane façade to the proposed buildings should 

be designed to tie in with the railway arches. Therefore, the spacing of piers along 
the market lane façade should reflect the bay width of the railway arches opposite.  

  
 To ensure a satisfactory external appearance, in accordance with policy EN2, EN3 

and EN8 of the adopted UDP (as amended in September 2007 and October 
2011). 

 
65) No development shall commence, except in relation to Drainage Works, until 

details that show that all residential refuse and recycling areas are accessible to all 
residents, have been submitted to and approved in writing by the Local Planning 
Authority.  The development shall be carried out in accordance with the approved 
measures. 

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan (2011) and policy HO6 of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
66) No development shall commence, except in relation to Drainage Works, until 

details that clarify how disabled access will be accommodated to Shepherds Bush 
Theatre from the Bush Square area, have been submitted to and approved in 
writing by the Local Planning Authority.  The development shall be carried out in 
accordance with the approved measures. 

  
 To ensure that the development provides for the changing circumstances of 

occupiers and responds to the needs of people with disabilities, in accordance with 
policy 3.8 of the London Plan (2011) and policy HO6 of the adopted UDP (as 
amended in September 2007 and October 2011). 

 
67) No development shall commence, except in relation to Drainage Works, until a Bat 

Survey of the site has been submitted to and approved in writing by the Local 
Planning Authority. 



 

 To ensure the site’s biodiversity is protected in accordance with PPS 9 
(Biodiversity and Geological Conservation), London Plan (2011) Policy 7.19, Core 
Strategy (2011) Policy OS1, and policies EN28A and EN29 of the adopted UDP 
(as amended in September 2007 and October 2011). 

 
68) Any site clearance works shall avoid the bird nesting season. 
  
 To ensure the site’s biodiversity is protected in accordance with PPS 9 

(Biodiversity and Geological Conservation), London Plan (2011) Policy 7.19, Core 
Strategy (2011) Policy OS1, and policies EN28A and EN29 of the adopted UDP 
(as amended in September 2007 and October 2011). 

 
69) Prior to the first occupation of any non-residential unit on Goldhawk Road, details 

of operational hours for the unit shall be submitted to and approved in writing by 
the Council. Use of the unit shall accord with the hours as approved. 

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

affected by noise, in accordance with Policy EN20A, EN20B and EN21 of the 
adopted UDP (as amended in September 2007 and October 2011). 

 
Justification for Approving the Application: 
 
 1) Land use:  The proposed development is in accordance with the Council’s 

aspirations for the town centre and White City Opportunity Area. The proposed 
regeneration of the market should encourage independent retailing and 
accommodate existing market traders, while attracting new investment and 
traders. The redevelopment of adjacent land with additional retail and a 
comprehensive residential new build will make effective and efficient use of 
previously under-utilised and sub-standard town land and uses. Given the 
proposal’s financial viability appraisal, although affordable housing is not being 
provided as part of the proposals, the wider regenerative benefits for the market 
and the local area are considered to take precedence, securing the future of the 
market and making a valid contribution to the Council’s housing stock and to 
meeting the local and regional housing policy targets. The proposed land uses are 
therefore considered acceptable in accordance with London Plan (2011) policies 
3.3, 3.4, 3.9, 3.10, 3.11, 3.12, 3.13, 4.1, 4.2, 4.6, 4.7, 4.8, 4.9, 4.11 and 4.12; 
LBHF UDP (as amended in September 2007 and October 2011) policies HO6, E5 
and SH1;LBHF Core Strategy (October 2011) policies WCOA, WCOA 3, H1, H2, 
H3, and CS8; Draft White City Opportunity Area Framework (April 2011); and 
adopted LBHF Shepherd’s Bush Market Planning Brief Supplementary Planning 
Document (October 2010). 

 
 2) Design:  The proposal represents a high quality development which would make a 

positive contribution to the town centre, providing a vibrant new urban quarter in 
this part of the Borough.  It proposes major improvements to the public realm and 
permeability within and around the site, creating an attractive and secure 
destination. The proposal also preserves the setting of the adjacent conservation 
areas. Suitable reserved conditions will be attached to ensure satisfactory details 
are submitted of the external appearance of the proposed development and the 
materials to be used in its construction.  Approval of such details shall have regard 
to the Design Guide submitted with the application and hereby approved. The 
development is therefore considered to be acceptable in accordance with London 



 

Plan (2011) policies 3.5, 7.1, 7.2, 7.3, 7.4, 7.5, 7.6 and 7.8; LBHF UDP (as 
amended in September 2007 and October 2011) policies EN2B, EN8D, EN10, and 
EN35; and adopted LBHF Core Strategy (October 2011) policies BE1, WCOA and 
WCOA3. 

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

proposed development upon adjoining occupiers is considered acceptable with no 
significant worsening of air quality, noise, overlooking, sunlight and daylight and 
therefore no undue detriment to the amenities of neighbours.  In this regard, the 
development would respect the principles of good neighbourliness. The 
development is therefore considered acceptable in accordance with London Plan 
(July 2011) policies 3.5, 7.14 and 7.15; LBHF UDP (as amended in September 
2007 and October 2011) policies EN6, EN8, EN20A, EN20B and Standards 
S5A.1, S5A.2, S6, S7.1, S7A, S13.1, S13.2, S13.3 and S24; and LBHF Core 
Strategy (October 2011) policies WCOA, WCOA1, H3, BE1 and CC4. 

 
 4) Transport:  Subject to a satisfactory legal agreement, there would be no significant 

adverse impact on traffic generation and the scheme would not result in 
unacceptable conditions on the road network.  Satisfactory provision would be 
made for car and cycle parking, and adequate servicing facilities and provision for 
storage and collection of refuse and recyclables would also be provided.  The 
development is therefore considered to be acceptable in accordance with London 
Plan (July 2011) Policies 6.1, 6.3, 6.9, 6.10, 6.11, 6.12 and 6.13; LBHF UDP (as 
amended in September 2007 and October 2011) policies TN4, TN5, TN6, TN8, 
TN13, and TN15; Standards S18, S19, S20, S21 and S23; and LBHF Core 
Strategy (October 2011) policies WCOA, WCOA 3 and T1. 

 
 5) Access:  The development would provide a safe and secure environment for all 

users, and is therefore considered acceptable in accordance with London Plan 
(July 2011) policies 3.1, 7.1, 7.2 and 7.5, LBHF UDP (as amended in September 
2007 and October 2011) policies EN10, TN4 and TN5; LBHF Core Strategy 
(October 2011) policies WCOA and WCOA 3; and the Council's adopted 
Supplementary Planning Document 'Access for all'. 

 
 6) Sustainability: The proposed development is intended to meet the highest 

standards of sustainable design and construction, also utilising renewable energy 
technology.  The proposal would thereby seek to reduce pollution and waste and 
minimise its environmental impact. The development is therefore considered 
acceptable in accordance with London Plan (July 2011) policies 5.1, 5.2, 5.3, 5.6, 
5.7, 5.8, 5.11, 5.12, 5.13, 5.14, 5.15 and 7.14; and LBHF Core Strategy (October 
2011) policies CC1, 2, H3, WCOA and WCOA 3. 

 
 7) Land Contamination: The application proposes that the site would be remediated 

to an appropriate level for market, residential use and public realm. Conditions will 
be imposed which will ensure that sufficient information is submitted to the Council 
which demonstrates how any contamination found will be satisfactorily mitigated. 
The proposed development is therefore considered acceptable in accordance with 
London Plan (July 2011) policy 5.2; LBHF UDP (as amended in September 2007 
and October 2011) policy EN20A; and LBHF Core Strategy (October 2011) policy 
CC4, WCOA and WCOA3. 

 



 

 8) Flood Risk: A Flood Risk Assessment as part of the Environmental Impact 
Assessment and has been submitted and has considered risks of flooding to the 
site and adequate preventative measures have been identified. The development 
is therefore considered to be acceptable in accordance with Planning Policy 
Statement 25; London Plan (July 2011) policies 5.3, 5.11, 5.12, 5.13, 5.15; and 
LBHF Core Strategy (October 2011) policies CC2, WCOA and WCOA 3. 

 
 9) Archaeology:  The site is located within and Archaeological Priority Area and a 

condition will secure the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation.  The proposed development is 
therefore considered acceptable in accordance with policy 7.8 of the London Plan 
(2011), policy EN7 of the LBHF UDP (as amended in September 2007 and 
October 2011) and policy BE1 of the LBHF Core Strategy. 

 
10) Planning Obligations:  The application proposes that its impacts are mitigated by 

way of financial contributions to fund improvements that are necessary as a 
consequence of the development. This will allow the proposed development to 
adequately mitigate external impacts and it is therefore considered to be 
acceptable in accordance with London Plan (2011) policy 8.2; and LBHF Core 
Strategy policies CF1, WCOA, WCOA 3 and Chapter 9 'Delivery and 
Implementation' of the Core Strategy. 

 
--------------------------------------------------------------------------------------------------------------------- 
 

LOCAL GOVERNMENT ACT 2000 
LIST OF BACKGROUND PAPERS 

 
All Background Papers held by Michael Merrington (Ext:  3453): 
 
Application form received: 13th September 2011 
Drawing Nos:   see above 
 
Policy Documents: The London Plan 2011 

Unitary Development Plan as amended 2007 and 2011 
Core Strategy 2011 

 
Consultation Comments: 
 
Comments from:   
Environment Agency - Planning Liaison       
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association    
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association   
Shepherds Bush Market Tenants Association 
Environment Agency - Planning Liaison   
Greater London Authority - Planning Decisions Unit         
Greater London Authority - Planning Decisions Unit          
Greater London Authority - Planning Decisions Unit                         

Dated:   
15.11.11       
21.10.11   
20.10.11   
23.10.11   
24.10.11   
26.10.11    
16.11.11   
15.11.11   
29.11.11   
18.10.11   
07.11.11         
18.10.11          
30.09.11                         



 

Brackenbury Residents' Association        
Greenside Residents Action Group         
Shepherds Bush Market Tenants Association   
Transport For London - Land Use Planning Team   
Environment Agency - Planning Liaison         
London Borough Of Ealing     
Greater London Authority - Planning Decisions Unit   
Thames Water - Development Control   
Greater London Authority - Planning Decisions Unit 

10.11.11        
24.10.11         
20.10.11   
26.10.11   
12.10.11         
24.10.11     
20.10.11   
10.10.11   
03.10.11 

 
Neighbour Comments: 
 
Letters from: Dated: 
Down Haven 37 Downage Hendon London 
NW4 1AS  26.09.11 
46 Brent LEA Brentford, TW89 8JD    18.10.11 
W4 5al     07.11.11 
13 Pennard Mansions Goldhawk Road London W128DL  02.11.11 
Flat 16 Pennard Mansions Goldhawk Road LondonW12   14.12.11 
Flat A Ground Floor 43 Lime Grove London W12 8EE   16.10.11 
6A Replingham Road LONDON    02.11.11 
23 Pennard Road London W12 8DW   27.10.11 
Flat 18A Pennard Mansions Goldhawk Road W12 8DL  14.12.11 
39 East Side Shepherd's Bush Market London W12 8DG  07.11.11 
9 Lime Grove London W12 8EE   24.10.11 
52 Adys Road     13.10.11 
8 Davies street London    15.10.11 
Classic Textiles 44 Goldhawk Road London W12 8DH  15.10.11 
Flat 11 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
80 Hindes Road     12.10.11 
44 Andrew Reed House, 1 Linstead Way     19.10.11 
12 Westbsuh Court 130 Goldhawk Road London   04.10.11 
11 Holbeach Close London NW9 5BB   09.10.11 
32 Goldhawk Road      17.10.11 
Flat 6 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
85 Lime Grove London W12 8EE   02.10.11 
16 Tudor Square Dalton-in-Furness Cumbria   10.10.11 
55B uxbridge rd london     02.11.11 
9 Kingsdown Avenue London W3 7UA   01.10.11 
Flat 2 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
Flat 17 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
Flat 14 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
Flat 13 Pennard Mansions Goldhawk Road London W12 8DL  14.12.11 
Flat 13 Pennard Mansions Goldhawk Road London W12 8DL  08.11.11 
30 To 52 Goldhawk Road London W12 8DH   17.10.11 
Unit 3-4 New Shepherd's Bush Market 11 - 13 Uxbridge Rd W12 18.10.11 
The Hepsibah Gallery 112 Brackenbury Road London  08.11.11 
40 Trelawney Road     18.10.11 
Fourth Floor Thavies Inn House 3-4 Holborn Circus EC1N 2HA  26.10.11 
Shepherd's Bush Market Tenants' Association     26.10.11 
5 Loftus Road London, W12 7EH    22.11.11 
Peabody And Broadway Centre     07.11.11 



 

Nag     07.11.11 
60 Brackenbury Road Hammersmith London W6 0BD   08.11.11 
14 Gladstone Rd Chesham Bucks   06.10.11 
Flat 10 42 Lime Grove London W12 8EA   24.10.11 
155 RAILWAY APPROACH     07.12.11 
155 RAILWAY APPROACH     07.12.11 
14A Pennard Road London W12 8DS   14.12.11 
Stall 31 Shepherd's Bush Market London W12 8DQ  18.10.11 
28 Greyhound Road London W6 8NX   18.11.11 
41 St Mary's Grove Chiswick London   16.10.11 
322 Bloomfield Road Bath    20.10.11 
13 Pennard Mansions Goldhawk Road London   24.11.11 
23 Moffat Road Palmers Green London   06.10.11 
13, 129 Pritchards Road London    19.10.11 
71 Brick Lane Flat 2 London   19.10.11 
92a Mare Street London    19.10.11 
15 ford street, London     19.10.11 
wood green, london     19.10.11 
4 Hadfield House Ellen Street    19.10.11 
83 Main Street Spittal Berwick On Tweed TD15 1RP  14.11.11 
1A Lime Grove Works London W12 8EE   12.12.11 
1A Lime Grove     15.12.11 
12 Clifton Ave London W12 9DR   07.10.11 
32 Upper High Street London OX9 2DN   08.10.11 
NAG     17.10.11 
113A Grove lane     02.11.11 
12A Pennard Mansions Goldhawk Road    07.11.11 
9 Lime Grove London W12 8EE   07.11.11 
33 ABDALE ROAD     19.10.11 
37 Tabor Road     08.11.11 
61 Raydons Road Dagenham Essex   14.10.11 
49 Shepherds Bush Market     19.10.11 
36 - 38 Goldhawk Road London W12 8DH   14.10.11 
Formerly 56 Rylett Road Shepherd's Bush Now 91 Eastcote Lane South Harrow, 
Middlesex  19.10.11 
50 Bloemfontein Ave     20.10.11 
155 Railway Approach Shepherds Bush Market W12 8DF  03.11.11 
ARCH 155 RAILWAY APPROACH     03.11.11 
Flat 13 Pennard Mansions Goldhawk Road London W12 8DL  19.01.12 
33 ABDALE ROAD     07.11.11 
5 Streatfield Road Harrow    23.01.12 
NAG     20.10.11 
Flat 11A Pennard Mansions Goldhawk Road London W12 8DL  06.10.11 
182 Ewell Road Chalford Court Flat 9 Surbiton Kt6 6hjSurrey  19.10.11 
7 Bassett Road London W10 6LA   29.10.11 
33 Sirdar Road      03.11.11 
Flat 6 Shillingston House Russell Road    10.11.11 
44 Goldhawk Road London W12 8DH   14.10.11 
Flat 5 Ordnance Place, 12 Ordnance Terrace Chatham ME4  18.10.11 
18 The Green Shouldham Kings Lynn Norfolk  03.11.11 
4 Plimsoll Avenue folkestone Kent   15.10.11 
4 Granville place,     01.11.11 



 

Nag     04.11.11 
STALL 34 SHEPHERD'S BUSH MARKET LONDON    29.09.11 
71 Lime Grove     11.10.11 
8 Frithville Court Frithville Gardens    26.10.11 
36 Denmark Villas Hove    10.11.11 
15b Tradescant Road London    20.10.11 
43 A Lime Grove     14.10.11 
Shadow Minister For Justice House Of Commons, SW1A 0AA    17.11.11 
lime grove     05.10.11 
12A Pennard Mansions Goldhawk Road    26.10.11 
House of Commons     17.11.11 
49 Pennard Road London W12 8DW   04.11.11 
4 Granville Mansions Shepherds Bush Green  W12 8QA   04.11.11 
4 CHESTERTON DRIVE STANWELL MIDDLESEX     29.11.11 
2 Library Mansions     04.11.11 
73C Godolphin Road London W12 8JN   10.10.11 
11 Compton Crescent London W4 3ja   11.10.11 
12A Pennard Mansions Goldhawk Road London   26.10.11 
71a flat 3, Cricklewood broadway, kilburn     14.10.11 
Ireland     16.10.11 
5 Kerby Rise Chelmsford Essex   20.10.11 
117 Mayfield Gardens Hanwell    20.10.11 
13 Cleveland Terrace Darlington    06.10.11 
Flat 17A Pennard Mansions Goldhawk Road London W12 8DL  01.10.11 
113 Godolphin Road London W12 8JN   09.10.11 
12 Sedgeford Rd London    28.10.11 
5 Loftus Road London W12 7EH   23.11.11 
36-38 goldhawk road     15.10.11 
Flat 1, Down House 22 Broadwater Down Tunbridge Wells, Kent.   06.10.11 
Flat 13 Pennard Mansions Goldhawk Road London W12 8DL  10.10.11 
5 Shiel Street Walkden Manchester   19.10.11 
67 Rabournmead Drive,  Northolt Middlesex   19.10.11 
Room 5c6, Manna Ash House, Pocock street, London     20.10.11 
23 ashlone road putney    04.11.11 
Flat 13 Pennard Mansions Goldhawk Road London  W12 8DL  20.10.11 
NAG     20.10.11 
48 Goldhawk Road London W12 8DH   14.10.11 
17 Spangate Blackheath Park London Se3 9rs  15.10.11 
Thavies Inn House 3-4 Holborn House London EC1N 2HA  19.10.11 
Flat 11 42 Lime Grove London W12 8EA   04.10.11 
70 Coningham Road London W12 8BH   04.10.11 
7 Eardley Crescent London SW5 9JS   29.12.11 
27 Argyll Ed London  W8 7DA   10.10.11 
Nag     26.10.11 
77B Lime Grove Shepherds Bush W12 8EE   01.11.11 
Nag     02.11.11 
H And F Disability Forum Dev Officer Hestia Shaftsbury Centre,  
Unit 25, 85 Barlby Road London W10 6BN  24.10.11 
NAG     07.11.11 
Nag     07.11.11 
30 To 52 Goldhawk Road     03.11.11 
Stott Park House, High Stott Park, Ulverston, Cumbria  20.10.11 



 

33 Scotts Rd     10.11.11 
6 evelyn road Wimbledon    03.11.11 
31 St Peter's Square London W6 9NW   25.10.11 
Penard Mansions     14.11.11 
 
 
OFFICER’S REPORT 
 
1.0 BACKGROUND 
 
Site Description 
1.1 The application site is a broadly triangular area of approximately 1.93 hectares, 
comprising Shepherd’s Bush Market, the Broadway Centre and Peabody Trust (1-14 
Market Lane), the Pennard Road former Laundry site to the rear of 9-61 Pennard Road, 
Land adjoining the former Shepherd's Bush Library and 30-52 Goldhawk Road. 
 
1.2 The site is bounded by Uxbridge Road to the north, the rear gardens of the 
properties along Pennard road to the east, Goldhawk road to the south and the 
Hammersmith and City line viaduct to the west. 
 
Shepherd’s Bush Market 
1.3 The existing market was established in 1914 and occupies a narrow strip from 
Goldhawk Road to Uxbridge Road with approximately 140 trading businesses 
comprising a mixture of stalls, shops and railway arches retailing fruit and vegetables, 
fresh food, fabrics and a range of other goods and services.  There are two entrances to 
the market, each located at the most northern and southern parts from Uxbridge Road 
and Goldhawk Road respectively.  The market currently trades 6 days a week from 
9:30am to 6pm and is gated outside of trading hours. 
 
Spring Grove Laundry 
1.4 The Spring Grove Laundry previously located in the centre of the Market ceased 
operations in 2009 and the building has been demolished.  

 
The Broadway Day Centre & Peabody Trust 
1.5 Located south of the Spring Grove Laundry site, the 2-storey Broadway Day 
Centre provides health and training services for the adjacent Peabody Trust building 
where supported housing accommodation is provided.  The Peabody building contains 
15 hostel rooms and 12no. 1-bed flats across 2no. 3-storey buildings. 

 
30-52 Goldhawk Road 
1.6 At the most southern point of the application site there are a number of, what are 
principally, 2-storey buildings fronting Goldhawk Road, which are predominantly retail 
premises at ground level, with residential accommodation above. 
 
Shepherd’s Bush Library 
1.7 Whilst not contained within the application site, the former Shepherd’s Bush 
Library is located immediately adjacent to the north eastern corner of the Market and 
will be integral to the refurbishment of the market.  The building has recently been 
occupied by Bush theatre under a lease, and has commenced a programme of works 
and restoration. 
 
 



 

New Shepherd’s Bush Market 

1.8 Separated from Shepherd’s Bush Market by the railway viaduct and occupying a 
smaller area, the new market is located to the north west of the main market, retailing 

fruit and vegetables, cooked foods and household goods and furniture. (This does not 

form part of the application site). 
 
1.9 The site is within Flood Risk Zones 2 and 3 and has a public transport accessibility 
level (PTAL) of 6b (excellent).  The buildings within the site are not listed and have little 
architectural value. 
 
The Surrounding Area 
1.10 The immediate surrounding area is residential in character along Pennard Road to 
the east and Lime Grove to the west.  The Pennard Road properties are characterised 
by predominantly 2-storey Edwardian terraces, and those along Lime Grove comprise a 
mix of 2 and 3-storey terraced houses and 3-storey modern build residential blocks.  
The London College of Fashion and Lime Grove Hostel are also located to the western 
and eastern sides of Lime Grove respectively. 

 
1.11 The properties along Pennard Road form part of the Shepherds Bush 
Conservation Area and those along Lime Grove are designated as part of the 
Coningham and Lime Grove Conservation area.  Pennard Road mansions and the 
former Shepherd’s Bush Library to the north and south of the site respectively are both 
identified on the Council’s Register of Buildings of Merit. 
 

1.12 Commercial businesses are characteristic of development along Goldhawk and 
Uxbridge Roads, occupied by a mix of retail, café and restaurant uses. 

 

1.13 Shepherd’s Bush Market falls within the White City Opportunity Area and a 
designated Town Centre. The area encompasses three main retail ‘anchors’ which are 
the Westfield shopping centre, West 12 shopping centre and Shepherd’s Bush market.  
Westfield has brought vastly increased footfall to Shepherd’s Bush and is now the 
dominant retail feature of the area. Proposals to further extend Westfield have recently 
been submitted and the sale of BBC Television Centre is likely to encourage further 
change in the north of the Opportunity Area. 

 

1.14 The site is within a short walking distance of 15 bus routes.  The closest tube 
stations are Goldhawk Road directly to the south of the site and Shepherd’s Bush 
Market directly to the north of the site.  Both stations serve the Hammersmith and City 
Line.  A short walk to the east is the Shepherd’s Bush tube and overland rail station, 
which serves Central Line, and Overground and mainline rail services from Clapham 
Junction to Milton Keynes.  

 

Planning History of Application Site 
1.15 The recent planning history of the site has been limited to relatively minor 
applications involving change of use, extensions to buildings and advertisement 
consents.    

 
1.16 52A Goldhawk Road (Peabody Trust operated hostel and Broadway Centre) 



 

In 1998 planning permission (1998/00985/FUL) was granted for the redevelopment of 
the site for a mixed-use development comprising the erection of a 2-storey day centre, a 
3-storey 15-bed hostel and a 3-storey block of 12 self-contained 1-bedroom flats with 4 
off-street parking spaces. 
 
1.17 There is a judicial review pending in relation to the Council’s Supplementary 
Planning Document for Shepherd’s Bush Market Area.  A court hearing date is an 
anticipated later in 2012. Officers have given consideration to the weight which should 
be given to the content of this document in all the circumstances. 
 
1.18 Officers take the view that sufficient freestanding policy guidance is contained in 
the recently adopted Core Strategy which contains a specific strategic policy and other 
guidance relevant to this determination. 
 
1.19 In these circumstances, officers take the view that elected members should place 
no weight on the challenged document but should rather determine the application on 
the basis of the freestanding elements of the recently adopted Core Strategy and the 
provisions of other parts of the development and other material considerations. 
 
1.20 Officers take the view that these provide a clear, rational and sufficient basis upon 
which to make a determination in the present case without the need to refer to the 
challenged non-statutory guidance.   
 
Application Description 
1.21 The application seeks outline planning permission approval for access, layout and 
scale (with appearance and landscaping reserved) for the phased redevelopment of 
Shepherd's Bush Market, the former Spring Laundry site, the Broadway Day Centre and 
Peabody Trust building, and buildings at 30-52 Goldhawk Road. 

 
1.22 The development will comprise the demolition of all existing buildings, 
refurbishment and enhancement of the market, construction of up to 212 residential 
units (up to 27,977m2) including 194 flats over four blocks, 13 mews-style houses to the 
rear of Pennard Road properties and 5 live/work units.  The new buildings will range 
from 2-9 storeys in height (plus basement). 

 

1.23 Up to 14,052m2 of non-residential floor space will be provided comprising up to 
6,000m2 of market/retail floor space (Class A1), up to 4,000m2 of floor space for food 
and drink uses (Classes A3/A5) and up to 4,052m2 of associated servicing facilities and 
ancillary uses. 

 

1.24 Provision of landscaping and amenity/public space, access and parking (up to 85 
vehicular spaces and up to 457 cycle parking spaces) and associated works also forms 
part of the proposal.  
 
1.25 The proposed drawings illustrate a general layout demonstrating positioning, scale 
and massing of the buildings, along with pedestrian and vehicle access points.  
Elevation (appearance) and landscaping details have been reserved for future 
consideration. 

 



 

1.26 The scheme includes a regenerated market area with a widened thoroughfare and 
renovated railway arches.  New A3/A5 units will be provide at ground floor level and 
new servicing, delivery, and refuse collection strategies are also proposed.  
 
Market/Non-residential floor space 
 
1.27 Schedule of existing and proposed commercial floor space 
 

 
Unit Type Existing GEA (m2) Proposed GEA (m2) 

Arches 4,665 5,528 
Stalls 601 897 
Other retail 3,403 7,627 
Total including 
ancillary/servicing 
(excluding basement) 

8,668 14,052 

Total tradable 
commercial floor space 

7,922 10,000 (up to 6,000m2 
A1 and 4,000 m2 A3/A5)  

 
 
1.28 The non-residential floor space will be provided at ground level, comprising the 
railway arches, stalls along Market Lane, new retail provision within the proposed 
podium and the Goldhawk Road shops.  
 
Demolition and Construction 
1.29 The developer has stated that the overall construction of the proposed Shepherds 
Bush Market development is expected to last approximately 3 years and will be 
delivered over 9 phases of development.  The demolition and construction phases of 
the development are programmed to commence in 2012, running until 2015.  

 
1.30 The phases are summarised as follows: 
 

• Phase 1 – Demolition, site preparation, market drainage and surfacing; 

• Phase 2 – Market refurbishment; 

• Phase 3 – Basement of Blocks B, C and D; 

• Phase 4 – Podium Blocks B, C and D; 

• Phase 5 – Live/work units and Block A west and Mews basement; 

• Phase 6 – Block A basement and ground floor; 

• Phase 7 – Block A east; 

• Phase 8 – Residential apartments; 

• Phase 9 – Mews and residential apartments. 
 
1.31 The market will remain operational during the construction period.  However, there 
will be a need to temporarily relocate some traders and existing retailers throughout the 
redevelopment process. 
 
Residential  
1.32 The development proposes a range of residential accommodation comprising flats, 
mews housing and live/work units.  The residential flats would be accommodated in four 
new buildings described as Blocks A, B, C and D, ranging from 2 to 9 storeys in height, 
plus basement.  The buildings vary in height above a landscaped 1.5 storey podium, 



 

from Block A to the south of the site fronting Goldhawk Road, to Block D to the north of 
the site. The building heights are as follows: 
 

• Block A: 6 storeys, plus basement 

• Block B: 8 storeys, plus basement 

• Block C: 7 storeys, plus basement 

• Block D: 5 storeys, plus basement 
 
1.33 Access to the residential blocks would be from two dedicated points from Market 
Lane (primary) and Goldhawk Road (secondary) respectively.  

 
1.34 The mews housing (Block E) and live/work units (Block F) are proposed to the 
eastern boundary of the site with access from Pennard Road.  The Mews housing would 
comprise part 2, part 3-storey buildings located between the proposed development and 
existing residential properties in Pennard Road.  A 6.5m wide landscaped strip is 
proposed between the site boundary and the Pennard road properties. 
 
Proposed schedule of residential accommodation: 
1.35 The development will provide a total of 85 parking spaces for both the residential 
blocks and Mews housing as follows:   
 

• 72 basement car parking spaces for residential blocks A, B, C & D 
comprising: 
- 2 car club spaces; 
- 9 disabled spaces; 
- 61 standard parking bays; and 
- 25 motorcycle spaces. 

 

• 13 integrated garages within the proposed Mews Housing. 
 

1.35 Pedestrian access to the market will be retained as existing from Uxbridge and 
Goldhawk Roads.  Widening of these entrances is also proposed as part of the 
application. 

 
1.36 Pedestrian access to the residential blocks would be provided along Market Lane 
and entrances to the buildings located at the bottom of each block.  The Mews houses 
would be accessed from Pennard Road. 

 

1.37 A total of 320 cycle parking spaces are proposed within the basement of Blocks A, 
B, C & D for residents and visitors, 30 secure cycle stands for traders within the podium 
area and 50 cycle stands throughout the market and podium area for Market 
shoppers/visitors.     

 

1.38 All servicing of the market and residential blocks will be via Goldhawk road. 
 

1.39 A series of public spaces are proposed along Market Lane at the northern end 
adjacent to Bush theatre, centre and southern part located within the podium. 

 



 

1.40 The applicants have submitted the following documents in support of their 
application: 
 

• Application drawings; 

• Planning Statement; 

• Design and Access Statement (incorporating Landscape Strategy); 

• Design Guide; 

• Delivery and Servicing Plan; 

• Energy Strategy; 

• Equality Statement; 

• Ownership/Management Strategy; 

• PERS Audit; 

• Statement of Community Involvement; 

• Sustainability Statement; 

• Toolkit Viability Appraisal; 

• Transport Assessment; 

• Travel Plan; 

• Illustrative Scheme drawings; 

• Illustrative Scheme drawings addendum dated November 2011; 

• Leaders’ Briefing Pack GLA Meeting December 2011; 

• Viability Assessment; 

• Environmental Impact Assessment which covers: Construction and 
Implementation; (Including Details of Demolition); Air Quality; Daylight, 
Sunlight and Overshadowing; Drainage and Flood Risk; Ecology; Ground 
Conditions; Heritage ; Noise and Vibration; Socio Economic; Townscape and 
Visual; Transportation; Waste; and 

• Technical Appendices which includes: Scoping Letter and Report (March 
2011); Scoping Opinion (June 2011); Statutory Consultee Responses; TfL 
Formal Pre-application Advice; Cumulative Development Sites; Planning 
Policy Overview; Air Quality Profession Experience; Model Verification; 
Predicted Concentrations at Site Locations; Principles of Daylight and 
Sunlight; Existing Baseline Scenario; Detailed Analysis Results; Summary 
Tables of Analysis Results; Permanent Overshadowing Results; Transient 
Overshadowing Results; Ordnance Survey Map; Flood Risk Assessment; 
Extended Phase I Habitat Survey; Geo Environmental Assessment; Historic 
Environmental Assessment; Noise Measurement Locations; Detailed Noise 
Measurements; OSBM Charter; Verified View Methodology; Townscape and 
Visual Assessment Figures; and Waste Management Strategy. 

 
2.0 Pre-application consultation 

2.1 A Statement of Community Involvement (SCI) has been submitted with the 
application which details the public consultation undertaken by Orion Shepherds Bush 
Limited (OSBL) since October 2010, prior to submission of the planning application.   

 
2.2 A series of drop-in consultation sessions were first held to introduce the proposal 
and continued at various stages throughout the consultation process each with a 
different focus that was relevant to the advancement of the development plans.  

 
2.3 An initial public exhibition took place in November to allow interested stakeholders, 
community and public involvement in the design process, and was followed by two 



 

subsequent public exhibitions.  In addition to this a series of meetings were held with 
different stakeholders including Shepherds Bush Market Traders Association (SBMTA) 
and local resident groups throughout the consultation process. Full details of the 
community consultation including key dates, content, publicity, and attendees are set 
out within the SCI. 
 
2.4 In addition to the above, OSBL also adopted a number of communication methods 
to maximise it’s audience including the OSBL website, email newsletters, events fliers 
and posters (also hand delivered to the market), letters to Traders and community 
groups.   

 
Application publicity and consultation 
2.5 Following submission of the application, the Council publicised details of the 
planning application by sending approximately 1332 letters to Shepherds Bush Market 
traders, Goldhawk Road shopkeepers and surrounding properties; in addition to 
erection of site notices (in and around the site) and publication of press notices. 
2.6 The following is a summary of comments that have been received from either local 
or statutory groups and organisations: 
 

a) Greater London Authority 
While the application is generally acceptable in strategic planning terms, the 
application does not comply with the London Plan, but the following possible 
remedies could address these deficiencies: 
- Retail/town centre uses: commitments to secure the continuous operation of the 
market during construction and to preserve the unique character of the market 
following redevelopment. 
(Officer comments: Condition 7 is recommended, see paragraphs equalities, 
phasing and S106 sections). 
- Equalities: confirmation of arrangements for relocation of the hostel 
(Officer comments: See paragraph 3.34) 
- Housing: Confirmation of location and quality of children’s playspace. 
(Officer comments: Additional information provided, see paragraphs 3.239 - 240 
- Affordable housing: Verification of the viability assessment to demonstrate that 
the proposal represents the maximum achievable affordable housing. 
(Officer comments: Viability assessment has been independently verified. See 
paragraphs 3.79-3.83) 
- Urban design: Reconsideration of the massing along the Goldhawk Road 
frontage and of the blocks visible from Pennard Road. 
(Officer comments: See Design section paragraphs 3.114-3.165) 
- Sustainable development: Provision of further information relating to the heat 
network and energy centre and reduction of surface water run-off rates. 
(Officer comments: Condition 17 is recommended) 
- Ambient noise: Further information demonstrating that ambient noise from the 
railways has been mitigated. 
(Officer comments: See conditions 25 and 27 and paragraphs 3.294-3.295) 
- Transport and parking: review of the levels of car parking on site, suggested 
improvements to local bus stops and the pedestrian and cycling environment, 
and commitment to secure various elements via section 106 and planning 
condition. 
(Officer comments: See planning obligations section below) 
 
b) LB Ealing - raises no objection to the proposal 



 

 
c) RB Kensington and Chelsea – no response 
 
d) Environment Agency  
No objection to the proposal subject to the inclusion of 5 planning conditions 
relating to flood risk, contamination and the disposal of foul and surface water. 
(Officer comments: Conditions 10-15 and 30 are recommended) 
 
e) Thames Water 
No objection to the proposal but requests a condition relating to impact piling, 
and an informative relating to minimum water pressure. 
(Officer comments: Condition 50 and informative 5 are recommended) 
 
f) Metropolitan Police  
The entire site/development should be designed and built to meet secured by 
design standards. Lighting and artificial surveillance (CCTV) is critical to this 
proposal which opens up the market 24/7, due to the proposed main residential 
block entrances being halfway up the market. Would expect an extensive CCTV 
system within the market that was integrated into the council’s town centre CCTV 
network. Need to ensure the building line has no recesses for individuals to hide 
in. 
 
The new stall pods should also be designed to meet the security standards and 
minimise hiding places etc, with the existing archway locking furniture being 
brought up to the security standard or if the archways are refurbished being fitted 
with appropriate Secure by Design (SBD) doors/windows. 

  
The new residential blocks will be to SBD standard and have CCTV in 
accordance with the standard we have now set for estates generally. I.e. 
entrances, amenity decks, car parks etc. Particular interest in amenity deck level 
as it is shared between the blocks. 
(Officer comments: Secured by design condition 44 is recommended) 
 
g) Hammersmith and Fulham Disability Forum  
Provided the following comments:  
- Disabled toilet facilities 
- Residential units should be built to Lifetime Homes Standards including level 
access to front doors  
(Officers comment: Condition 45 and 60 are attached to secure Lifetime homes 
standards) 
- Allocation of accessible properties should be across the site. 
(Officers comment: This will be dealt with at reserved matters stage) 
- The lifts to the residential properties should be useable in the event of a fire  
- The Blue Badge spaces allocated should be placed around the lift cores.  
- Refuse and recycling areas should be fully accessible to all  
(Officers comment: Conditions 24, 53, 57, 65 is recommended to secure details 
of refuse and recycling) 
- Part of the Bush Square area is hoped to be used for Front of House access to 
the Bush Theatre and this should be taken into account. 
(Officers comment: Condition 66 is recommended) 
 



 

h) The Design Review Panel of 10 May 2011 made the following 
recommendations: 

• The panel wanted to see how the Mews houses related to the podium behind 
it with a view to introducing more top lighting and cross ventilation and more 
variety and width in the unit types.  
(Officers comment: More variety has been introduced in the unit types with 2 
and 3 storey houses now lining the mews. The height of the podium has 
since been raised preventing the opportunity for cross ventilation on some of 
the houses, however, top lighting has been incorporated); 

• The panel wanted to see how the residential accommodation was planned 
internally, for example; identifying the number of apartments and how the lift 
system will operate and serve the units.  
(Officers comment: Internal floor plans are part of the application and they 
show all of these details); 

• The panel felt that the restoration and regeneration of the arches is a very 
important element as it is basically the historical anchor for the project. They 
suggested that this element of the proposal should be completed ahead of 
the main development and carefully controlled but could be quite funky in 
their design. The integration of the theatre was supported.   
(Officers comment: A design code to cover the restoration of the arches has 
since been developed and this is included in the Design Guide which 
supports the application. The phasing of the development is dealt with further 
on in this report); 

• It was suggested that the Goldhawk Road frontage of the scheme was not as 
progressed as the rest of the scheme. However, they were not concerned in 
relation to the height of the buildings.  
(Officers comment: The proportions of the Goldhawk Road elevations have 
since been resolved but the height has not changed. The parameter plans 
will govern the bulk, massing, height and setbacks); and  

• In conclusion the panel was very enthusiastic about the nature of the project 
and they were quite comfortable in regard to the bulk, massing and height of 
the proposed buildings.  

 
i)  Shepherd’s Bush Market Tenants Association 
Submitted the following concerns accompanied by a 125 signature petition: 
- All tenants should be eligible for compensation for disturbance during 
construction  
- Rents should be frozen from commencement of development until the 
development is completed. 
- Orion must honour original service charge agreements 
Tendering of service contracts must be done in fair and open way ensuring best 
value, and VAT should be claimed back on service charge contracts 
- User clauses to ensure any amendments to leases do not compromise or 
damage existing market businesses. 
- Stallholders concerned about where Orion will relocate their businesses during 
construction and after, and about compensation if relocation results in loss of 
business, and if Orion fail to offer a structure equal to their present stall. 
- Orion’s intentions about the freehold market properties in unclear 
- SBMTA wants a copy of the proposed lease terms. 
- Concerned with Orion’s vagueness regarding most matters. 



 

(Officers comment: These issues are dealt with in Equalities and Phasing 
sections paragraphs 3.22-3.31 and paragraphs 3.222 – 3.228).  See also S106 
obligations sections. 
- Market breadth from arch front to shop front should be 11.2 metres (Officers 
comment: Condition 5 is recommended to secure this) 
- Market stall design should be agreed with the traders before planning 
permission is granted 
(Officers comment: Condition 5 is recommended to secure this) 
-The canopy should stay the same as existing. Removal will mean the market 
path will be open to the elements, resulting in loss of trade. 
 (Orion has committed to consult with market traders on these matters. Condition 
6 requires the submission of details at reserved matters stage) 
- Concerns about the arches 
(Officers comment: See design section below) 
- ‘The Crook’ is an inappropriate name for the middle of the market and can be 
misconstrued. 
- Proposal does not address the issue of parking for customers 
(Officers comment: See paragraphs 3.261-3.263 related to car parking) 
 
j) Andrew Slaughter MP 
- Development needs to take account of the identity and history of area. 
- Proposal is out of character, too high, will bring in hundreds of new residents, 
causing parking problems in already overcrowded part of the borough. 
(Officers comment: See design section, density paragraphs 3.65-3.67 and 
parking paragraph 3.263) 
- Traders on Goldhawk Road are internationally famous but would not survive if 
they lost their premises. The Leader of the Council said this would not happen if 
owners and tenants didn’t want it. They do not want it. Legal action is being 
taken. 
(Officers comment: See Equalities section 3.14-3.31 and paragraphs 1.17-1.20) 
- Developers failing to address adequately the needs of the current market 
traders: 

o Design and location of stalls in rebuilt market 
o Compensation for loss of trade during works or as a result of 

relocation 
o Rent levels 
o Service charge agreement 
o Canopy and gates to market 
o Condition of railway arches 
o Parking for customers 
o Naming of thoroughfare 
o Terms of proposed new lease. 

(Officers comment: see above) 
- No affordable housing proposed 
(Officers comment: See viability section paragraphs 3.69-3.83) 
- Lime Grove residents would see an intensification of hostel use which they 
object to. 
(Officers comment: The relocation of the hostel does not require planning 
permission) 
 
k) Brackenbury Residents association 
Object on the following grounds: 



 

- Risk of increased rents and service charges to market traders 
- Demolition of shops at 30-52 Goldhawk Road 
(Officers comment: See Equalities section) 
- Problems for Lime Grove residents regarding hostel. 
(Officers comment: See above) 
 
l) Community Centres at Market approach  
Petition from users of the community centres situated at Market Approach, 
objecting on grounds that the proposals involve the building that the community 
centre occupies being demolished, and that they have been overlooked by the 
process as they were not consulted prior to the application being made. 70 
signatures from The Eritrean Djeberti Community Centre and 45 signatures from 
Cocoon House (serving the Sudanese community). 
(Officers comment: The buildings at Market Approach are outside the application 
site and do not form part of this proposal) 
 
m) Granville Mansions Association 
Object on the following grounds: 
- Harm to townscape and Conservation Area 
(Officers comment: See Design section 3.95-3.165) 
- High density residential will put unacceptable pressure on local infrastructure 
and services. 

 (Officers comment: See density section 3.65-3.67) 
- Cause additional noise and disturbance 
(Officers comment: See noise impact section below) 
- Inclusion of cafes and bars is contrary to the Council’s ‘saturation zone’ policy. 
(Officers comment: Notwithstanding this licensing policy, the inclusion of an 
element of food and drink establishments within the mixed-use scheme is 
considered to be an appropriate) 
 
n) Greenside Residents Action Group 
Object to the proposed construction of 212 residential units: 
- Proposed density is too high and will negatively impact on local environment 
and amenities. Insufficient parking provision.  
(Officers comment: See paragraphs 3.65-3.67) 
- Multi-storey development will impact on light to Pennard Road properties. Noise 
to rear of Pennard Road properties will increase. 
(Officers comment: See paragraphs 3.174-3.210) 
- Object to new or additional food service outlets that might be open late evening 
causing negative effect on residential quality of life. 
(Officers comment: These matters will be dealt with in the management plan, 
secured by Condition 7) 
- Object to the proposed compulsory purchase of 30-52 Goldhawk Road, which 
include a number of fabric shops that will suffer greatly from loss of trade when 
housed in much smaller retail premises. The outlets should be left alone on 
Goldhawk Road. The 3 food service outlets would not survive as viable premises 
if moved to off-road smaller outlets. 
(Officers comment: See Equalities section below) 
- Local residents are concerned at the exclusive arrangements between the 
Council and Orion. 
 
o) Land Securities (owners of West 12 Shopping Centre) 



 

Welcome proposed submission but have concerns that unless proper controls 
are in place, it will not meet the needs of the current traders. 

 
p) Residents Amenities Protection Association 
- Proposal is out of character with the area 
(Officers comment: see Design section) 
- Additional parking pressure 
(Officers comment: See Parking paragraphs 3.253-2.358, 3.259 - 3.263) 
- Destruction of Goldhawk Road terrace, the Pie and mash shop and fabric shops 
are valued all over the world 
(Officers comment: See Equalities section below) 
- Don’t turn Shepherd’s Bush into a ‘clone town’. 
(Officers comment: The proposal seeks to retain the unique character of the 
market, see paras.3.2 to 3.55 ad 3.211 to 3.228) 

 
2.7 There have been 114 registered letters and emails received from local residents, 
shopkeepers and market traders (not including those detailed above). 113 letters object 
to or raise concerns about the proposal and 1 letter supports the proposal. Some were 
broadly in favour of the principle of regeneration and positive improvement to the market 
but object to the details of the current application. The specific representations from 30-
52 Goldhawk Road properties/ shopkeepers, market traders and residents of Pennard 
Mansions and Lime Grove are summarised below: 
 
2.8 Shepherd’s Bush Market trader’s individual representations 
- Concerns about being moved or closed down during works 
- Concerns that new rents will be unaffordable 
- Impact on the character of the market. 
(Officers comment: See Equalities section and paragraphs 3.204-3.209) 

 
2.9 Goldhawk Road properties/Shopkeepers  
- Shopkeepers and landlords were not included in pre-application consultation process 
and object to proposal as do not want to move. 
(Officers comment: There has since been dialogue between Orion and shopkeepers. 
See below) 
- Compulsory purchase should be in public interest. Selling our land to Council to sell to 
private developers to build private flats is not in the public interest 
- Orion promised to re-home 30-52 Goldhawk Road in commercial section of 
development but there is insufficient A1 floor space to do so. 
- Result in the loss of successful family run businesses including fabric shops famous in 
the fashion industry, famous pie and mash shop that bring people, revenue and 
employment to the area. 
(Officers comment: See Equalities section and paragraphs 3.227 – 3.228 for options 
that Orion has offered including assistance to identify new premises in or near 
Goldhawk Road) 
- Shepherds Bush Market SPD has been granted Judicial Review. 
(Officers comments: See paragraph 1.17-1.20) 

 
2.10 Lime Grove residents (9 letters of objection) 
- Moving wet hostel to a densely populated residential street is unacceptable. 
- Previous hostel in Lime Grove had a disastrous impact on the local community. 
- Lime Grove residents have been given no consideration. 
(Officers comment: Relocation of the hostel does not require planning permission) 



 

2.11 Pennard Mansion residents (15 letters of objection received) 
- Proposal will block light to Pennard Mansions and Pennard Road 
- Unacceptable height; will be dominant and overlook Pennard Mansions 
- The tallest element is right by Pennard Mansions 
- Loss of privacy 
- Use and design of play area will cause disturbance 
- Pennard Mansions should be given same consideration as Pennard Road, in terms of 
relationship to proposed buildings. 
(Officers comment: See paragraphs 3.174-3.210 relating to impact on surrounding 
properties) 
- High density 212 flats will increase population density and put pressure on local 
services and parking 
(Officer comments: See density section 3.65-3.67) 
- Increase noise and pollution disturbance to neighbouring properties 
- Disturbance created by proposed vehicular access way. 
- Object to refuse/recycling being located near Pennard Mansions 
(Officers comment: Condition 22 is recommended)  
- Felling of existing trees, planting details 
(Officers comment: Landscaping condition 32 is recommended)  
- Reduce property prices 
(Officers comment: This is not a planning consideration) 

 
2.12 The remaining representations are summarised below: 
 
Use 
- The character and nature of the historic market and surrounding area will be 
negatively impacted 
- Residential development is innapropriate in this location 
- Too much residential is proposed and not enough retail and food and drink floorspace; 
the market will be buried under 7 storeys of private flats. 
- No affordable housing proposed. 
(Officers comment: See above) 
- Homogenisation of local area and demise of essential services and shops. 
- Local residents need good quality reasonably priced food, clothes etc, as provided by 
the existing market, a local asset which would be changed by the proposed 
development. 
- Orion should commit to ensuring suitable retail tenants: arts/crafts, local produce, not 
kebab shops and betting shops. Orion should subsidise a certain level of retail. 
- Loss/demolition of award winning hostel. Lack of regard for vulnerable members of 
local community. 
(Officers comments: See Equalities section which deals with issues above) 
 
Design 
- Proposed 9 storey buildings are too high and out of proportion with surrounding area. 
- Scale, scope and density of building will totally destroy the character of the market.  
(Officers comment: See design section 3.95 -3.165 below) 
 
Demolition of 30-52 Goldhawk Road 
- The market is run down and in need of regenerating but not at the expense of the loss 
of the Goldhawk Road shops 



 

- Loss of famous fabric shops will result in loss of income to the local economy, and loss 
of premises that are integral to the area as a centre for the fashion and costume 
industry. 
- Cookes pie and mash shop is an iconic piece of local history 
- Properties may not look the best but are successful businesses. Should be protected, 
renovated and restored, not knocked down. 
- Proposal would undermine the variety and character of current parade of shops 
- These are the earliest shops in Goldhawk Road so are historically important. 
- Successful shops will have no option but to become part of the development. May lose 
business during construction but will also lose their prime frontage on Goldhawk Road. 
(Officers comment: see Equalities section below) 
 
Impact 
- Area is overcrowded already and proposal would bring more residents and put 
pressure on social infractructure 
- Overlooking 
- Loss of outlook  
- Loss of light. 
- Noise and disturbance during construction work 
(Officers comment: See paragraphs 3.174-3.210) 

 
Highways/transport 
- Increased traffic and congestion 
- Proposal would bring more residents and their cars into area, increasing traffic 
congestion and putting pressure on car parking. 
- Insufficient parking for market 
- Too much parking for residential units 
- Increase in noise, disturbance and general pollution 
- Servicing for leisure and commercial would lead to increase in noise and light 
disturbance and pollution 
- Disruption and increased traffic during buildng works. 
(Officers comment: See Transport section below) 

 
Consultation and process issues 
- Consultation process at pre-application stage was misleading 
- No mention of demolition of 30-52 Goldhawk Road in earlier SPD consultation 
- Shock at submission of huge residential element. 
- Dubious tendering process. 
- Opposition to the proposals have been ignored 
- The Hammersmith and Fulham consultation has not complied with EIA requirements 
- The SPD was not assembled with involvement from the local community as required 
by law. 
(Officers comment: See paragraph 1.17-1.21 above) 
- Application has not been subject to a Sustainability Appraisal or Strategic 
Environmental Assessment, and this would have shown that the proposed flats will put 
pressure on local infrastructure 
(Officers comment: Application is subject to SA and SEA) 

 
2.13 1 letter of support was submitted, stating that the wider community will benefit from 
having a prosperous, modern and attractive social, trading and cultural centre for 
everyone to be proud of.  
 



 

3.0  PLANNING CONSIDERATIONS 
 
3.1  It is considered that the key considerations relating to this application are: 
  

• Whether the development would accord with the relevant policies of the London 
Plan, LBHF Core Strategy, UDP, and National Planning Policy guidance. 

• The principle of a residential led redevelopment, 

• The mix and type of housing provision, 

• The standard and quality of living conditions for future occupiers,  

• Urban Design - the proposed layout and locations of the buildings,  

• Phasing of the redevelopment and continuity of trading throughout development 
period, 

• Equality Impacts, 

• The impact of the development on surrounding properties and occupiers, 
particularly in terms of daylight and sunlight, privacy, outlook and noise and 
disturbance; 

• Transport impact, including car parking provision, traffic generation, effect on 
street parking, access points and highway safety for both vehicles and 
pedestrians and site servicing; 

• Sustainability, energy efficiency, drainage and ecology;  

• Land contamination, air quality, wind microclimate, archaeology and phasing and 
construction of the development and; 

• Planning obligations and impact on community infrastructure. 
    
Equalities Impact 
3.2 This planning application is required to be in accordance with the Development 
Plan, which comprises the London Plan (2011), the LBHF Core Strategy (2011) and the 
LBHF UDP (as amended in September 2007 and October 2011), unless material 
considerations indicate otherwise.    
 
3.3 Overall, the Equality Impact Analysis concludes that the scheme would not be 
designed in such a way to exclude or have any significant detrimental impact on any 
groups in society.  
 
3.4 Section 149 of the Equality Act requires the Council to have due regard to the 
need to (a) eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under this Act; (b) advance equality of opportunity between 
persons who share a relevant protected characteristic and persons who do not share it; 
(c) foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. This means that the Council must have due regard for 
the impact of the development on protected groups when exercising its functions, and 
case law establishes that this must be proportionate and relevant.  Out of the three tests 
outlined above the later two tests are of most importance but regard has been had to all 
three. 
 
3.5   Having due regard for advancing equality involves: 

� Removing or minimising disadvantages suffered by people due to their protected 
characteristics; 

� Taking steps to meet the needs of people from protected groups where these are 
different from the needs of other people; and 

� Encouraging people from protected groups to participate in public life or in other 
activities where their participation is disproportionately low. 



 

Equality and Market Traders 
3.6 The Core Strategic Site Policy states that the Market is an important and 
distinctive part of the Town Centres offer.  A significant proportion of the market traders 
are from Black and Ethnic Minority Communities.  The Market attracts trade from a wide 
area and nearly a quarter of shoppers in Shepherd’s Bush visit the Town Centre to buy 
specialist ethnic food products and 8% to specifically visit the Market.  The policy also 
outlines that the regeneration of the Market and other adjacent land should create a 
vibrant mixed-use Town Centre development of small shops, market stalls, leisure uses, 
residential and possibly offices.  Development should encourage small independent 
retailers and accommodate existing Market Traders.   
 
3.7   In accordance with the Core Strategy Strategic Site policy for Shepherds Bush 
Market the applicant is seeking to accommodate all of the Market Traders in the new 
development.  This aim is relevant to the Equality Duties set out above. The applicant 
has also established a methodology for undertaking the works to the Market whilst 
allowing the Market to trade with minimal disruption.  To facilitate this, the applicant is in 
the process of establishing a market management steering group made up of 
representatives of the owners, the traders, market manager and any other stakeholders 
that may be appropriate.  The group will reflect the diversity in the market in terms of the 
traders, their premises and type of business. 
 
3.8   Shepherds Bush Market is strongly established on the basis of its eclectic mix of 
ethnic produce.  It offers a markedly different offering from the standard high street 
stores and is differentiated from the large scale retail offer at Westfield by its mix of 
small, independent businesses.  The applicant has given commitments through its 
Charter to maintain the independent trading basis of the Market, which is strongly 
supportive of the particular suitability market trading, has to allow entrepreneurs from 
the ethnic communities to secure low-cost entry to business start-ups.  This has been 
incorporated within a106 legal agreement. 
 
3.9   Socio-Economic data is set out in the Environmental Statement that accompanies 
the application, it outlines that Shepherds Bush Market sits within the Shepherds Bush 
Ward of LBHF and serves an immediate population that is identified as ethnically 
diverse.  The 2001 Census indicates that the ward contains a lower White population 
than the borough as a whole (70.46% against 77.83%); a significantly larger Black 
population (15.82% against 11.13%); and a slightly larger Asian population (1.31% 
against 1.14%) than LBHF as a whole.  
 
3.10  The applicant’s research on the Market itself (Market link Qualitative & 
Quantitative Consumer and Trader Research Dec 2010/Jan 2011) found that customers 
within the Market showed a very similar representation to the ward level demography, 
although with a higher proportion of Asian customers.  Of the customers surveyed over 
the research period, 67% were White (all categories) and 16% were Black (all 
categories).  Over 7% of customers described their ethnic origin as Asian (all 
categories) which suggests that the Market has a particular and significant appeal for 
Asian visitors.  The survey also indicated that residents, customers and traders alike 
consider that the Market is multicultural; that it strongly reflects the needs of the local 
population; and that it is considered to be ‘at the heart of the local community’.  
 
3.11  Notwithstanding this relationship to the local area, 705 of traders reported 
customer numbers as ‘decreasing’ and Market performance as ‘declining’.  
 



 

3.12  The application sets out the importance of more strongly connecting the Market to 
its diverse, local catchment as a basis for increasing the number of customer visits and 
total customer spend.  Broadening the Market’s offer through an expansion of the 
market trading area and increasing the number of stalls will create an opportunity to 
make a stronger appeal to potential demand for Market goods across the socio-
economic spectrum.  The commitment to independent retailing is also intended to 
protect the character of the Market that results from the mix of small ethnic businesses. 
 
3.13  Overall having regard to the provisions of the Equality Act in relation to the Market 
set out above officers form the judgement that there are no impacts of the proposal 
which should result in the refusal of permission. 
 
 
Equality and Goldhawk Road Businesses 
3.14  The Core Strategy Site Policy for Shepherds Bush Market advocates the inclusion 
of the Goldhawk Road shops in the development scheme and expects the developer to 
negotiate to relocate these shops within the scheme. Shop properties on Goldhawk 
Road are tenanted by a significant proportion of Black and Ethnic Minority shopkeepers.  
The CS provides that they should be included provided there are opportunities for 
relocation of the shopkeepers to new premises within the scheme.  The scope for 
including land to the west of the market off Lime Grove, together with the privately 
owned market, must also be considered. 
 
3.15  Goldhawk Road is a terrace of 12 retail units and various upper parts, occupied by 
10 trading businesses.  As with much of the area west of Shepherds Bush Green the 
terrace reflects the diverse, multi-cultural character of trading in the area.  Traditional 
trades such as fabrics and clothing are strongly represented in the parade along with 
food offers, including the pie and mash shop, cafes and hot food take-away.  
 
3.16  The redevelopment of the terrace will result in a new parade of larger shop units 
and the applicant has given assurances that businesses within the parade will be 
encouraged and supported to continue trading.  Although the Goldhawk Road owners 
and businesses do not form part of the Market, and face a different set of 
circumstances, the similar principles relating to the protection of trade and services to 
customers will apply.  Each Goldhawk Road business has been contacted on a number 
of occasions by the applicant to ascertain their preferred arrangements for moves that 
will accommodate their business requirements. 
 
3.17  The options available to these businesses reflect their high street trading positions 
and, also, their likely future entitlements to statutory compensation.  The options are 
therefore as follows: 
 
i. Assistance to make a temporary or permanent move to an available street-based 
shop unit in or near to Goldhawk Road.  The applicant is actively monitoring the 
availability of nearby shop premises and once outline planning consent is achieved it 
will take direct steps to help acquire units to accommodate trader relocations.  This may 
involve taking assignments, sub-leases, new leases or purchases in order to protect 
continuity of trade.  This has been incorporated within a S106 legal agreement. 
 
ii. In all cases businesses will be offered the opportunity to return to the parade 
where this is their preference.  New premises will differ in size and format from the 
existing shops as a consequence of design issues and the application of modern 



 

standards for retail buildings and therefore precise, like-for-like relocations will not be 
possible.  In order to allow sufficient time for traders to make considered decisions, pre-
let and pre-sale opportunities will be made available exclusively to the existing 
businesses for not less than 3 months and not sooner than 21 months prior to the 
anticipated completion of the new units.  A number of the businesses have already 
expressed strong interest in taking up this opportunity. 
 
iii.  Relocations within the Market are a possible solution, but this is an area that has to 
be handled with care.  The applicant’s priority within the Market is to protect existing 
Market businesses and this will not be diluted.  In any event, it is already apparent that 
the Goldhawk Road businesses are generally not disposed to support even temporary 
moves into the Market.  However, should Market space be available and unallocated 
and a Goldhawk Road trader wished to take it, this could be a viable option. 
 
iv. In all cases, the applicant has undertaken to provide all Goldhawk Road business 
tenants with requested financial assistance with fees and removal costs in accordance 
with their individual Compulsory Purchase Order (CPO) entitlements, even in 
circumstance where a CPO has not been formally put in place. 
 
3.18  The intention of the Compulsory Purchase provisions is, as far as possible, to 
leave the claimant no worse off in financial terms.  The normal basis of compensation is 
a combination of: 
 
i. The value of the land taken – i.e. the value of the claimant’s leasehold or freehold 
interest)  

 
ii. Disturbance compensation – normally the reasonable costs of relocating the business 
including fees, adaptations, losses on forced sale of stock, double overheads, 
temporary and permanent losses of profits (if any).  If the business is unable to continue 
trading at all it may be entitled to compensation on a ‘total extinguishment’ basis i.e. the 
full value of the business. 
 
iii. Fees – claimants are normally entitled to their reasonable fee costs associated with 
the negotiation and implementation of a CPO agreement. 
 
3.19  In all cases claimants are obligated to ‘mitigate their losses’ on the basis that 
costs or losses which could reasonably have been avoided or reduced may not be 
compensated for.  In practice this is a spur to businesses to seek to relocate in good 
time to premises that provide the best possible prospects for protecting their goodwill, 
hence the applicant’s confirmation of practical assistance to achieve this, whether on a 
permanent basis or temporarily pending a move back to the new parade. 
 
3.20  The applicant has confirmed that it will treat Goldhawk businesses from the outset 
as though they were within a confirmed CPO in order to provide a full package of 
assistance, and is incorporated within the S106 legal agreement. 
 
3.21  Overall and having regard to the Equality Act duties set out above, officer’s judge 
that the impacts of the proposal in Equality terms would not justify a refusal of this 
application.  
 
 
 



 

Equality and Rents and Leases 
3.22  Rents for the arches, Market Traders and Goldhawk Road businesses will be set 
in the following three ways. 
 
i. By Rent Review during the term of extant tenancies.  Normally this is at the mid 
point i.e. year 3 in the case of a 6-year term and year 5 in the case of a 10-year.  In 
most, and possibly all cases, TfL’s standard tenancy agreement provides for the Review 
to be agreed by reference to a published index (The Investment Property Databank) 
and this will continue to be the case regardless of any change in the identity of the 
landlord. 

 

ii. The tenancy agreements contain a formula for resetting the rent at the mid point 
review. This formula uses the Investment Property Database Index (IPD), which is the 
industry standard UK measure of total property return.  It is based upon a huge sample 
of property transactions each year and is widely used as a reliable measure of 
performance across the UK property investment sector. 

 
iii. The formula itself is a very simple percentage uplift equation i.e. it coverts the 
difference in the IPD Index from the previous rent setting date (normally the letting date 
or the previous lease renewal date) to the review date into a percentage.  This is 
applied to the passing rent to calculate the new level of rent with effect from the review 
date.  The use of an index is a straightforward and cost-effective method of reviewing 
rents and provides relative certainty to both tenant and landlord.  

 
3.23 Each tenant is entitled to be professionally represented and in the event of the 
parties being unable to agree the rent based on the contractual mechanism, there is a 
right to refer the matter to an independent third party. 
 
i. For Lease Renewal, on the expiry of a tenancy, and where the tenant wishes to 
remain in occupation, there is normally a negotiation of new tenancy terms and the rent 
will normally be set at an open market rate based upon the size and nature of the 
premises and the terms agreed.  Again, the tenant is fully entitled to be professionally 
represented throughout, and where the tenancy is within the provisions of the Landlord 
and Tenant Act 1954 the parties can refer the terms of the new tenancy, including the 
level of the new rent, to the Court for a judicial settlement. 
 
ii. In terms of Open Market letting, where a void arises in the normal course of events 
the landlord will normally offer the premises to the open market and invite offers.  Such 
lettings are often used as a means of establishing the general level of demand for units 
and can therefore be of assistance to the landlord and the tenants in providing a guide 
to prevailing rental value. 
 
3.24  All three of these arrangements will tend to operate in a standard manner 
regardless of the identity of the landlord.   
 
3.25  Under the terms of the applicant’s Charter, if a rent review or lease renewal falls 
within the 3-year 'rent freeze' period, the new rent under the Rent Review or Lease 
Renewal provisions will be calculated and contracted as described above, but will not 
be put into effect until the full 3 years have expired. 
 
 



 

3.25  The Rent Freeze arrangements are intended by the applicant to support existing 
traders by providing time for them to adjust their business operations to improving 
circumstances.  Market businesses are generally able to adapt more quickly to changes 
in patterns of customer demand than, say, high street chains, and 3 years is considered 
a reasonable period for tenants to respond to the programme of improvements.   
 
3.26 Overall, having regard to the Equality Duties set out above, officer’s judge that the 
impact of the proposals does not justify refusing permission.  
 
Business Continuity Fund 
3.27  It is recognised that there is a risk of short-term disruption to the Market whilst 
various repair and building works are undertaken should the application be approved. 
Whilst it is recognised that any interruption to Market operation would be damaging to 
both the tenants (as trading businesses) and to the applicant (as the Market owner) it 
has been agreed that the applicant will offer a package to cover this eventuality. 
 
3.28  In order to protect market traders against any unavoidable disturbance to their 
trading operations during the period of carrying out the regeneration and refurbishment 
programme, the applicant has agreed to establish a ‘Business Continuity Fund’ to the 
sum of £500,000.  This fund, which will be secured through the S106 Agreement, will be 
available to promote trade, support businesses and to compensate for certain losses 
incurred during the period when construction works are being carried out. 
 
3.29  The applicant’s committed intention is to protect business in the Market and 
therefore claims for compensation payments are proposed as a last resort when no 
other measures can be found to maintain individual trading operations.  Claims may be 
made in respect of the planned drain replacement work and construction works directly 
associated with the implementation of the application and is available to all current 
traders in circumstances where works have taken place over a minimum of 28 
consecutive days.   
 
3.30  The applicant has proposed qualifying grounds for businesses and has agreed to 
work with tenants and their representatives (including the SBM Traders Association) to 
establish a formally agreed basis for handling claims.  This includes a draft claim form 
that will be developed into an agreed format should outline planning consent be 
granted.  A copy of this has been circulated by the applicant to the Traders’ 
representatives for further consultation. 
 
3.31 Overall having regard to the Equality duties set out above, officers do not believe 
there is an Equality based reason here to refuse the permission.  
 
Equalities Impact Analysis 
3.32 The application has been subject to an Equalities Impact Analysis (EqIA).  The 
EqIA has identified some potential negative impacts on race, sex (gender) and age.  
The lack of affordable housing is likely to prevent certain equality groups from being 
able to afford housing within private ownership.  However, this has been justified on the 
basis of an independently examined viability appraisal.  Furthermore, the EqIA found 
that a cumulative or indirect impact of the scheme’s regeneration of the Market and 
Town Centre area could kick-start future schemes which may include new affordable 
housing in the area. 
 
 



 

3.33 The EqIA has identified a number of increased opportunities for accessibility by all 
groups: increased disabled/wheelchair access throughout the site, all dwellings to be 
built to Lifetime Homes standards; re-provision of public realm within the site; and 
greater employment opportunities for local residents.  The assessment of the EqIA 
shows that: 
 
1. Regarding the proposals relating to: play space, cycling, car parking, lifetime 
homes, built environment improvements, public squares, community facilities, walking, 
the market, there will be impacts on: age, disability, pregnancy and maternity, sex, race, 
religion and belief including non-belief, children, and in the main these will be positive 
and have varying degrees of relevance.  
2. Regarding the proposals relating to private housing, these will impact on age, 
disability, pregnancy and maternity, race, sex, and will be both negative and positive, 
and be of varying degrees of relevance. The Housing Viability Assessment shows that it 
is not possible to change the tenure mix and mitigate for any negative impacts. It is 
considered that the proposals relating to Housing do not unlawfully discriminate against 
any protected groups.  
3. Regarding Goldhawk Road it may be necessary for the Council to consider the 
possible use of its compulsory purchase powers at a later stage.  The possible impact 
that this may have on protected groups will be considered at that stage. 
4. Regarding the residents of the hostel: data is not released as it might be possible 
to identify individuals. However, due care will be taken to manage the move and 
residents’ and staff members’ need. The hostel will not move far (one street) and so 
residents should be able to continue to access local amenities 
5. Regarding the services provided by Broadway: data from July to September 
2011 shows that some groups, will be disproportionately affected. These are some race 
groups (as given in Section 02) and men, as these groups are disproportionately over 
represented in the service user profile. As the service will not change and due care will 
be given to relocating it, it is not expected that any adverse impact will be felt in the 
long-term and so no mitigating actions are required.  
6. The EqIA recognises that the market traders comprise a number of different 
influences and ethnic origins. The likely impact on these different racial groups has 
been considered in the Assessment and officers have prepared this report on the basis 
of having due regard to the need to promote equality of opportunity between the 
different racial groups. 
 
3.34  The Equality Act states that meeting different needs involves taking steps to take 
account of disabled people’s disabilities. It describes fostering good relations as tackling 
prejudice and promoting understanding between people from different groups.  It states 
that compliance with the duty may involve treating some people more favourably than 
others.  In conclusion it is considered that LBHF has complied with section 149 of the 
Equality Act and has had due regard to provision of the Equality Impact of the proposed 
development in its consideration of this application. 
 
3.35 The development will bring significant improvement of the area for most members 
of the public including protected groups.  Some protected groups will be affected by the 
changes to the Market Area and Goldhawk Road shops.  Officers have had regard to 
these impacts and the Developers intentions in relation to the traders and their 
customers.  
  
3.36 Officers have also had regard to the requirements of the Equality Act in the (and 
other) respects and take the view that these impacts do not as a matter of judgement 



 

result in the need to refuse permission.  Indeed in many ways the proposals will 
enhance the ability to achieve the aims of the Equality Act in this vicinity by the creation 
of a vibrant and prosperous market area, enhanced housing provision and an overall 
regeneration of the market. 
 
Principle of Land Use 
 
3.37  The application falls to be considered in accordance with the provision which 
requires determinations to be in accordance with the development plan where relevant 
unless material considerations indicate otherwise.  
 
3.38 The development plan consists of the London Plan the LBHF Core Strategy and 
the saved policies of the LBHF UDP. 
 
3.39 The London Plan (2011) identifies White City as an Opportunity Area (WCOA) and 
allocates Shepherds Bush as a Metropolitan Town Centre. As part of its strategic policy 
direction the London Plan states ‘…Development should promote the vitality of the town 
centre, particularly in the Shepherds Bush Market Area, and complement the viability of 
other west and central London centres.’  The London Plan also seeks to ensure that 
proposals achieve the optimum intensity of use that remains compatible with the local 
context and is well served by public transport.  
 
3.40 The Market is designated within the Core Strategy as a Strategic Site (White City 
Opportunity Area 3 (WCOA 3) - Shepherds Bush Market and adjacent land).  It also 
forms the western boundary of the Shepherd’s Bush Town Centre as designated in the 
Core Strategy.   
 
3.41  The Core Strategy states that the regeneration of the Shepherd’s Bush Market is a 
priority which will improve the attraction of Shepherd’s Bush Town Centre and act as a 
catalyst to further integration of the Westfield centre with the older part of the Town 
Centre.  The Core Strategy envisages that the reinvigoration of the market will help to 
revive the economic and cultural health of the Town Centre and position the market as a 
major attraction in the area.   
 
3.42  The White City Opportunity Area policy encourages the regeneration of the Market 
area so that it provides an enhanced focus and destination in the western part of the 
Town Centre. 
 
3.43  The Core Strategy site policy states that the Market is an important and distinctive 
part of the town centre’s offer.  It attracts trade from a wide area and nearly a quarter of 
shoppers in Shepherd’s Bush visit the town centre to buy specialist ethnic food products 
and 8% to specifically visit the Market.   
 
3.44  The council considers that if the market is to continue as an important feature it 
requires improvement.  This will not only ensure the long-term viability of the market, but 
also contribute to the regeneration of Shepherd’s Bush town centre. 
 
3.45  The Strategic Site policy also outlines that the regeneration of the market and 
other adjacent land should create a vibrant mixed-use Town Centre development of 
small shops, market stalls, leisure uses, residential and possibly offices.  Development 
should encourage small independent retailers and accommodate existing market 
traders.   



 

 
3.46  The market operates on a cramped site and there are opportunities to consider 
combining it with other land to produce a scheme with wider regeneration benefits.  The 
core strategy indicates that the core site should be the TfL market, former Pennard 
Road laundry site, Peabody Trust housing land and Broadway centre.  Shop properties 
on Goldhawk Road should be included provided there are opportunities for relocation of 
the shopkeepers to new premises within the scheme.  The scope for including land to 
the west of the market off Lime Grove, together with the privately owned market, must 
also be considered.  The former Shepherds Bush library, (which is not within the 
planning application site), should be used for cultural purposes. 
 
3.47  The primary regeneration objectives of the Shepherds Bush Market scheme allow 
residential development, to assist in the renovation and enhancement of the existing 
Market in terms of the physical fabric of the trading units and stalls, the public realm and 
railway arches, servicing arrangements and security & safety.  The aim of this is to 
increase footfall and support a mix of trading opportunities to sustain the traditional role 
of the market in the community, its long-term viability and its vibrant diversity. 
 
3.48 The market is an important feature of Shepherds Bush Town Centre and it is 
important to protect the essence of the historic Market as a catalyst for greater vibrancy, 
energy and wealth for the area through additional retailing, leisure and business 
provision. 
 
3.49 The Council considers that if the market is to continue as an important longer-term 
feature it requires major improvements.  A condition survey of the market 
accommodation in 2008 by Parsons Brinckerhoff concluded that the overall condition of 
the shops was poor-to-fair.  Key areas of particular concern are where the market and 
shops are not complying with current regulations, with particular reference to fire safety, 
disabled access, electrical installations and drainage.  The report identified at least £2.3 
million of remedial works (plus fee, VAT etc.) to upgrade the market to simply comply 
with regulations and bring the units up to a “B” standard of condition.  A comprehensive 
regeneration programme to revive the market will require expenditure in excess of this 
amount. 
 
3.50 The UDP policies that have not been superseded by those in the Core Strategy 
are identified elsewhere in this report.  They will be replaced by the emerging 
Development Management Development Plan Document (DM DPD) when this is 
adopted, which is expected to be in late 2012. The draft DM DPD will shortly be the 
subject of an independent Examination by an Inspector on behalf to the Secretary of 
State. The policies contained therein will replace the remaining extant policies in the 
UDP. Relevant policies in the draft DM DPD are a material consideration to which 
regard must be had in considering the application, however as it is still a draft document 
at an early stage of the adoption procedure the weight of the policies is minimal.   
 
3.51 National Planning Policy Statement 1 (PPS1) (Delivering Sustainable 
Development) requires local authorities to promote more efficient use of land through 
higher-density, mixed-use development and the use of suitably-located previously-
developed land and buildings.   

 
3.52 The draft National Planning Policy Framework was published on 25th July 2011 for 
consultation. This new framework for the planning system is aimed at safeguarding the 
environment while meeting the need for sustainable growth. Advises the planning 



 

system should; a) plan for prosperity by using the planning system to build a strong, 
responsive and competitive economy, by ensuring that sufficient land of the right type, 
and in the right places, is available to allow growth and innovation; and by identifying 
and coordinating development requirements, including the provision of infrastructure; b) 
plan for people (a social role) use the planning system to promote strong, vibrant and 
healthy communities, by providing an increased supply of housing to meet the needs of 
present and future generations; and by creating a good quality built environment, with 
accessible local services that reflect the community's needs and supports its health and 
well-being; and c) plan for places (an environmental role) -  use the planning system to 
protect and enhance our natural, built and historic environment, to use natural 
resources prudently and to mitigate and adapt to climate change, including moving to a 
low-carbon economy. The draft Framework also underlines the need for councils to 
work closely with communities and businesses and actively seek opportunities for 
sustainable growth to rebuild the economy; helping to deliver the homes, jobs, and 
infrastructure needed for a growing population whilst protecting the environment. 

 
3.53 An Opportunity Area Planning Framework (OAPF) is being prepared by the GLA 
and the London Borough of Hammersmith and Fulham for the White City Opportunity 
Area which will set out further strategic principles including the appropriate scale, 
location and mix of uses taking into account studies of the creative industries, 
development and transport capacity.  This is in conformity with the Core Strategy which 
seeks a mix of uses including residential in any proposals for regeneration of the 
market.  The OAPF completed its first round of consultation in April 2011 and therefore 
has limited weight at this time.   
 
3.54 In accordance with the aspirations of all the above National, Regional and Local 
planning policy, the application proposes the refurbishment and enhancement of the 
market.  This comprises up to 14,052m2 of non-residential floor space including up to 
6,000m2 of market/retail floor space, up to 4,000m2 of food and drink uses, up to 212 
new dwellings and up to 4,052m2 of associated servicing facilities and ancillary uses. All 
of the existing market traders are capable of being accommodated in the new 
development.  It is proposed that a phasing agreement be secured with the intention of 
ensuring a seamless transition for the traders and enable the continued operation of the 
market during the development’s construction. 
 
3.55 The proposed market led mixed-use development is considered in principle to 
comply with the land use policies and guidance set out for the area in the Core Strategy 
and the Unitary Development Plan.   
 
Housing 
3.56 The creation of up to 212 dwellings forms an essential part of the development 
proposals.  
 
3.57 PPS3 emphasises the importance of increasing the delivery of homes and seeks 
to create mixed and balanced communities through encouraging the provision of a wide 
range of well designed housing to meet a variety of needs.  Paragraph 41 sets a 
national target for 60% of new homes to be built on previously developed land.  The 
document states that housing should be located in close proximity to community 
facilities, access to jobs, key services and infrastructure to assist in the creation of 
sustainable communities. 
 



 

3.58 PPS3 also states the importance of identifying suitable locations for housing 
development which offer a range of community facilities and with good access to jobs, 
key services and infrastructure. It recognises that this should be achieved by making 
effective use of land, existing infrastructure and available public and private investment, 
and include consideration of the opportunity for housing provision on surplus public 
sector land (including land owned by Central Government and its bodies or Local 
Authorities) to create mixed use developments. 
  
3.59 London Plan Policy 3.3 (Increasing London's Supply of Housing) sets minimum 
borough targets for housing provision up to 2021.  The policy specifies a 10-year 
minimum target for the LBHF of 6,150 dwellings, and an annual monitoring target of 615 
dwellings.  Policy 3.4 (Optimising Housing Potential) requires new development to 
optimise the intensity of use of sites, taking into account the local context and character, 
design principles and public transport accessibility, consistent with the development 
density guidance that is provided in Table 3.2.   
 
3.60 Core Strategy policy H1 reflects the guidance of the London Plan housing targets 
and encourages the development of brownfield sites such as the application site. 
Meanwhile, policy HO6 of the LBHF UDP as amended in September 2007 and October 
2011 requires new residential development to provide a mixture of units to meet the 
needs of family and non-family households. 
 
3.61 The construction of 212 dwellings would provide a sizeable contribution towards 
achieving the Borough’s housing targets.  As detailed in the ‘Density’ section of this 
report, the proposed development is considered to optimise the residential development 
of the site as much as its constraints and context permit.  Accordingly, in addition to the 
compliance with the Core Strategy directive for the area, the provision of housing on the 
site is therefore considered to be consistent with the applicable London Plan policy 
guidance and PPS3.   
 
Housing Mix 
3.62 Policy 3.8 of the London Plan requires new residential development to offer a 
range of housing choices in terms of the mix of housing sizes and types, taking account 
of the housing requirements of different groups and the changing roles of different 
sectors.  It also requires that housing be built to lifetime home standards with ten 
percent of units designed to be wheelchair accessible or easily adaptable to this 
standard. 
 
3.63 Policy H06 of the London Borough of Hammersmith and Fulham UDP (as 
amended in September 2007 and October 2011) requires new residential development 
to provide a mixture of units to meet the needs of family and non-family households.  As 
detailed in the application description, the proposed housing mix provides a total of 212 
residential units, comprising 81no. 1-bed units, 84no. 2-bed units and 47no. 3-bed units.  
Of the total number of units, 194 will be contained with the residential blocks, 13 will be 
Mews housing and 5 will be live/work units. 
 
3.64 The dwelling mix in this application proposes a range of unit sizes, including 
significant provision of two bedroom and three bedroom family sized units.  The dwelling 
mix is considered to meet the policy requirement for the provision of a range of unit 
sizes within new development as it proposes a range of unit sizes, including significant 
provision of two bedroom and three bedroom family sized units.  The dwelling mix is 



 

considered to meet the policy requirement for the provision of a range of unit sizes 
within new development.   
 
Density 
3.65 According to policy H3 (Housing Quality and Density) of the Core Strategy, the 
Council will expect all housing development to respect the local setting and context, 
provide a high quality residential environment, be well designed and energy efficient in 
line with the requirements of the Code for Sustainable Homes, meet satisfactory internal 
and external space standards, and (subject to the size of scheme) provide a good range 
of housing types and sizes.  Acceptable housing density will be dependent primarily on 
an assessment of these factors, taking account of London Plan policies and subject to 
public transport and highway impact and capacity. 
 
3.66 Policy 3.4 of the London Plan (Optimising Housing Potential) seeks to ensure that 
housing development achieves the maximum intensity of use while taking account of 
local context and character, public transport accessibility and the attainment of a high 
quality design.  Density guidance prescribes a density range of 650-1100 habitable 
rooms per hectare (hrh) for sites, and 140-405 dwellings per hectare with a central 
location and a PTAL of 6a, as with that enjoyed by the application site. 
 
3.67 The density proposed in this mixed use scheme is 388 habitable rooms per 
hectare and 137 dwellings per hectare as calculated on the net residential density in 
accordance with the GLA’s interim housing SPG. Given the site’s location and 
characteristics, the GLA has commented that the Mayor would usually expect the 
proposal to aim for a higher density However it is appreciated that there are contextual 
constraints on the site which restrict its potential to deliver a higher density of residential 
development. Such constraints include the scale of the existing terraced housing on 
Pennard Road and proximity of Buildings of Merit which have influenced the massing of 
the proposal in order to reduce sunlight, daylight and overbearing impacts on the lower 
scale residential properties. These matters are elaborated on under the impacts to 
surrounding properties section of this report however the height, scale and massing is 
considered to sit comfortably within the urban context.  On balance the density 
proposed is therefore considered to be acceptable. 
 
 
Affordable Housing 
3.68 London Plan policy 3.10 (Definition of Affordable Housing) defines affordable 
housing as including social rented and intermediate housing provided to specified 
eligible households whose needs are not met by the market and goes on to specify that 
affordable housing should also (a) meet the needs of eligible households; (b) include 
provisions for the unit to remain at an affordable price for future generations; and (c) if 
these restrictions are lifted, for the subsidy to be recycled for alternative affordable 
housing provision.   
 
3.69 The supporting justification to policy 3.10 defines the affordability requirements for 
intermediate housing and advises that these will be updated annually.  Affordability is 
currently set at an upper annual income of £74,000 (as updated by the London Plan 
2011), which translates to a maximum sale value of £259,000 (using a 3.5x income 
multiplier).   
 
3.70 Policy 3.11 (Affordable Housing Targets) of the London Plan sets a London-wide 
affordable housing target of at least 13,200 more affordable homes per year.  The policy 



 

advises that 60% of new affordable housing should be provided for social rent and 40% 
for intermediate rent or sale, with priority accorded to the provision of affordable family 
housing.  The second part of policy 3.11 relates to the establishment of Borough level 
affordable housing targets through LDF preparation that take account of a range of 
considerations, including the strategic target and local circumstances.   
 
3.71 Policy 3.12 (Negotiating Affordable Housing on Individual Private Residential and 
Mixed Use Schemes) of the London Plan seeks negotiation to secure the maximum 
reasonable amount of affordable housing within new development taking account of the 
individual circumstances including development viability.  Importantly, part B of policy 
3.12 advises that ‘negotiations on sites should take account of their individual 
circumstances including development viability, the availability of public subsidy, the 
implications of phased development including provisions for reappraising the viability of 
schemes prior to implementation (‘contingent obligation’), and other scheme 
requirements’. 
 
3.72 London Plan policy 3.13 (Affordable Housing Thresholds) outlines that affordable 
housing will normally be required on a site which has the capacity to provide 10 or more 
homes and that negotiations should take account of development viability. 
 
3.73 The Homes & Communities Agency (HCA) good practice note 'Investment and 
Planning Obligations Responding to the Downturn' (August 2009) seeks the delivery of 
new affordable housing and importantly outlines that where previously achievable 
affordable housing obligations in years past can not be viably supported in today’s 
market, a flexible approach to affordable housing delivery will be needed.   
 
3.74 Core Strategy policy H2 (Affordability) sets a Borough wide target that 40% of all 
additional dwellings should be affordable, with a preference for intermediate over 
affordable rented.  In relation to the negotiation of affordable housing provision on 
individual sites, the policy identifies a range of relevant considerations, including 
scheme financial viability.   
 
3.75 Under the terms of the policies outlined above, housing developments should 
usually provide an element of affordable housing, unless it can be demonstrated, taking 
into account the consideration outlined above that it would not be feasible and 
financially viable to do so. 
 
3.76  The redevelopment proposals at Shepherd’s Bush Market propose that 100% of 
the dwellings are to be retained for private market sale.  The developer reasons that this 
is on the basis of viability and that the value delivered by the residential accommodation 
is required to fund the upgrade and enhancement of the Market, which has been 
identified as the key priority of the proposed development.  In order to ensure the 
necessary value is achieved, the developer seeks to deliver generously sized 
accommodation of a high quality. 
 
3.77  The value from the residential element of the scheme and subsequent S106 
monies is directed towards the Market upgrades rather than towards affordable housing.  
A financial appraisal included within the application confirms this position. 
 
3.78  The lack of affordable provision is obviously below the indicative affordable 
housing target of the Core Strategy and London Plan.  However, in light of the policy 
guidance itself which requires authorities to have regard to other scheme requirement 



 

and overall financial viability and to the guidance provided by the HCA good practice 
note, the proposed residential provision is considered to offer the most viable housing 
mix for the protection, redevelopment and enhancement of this unique site.  
 
3.79  The planning application was also accompanied by a viability appraisal prepared 
by the Applicant which is based on an assessment of the developer’s return generated 
by the project, expressed as a percentage return on the overall development costs.  The 
results of the appraisal indicate that the scheme does not generate the usual 
developer’s return in the present market of 20% on cost, with the scheme achieving a 
lower return.  The financial appraisal seeks to assess the ability of the scheme to 
provide affordable housing in addition to all the other Market regeneration and planning 
benefits, including s106 commitments that would be delivered with the application 
proposal. 
 
3.80  The viability report has been independently scrutinised by Lambert Smith 
Hampton (LSH).  Their assessment confirmed that the overall conclusions of the 
viability appraisal are reasonable.  In summary, LSH’s conclusions are as follows: 
 

• The Applicant’s appraisals have been properly prepared and the 
development costs, phasing, and methodology data inputs are considered to 
be reasonable and appropriate having regard to the nature and complexity of 
the project; 

• In LSH’s assessment they found that the residential value assumptions are 
marginally lower than the market evidence collected and other revenue and 
cost items should be adjusted.   

• Adopting LSH’s amended assumptions the scheme would achieve the 
industry’s required developer return of 20% on costs.  However, while this 
delivers a viable scheme, it does not provide any additional value which 
could be used to contribute towards affordable housing. 

• On this basis, and while noting the differences in the appraisal outcomes, 
LSH concur with the applicant’s principal conclusions in that the scheme 
does not generate a sufficiently high rate of return to justify allocation of any 
affordable housing or to make any further section 106 financial contributions. 

 
3.81  Whilst the Council is committed to securing, subject to scheme viability, the 
maximum level of affordable housing wherever possible, the Applicant’s viability 
assessment, verified by the Council’s appointed valuer Lambert Smith Hampton, have 
established that it is, currently, not possible for the scheme to support provision of 
affordable housing as well as achieve the primary objectives of regenerating the Market 
and Town Centre.  However, as this is an outline planning application provision of 
affordable housing and other contributions would be subject to a viability review in the 
future at the detailed planning application stage.  To facilitate this review a “review 
mechanism” will be attached as a clause in the s.106 agreement. 
 
3.82  Within the current proposed S106 expenditure financial provision has also been 
made to allow for the required investment in the Lime Grove hostel building (currently 
vacant) to bring the premises back into fit for use standard for 27 supported housing 
units.  This expenditure has been prioritised as it is considered essential for the 
relocation of the valuable existing Peabody and Broadway homelessness services from 
their current location within the market regeneration site boundary.  Failure to 
successfully relocate and protect these existing services will jeopardise the regeneration 
plans for the Market.   



 

3.83 On this basis the scheme cannot viably provide any affordable housing in 
accordance with both London Plan and Core Strategy policies.  Accordingly, the 
proposal is considered to be acceptable.   
 
Retail Impact  
3.84  As part of its remit to encourage sustainable economic development, PPS4 is also 
seeks to control the impact that new retail and leisure development has on town centres 
and existing facilities.  
 
3.85  London Plan Policy 2.15 outlines the Mayor’s determination to co-ordinate the 
development of London’s town centres so they provide the structure for sustaining and 
improving a competitive choice of goods and services conveniently accessible to all 
Londoners, particularly by public transport, cycling and walking.  Town Centres should 
sustain and enhance the vitality and viability of the centre; accommodate economic 
and/or housing growth through intensification in appropriate locations; and support and 
enhance the competitiveness, quality and diversity of town centre retail, leisure, arts and 
cultural, other consumer services and public services. 
 
3.86 In taking planning decisions on proposed retail and town centre development, the 
scale of retail, commercial, culture and leisure development should be related to the 
size, role and function of the town centre and its catchment. 
 
3.87 Policy 4.7 of the London Plan continues to look at the provision of retail, 
commercial and leisure facilities in the town centre and outlines the Mayor’s support for 
a strong, partnership approach to assessing need and bringing forward capacity for 
retail, commercial, culture and leisure development. 
 
3.88 Strategic Policy C of the Core Strategy states that to strengthen its role as a 
metropolitan centre, commercial and leisure-based development will be encouraged 
within Shepherd’s Bush Town Centre alongside uses that will help regenerate town 
centre functions and link with the White City Opportunity Area. The Council will 
encourage diversity and distinctiveness in the shopping mix and will seek to ensure a 
good range of shop types with independent as well as national traders. The council will 
also negotiate planning obligations where appropriate, feasible and viable to mitigate 
the loss of, and/or secure or support, affordable retail space to encourage small or 
independent traders.  To be incorporated into a S106 legal agreement as discussed in 
Equalities section of report.  
 
3.89 UDP Policy SH1 also confirms that the Council will seek to retain and improve 
accommodation suitable for A class uses and that, in town centres and key local 
centres, where redevelopment is necessary, replacement A Class floorspace will 
normally be required.  
 
3.90 The proposals will secure a comprehensive regeneration programme to revive the 
Market and will ensure the future of its many businesses, as well as promote ancillary 
trade and job creation.  All of the existing market traders are capable of being 
accommodated in the new development and it is proposed that a phasing agreement be 
secured to ensure that trading can continue throughout the development’s construction. 
 
3.91 The applicant has confirmed there are sufficient units in the new development 
along the Goldhawk Road part of the application site to accommodate all of the 
businesses that wish to continue trading in this location.   



 

3.92 In addition to the benefits to market businesses, it is considered the proposed new 
quarter in Shepherd’s Bush will provide substantial economic opportunity for the wider 
community as well as local residents and businesses, including offering start-up 
opportunities for young people and new businesses, attracting additional footfall to the 
Town Centre and increasing consumer expenditure through an enhanced and diverse 
retail offer.   
 
3.93 The level of investment in the essential infrastructure of the Market seeks to arrest 
the decline of the market, maintain and enhance its vibrant diversity and provide the 
catalyst for the long-term economic growth of this part of the Town Centre. It is 
considered that the proposals will fulfil the Council’s aspirations for securing new, high 
quality public space, new essential infrastructure and significant improvements to the 
public realm. It will help create a new cultural quarter for Shepherd’s Bush which will 
provide an improved environment for existing trade and attract new business, visitors 
and residents to the area. It will also vastly improve the identity of the area and create a 
destination for local people and visitors to the area. 
 
3.94 The development is consistent with national policy and guidance, the London Plan, 
the Core Strategy, and the UDP.  It is considered that it would enhance Shepherds 
Bush Town Centre and provide high quality development which would make a positive 
contribution to this part of the Borough and act as a catalyst to regeneration.  
 
Urban Design 
Design, Heritage and Views 
3.95 The overarching aim of PPS1 (Delivering Sustainable Communities) is the 
achievement of sustainable development, to be achieved by various means including 
the delivery of high quality development through good and inclusive design.  PPS1 
makes clear that design that is inappropriate in its context or which fails to take the 
opportunities available for improving the character and quality of an area should not be 
accepted.  PPS5 (Planning for the Historic Environment) sets out the principles and 
guidance necessary for the assessment of the impact of development on heritage 
assets.  It promotes the conservation of heritage assets. 
 
3.96 One of the key aims of PPS3 is to achieve high quality housing, with good design 
perceived as being fundamental to the development of high quality new housing, which 
In turn contributes to the creation of sustainable, mixed communities.  
 
3.97 Chapter 11 of the Environmental Statement Volume 2 Appendices (Historic 
Environment Assessment) considers the likely impacts of the proposed development on 
the built heritage resources at the site and within the surrounding area. 
 
3.98 The following London Plan (2011) policies are applicable: 
 

• Policy 7.1 requires that all new development is of high quality that responds to 
the surrounding context, improves access to social and community infrastructure, 
contributes to the provision of high quality living environments and enhances the 
character, legibility, permeability and accessibility of the surrounding 
neighbourhood; 

• Policy 7.2 requires that new development embraces the principles of inclusive 
design; 

• Policy 7.3 requires new development to incorporate crime prevention measures 
to provide a safe and secure environment; 



 

• Policy 7.4 requires that new development responds to the surrounding setting 
and provides a human scale and relationship with street level activity and is 
informed by the historic context; 

• Policy 7.5 requires the provision of high quality public realm that is 
comprehensible at a human scale; 

• Policy 7.6 requires development to be of high architectural quality that is of a 
scale that is compatible with the surrounding area and makes a positive 
contribution to the immediate, local and wider area; and 

• Policy 7.8 requires that development respects affected heritage assets by being 
sympathetic to their form, scale, materials and architectural detail. 

 
3.99  The following London Borough of Hammersmith and Fulham UDP (as 
amended 2007 and 2011) policies are applicable: 
 

• Policy EN2 requires that new development preserves or enhances conservation 
areas; and 

• Policy EN8 requires that new development is of a high standard of design that is 
compatible with the scale and character of existing surrounding development. 

 
3.100 Policy BE1 of the Core Strategy requires that all development creates a high 
quality, urban environment that respects and enhances its townscape context and 
heritage assets. There should be an approach to accessible and inclusive urban design 
that considers how good design, quality public realm, landscaping and land use can be 
integrated to help regenerate places.   
 
3.101 Policy G1 of the draft DM DPD builds on UDP policy EN8 and other design 
and conservation policies, seeking new build development to be of a high standard of 
design and compatible with the scale and character of existing development and its 
setting. 
 
3.102 It is considered that regeneration objectives for this part of the town centre 
are clear. The urban design and conservation aspects of the proposed scheme need to 
be tested against the London Plan, the Councils UDP and Core Strategy as well as 
National guidance in PPS1 and PPS5 
 
3.103 The full range of design and conservation policies and guidance as outlined 
have been used in assessing this application. Part of the site lies within the Shepherds 
Bush Conservation Area and much of the site is adjacent to that conservation area. It is 
therefore appropriate to commence with an analysis of the existing context as outlined 
in PPS5.  
 
3.104 The Statement introduced the term ‘heritage assets’ which covers both 
designated and non-designated historic buildings and areas. PPS5 also introduced the 
concept of ‘significance’ which recognises that not all designated assets are of equal 
significance and that some are more capable of accommodating change. It places the 
onus on the applicant to submit report on significance and impact on asset and setting. 
The applicants have submitted a full Heritage Statement to cover these issues in their 
application. 
 
3.105 The general presumption in the Guidance remains against the loss of 
Heritage Assets. However, PPS5, like its predecessor PPG15, recognises that change 
can be beneficial to the area if it sustains or enhances the significance of a heritage 



 

asset and supports its long term conservation, and if it ‘better reveals the significance of 
the heritage asset and therefore enhances our enjoyment of it and the sense of place’. 
 
3.106 The main issues surrounding heritage assets affected by the proposal are 
addressed in the applicant’s submission. The urban design and conservation 
considerations of this report address the acceptability of the proposed demolitions both 
within and outside of the Conservation Area, and the impact of the proposal on the 
surrounding historic environment. 
 
Townscape Context 
3.107 The site does not contain any nationally designated heritage assets such as 
listed buildings. The Shepherds Bush Conservation Area borders the eastern edge of 
the site and extends into the north-eastern corner of the site to include the garden area 
of the Passmore Edwards Library Building which is a Building of Merit. The rest of the 
site lies outside a conservation area but is also bordered to the west by the Coningham 
and Lime Grove Conservation Area. 
 
3.108 There are three listed buildings within 100m of the site. These are the Grade 
II statutorily listed Odeon Cinema; the Shepherds Bush Empire and the Hammersmith 
School of Building Arts and Crafts. Other Buildings of Merit close to the site include, 
Pennard Mansions, 28 Goldhawk Road, Goldhawk House at 49 Goldhawk Road and 55 
Goldhawk Road. 
 
3.109 In terms of grain and scale the vicinity of the site has a mixed character. Fine 
grain terraces of 2 to 4 storeys coexist with larger footprint and taller buildings such as 
The Grampians apartments and the Grade II Listed Mecca Bingo Hall. 
 
3.110 The existing market entrances are cluttered, shabby and congested and the 
railway viaduct which forms its backdrop is neglected, cluttered and obscured.  At the 
north entrance the appearance of the market undermines the setting of the adjacent 
Passmore Edwards Library building.  
 
3.111 Any development on the site will be visible in some views as a backdrop to 
the setting of Shepherds Bush Green and Coningham and Lime Grove Conservation 
Areas.  Five significant views have been identified and these are assessed as verified 
views further on in this report.  
 
Demolition of other buildings on the site 
3.112 The scheme proposes demolition of buildings on the site which are neither 
heritage assets or located within a conservation area. These are the premises on 30-52 
Goldhawk Road and the Broadway Centre and Peabody Trust (1-14 Market Lane). In 
their historic environment assessment, the applicants assess that these are heritage 
assets of medium value. Informal buildings which characterise the market will also be 
demolished and these are assessed, by the applicants, as heritage assets of low to 
medium significance. 
 
3.113 The demolition of these buildings has been examined against the provisions 
of PPS5 and UDP Policy and having regard to the merits of the proposed scheme is 
considered to be acceptable. Where the loss of non-designated heritage assets is 
considered acceptable, both PPS5 and UDP policy EN6 require the buildings to be fully 
recorded. 
 



 

Proposed development 
3.114 The proposed design has been assessed against the relevant national 
guidance and regional and local policies. In order to meet these policies, the proposed 
design must be of an appropriate scale and height such that it does not have a 
detrimental impact on key views and the setting of heritage assets. It needs to be of an 
appropriate form and high quality design to develop a sense of place. It needs to be 
permeable and provide connectivity to link the development area to adjoining pieces of 
townscape. 
 
3.115 PPS1 states that planning authorities should plan positively for the 
achievement of high quality and inclusive design for all development, including 
individual buildings public and private spaces and wider area development schemes. 
Good design should contribute positively to making places better for people. Design 
which is inappropriate in its context or which fails to take the opportunities available for 
improving the character and quality of an area and the way it functions should not be 
accepted. 
 
3.116 The London Plan policy 7.8 states that new development should be of a 
proportion, composition, scale and orientation that enhances, activates and 
appropriately defines the public realm, and that it should comprise details and materials 
that complement not necessarily replicate the local architectural character, and optimise 
the potential of sites. The Councils Core Strategy and UDP policies EN2 and EN8 are 
particularly relevant to the assessment of the design. 
 
3.117 The drawings submitted as part of the application are Parameter Plans. They 
define the layout and scale of the proposed development, the access to it as well as the 
uses proposed. Within these plans are a number of key principles and design concepts 
that were identified during the design development process through stakeholder 
consultation. The parameter plans are supported by a Design Guide that defines and 
illustrates the key principles that form the basis of the outline proposals. The Design 
Guide covers a variety of topics including the spirit of the overall scheme, the level of 
design quality required and important dimensions that need to be achieved. The Design 
Guide is prescriptive only where necessary and attempts to maintain a degree of design 
flexibility and freedom wherever possible, giving designers scope to develop detailed 
proposals influenced by future conditions.  
 
3.118 The application reserves matters of landscaping and appearance but the 
applicants have submitted illustrations which indicate a palette of materials and 
architectural detailing that is derived from the local context.   
 
3.119 Each of the principal elements of the scheme is assessed in greater detail in 
the following paragraphs. 
 
The Market 
3.120 The development maintains the strong north to south pedestrian link through 
the market but improves it by: increasing its width along its entire length, making the 
entrance areas more prominent and providing 24 hours access. 
 
3.121 Over the years there was uncontrolled expansion of stalls and the pedestrian 
route become less clear and cluttered. The proposal provides more width for Market 
Lane and reorganises the layout of market stalls to create a more ordered and legible 
route.  



 

3.122 The entry points will be made more spacious and more prominent in the 
street scene.  
 
3.123 On Goldhawk Road, the gentle curved set back of the frontage leads the eye 
into the site and creates more pavement width for pedestrian circulation. The neglected 
rail viaduct will be cleaned and retail units glazed and refurbished, creating a unifying 
effect along its length.  The curved set back will allow the first retail unit in the viaduct to 
become more visible from Goldhawk Road and mark the entry point to the market.  
 
3.124 On Uxbridge Road, the market entrance will also be made more prominent 
and inviting. By setting back the market stalls from the street, the first retail arch in the 
cleaned and refurbished railway viaduct will become more visible. The garden of the 
adjacent Bush Theatre will be turned into a flexible open public space/performance 
space with no physical boundaries between it and the market. Views of the Bush 
Theatre will be enhanced and access and views into the market will be greatly improved 
by the removal of clutter from the foreground.   
 
3.125 Market Lane is currently locked at night in an attempt to prevent anti-social 
activity. The improved route will have 24 hour public access and benefit from 
surveillance from overlooking residential accommodation and from 2 residential 
entrances to those apartments from Market Lane.  
 
3.126 A pause is created in Market Lane where the space widens out to create a 
broadly triangular area that the applicants currently refer to as The Crook. It is proposed 
that cafes surround this space and be encouraged to spill out and animate the space, 
providing amenity and a space for events/performance.   
 
3.127 Residents of Pennard Mews will be able to access Market Lane through a 
lockable gate provided only for those residents, which is positioned to the north of The 
Crook. This will provide new residents with more direct links to the Underground 
Stations and areas beyond and obviate the need to travel via Pennard Road for all 
journeys.  
      
Residential accommodation  
3.128 The layout, bulk and massing has been devised to respond to the proximity 
of adjacent conservation areas and the sensitivities of immediate neighbours.  
 
3.129 The development above the deck is arranged as four apartment blocks, 
running perpendicular to Market Lane. The highest parts of the development which is 8 
storeys above a ground floor deck (effectively 9 storeys in total) are placed away from 
the main streets around the site to reduce their impact on the local townscape 
(described more fully in the views analysis). 
 
3.130 Although the buildings are higher than most of their immediate neighbours 
this is typical of the area where larger footprint buildings such as the Grade II Listed 
Mecca Bingo Hall and Shepherds Bush Empire are taller than their finer grain, 2-4 
storey terraced neighbours.  
 
3.131 The proposed 2-3 storey terrace of houses along Pennard Mews is of similar 
scale to the Pennard Road houses and forms a visual buffer for some of the taller 
elements behind it. 
 



 

Facades and Materials 
3.132 Materials are reserved matters and will secured by condition, but the 
applicants have submitted illustrative scheme drawings which indicate a palette of 
materials and architectural detailing that is derived from the local context.   
 
3.133 These drawings propose that the development will employ extensive use of 
London stock bricks throughout and this reflects the character of the railway viaduct and 
the surrounding area where buildings constructed from London Stocks or red bricks 
predominate.  Bronze coloured aluminium cladding will be employed on other façade 
features which require emphasis, such as dormer windows, projections or recessed 
balconies and shopfronts. The tone of the bronze would complement the yellow stock 
bricks and is considered suitable. 
 
3.134 The illustrations demonstrate that the most prominent street elevation on 
Goldhawk Road will have a façade constructed primarily from brick as will the flank 
walls of blocks A to D.  
 
3.135 On the east and west facades, brick piers will create a strong rhythm of 
vertical elements which define balcony or terrace areas.  The west façade is designed 
to emphasise the more lively nature of the market street and add vitality to the street 
scene. Brick piers will extend all the way from ground level to the top storeys of the 
buildings along Market Lane, reflecting the local urban grain established by the rhythm 
of the brick arches in the railway viaduct opposite. The piers will frame projecting boxes 
in the façade clad in the bronze aluminium panels. 
 
3.136 On the eastern façade the brick piers will frame stepped terraces and 
recessive glazing to provide more privacy and a softer visual impact for residents of 
Pennard Road.    
  
3.137 The 2 and 3 storey terraced houses on Pennard Mews will also employ a 
repeating pattern of brick piers between houses. These will frame highly articulated 
facades with projecting window bays splayed to avoid overlooking of the Pennard Road 
houses.  
 
Views 
3.138 The verified views submitted by the applicant are from publicly accessible 
viewpoints around the site where the new development would be seen in its townscape 
context. The views tested include studies which enable an assessment to be made of 
the impact of the proposed development on the setting of Shepherds Bush 
Conservation Area, Coningham and Lime Grove Conservation Area and heritage 
assets. 
 
3.139 The recent English Heritage publication, ‘The Setting of Heritage Assets’ 
(October 2011), provides a definition of, and key concepts associated with, setting. It 
notes that setting is not a heritage asset but can contribute to the significance of 
heritage assets. The document acknowledges that the protection of the setting of 
heritage assets need not prevent change. What are important are the recognition of, 
and the response to setting of heritage assets.  
 
3.140 In the visual appraisal verified views, wire lines have been used, where the 
degree of visibility or impact on the skyline is the most important part of the assessment. 
The officer’s assessment of the submitted views is outlined below: 



 

Verified View 1 
3.141 The view is from the south side of Goldhawk Road and looking west at the 
site and along Goldhawk Road. Buildings between the centre and right of the view fall 
within the Shepherds Bush Conservation Area and the central building adjoining the site 
is Pennard Mansions which is a Building of Merit, but not in the conservation area.  
 
3.142 The proposed ground floor plus 3 storeys Goldhawk Road façade of Block A 
is very similar in height to the adjoining Pennard Mansions which has 4 residential 
storeys above retail on the ground floor.  
 
3.143 Currently the southern edge of the site is lined with 2-storey premises of retail 
on the ground floor with 1 storey of other uses above. These low rise buildings give very 
weak definition to the street as they are insufficient in height to enclose the wide street 
in this location. The proposed façade provides a greater and more appropriate degree 
of enclosure with buildings more in keeping in height with adjoining buildings in the 
terrace (i.e. Pennard Mansions). 
 
3.144 The façade curves away gently from its junction with Pennard Mansions and 
recedes away from the pavement northwards into the site. This has the advantage of 
revealing the market entrance, highlighted by the cleaned and refurbished railway 
viaduct and the first retail unit in the viaduct.  The ground floor is animated by narrow 
retail units which maintain the fine grain and active edge to the site.  
 
3.145 Three more storeys are visible above the primary frontage but they are set 
back in parallel to the curved façade. The 4th and 5th storeys will be staggered and 
articulated with dormer windows or recessed subdivisions which respond to the roofline 
of Pennard Mansions. From this vantage point they are barely noticeable behind the 
varied roofscape of Pennard Mansions where the chimney stacks are the highest 
element on the skyline. Although the upper storeys are just visible, they will blend into 
the skyline from this vantage point as they will add to the articulation of the skyline 
which is already varied with dormers and chimneys. Their impact on the view is 
insignificant. As one moves west they become slightly more apparent but they are still 
recessive in the view. The 6th storey is not visible from this vantage point. 
 
3.146 The east elevations of Blocks B and C are visible above the eastern elevation 
of Pennard Mansions and above the terraced houses on Pennard Road which are in the 
Shepherds Bush Conservation Area.  These blocks reach a maximum height of 8 and 7 
storeys above a deck. However, they are stepped back in layers from Pennard Road 
and are recessive in the view. Part of block B is visible above the roof of Pennard 
Mansions but it is only glimpsed between parapets and chimneys and is also recessive 
in the view. The terraced effect adds to the layering of the roofline that already exists in 
the view.  The existing buildings on Goldhawk Road and Pennard Road in the 
Conservation Area maintain their prominence in this view.   
 
3.147 The illustrative proposals indicate use of brick in the main elevations that will 
tie the building into the local context as will other architectural details such as the 
glazing pattern, white window frames and light coloured lintels.  
 
3.148 Overall the view will be enhanced by a more consistent façade height along 
the terrace, stronger enclosure of the street and appropriate articulation of the facades 
and rooflines which will complement the adjacent Shepherds Bush Conservation Area 
and Building of Merit.   



 

Verified View 2  
3.149 The vantage point is from the edge of the Shepherds Bush Conservation 
area (junction of Woodger Road and Goldhawk Road) looking out of it and west along 
Goldhawk Road with the development site central to the view. Nos. 24 to 26 Goldhawk 
Road which feature on the extreme right are the only buildings in the view that lie within 
the Shepherds Bush Conservation Area. Buildings in the Coningham and Lime Grove 
Conservation area are just visible beyond and above the railway bridge on the north 
side of Goldhawk Road.  
 
3.150 As with View 1, the ground plus 3 storeys, primary elevation on the Goldhawk 
Road frontage is similar in height to neighbouring Pennard Mansions. 
 
3.151 The Parameters allow for the 4th and 5th storeys to be progressively set back 
from the primary façade. Whilst they are slightly more apparent than in View 1, the 
setbacks are sufficient to make them recessive in the view.  The curved set back from 
the street is also mimicked on the upper floors and helps to reduce their visibility from 
the street. 
 
3.152 Only the south eastern tip of the 6th storey is visible due to the substantial set 
back from the main façade and its impact is insignificant when viewed from this location. 
 
3.153 Overall the view will be enhanced by a more consistent façade height along 
the terrace, stronger enclosure of the street and appropriate articulation of the facades 
and rooflines which will complement the adjacent Shepherds Bush Conservation Area 
and Building of Merit.   
 
Verified View 3  
3.154 The view is from the south side of Goldhawk Road looking east towards the 
site which appears behind buildings on Goldhawk Road and the railway viaduct. This 
perspective reveals the considerable width of the street in this location and the broad 
view of sky.  Buildings on the north side of Goldhawk Road up to the railway bridge are 
within the Coningham and Lime Grove Conservation Area.  
 
3.155 West of the railway viaduct the station building provides weak enclosure of 
the street as its upper portion is set back considerably from the main building line. This 
setback affords views into the site and the western façade of the development is 
prominent.  
 
3.156 The existing terrace of 2 storey buildings on Goldhawk Road is barely visible 
above the Hammersmith and City Line railway bridge (only chimneys and roofs are 
visible). It is significantly lower than all the other buildings along the north side of the 
street and fails to provide sufficient enclosure for the wide street.  
 
3.157 The proposed primary façade of ground plus 3 storeys provides suitable 
urban scale enclosure for the street at a height which is similar to neighbouring Pennard 
Mansions.  The 4th and 5th storeys are stepped back and the parameters allow for 
articulated rooflines which are reflective of the other buildings in this terrace.  The 6th 
storey is set back significantly from the Goldhawk Road and the western façade of the 
block and its impact is therefore reduced.  The 7th and 8th storeys of block B are visible 
but are set back even further from the Goldhawk Road façade and are recessive in the 
view. Although the upper storeys are more visible from this vantage point the enclosure 



 

of the street is not overly intense as the Goldhawk Road facades curve gently away 
from the street.  
 
3.158 Overall, the proposal provides stronger and more appropriate enclosure for 
the wide street with buildings of a more appropriate scale. Articulation of the facades 
and rooflines which will complement the Coningham and Lime Grove Conservation Area 
and the view will be enhanced.   
 
Verified View 4  
3.159 The view is from within the Shepherds Bush Conservation Area looking south 
across Uxbridge Road and along the gentle curve of Pennard Road. The street marks 
the western edge of the conservation area and the development is visible in the 
distance with several storey heights of blocks A ,B, C and D visible above the roofline of 
the 2-storey terraced houses. 
 
3.160 The façade of the sweeping Pennard Road terrace is articulated with a strong 
repeating pattern of vertical elements, i.e. two storey bays, doors and windows. The 
roofline is also well articulated with gables, eves, parapets and chimneys. The proposal 
which appears above the roofline is staggered up in height away from Pennard Road, 
creating a multi-layered effect. Although visible, it is highly articulated both vertically and 
horizontally and the vertical breaks compliment the rhythm of the facades in Pennard 
Road itself. 
 
3.161 The combined effect of the articulation and staggered height changes is to 
break up the mass of the buildings and this assists in making the development 
recessive in the views above the highly articulated roofline of Pennard Road. It does not 
harm the setting of the conservation area and Pennard Road remains the distinct and 
dominant feature in the foreground of the view.   
 
Verified View 5  
3.162 The view is from within Pennard Road on the east side of the street looking 
south. In this view the proposal is much less apparent than in View 4 with less of the 
mass of the development visible above the roofline. As with View 4, the proposal sets 
back in stages from Pennard Road and the mass is broken down by the vertical and 
horizontal layering. These measures help the upper storeys of the development to 
recede into the distance and they are screened and subordinate behind the chimney 
stacks of the houses.  It does not harm the setting of the conservation area and 
Pennard Road remains the distinct and dominant feature in the foreground of the view. 
 
Urban Design Conclusion 
3.163 The current design approach has responded to a number of the various 
comments made throughout the pre-application and application processes involving the 
local community, stakeholders and Council officers. 
 
3.164 The bulk scale and massing has been arranged to be sensitive to the 
amenity of existing residential premises and to respect and enhance the setting of the 
adjacent conservation areas and Buildings of Merit. At ground level the street scene will 
be greatly enhanced by the restoration of the railway viaduct and arches that form a 
backdrop to the market. The entrances to the market will become more prominent and 
provide much more space for pedestrian circulation. The local fine grain pattern of 
narrow units will be reflected in new ground floor units and the architectural detailing. 
The variety of ground floor units will preserve a vibrant mix of uses and this will be 



 

further enhanced by the creation of the 3 public spaces along the length of the route.  
The permeability of the site will be improved by a wider less cluttered route along 
Market Lane and the quality of materials and detailing of the public realm will be 
upgraded. Market Lane will become a well-integrate, secure, 24-hour street which will 
greatly improve options for pedestrian movement in the area and provide a distinctive 
sense of place.  
 
3.165 It is considered that the scheme has improved during the design 
development process, with a better quality of architectural integrity, design, density and 
streetscape impact and it is considered to comply with the relevant policies and 
guidance. 
 
Standard of Accommodation 
3.166 Policy 3.5 of the London Plan requires new residential development to 
provide a high quality of internal living environment.  Table 3.3 of this policy specifies 
unit sizes for new development.  A caveat is included within the policy stating that 
development that does not accord fully with the policy can be permitted if it exhibits 
exemplary design and contributes to the achievement of other policy objectives.   
 
3.167 Policy 3.8 of the London Plan requires new residential development to be 
built to lifetime homes standards, with 10% of units designed to be wheelchair 
accessible or easily adaptable to this standard.  Policy 7.3 advises that new 
development should seek to create safe, secure and appropriately accessible 
environments.   
 
3.168 Policy EN10 of the UDP requires new development to create a safe and 
secure environment.  Policy HO6 requires, among other matters, 10% of new residential 
units to be designed to be suitable for occupation by wheelchair users.  Standard S7A 
specifies minimum internal floor space standards for new residential units. 
 
3.169 Policy H3 of the Core Strategy requires new residential development to 
provide high quality living conditions for future occupiers.  
 
3.170 All of the proposed units have been designed to exceed the minimum 
dwelling size requirements outlined in Standard S7A of the UDP, and all of the units will 
exceed the minimum dwelling size requirements of Table 3.3 of the London Plan.  All 
proposed units have also been designed to comply with Lifetime Homes principles.  In 
accordance with London Plan policy 3.8, 10% of the dwellings will be wheelchair 
accessible and 10% of the on-site car parking bays will be designed to accommodate 
wheelchair bound drivers.  Conditions will be attached to ensure the satisfactory 
security of future residents in terms of access control to the buildings. 
 
3.171 Details of how the scheme will seek to achieve Secure by Design status will 
be required by condition. 
 
3.172 In accordance with the provisions of the Equality Act 2010, the Council needs 
to have due regard for the potential of the proposal to affect the various needs of 
protected ‘characteristics' and groups.  In keeping with these objectives, the following 
are examples of increased opportunities for accessibility by all groups; increased 
disabled/wheelchair access throughout the site, all units to be built to Lifetime Homes 
standards; and provision of substantial public realm within the site.  The scheme would 
not be designed in such a way to exclude or have any detrimental impact on any groups 



 

in society and therefore it is considered that the proposed development would not 
contravene the Act. 
 
3.173 In conclusion, it is considered that the standard of accommodation will give 
rise to a high quality internal living environment that will satisfactorily meet policy 
requirements.   
 
Impacts on Surrounding Properties 
3.174 This section focuses on the impact that the scheme would have on the 
properties surrounding the site.  Policy EN8 of the UDP outlines that development 
should respect the principles of good neighbourliness and ensure that new 
developments are designed so that the amenities of existing residential properties are 
not unacceptably harmed.  Standards S13.1, S13.2 and S13.3 provide guidance on the 
loss of outlook and the loss of privacy of neighbouring properties arising from new 
development. 
 
3.175 The proposed flats will be located in four blocks of accommodation sitting on 
a landscaped podium above the non-residential ground floor.  The design has been 
considered to maximise efficiency of this part of the site whilst still ensuring a high 
standard of residential amenity for both existing and future residents.  The mews 
dwellings have habitable room windows angled in a manner which ensures there will be 
no overlooking to the rear of the Pennard Road dwellings.  The submission of reserved 
matters will ensure that minimum separation distances between directly facing habitable 
room windows are achieved.  The Design Guide illustrates how this will be done through 
the design of the fenestration to ensure that there is no direct overlooking between 
habitable rooms. 
 
3.176 Given that the height of the proposed scheme across the site has been 
sensitively designed to minimise overbearing impacts on adjoining properties, and in 
light of the likely improvements to amenity achieved through the redevelopment, it is 
considered that the scheme will not have a significantly detrimental impact on the 
privacy or outlook of adjacent residents or future residents within the development.   
 
3.177 In summary, the proposal would not result in surrounding properties 
experiencing any significant undue loss of amenity in terms of overlooking/privacy or 
increased sense of enclosure.  The proposal is considered to adequately comply with 
adopted and emerging policy requirements on this matter. 
 
Daylight, sunlight and overshadowing 
3.178 Policy 7.6 of the London Plan states that buildings and structures should not 
cause unacceptable harm to the amenity of surrounding land and buildings, particularly 
residential buildings, in relation to privacy, overshadowing, wind and microclimate.  
Policy 7.7 states that ‘tall buildings should not affect their surroundings adversely in 
terms of microclimate, wind turbulence, overshadowing, noise, reflected glare, aviation, 
navigation and telecommunication interference.’  There are no specific policies with 
regard to daylight, sunlight or overshadowing either within the saved UDP or Core 
Strategy.  UDP policy EN8 does however refer to impact generally and the principles of 
‘good neighbourless’. 
 
3.179 An impact that could arise from the proposals is whether sufficient daylight 
and sunlight can reach existing dwellings.  A number of objectors have raised concerns 



 

about loss of daylight and sunlight.  Accordingly this issue has been considered in detail 
and also assessed against the requirements of policies 7.6 and 7.7 of the London Plan.  
 
3.180 The application is supported by a comprehensive daylight, sunlight and 
overshadowing assessment in the Environmental Statement.  This has been undertaken 
in line with the guidance provided in the Building Research Establishment (BRE) 
document entitled ‘Site Layout Planning for Daylight and Sunlight’ (1991).  The 
assessment considers the potential impacts of the proposed development on daylight, 
sunlight and overshadowing on existing and neighbouring buildings.  In urban and city 
centre areas, BRE Guidelines advise that the guidance be applied flexibly and there are 
circumstances that will exist where a greater degree of obstruction to light can be on 
occasion, be acceptable. 
 
3.181 The daylight assessment has been undertaken using a specialist computer 
model.  The model which is orientated north also enables the path of the sun to be 
tracked to establish the shadows cast by both the existing and proposed buildings. 
 
3.182 When considering and interpreting the results the key factor is the change in 
the quantum of daylight and sunlight and not the percentage change.  The percentage 
change can be misleading, particularly where the baseline values are small.  In these 
situations, a small change in the quantum of light could represent a high percentage 
change in the overall figure, implying that there was a significant change in daylight 
when actually the difference is negligible. 
 
Daylight 
3.183 The BRE Guidance sets out three different methods of assessing daylight to 
or within a room, the Vertical Sky Component (VSC) method, the plotting of the no-sky 
line (NSL) method and the Average Daylight Factor (ADF) method.   
 
3.184 The VSC method measures the amount of sky that can be seen from the 
centre of an existing window and compares it to the amount of sky that would still be 
capable of being seen from that same position following the erection of a new building.  
The measurements assess the amount of sky that can be seen converting it into a 
percentage.  An unobstructed window will achieve a maximum level of 40%.  A good 
level of daylight is considered to be 27%. Daylight will be noticeably reduced after a 
development the VSC is both less than 27% and less than 80% of its former value. 
 
3.185 The plotting of the NSL measures the distribution of daylight within a room.  It 
indicates the point in a room from where the sky cannot be seen through the window 
due to the presence of an obstructing building.  The NSL method is a measure of the 
distribution of daylight at the 'working plane' within a room.  In houses, the 'working 
plane' means a horizontal 'desktop' plane 0.85 metres above floor level.  This is 
approximately the height of a kitchen work surface. 
 
3.186 The NSL divides those areas of the working plane in a room which receive 
direct sky light through the windows from those areas of the working plane which do not.  
If a significant area of the working plane lies beyond the NSL (i.e., it receives no direct 
sky light), then the distribution of daylight in the room will be poor and supplementary 
lighting may be required. 
 
3.187 The impact of the distribution of daylight in an existing building can be found 
by plotting the NSL in each of the main rooms.  For houses, this will include living 



 

rooms, dining rooms and kitchens.  Bedrooms should also be analysed, although they 
are less significant in terms of receiving direct sky light.  Development will affect daylight 
if the area within a room receiving direct daylight is less than 80% of its former value. 
 
3.188 The ADF method uses a mathematical formula, involving values for the 
transparency of the glass, the net glazed area of the window, the total area of room 
surfaces, their colour reflectance and the angle of visible sky measured from the centre 
of the window.  This is a method that measures the general illumination from skylight 
and takes into account the size and number of windows and size of room. The BRE test 
recommends an ADF of 5% or more if there is no supplementary lighting or 2% or more 
if lighting is provided.  There are additional minimum recommendations for dwellings of 
2% for kitchens, 1.5% for living rooms and 1% for bedrooms. 
 
3.189 The most appropriate approach to the issue of the impact of a development 
upon daylight to existing dwellings is to consider each of the three different methods.  
The Appellant assert that when reviewing the daylight results for each property, they 
should be considered sequentially; VSC, NSL and then ADF.  In the first instance the 
VSC results should be considered.  If all the windows in a building meet the VSC 
criteria, it can be concluded that there will be adequate daylight.  If the windows in a 
building do not meet the VSC criteria, the NSL analysis for the room served by that 
window needs to be considered.  If the NSL criteria for the room in question are met, 
then there will be adequate daylight to that room. Finally, if neither the VSC nor NSL 
criteria are met, the ADF results should then be considered.  The assessment criteria 
specified within the BRE Guidance only suggests where a change in daylight will be 
noticeable to the occupants, it does not further define impacts beyond this. Offices are 
content that in the circumstances of the present case, this methodology will allow for an 
appropriate determination of the impacts of the proposal. 
 
3.190 The sequential approach has been followed by the applicants in the 
Environmental Statement.  Where the results show compliance with BRE Guidance 
criteria, the impact is described as negligible since the BRE Guidance indicates that the 
occupants are unlikely to experience any noticeable change to their daylight amenity 
levels. Impacts beyond the levels suggested by the BRE Guidance have been defined 
as adverse and minor, moderate or major using professional judgment, and by 
reference to the criteria set down within the BRE Guidance for each methodology. 
 
3.191 The applicants were unable to establish the exact usage of each of the 
surrounding rooms.  They therefore assessed all the rooms facing the site as if they 
were principal habitable living rooms to ensure a robust assessment. The officer site 
visit has however ascertained the use of the rooms served by the affected windows.  To 
that extent officer judgement is better informed that the “robust” approach adopted in 
the ES.  
 
3.192 The results of the daylight assessment show that 383 (96.72%) of the 
surrounding rooms will not experience alterations in VSC and/or NSL beyond that 
recommended in the BRE Guidance.  The change in the amount of daylight is therefore 
within acceptable levels.  The impact of the development on these 383 rooms is, 
therefore, considered to be negligible. 
 
3.193 The remaining 13 rooms, (3.28%) of the 396 surrounding rooms, experience 
alterations in both VSC and NSL which are beyond the levels identified in the BRE 



 

Guidance.  This indicates that the development may result in a small proportion of the 
occupants experiencing a noticeable change in levels of daylight. 
 
3.194 In accordance with the sequential approach the 13 rooms were assessed 
using the ADF method to establish whether, as a consequence of the changes in both 
VSC and NSL, the rooms would retain sufficient absolute levels of overall daylight to 
suit their particular usage.  This analysis showed  that 10 (2.53%) of the surrounding 
rooms will experience alterations in both VSC and NSL which are beyond the levels 
recommended in the BRE Guidance and that these rooms will also fall below the 
recommended ADF level for a principal habitable living room. 
 
3.195 An impact assessment of the remaining 10 rooms has been undertaken 
considering both the quantum of daylight lost and retained by each room.  It was found 
for 2 of the rooms that the ADF loss was respectively 22.43% and 26.62%. The human 
eye only perceives ADF losses at a value of 25%-40%.  Therefore for these 2 rooms the 
level of daylight experienced after the development would be very similar to the existing 
situation.  The impact on these rooms is therefore considered to be moderate adverse.  
 
3.196 The overall assessment of the neighbouring residential properties shows 
that, following the development: 
 
• 96.72% (383) of surrounding residential rooms will experience a negligible impact to 
their daylight amenity; 
• 0.76% (3) will experience a minor adverse impact; 
• 0.51% (2) will experience a moderate adverse impact and; 
• 2.3% (8) will experience a major adverse impact. 
 
3.197 rooms that experience a major adverse impact are located to the rear of 
Pennard Mansions. Based on a site visit, of the 8 windows, 4 are to bathrooms, 3 to 
kitchens and 1 is to a habitable room (living room/bedroom).  
 
3.198 The pattern of development may change over time but given the benefits of 
the proposal and the large degree of compliance in this dense urban area, officers on 
balance concur that provision of daylight is acceptable. The impact of the development 
on adjoining properties in terms of demonstrable harm to daylight is therefore 
considered acceptable. 
 
Sunlight 
3.199 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.  
  
3.200 Where a window does not meet the first criteria, retaining at least 25% total 
APSH with 5% in the winter months but the percentage reduction is less than 20% it will 
experience a negligible impact, as the area receiving reduced levels of sunlight is 
comparatively small when considering the baseline sunlight levels. 
 



 

3.201 There are 329 windows serving 40 properties which are material for 
consideration in sunlight terms since they are orientated to within 90 degrees of due 
south. Windows facing 90 degrees of due north need not be tested as they have no 
expectation of sunlight 
 
3.202 The assessment of total APSH and winter APSH values following the 
development shows that: 
• 216 (65.65%) windows which do not breach the BRE Guidelines 
• 57 (17.33%) windows experiencing a negligible impact; 
• 12 (3.65%) experiencing a minor adverse impact; 
• 33 (10.03%) experiencing a moderate adverse impact and; 
• 11 (3.34%) experiencing a major adverse impact. 
 
3.203 There are 3 windows located at 41Pennard Road, 49 Pennard Road and 53 
Pennard Road respectively which have been identified as experiencing a major impact 
in terms of winter APSH values. This is not uncommon when developing a site in an 
urban environment in London.  
 
3.204 In Pennard Mansions there are 8 windows which have been assessed as 
experiencing a major adverse impact in terms of both total APSH and winter APSH 
values.  The BRE Guidance identifies living rooms as the most important room for 
receiving sunlight.  Based on the officer’s site visit, of the 8 windows, 3 to kitchens and 5 
are to a habitable room (living room/bedroom). 
 
3.205 In view of this level of compliance, with less than 4% of the windows 
experiencing a major adverse impact, the effect of the development on sunlight to 
neighbouring properties is on balance considered acceptable. 
 
Overshadowing 
3.206 The BRE Guidelines suggest that no more than 40% and preferably no more 
than 25% of the garden should be in permanent shadow on 21 March.  If following the 
completion of a development an existing garden/amenity area does not meet the 
suggested criteria and the reduction in the area which can receive some sun is more 
than 20% the loss of sunlight is likely to be noticeable. 
 
3.207 Following the BRE Guidance the applicants have assessed overshadowing. 
Using a sun tracking feature within a CAD modelling package the shadows cast over 
the rear gardens of adjoining properties have been modelled.  The assessment looked 
at 42 areas of amenity and as a result of the development: 
• 1 (2.38%) will see an improvement and will be impacted to a negligible beneficial 
extent; 
• 29 (69%) will be impacted to a negligible extent; 
• 7 (16.7%) will be impacted to a minor adverse extent; 
• 2 (4.76%) will be impacted to a moderate adverse extent; and 
• 3 (7.14%) will be impacted to a major adverse extent. 
 
3.208 The results indicate that on, 21st March, additional shadow is generated by 
the project which traverses some buildings on Pennard Road from 3pm until dusk at 
6pm. The overshadowing will therefore affect the surrounding buildings for a maximum 
of 3 hours on the 21st March.  
 



 

3.209 The overshadowing on the 21 March has been compared to that occurring on 
the 21 June.  The comparison shows that during the summer when the sun is higher in 
the sky the periods of overshadowing improve.  On the 21 June shadow from the 
proposed development will not reach the majority of the surrounding amenity areas 
along Pennard Road until 6pm, allowing the amenity space to enjoy full sunlight for the 
majority of the day. On this basis it is considered the impact of the development in terms 
of overshadowing is acceptable. 
 
3.210 Considering Sunlight and Daylight impacts within the new residential, officers 
acknowledge that this is an -Outline Planning Application, and the locations and sizes of 
windows and the corresponding room depths behind those apertures have yet to be 
defined in the residential element.  Throughout the development design process the 
applicant’s Sunlight and Daylight consultant has provided advice to ensure that there is 
adequate internal quality of light within the proposed units.  The consultant has stated 
that there is every probability that the scheme will be fully compliant at the detailed 
stage. 
 
Phasing 
3.211 A key priority throughout the entire demolition and construction process will 
be to ensure the market remains operational at all times.  The works will necessitate 
temporary relocation and accommodation for existing market traders and retailers 
throughout the redevelopment process.   
 
3.212 The applicant has submitted a phasing plan that illustrates the planned 
progress of the scheme on a phase-by-phase basis.  The works would be undertaken 
over an approximate 3 year period, delivered over 9 phases of development as follows: 
 
Phase 1 – Demolition, Site preparation, Market drainage and Surfacing; 
Phase 2 – Market Refurbishment (18 months); 
Phase 3 – Basement of Blocks B, C & D; 
Phase 4 – Podium Blocks B, C and D; 
Phase 5 – Block F, Block A West and Mews Basement; 
Phase 6 – Block A Basement and Ground Floor; 
Phase 7 – Block A East; 
Phase 8 – Residential Apartments; 
Phase 9 – Mews Housing constructed and Residential properties completed. 
 
3.213 Since submission of the planning application in September 2011, the 
applicant has continued to work on the details of the development delivery, establishing 
a methodology for undertaking the works to the Market whilst allowing the Market to 
trade with minimal disruption.   
 
3.214 The applicant has stated they will continue to develop this methodology 
through ongoing formal consultation with the market traders up to, and beyond 
determination of the planning application (subject to approval).  To facilitate this, the 
applicant is in the process of establishing a market management steering group made 
up of representatives of the owners, the traders, market manager and any other 
stakeholders that may be appropriate.  The group will reflect the diversity in the market 
in terms of the traders, their premises and type of business. 
 
3.215 Three main programmes of work have been identified, and the applicant has 
committed to keeping the market open throughout each.  This means maintaining a 



 

continuously open Market Lane between both entrances (Uxbridge Road and Goldhawk 
Road) and protecting the operation of 139 trading premises. 
 
3.216 The three stages relate to: 

(i) Essential repairs; 
(ii) Building out the proposed scheme, including enlargement, expansion and 

improvement of the Market; and  
(iii) The on-going programme of stall replacements and arch front installations. 

 
3.217 The most significant repair works is the replacement of the Market drain 
which runs under the entire length of the Market.  The drain, initially installed in 1906, is 
in very poor repair and a frequent cause of flooding.  The applicant has confirmed the 
replacement of the drain will be undertaken as the first phase of repair as it is a 
prerequisite to the substantial above ground investment in the Market.  In conjunction 
with this will be the replacement of the market surface. 
 
3.218 The applicant has been engaged with two construction companies to identify 
the practical issues raised by the proposed extent and phasing of the works to 
shepherds Bush Market.  The applicant has also provided further details and annotated 
drawings to illustrate how the market would continue to function throughout each phase 
covering e.g. how the various accesses would work at different times, deliveries, 
servicing and waste collection arrangements, customer circulation areas (free and safe), 
trading space & storage, security (stalls and wider market), signage, emergency 
arrangements, how the functioning market areas will be screened from the construction 
areas.  These details are considered to satisfactorily ensure the continued operation of 
the entire Market during the various phases of development.  All of the above 
assurances and commitments will also be captured as s.106 obligations. 
 
Entrances 
3.219 The applicant has confirmed that it is their intention to maintain a fully open 
market at all times subject only to force majeure.  Force majeure events  are usually 
defined as acts, events or omissions beyond the reasonable control of a party which 
prevent or impede the due performance of a Contract including but not limited to war or 
hostilities; riot or civil commotion; epidemic, earthquake flood or other natural disaster . 
This will mean both entrances will be kept open and pedestrian flows maintained along 
the length of Market Lane throughout the course of the proposed construction 
programme.  This will be managed by the Market Management Team once appointed 
(the applicant’s invitation to tender for management letter).   
 
Shepherd’s Bush Market Traders 
3.220 The Applicants state in their Charter, ‘We are committed to working with 
market traders, businesses, visitors and local residents to create a plan that builds upon 
the character and rich history of shepherds Bush Market.  Our objectives are to improve 
and expand the trading space, increase the variety within the market area, and establish 
a long-term management plan to promote and sustain the market.’ 
 
3.221 In other application supporting documents, the Applicants have also stated 
their objectives within the Market are to ‘address disrepair and underinvestment; create 
improvement and avoid harmful disruption.’  This includes a commitment to keeping the 
Market open at all times and through intensive management, supporting all traders 
effectively through the period of investment and the opportunity to  ‘trade-up’  in the 
refurbished Market.   



 

Rent Freezes 
3.222 The Applicants have stated they will ‘freeze’ rent levels for a 3 year period 
from the commencement of works.  Where tenancies are due for renewal or review 
during this period, any increase over the prevailing rate will not be put in place until the 
expiry of the residue of the 3 year period.  This undertaking is made to all existing 
traders that are subject to a review or renewal in this period.  Only new lettings agreed 
during this period will be subject to the implementation of Market rental rates. 
 
3.223 The 3 year period has been calculated to exceed a realistic assessment of 
any period that may represent a risk of disturbance. The 3 year allowance is expected 
to provide for more than double the expected period to complete the structure and west 
side elevation enclosure.  The phasing programme identifies the residential being 
carried out for a period of no more than 18-months and any affected stalls being 
adequately relocated for this temporary period.  The residential development will be 
carried out in a continuous phase and the works will be isolated from the market so that 
it can continue to trade during its usual hours of operation. As discussed earlier in the 
report, a disturbance fund of £500k is also being made available to traders as 
compensation for any relocation expenses and/or loss of trade. 
   
Leases 
3.224 The Applicants have made a commitment to managing the market in order to 
promote continuity of trade and maintain services to local customers.  It has been noted 
that many of the existing tenants have voluntarily exempted their leases from the 
renewal provisions of the Landlord and Tenant Act 1954 (as amended).  However, this 
will not preclude individual tenants from renewing if they wish to do so, and the 
applicant will proceed from an assumption that all tenants who wish will remain trading 
within the Market. 
 
3.225 As stated in their Charter, the Applicants will honour all lease arrangements 
that are inherited from TfL regardless of whether traders are within or without the 
provisions of the Landlord and Tenant Act 1954.  Where temporary relocations are 
agreed with tenants this will be on the assumption that the subsisting tenancy continues 
and will be carried in the new location. 
 
Goldhawk Road 
3.226 The Goldhawk Road businesses within the application site comprise a total of 
10 businesses trading from 12 units (Nos. 30-52 Goldhawk Road), 4 which are owner 
occupied, and 6 that are tenants with private landlords (various).  
 
3.227 The applicants have confirmed that these businesses have been offered the 
following: 

i. Assistance to every business that wishes to do so to identify new premises in 
or near Goldhawk Road to relocate in order to protect their trading operations 
and their business’s goodwill. 

ii. To offer each business an exclusive opportunity to enter into a pre-let or pre-
purchase (according to the current tenure) of a new Goldhawk Road shop 
unit.  This opportunity will be made available not less than 3 months and not 
sooner than 21 months prior to the anticipated completion of the new units in 
order to allow businesses ample time to make long-term decisions. 

 
3.228 The applicant has confirmed there are sufficient units in the new 
development to accommodate all of the existing businesses that have expressed an 



 

interest in returning to this location.  Furthermore the applicant will extend the full range 
of CPO entitlements to all traders in the Goldhawk Road units regardless of whether a 
CPO is in place.  {Addressed in equalities but still to be updated} 
 
Open Space 
3.229 The relevant national guidance is set out in PPS 1 (Creating Sustainable 
Communities), PPS 3 (Housing) and PPS 9 (Biodiversity and Geology).  These policies 
seek to ensure the provision of quality open space and landscaping within new 
developments. 
 
3.230 Policy 3.6 of the London Plan and the GLA’s SPG ‘Providing for Children and 
Young People's Play and Informal Recreation’ (2008) requires the provision of play 
space for children within new residential development commensurate with the child yield 
of the development.   
 
3.231 Policy H3 of the Core Strategy promotes shared amenity space in large 
residential developments.  Policy OS1 seeks to ensure provision of quality accessible 
and inclusive open space and children’s play.  Policy BE1 seeks good quality public 
realm, landscaping to help regenerate places. 
 
3.231 Policy EN23 of the UDP requires the provision of suitable open space within 
new development to meet the needs of future occupiers.  Policy EN23B similarly 
requires the provision of suitable playspace in development that provides family 
housing.  Policies EN23 and EN23B are supported by Standards S5A.1, S5A.2, S6 and 
S7.1 relating to the provision of amenity space in new development.   
 
3.232 The site is in an area of open space deficiency. The illustrative scheme 
shows an option which would provide 89 units with a balcony, terrace, or winter garden 
and it is likely that, as the detailed design develops; additional units will be afforded 
private amenity space. 
 
3.233 Three public spaces throughout the market have been identified as ‘The 
Crook’, ‘Market Square’ and ‘Bush Square’, and these areas have been designed for 
specific uses.  In particular, ‘The Crook’ has been designed to accommodate themed 
market days including outdoor seating for informal gathering;  Market Square has been 
earmarked for hosting local events, areas for pop up business ventures, and temporary 
trading space for small start-up businesses, while Bush Square would act as an external 
space for the theatre productions.  
 
Amenity Space 
3.234 UDP Policy EN23 requires that new development makes provision of open 
space to meet the needs of occupiers and users.  Standards S5A.1 and S5A.2 of the 
UDP require a directly accessible, private amenity area or garden are of no less than 
36m2 for new family dwellings at ground floor level and no less than 14m2 for new non 
family dwellings.   
 
3.235 The applicant has conceived a scheme with attractive and usable private and 
communal amenity space comprising terraces, balconies and winter gardens with 
landscaped communal space at podium level. The illustrative scheme indicates private 
amenity space for podium level residential units which will also as a defensible zone 
between the internal accommodation and the external communal areas accessible to 
residents. It is also shown in the illustrative scheme how the majority of the apartments 



 

(109 equating to 51% of units) could benefit from external space in the form of a 
balcony or terrace. 
 
3.236 Ground floor residential will be contained to the Mews housing, and based on 
the illustrative layouts, all of these could benefit from roof level amenity space 
accessible from the internal accommodation via a door or step ladder. 
 
Children’s Play Space 
3.237 Policy 3.6 of the London Plan (2011) requires the provision of play space for 
children within new residential development commensurate with the child yield of the 
development.  UDP Policy EN23B requires residential development that provides family 
dwellings to incorporate adequate play space provision in accordance with Standard 
S.7.Core Strategy Policy OS1 seeks children’s play provision in new developments. 
Policy E2 of the draft Development Management DPD requires onsite provision or an 
off-site contribution where it cannot be provided. 
 
3.238 On the basis of average household sizes for private accommodation in 
LBHF, the proposed development could provide accommodation for approximately 555 
residents. 
 
3.239 Using the methodology within the GLA SPG for ‘Providing for Children and 
Young Peoples Play and Informal Recreation’ it is anticipated that there will be 
approximately 41 children within the development.  The guidance sets a benchmark of 
10m2 of useable child play space to be provided per child, with under-5 child play space 
provided on-site.  As such, the development should make provision for 240m2 of play 
space.    
 
3.240 The applicants have submitted a plan demonstrating provision of 240m2 of 
play space at podium level, comprising two separate areas of 107m2 and 133m2, which 
is in accordance with the benchmark standard requirements.  This is proposed in 
addition to private balconies and terraces and communal amenity areas. It is further 
noted that Shepherds Bush Green is located within a short walk of the site. 
 
3.241 Landscaping details will be secured by condition. 
 
Transport 
3.242 PPG13 (Transport) encourages better integration between planning and 
transport and promotes accessibility by public transport, walking, cycling instead of the 
private vehicles. 
 
3.243 Policy 6.1 of the London Plan sets out the intention to encourage 
consideration of transport implications as a fundamental element of sustainable 
transport, supporting development patterns that reduce the need to travel or that locate 
development with high trip generation in proximity of public transport services.  The 
policy also provides guidance for the establishment of maximum car and cycle parking 
standards.  Policy 6.3 of the London Plan requires applications for new development to 
detail the impacts on transport capacity and that development should not compromise 
highway safety.  Policy 6.9 seeks to facilitate an increase in cycling in London and 
requires that new development provides for the needs of cyclists.   
 
3.244  London Plan Policy 6.10 seeks an increase in walking in London through the 
provision of high quality pedestrian environments.  Policy 6.11 seeks a coordinated 



 

approach to smoothing traffic flow and tackling congestion through a range of 
sustainable development principles, public transport improvements and corridor 
management.  Policy 6.13 of the London Plan states the objective for promoting new 
development while preventing excessive car parking provision, and states that new 
development should accord with the London Plan car and cycle parking standards.  The 
policy also requires that 20% of car parking spaces provide an electrical charging point 
and that the delivery and servicing needs are met.   
 
3.245  Policy TN4 of the UDP requires new development to incorporate ease of access 
by disabled people and people with mobility impairment.  Policies TN5 and TN6 require 
that the design and layout of development provides for the needs of pedestrians and 
cyclists respectively.  3.241  Policy TN8 sets out the Borough’s road hierarchy and the 
restrictions on development within this hierarchy.  Policy TN13 states that the arising 
traffic generation of development will be assessed along with the contribution to traffic 
congestion.  Policy TN15 requires new development to accord with the car parking 
standards set out in the Plan.  
 
3.246  UDP Standard S18 requires compliance with the Council’s car parking standard 
except in exceptional circumstances.  Standard S19 provides detailed guidance on 
expectations for the overall layout of a car parking area and the dimensions of each 
space.  Standard S20 requires the provision of cycle parking and necessary 
complementary facilities to meet the needs of cyclists.  Standard S23 states that shared 
surfaces will only be considered to be acceptable where it can be assured that vehicle 
speeds will be low.  
 
3.247  Core Strategy policy T1 seeks improvement to the opportunities for walking 
within the Borough and localised highway improvements to reduce north-south 
congestion in the Borough and requires that new development secures access for all 
persons and provides appropriate car parking provision to meet the essential needs of 
the development without impacting on the quality of the urban environment.   
 
3.248 In assessing the transport impacts of this application, consideration must be 
given to the reasonable amount of car parking that should be provided on this site, 
commensurate with both the needs of the future occupiers and the potential impact on 
the surrounding road and transport network, and ensuring that the provision of a safe 
highway environment. A section 278 agreement may also be required for off-site 
highway works. 
 
Site Access 
3.249 Vehicle access to the market will continue from both Goldhawk Road and 
Uxbridge Road, the entrances of which will both be widened. The current controls of 
vehicles being restricted from entering the market between the hours of 10:00-16:00 
Monday to Thursday and 09:00 – 17:00 Friday to Saturday will continue to apply to 
ensure a pedestrian-only environment. 
 
3.250 Access to the basement car park and service yard will be via a new access 
off Goldhawk Road which will have lockable gates. The service yard will include the 
residential and retail waste and recycling hub, a retail loading area and a residential 
loading area. 
 
3.251 Vehicle and public access to Pennard Mews will be solely off Pennard Road. 
Residents will also have pedestrian access to the market through a secured gate. 



 

 
3.252 Detailed drawings will need to be submitted for all the vehicle accesses of the 
development for assessment and this will secured through appropriate conditions 
 
Car Parking 
3.253 The proposed development should conform to vehicle parking standards as 
listed in the UDP, the London Plan 2011 and the White City OAPF. The car parking 
provision within the site will be limited to designated bays and garages for the residents. 
85 off-street car parking spaces are provided as part of this application, 72 in the 
basement allocated to the apartments and 13 in the Mews houses garages. This is 
consistent with UDP and London Plan standards, and at a ratio of 0.4 is also consistent 
with the Draft White City OAPF guidance. The existing 26 car parking spaces behind 
the retail units of Goldhawk Road will be removed and not replaced. 
 
3.254 The basement will have a one-way 3.8m access ramp, which will be signal 
controlled, with waiting areas at top and bottom. The application states that access to 
the basement car park will be designed to ensure that cars waiting to enter the car park 
will not build up beyond the designated queuing area within the service yard and either 
conflict with service movements or queue onto the road. There is proposed to be a 
secure waiting area on the ground floor level for 3 vehicles and a secure waiting area 
within the basement level for 5 vehicles. Queue detectors at ground level will ensure 
priority for vehicles entering the car park and detectors on the ramp will allow cars to 
enter or leave as soon as the opposing movement has cleared and thus minimising 
inter-stage times. 
 
3.255 Traffic generation estimates of the basement car park, show that in the AM 
and PM peak around 9 vehicles would enter and leave the car park, which would be 
easily accommodated within the proposed access arrangements. 
 
3.256 Nine of the car parking spaces in the basement are proposed to be disabled 
bays, representing approximately a 10% provision. This is in line with the Council’s 
“Access for All” SPD. The application states that 20% of the car parking spaces will be 
provided with active charging points for electric vehicles. This is also in line with the 
London Plan 2011 standards. It is stated that 2 car parking spaces will be provided for a 
car club. The car club is a welcome addition to the site. The location and operation of 
these spaces and the car club will be subject to further consideration and will likely be 
secured through the s.106 agreement.  
 
3.257 All residential units will be subject to a Section 106 Agreement which 
prohibits residents of the houses from acquiring a car parking permit. The car free 
agreements and provision of visitor car parking spaces will ensure that following the 
habitation of the dwellings on-street overnight parking stress should not be affected. 
 
3.258 The management and location of visitors and site management car parking 
bays should be detailed, and the requirement to submit a car parking management plan 
will be secured by condition to ensure effective allocation and management of spaces. 
The submission of a detailed design of the proposed car park which is consistent with 
the Council’s ‘Access for All ‘ DPD will also be secured by condition.  
 
Cycle Parking 
3.259 The proposed cycle parking provision is considered acceptable. It is in line 
with the cycle parking standards, as listed in the UDP and the London Plan 2011. The 



 

application states that 320 cycle parking spaces are to be provided for the apartment 
residents and visitors in the basement. Room will be provided within each of the mews 
houses garages for 2 cycles. There will be 75 cycle stands at ground floor level for retail 
visitors and 30 cycle stands, 2 showers, lockers and drying spaces for the market 
traders. The detailed design and location of cycle parking will be secured by condition. 
 
Motorcycle Parking 
3.260 The proposed development will provide 25 motorcycle parking spaces in the 
basement, which is also welcomed. 
 
Parking Impact 
3.261 The impact of the retail visitors to the Market has been excluded from the 
Transport Assessment with the agreement of TfL. 
 
3.262 The residential element of the development will likely have a small impact on 
parking in the surrounding area through visitors parking. This would likely be on 
Pennard Road. Pennard Road experiences moderate parking stress, of 67%, according 
to the latest Council survey undertaken. Visitors to the apartments would be able to 
have access to the unoccupied spaces in the basement car park, which would be 
bookable to residents. 
 
3.263 Therefore, it is considered that due to the residents of the proposed 
development not being able to apply for on-street parking permits, and that access will 
be allowed for visitors to the basement car park if it is available, the surrounding streets 
should be able to manage the small demand for on-street parking. 
 
Trip Generation 
3.264 The impact of the proposed development has been calculated by splitting the 
development into its different uses in order to precisely calculate the overall trip 
generation. These include: 
 

• Retail Trips - Visitors and Traders 

• Retail Service Trips 

• Apartment Trips 

• Apartment Service Trips 

• Mews Trips 
 
Retail Area Current (m2) Proposed (m2) %Increase 
Arches 4,007 4,888 22% 
Market Stalls 516 564 9.3% 
Goldhawk Road Retail 
Units 

1,560 1,504 -3.7% 

Retail Units under 
Apartment Buildings 

1,363 1,880 37.9% 

Market hall  564  
TOTAL 7,446 9,400 26.2% 
 
 
3.265 The retail trips for visitors and traders were estimated using the Market Links 
survey carried out between December 2010 and January 2011. The proportion of those 
arriving by car is very low at 4%. The applicants and TfL have agreed that an estimate 
on the impact of the market will not be included with the trip generation estimates of the 



 

entire site, due predominantly to it not changing substantially in size, that it mainly 
operates during the day and not in the AM and PM peaks and that, predominantly, it 
should serve the local community. 
 
Retail Service Trips 
3.266 The existing number of retail service trips was observed through the use of 
video surveys conducted over a Wednesday and a Saturday. The proposed retail 
development will represent an increase of 26% on the current schedule of 
accommodation. The estimated retail service trips were calculated by factoring up the 
recorded trips by the change in size of the retail development. 
 
Apartment Trips, Apartment Service Trips and Mews Trips 
3.267 Traffic generation of the residential element of the proposed development 
has been predicted based on information of comparable sites from the TRAVL 
database. This has provided an hourly breakdown of trips across all modes. 
 
Total Trips 
3.268 The total number of weekday trips generated by the site is estimated to be 
187 Passenger Car Units (PCUs) per day. In the AM peak hour (08:00-09:00) it is 
estimated to generate 20 additional PCUs and in the PM peak hour (17:00-18:00) 13 
PCUs. 
 
Road Network Impact 
3.269 The impact on traffic levels on Goldhawk Road from the development on a 
weekday will be approximately 80 additional PCUs per day. This equates to an increase 
in traffic of 0.34%. The total weekday daily variation is in the region of 7.5%. The impact 
on traffic levels on Uxbridge Road, due to the changing operational arrangements of the 
market, on a weekday will see a decrease of approximately 2 PCUs per day. This 
equates to a decrease in traffic of 0.009%. The impact on traffic levels on Pennard 
Road on a weekday will be approximately 16 additional PCUs per day. This equates to 
an increase in traffic of 0.88%. 
 
3.270 The impact of the development on surrounding junctions has not been 
considered as part of the Transport Assessment due to the low impact on the adjacent 
roads shown above. This is considered to be acceptable. 
 
Servicing 
3.271 The applicant has prepared a draft Delivery and Servicing Plan, which 
outlines the servicing arrangements for the development and estimated number and 
times of trips. 
 
3.272 Service access to the site will be via Goldhawk Road. It will be by two routes, 
the existing Market route and additionally a new service yard. The Market and arches 
will continue to be serviced via the one-way route along Market Lane exiting onto 
Uxbridge Road. Vehicles accessing the Market will need to comply with the existing 
controls (barriers) in force on this route between the hours of 10:00-16:00 Monday to 
Thursday and 09:00 – 17:00 Friday to Saturday. The new retail units, the replacement 
Goldhawk Road retail units and the apartments will be serviced via the new service 
yard. This yard will be gated and access-controlled. This yard will also will also 
incorporate the access to the ramp to the basement car park but parking will not be 
permitted within the yard. 
 



 

Market Lane 
3.273 The servicing of the market is proposed to differ from the existing situation in 
that the Market Lane would be widened to 4.2m during non-trading hours and refuse 
collection for the market will now take place within the designated waste and recycling 
area within the service yard. 
 
Trip Generation of Market Lane 
 
 

Weekday Weekend  
Time Existing Proposed Existing Proposed 
06:00 – 07:00 5.9 5.5 8.7 5.4 
07:00 – 08:00 4.9 4.5 2.9 2.7 
08:00 – 09:00 5.8 5.4 3 2.8 
AM TOTAL 16.6 15.4 14.6 10.8 
16:00 – 17:00 1 0.9 0 0 

17:00 – 18:00 4 3.7 5 4.6 
18:00 – 19:00 3 2.8 4 3.7 
PM TOTAL 8 7.4 9 8.3 
DAY TOTAL 24.6 22.8 23.6 19.2 
 
Service Yard 
3.274 The entrance to the service yard is proposed to be wide enough to allow a 
medium refuse vehicle and a transit type van to enter or leave at the same time. This 
should ensure that vehicles do not have to queue onto Goldhawk Road while waiting for 
vehicles to leave the service yard. The service yard will be double-gated, with the initial 
gates fronting Goldhawk Road restricting access to the service yard and the residential 
basement car park. The second set of gates will restrict access to the service yard and 
will ensure that residents are kept separate from both the retail and residential loading 
areas and the recycling and refuse collection. 
 
3.275 The service yard will have separate retail and residential loading areas, while 
the refuse will be collected from a joint retail and residential area. The use of these 
areas will be co-ordinated by the Service Operations Co-ordinator. Arrivals to the 
service yard will be excluded from the following periods on weekdays 08:00 – 10:00 & 
17:00 – 19:00, to avoid the AM and PM peak periods. 
 
Trip Generation of Service Yard 
3.276 The service yard is estimated to generate between 2-3 PCU trips per hour on 
a weekday and 1-2 PCU trips per hour at the weekend. The implementation of the 
Delivery and Servicing Plan will be secured by condition and s.106 agreement.  
 
3.277 A Travel Plan has been submitted by the applicant. The end users of the site 
are currently unknown and subsequently the document submitted can only be 
considered a framework travel plan. Travel plans for the workplace and residential 
elements should be submitted once the site is occupied and these will be secured via 
the S106.  
 
3.278 The proposed interim targets are considered to be satisfactory but should, 
however, be subject to review following the completion of the initial monitoring survey, 
which should be undertaken within three months of occupation. If the travel plan targets 
are not being achieved, it will be the responsibility of the Travel Plan Co-ordinator to 



 

consult and agree with the Council appropriate remedial measures to ensure that future 
targets can be achieved.  
 
3.279 Monitoring of the travel plan should be conducted in line with the London 
Travel Plan Monitoring Protocol. This requires monitoring to be conducted using the 
TRAVL methodology every three years. This requires standardised questions to be 
asked and for the monitoring to be conducted by an independent third party. In the 
intervening years iTRACE monitoring should be conducted. The initial monitoring survey 
should be conducted using the TRAVL methodology. Once monitoring surveys have 
been completed, the findings and progress should be sent to LBHF and to the 
WestTrans Monitoring Officer in the form of a Monitoring report. 
 
3.280 Annual progress reports should give an overview of progress towards targets 
and details of actions and measures to be implemented over the next one year period to 
ensure that targets continue to be met. A full review of the travel plan should be 
conducted every three years. 
 
3.281 It is stated in the application that the Travel Plan Coordinator will have 
responsibility for the administration, implementation and monitoring of the travel plan. 
The contact details of the Travel Plan Coordinator should be sent to the Council and to 
the WestTrans Monitoring Officer at least two months prior to the occupation of the 
development. A named contact or nominated individual is needed in the interim until the 
appointment of a Travel Plan Coordinator. 
 
Demolition and Construction Phase 
3.282 It is estimate that the demolition of the site will take 3 months and excavation 
of the site a further 3 months. This will be when the site generates the largest numbers 
of HGV movements: 

• During the 3 months of demolition it is estimated there will be 1.4 HGV 
movements per hour between the hours of 10:00 – 16:00; and 

• During the 3 months of excavation it is estimated there will be 7.2 HGV 
movements per hour between the hours of 10:00 – 16:00. 

 
3.283 A Construction Logistics Plan is required in accordance with TfL 
requirements and this will be secured via condition.  
 
3.284 Overall in terms of transport, and as outlined in detail above, it is considered 
by Officers that the proposal will comply with national, regional and local transport 
policy.   
 
Air Quality 
3.285 The site is located within an Air Quality Management Area as the whole 
borough was designated as an Air Quality Management Area (AQMA) in 2000 for two 
pollutants - Nitrogen Dioxide and Particulate Matter (PM10).  The main local sources of 
these pollutants are road traffic and buildings (gas boiler emissions).   
 
3.286 PPS23 (Planning and Pollution Control) outlines that any consideration of the 
quality of air and potential impacts arising from development, possibly leading to an 
impact on health, is capable of being a material planning consideration, in so far as it 
arises or may arise from any land use. 
 



 

3.287 Policy 7.14 of the London Plan seeks that development proposals minimise 
pollutant emissions.  Policy EN20A of the UDP seeks that development does not 
release pollutants into water, soil or air, which would cause unacceptable harm to 
people’s health and safety, the natural environment or the landscape.  Policy CC4 of the 
Core Strategy explains that the Council will reduce levels of local air pollution and 
improve air quality in line with the national air quality objectives. 
 
3.288 An Air Quality Assessment has been submitted with the application and 
examines the potential air quality impacts of the site during demolition, construction and 
when operational.  The assessment also considers the potential for exposure to poor air 
quality for future residents of the development. Existing local air quality conditions were 
assessed and compared to the expected future air quality levels, in order to gauge the 
relative impacts of the development.  The assessment concluded that the additional 
traffic generated as a result of development and the expected levels of NO2 and PM10 
were considered to have very little, if any impact on pollutant concentrations.  
 
3.289 If emissions from vehicles do not improve as expected, then the future levels 
of NO2 and PM10 would be higher than the assessment forecasts, however, it is 
considered that they would remain below 2011 levels and the relative impact of the 
development would therefore remain as negligible. The proposal is therefore considered 
to comply with the requirements of London Plan policy 7.14 with regards to air quality by 
not causing a significant deterioration in air quality and minimising increased exposure. 
 
3.290 A condition has been attached requiring the submission of a construction 
management plan that will detail how dust, noise and vehicle movements during 
construction will be satisfactorily mitigated.  Overall, in terms of air quality Officers 
consider the development meets national, regional and local planning policy 
requirements. 
 
Noise Impact 
3.291 PPG 24 (Planning and Noise) provides advice on how the planning system 
can be used to minimise the adverse impact of noise without placing unreasonable 
restrictions on development.   
 
3.292 London Plan Policy 7.15 (Reducing noise and enhancing soundscapes) 
seeks to minimise the existing and potential impacts of noise on, from, within or in the 
vicinity of, development proposals. The Policy notes that “Reducing noise pollution and 
protecting good soundscape quality where it exists, contributes to improving quality of 
life”.  
 
3.293 UDP policy EN20B states that noise and associated vibration can affect and 
have a direct impact on noise sensitive users, particularly housing.   
 
3.294 An assessment of the proposed development with regards to noise and 
vibration has been submitted as part of the application and compares baseline 
conditions of the existing site and surrounding areas with the potential noise and 
vibration impacts arising from construction activities, road traffic and operation of 
service plant such as air conditioning and ventilation fans. 
 
3.295 The Council’s Pollution Control Team had no objection to the proposal and 
recommended a number of conditions be placed on any permission which address 
issues relating to the detailed design of the residential accommodation, including the 



 

private amenity areas, internal room arrangement, proximity of dwellings to transport 
sources and commercial uses and also orientation of habitable rooms away from 
transport sources and commercial uses. 
 
Ecology 
3.296 PPS 9 (Biodiversity and Geological Conservation) sets out the planning 
policies on the protection of biodiversity and geological conservation through the 
planning system.  It seeks that biological and geological diversity are conserved or 
enhanced as part of development proposals. 
 
3.297 London Plan policy 5.11 supports the provision of green and brown roofs 
within new development as a way of enhancing habitat diversity within London.  Policy 
7.19 seeks the enhancement of London wide biodiversity and states that development 
proposals, where possible, should make a positive contribution to the protection, 
enhancement, creation and management of biodiversity. 
 
3.298 Core Strategy Policy OS1 states that the Council’s objective to protect and 
enhance biodiversity in the Borough.   
 
3.299 UDP Policy EN28A states that the Council will not approve development that 
would have a demonstrably harmful effect on protected species or their habitat.  Policy 
EN29 states that development should protect any significant nature conservation 
interest of a development site and provides guidance for new development to follow to 
enhance nature conservation. 
 
3.300 A green roof is proposed as part of the development which offers 
opportunities to enhance biodiversity in the area in line with the above policies. 
 
3.301 An extended Phase 1 Habitat and Bat activity survey was carried out during 
the summer of 2011 and has been submitted as part of the application documentation.  
Although the habitat value of the site was considered low, the site offers potential 
opportunities for roosting bats.  The bat activity survey concluded that the proposed 
development would have no impact on bats at this current time.  However, a suitable 
condition has been added to ensure a bat survey is repeated prior to any works. 
 
3.302 The survey also confirmed that the site currently offers little opportunity to 
support nesting birds.  However, a condition has been added to ensure any site 
clearance avoids the bird nesting season. 
 
3.303 In summary, it is not considered that the proposal would have an adverse 
impact on the ecology, biodiversity and natural environment in the area.  The scheme 
would provide additional natural habitat for the local ecology and as such is in 
accordance with national, regional and local planning policy requirements. 
 
Contamination 
3.304 PPS 23 (Planning and Pollution Control) provides advice on the implications 
of contamination for the planning system and advises Local Authorities about the 
determination of planning applications when a site is, or may be contaminated.  The 
guidance advocates the precautionary principle and the use of planning 
conditions/obligations to make any development site suitable for use. 
 



 

3.305 Policy 5.21 of the London Plan states the support for the remediation of 
contaminated sites and that appropriate measures should be taken to control the impact 
of contamination with new development.  Policy CC4 of the Core Strategy states that 
the Council will support the remediation of contaminated land and that it will take 
measures to minimise the potential harm of contaminated sites and ensure that 
mitigation measures are put in place.   
 
3.306 In order to ensure that no unacceptable risks are caused to humans, 
controlled waters or the wider environment during and following the development works, 
and in accordance with policies EN20A and EN21 of the UDP, policy CC4 of the Core 
Strategy, and policy 5.21 of the London Plan, conditions are recommended requiring the 
assessment of contaminated land to be carried out. 
 
3.307 The Council’s Environmental Quality Team has advised that potentially 
contaminative land uses, past or present, are understood to occur at, or near to, this 
site.  In order to ensure that no unacceptable risks are caused to humans, controlled 
waters or the wider environment during and following the development works, and in 
accordance with G0, G3, EN20A and EN21 the conditions are recommended requiring 
the assessment of contaminated land to be carried out. 
 
Flood Risk and Drainage 
3.308 PPS 1 (Delivering Sustainable Development) and PPS 25 (Development and 
Flood Risk) aim to ensure that flood risk is taken into account at all stages in the 
planning process to avoid inappropriate development in areas at risk of flooding, and to 
direct development away from areas at highest risk.  Where new developments are 
necessary in such areas, PPS25 seeks to make it safe, without increasing flood risk 
elsewhere and, where possible, reducing flood risk overall. 
 
3.309 London Plan policy 5.11 supports the provision of green/brown roofs within 
development to assist in sustainable urban drainage systems.  Policy 5.12 states that 
new development must comply with the flood risk assessment and management 
requirements of PPS25.   
 
3.310 Core Strategy Policy CC1 requires new development be designed to take 
account of increasing risks of flooding.  Policy CC2 states that new development will be 
expected to minimise current and future flood risk and that sustainable urban drainage 
will be expected to be incorporated into new development to reduce the risk of flooding 
from surface water and foul water.  
 
3.311 A Flood Risk Assessment (FRA) has been submitted as part of the 
application and confirms that the site lies partially within flood zones 2 & 3 as defined by 
the Environmental Agency.  However, the proposed development incorporates a green 
roof and will result in an overall reduction of impermeable surfaces across the site.  
 
3.312 The Environment Agency has no objection to the proposal and has requested 
a number of conditions be added to any permission. 
 
Environmental Sustainability 
3.313 PPS22 (Renewable Energy) sets out the Government’s target of reducing 
carbon dioxide emissions by 60% by 2050 through improved energy efficiency 
measures and the use of renewable energy.  The London Plan energy policies set out 



 

the lean, clean, green hierarchy approach to building design and the related strategic 
targets.   
 
3.314 London Plan policy 5.1 states the target to achieve a 60% reduction in 
London’s CO2 emissions by 2025.  Policy 5.2 advises that the policy 5.1 target should 
be achieved through planning decisions by using less energy, supplying energy 
efficiently and using renewable energy (lean, clean, green), and specifies CO2 
reduction targets for new development, progressively increasing to zero carbon 
development between 2016 and 2031.  Policy 5.3 requires the highest standards of 
sustainable design and construction be employed throughout London addressing CO2 
emissions, urban heat islands, efficient use of natural resources, minimising pollution, 
minimising waste, avoidance of natural hazards including flooding, ensuring the 
development is comfortable for users, securing sustainable materials and local supplies 
and promoting and protecting biodiversity.   
 
3.315 Policy 5.6 of the London Plan encourages the use of decentralised energy 
(combined heat and power systems) in new major development.  Policy 5.7 seeks the 
incorporation of renewable energy generation in new development to assist in the 
reduction of CO2 emissions.  Policy 5.8 supports the use of innovative alternative 
energy technologies to reduce the use of fossil fuels and CO2 emissions.  Policy 5.9 
seeks to reduce the impact of the urban heat island effect in London and encourages 
new development to incorporate places and spaces that assist in preventing 
overheating, and provides a cooling hierarchy of measures that major development 
should follow to minimise internal heat generation and effects.  
 
3.316 Core Strategy Policy CC1 states that the Council will reduce emissions and 
tackle climate change by ensuring that new development minimises energy use, uses 
energy from efficient sources and uses renewable energy where feasible, and through 
meeting London Plan reduction targets.  Policy H3 of the Core Strategy requires new 
housing development to be well designed and energy efficient in line with the 
requirements of the Code for Sustainable Homes. 
 
3.317 The residential accommodation will be constructed to a Code for Sustainable 
Homes Level 4 and the commercial uses will achieve a minimum BREEAM rating of 
‘Very Good’ and a suitably- worded condition has been added to secure this.  
 
Energy 
3.318 An energy assessment has been submitted as part of the application and 
calculates a reduction in CO2 emissions by 35 tonnes a year through passive design 
features such as maximising use of natural daylight and solar gain without allowing 
overheating and the use of building fabric elements with higher insulation performance.  
The use of a 100kW CHP unit is also proposed and is calculated to reduce annual CO2 
emissions by 133 tonnes. The CHP unit will provide the base load requirements, with 
peak heating requirements being met by efficient gas boilers, also connected to the 
communal system.  
 
3.319 Renewable energy generation on-site has also been assessed and it is 
proposed to install 200m2 of solar PV panels on the roofs of the residential blocks. 
These are calculated to reduce CO2 emissions by a further 9 tonnes a year.  
 
3.320 A Sustainability Statement was also submitted as part of the application 
which details other sustainability measures proposed for the development.  These 



 

include the use of; building materials with low environmental impacts; reduction of water 
consumption; green roofs and the implementation of the Considerate Constructors 
Scheme on site. Overall, the energy efficiency measures, the use of a communal 
heating system (CHP) and the installation of PV panels are calculated to reduce CO2 
annual emissions of CO2 of regulated energy use by 37%, which meets the London 
Plan target of a 25% improvement beyond the Building Regulation requirements.  
 
3.321 The sustainable energy proposals therefore comply with policy requirements.  
A condition to secure the initial proposals has been added. 
 
Heritage and archaeology 
3.322 PPS5 (Planning for the Historic Environment) advises on identifying heritage 
assets and assessing the effect that a development will have on the significance of 
those assets and their settings. It promotes the conservation of heritage assets and 
encourages opportunities to better reveal their significance by enhancing their setting. 
 
3.323 London Plan policy 7.8 advises that development should incorporate 
measures that appropriately address the site’s archaeology.  UDP policy EN7 states a 
presumption against proposals which would involve significant alteration of, or cause 
damage to, Archaeological Remains of National Importance and advises that the loss of 
archaeological value must be outweighed by the need for the development.  The policy 
advises that archaeological study of application sites will be required before approval.  
Core Strategy Policy BE1 advises that new development should respect and enhance 
the historic environment of the Borough, including archaeological assets.   
 
3.324 The site does not contain any nationally designated heritage assets, such as 
scheduled monuments, listed buildings or registered parks and gardens nor does the 
site lie within an Archaeological Priority Area.  The Shepherd’s Bush Conservation Area 
borders the eastern edge of the site and extends into the north-eastern corner of the 
site to include the Passmore Edwards Library building, which is a locally listed building 
of merit. The rest of the site lies outside a conservation area but is also bordered to the 
west by the Coningham and Lime Grove Conservation Area.  There are no nationally 
designated buildings immediately adjacent to the site.  Pennard Mansions to the 
immediate south-east of the site and Goldhawk House at 49 Goldhawk Road c 30m 
south of the site are both locally listed buildings of merit. There are three listed buildings 
within 100m of the site. These are the Grade II statutorily listed Odeon Cinema, the 
Shepherd’s Bush Empire and the Hammersmith School of Building and Arts and Crafts. 
 
3.325 Although no archaeological resource has been identified to date, some of the 
buildings and structures possess sufficient interest to warrant archaeological 
investigation and recording in advance of any demolition. It is therefore recommended 
that an archaeological watching brief during any further geotechnical investigation, 
demolition and construction be carried out and this has been secured by way of a 
planning condition. Given the level of local interest generated by the market and 
surrounding shops on Goldhawk road it is recommended that a historic building survey 
and photographic record of the site be carried out prior to demolition.  This will be 
secured through condition. 
 
3.326 Overall in terms of archaeological impact, Officers consider the proposal 
meets policy requirements.   
 
 



 

Planning Obligations 
3.327 CIL Regulations (2010) states that in dealing with planning applications, local 
planning authorities consider each on its merits and reach a decision based on whether 
the application accords with the relevant development plan, unless material 
considerations indicate otherwise.  Where applications do not meet these requirements, 
they may be refused.  However, in some instances, it may be possible to make 
acceptable development proposals which might otherwise be unacceptable, through the 
use of planning conditions or, where this is not possible, through planning obligations. 
 
3.328 The CIL Regulations also set out a number of tests including that: a planning 
obligation must be necessary to make the proposed development acceptable in 
planning terms, directly related to the proposed development, fairly related in scale and 
kind to it and reasonable in all other respects.  Negotiations should seek a contribution 
towards the full cost of all such provision that is fairly and reasonably related in scale 
and in kind to the proposed development and its impact on the wider area.  
 
3.329 London Plan policy 8.2 recognises the role of planning obligations in 
mitigating the effects of development and provides guidance of the priorities for 
obligations in the context of overall scheme viability.   
 
3.330 Core Strategy policy CF1 requires that new development makes 
contributions towards or provides for the resulting increased demand for community 
facilities.  The draft White City Opportunity Area Planning Framework SPD has a 
Delivery and Infrastructure Funding Study (DiF) informing it that will outline where 
planning obligations should be allocated to. 
 
3.331 The comprehensive capital investment programme proposed by the applicant 
as part of the s.106 agreement has been developed based on market condition surveys 
as well as detailed engagement with the Shepherd’s Bush Market Tenants Association 
and wider consultation with the residents and shoppers. This level of investment in the 
fabric of the market is considered essential in order to arrest the decline of the market 
and provide the catalyst for the long term economic growth of the town centre. 
 
3.332 The Council’s primary aspiration is to secure, through the Shepherd’s Bush 
Market regeneration scheme, high quality new public space, new shops, businesses 
and homes. It is envisaged that the proposed investment in infrastructure and public 
realm will create a new address with a strong sense of identify - a new cultural quarter 
for Shepherds Bush (centred around the relocated Bush Theatre), which will provide an 
improved environment for existing trade and attract new business, visitors and residents 
to the area. 
 
3.333 In addition to the benefits to market businesses, it is considered the proposed 
new quarter in Shepherd’s Bush will provide substantial economic opportunity for the 
wider community as well as local residents and businesses. Potential employment and 
economic benefits includes: 
 

• Safeguarding estimated 270 full time employment jobs directly associated 
with Shepherds Bush Market;  

• Create new ancillary jobs and local trades in support of the primary function 
e.g. supply, servicing, delivery, cleaning and security jobs; 

• Offer start-up opportunities for young people and new businesses 



 

• Attracting additional footfall to the Town Centre – thriving markets encourage 
shoppers to buy at the market as well as neighbouring shops; and  

• Increasing consumer expenditure – an enhanced and diverse retail offer will 
result in increased revenue 

 
3.334 In accordance with Section 106 of the Town and Country Planning Act 1990 
(As Amended) and S278 of the Highways Act 1980 the applicant has agreed to enter 
into a legal agreement(s). The Legal Agreement will include: 
 

• Contribution of £6.86m towards upgrading the market and the relocation of Lime 
Grove Hotel. 

 

• Specification list for the Section 106 contributions required for upgrading the 
market. 

 

• Review mechanism which enables LBHF to reassess the potential for funding of 
affordable housing quantum in the scheme if market refurbishment costs are less 
than specified. 

 

• Funding for accessibility improvements to achieve Streetsmart standards, 
including the footway of Uxbridge Road, Goldhawk Road (from their junctions 
with Lime Grove to the west and Shepherd’s Bush Green to the east) and 
Pennard Road; 

 

• Funding for highways improvements for: 
Upgrade to 2 informal crossings across Uxbridge Road and Goldhawk Road to 
the west of the site;  
Provision for 4 bus stops on Uxbridge Road and Goldhawk Road to the west of 
application site; 
Improvements to pedestrian legibility in the area, by providing additional Legible 
London Wayfinding signage in the vicinity;  
Cycling accessibility and legibility improvements from the site to attractors around 
the site, specifically the proposed Barclay’s Cycle Superhighway (CSH) Route 9 
and also the proposed CSH Route 10, which although it is not fixed is expected 
to run nearby; 
 

• Funding for any crossover or vehicle access, or other public highway works 
associated with the development , and reinstatement of redundant crossovers to 
footway; 

 

• Travel Plan management and monitoring for the lifetime of the development, in 
addition to Market costs; 

 

• Work in partnership with the Council's Economic Development Team to 
maximise job opportunities for local people including employment, training, 
apprenticeship opportunities, outreach programmes including schools to raise 
aspirations and awareness of job opportunities, including during construction 
phases; 
 

•   Communal heating system (CHP) should be installed in such a way that ensures 
future potential to connection to a district heat network in this part of the borough; 

 



 

• Linking of proposed CCTV to the Council system or other approved system;  
 

• Public rights of access to the public realm area within the proposed 
development, including the public open space.   

 

• Car permit free agreement for new residents (apart from blue badge holders) 
from obtaining on street car parking permits for any existing or new controlled 
parking zone; 

 

• Commitment to meet the costs of the Council’s Legal (internal and external) 
fees, Professional and Monitoring fees, including the cost of the review of the 
financial viability appraisal and the costs of the Council’s S106 monitoring, in 
addition to cost for market refurbishment and relocation of Lime Grove 
Hostel; 

 

• Provision of 2 car club parking spaces and the funding of residents 
membership for two year period.   

 
3.335 The Legal Agreement will also incorporate commitments from the applicants, 
including but not limited to: 
 

• Rent setting and lease renewal arrangements for market Arches, Stalls & 
Shops, including a 3 year ‘rent freeze’ period for existing market traders from 
commencement of works. Rent reviews and lease renewals during this 
period will not experience any increase over prevailing rate until expiry of the 
3 year period; 

• Provision of a business continuity fund in the sum of £500k for market traders 
to promote trade, support businesses and compensate for losses during the 
construction period; 

• Full package of assistance to Goldhawk Road businesses to facilitate a 
temporary or permanent move to an available street-based shop unit in or 
near to Goldhawk Road to protect and ensure continuity of trade. 

• Service charges. 
 
3.336 The developer has agreed to these obligations to include such matters within the 

agreement, all of which are relevant to planning, directly related to the 
development and necessary to make the proposal acceptable in land use 
planning terms. 

 
4.0 CONCLUSION 
 
4.1 In summary, it is considered that the proposal is an appropriate response to the 

site.  The development is consistent with national policy and guidance, the 
London Plan, the Core Strategy, and the UDP.  It would enhance Shepherds 
Bush Town Centre and enable the delivery of housing in an area will excellent 
transport links.  The development proposals provide high quality development 
which would make a positive contribution to this part of the Borough and act as a 
catalyst to regeneration. 

 
4.2 The proposals would deliver a good range and mix of housing in a sustainable 

location close to local amenities and with excellent transport links.  The 
development will optimise the residential potential of the site in a sensitive 



 

manner having regard to local context, and the construction of 212 dwellings 
would make a significant contribution towards achieving the Borough’s housing 
targets.  While affordable housing is not being provided as part of the proposals, 
the wider regenerative benefits for the market and the local area are considered 
to take precedence. 

 
4.3 The proposals will secure a comprehensive regeneration programme to revive 

the market and will ensure the future of its many businesses, as well as promote 
ancillary trade and job creation. All of the existing market traders are capable of 
being accommodated in the new development and it is proposed that a phasing 
agreement be secured to ensure that trading can continue during the 
development’s construction. Furthermore, the applicant has confirmed there are 
sufficient units in the new development along the Goldhawk Road part of the 
application site to accommodate all of the businesses that wish to continue 
trading in this location.   

 
4.5 In addition to the benefits to market businesses, it is considered the proposed 

new quarter in Shepherd’s Bush will provide substantial economic opportunity for 
the wider community as well as local residents and businesses, including offering 
start-up opportunities for young people and new businesses, attracting additional 
footfall to the Town Centre and increasing consumer expenditure through an 
enhanced and diverse retail offer.   

 
4.6 The level of investment in the essential infrastructure of the market is such that it 

will arrest the decline of the market, maintain and enhance its vibrant diversity 
and provide the catalyst for the long term economic growth of this part of the 
town centre. It is considered that the proposals will fulfil the Council’s aspirations 
for securing new, high quality public space, new essential infrastructure and 
significant improvements to the public realm. It will help create a new cultural 
quarter for Shepherd’s Bush which will provide an improved environment for 
existing trade and attract new business, visitors and residents to the area. It will 
vastly improve the identity of the area and create a destination for local people 
and visitors to the area 

 
4.7 The traffic and transport implications of the proposals have been assessed and 

have been found to have no detrimental impact on the local area. The scheme 
will provide sufficient car and cycle parking for residents and ample servicing 
facilities for the new market and Goldhawk Road businesses. 

 
4.8 The design of the proposals is considered to be sensitive to the amenity of 

existing residential premises and will respect and enhance the setting of the 
adjacent conservation areas and Buildings of Merit. The restoration of the railway 
viaduct and arches that form a backdrop to the market and the improvement to 
its entrances will provide a more much more visually attractive inviting location. A 
wider, less cluttered route along Market Lane will improve the permeability of the 
site and the quality of materials and detailing of the public realm will be 
upgraded.  

 
4.9 For these reasons the proposals are considered to be consistent with the 

relevant national, regional and local planning policy and guidance.  
 
 



 

RECOMMENDATION 
 
The Committee resolves that the Executive Director of Transport and Technical 
Services be authorised to determine the application and negotiate and complete a legal 
agreement under Section 106 of the 1990 Act and Section 278 Agreement (and other 
appropriate powers) and to grant Outline Planning Permission upon the completion of a 
satisfactory legal and subject to the conditions outlined above. 
 
 


