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RECOMMENDATION
1. Grant conditional permission under Regulation 3 of the Town and Country Planning General
Regulations 1992, subject to referral to the Mayor of London, and subject to the completion of a
Unilateral Undertaken to secure the following obligations:
i. Provision of affordable housing equating to 50% of the habitable rooms prior to the occupation
of any of the market housing.
ii. Submission of an early viability review if the works have not been substantially implemented
within 24 months of permission being granted.
iii. Provision of affordable business space to shell and core, prior to occupation of any market flats.
iv. A financial contribution of £130,161 towards Carbon Offset Payments (index linked and payable
on commencement).
v. A financial contribution of £27,159.58 towards Westminster Employment Service (index linked
and payable on commencement of development).
vi. Lifetime Car Club membership for the self-contained residential units.
vii. Highways works to facilitate the proposed development and including vehicular crossovers,
reinstatement of redundant crossovers and paving.
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viii. Allow public access to the public realm areas via a walkways agreement that shall be submitted
and agreed prior to the occupation of the market flats.
ix. Dedication of the highway prior to the occupation of the market housing.
x. Provision of an Employment training, skills and apprenticeships opportunities for residents of
Westminster. In relation to construction submitted and agreed prior to commencement and in
relation to the new commercial uses, prior to occupation of the market residential.
xi. Agreement that the nursery will not be demolished prior to a replacement temporary facility
being operational.
xii. The costs of monitoring the legal agreement.
2. If the Unilateral Undertaking has not been completed within 3 months from the date of the
Committee's resolution then:
a) the Director of Place Shaping and Town Planning shall consider whether the permission can be
issued with additional conditions attached to secure the benefits listed above. If this is possible
and appropriate, the Director of Place Shaping and Town Planning is authorised to determine
and issue such a decision under Delegated Powers; however if not
b) If it has not been possible to complete the Unilateral Undertaking within an appropriate
timescale, the application shall be reported back to Sub-Committee.
3. That Sub-Committee authorises the making of a draft order pursuant to s247 of the Town and
Country Planning act 1990 for the stopping up of parts of the public highway to enable this
development to take place.
4. That the Director of Place Shaping and Town Planning, or other such proper officer of the City
Council responsible for highway functions, be authorised to take all necessary procedural steps
in connection with the making of the orders and to make the orders as proposed if there are no
unresolved objections to the draft orders. The applicant is to cover all costs of the Council in
progressing the stopping up orders.

2.

SUMMARY
This application relates to two existing buildings, one in use as a community centre and one in use as
a nursery. It also relates to the land around these buildings, including the area of parking to the base
of Wilmcote House and a small area of open space to the east of the Nursery.
Permission is sought to erect three new buildings three blocks: Block A of sixteen storeys, with a café
and offices at ground/canal level with residential above; Block B of 8 storeys, which includes a
community centre at ground floor level, offices at first floor level and residential above; and Block C,
a five storey building which houses the nursery at ground floor level with residential above. It is also
proposed to provide new landscaping and public realm between the new blocks, the canal and
Wilmcote House. 50% of the habitable floorspace of the 112 residential unit is proposed as
affordable, with 34 Intermediate units and 17 social rent units. There is a separate application for
erection of a temporary nursery located to the east of the site, just to the north of the Westbourne
Green Open Space, which is being considered separately.
Objections have been received from adjacent residents on various grounds, including design,
amenity and highways concerns.
The key considerations of this case are:
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•
•
•
•
•

The impact of the tower on the townscape;
The impact of the development on the amenity of adjacent occupiers;
The acceptability of the proposals in land use terms;
The acceptability of the proposed landscaping and open space;
The impact of the development on the highway network.

The proposed development is considered to comply with the relevant policies in the Unitary
Development Plan, adopted January 2007 (the UDP) and Westminster’s City Plan adopted in
November 2016 (the City Plan). The application is therefore recommended for approval subject to
the conditions set out in the draft decision letter and approval from the Mayor of London.
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3.

LOCATION PLAN

..
This production includes mapping data
licensed from Ordnance Survey with the
permission if the controller of Her Majesty’s
Stationary Office (C) Crown Copyright and /or
database rights 2013.
All rights reserved License Number LA
100019597
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4.

PHOTOGRAPHS

Aerial image from Apple Maps
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South facing elevation of Wilmcote house on left and nursery on right. Care home in middle

West facing elevation of Wilmcote House on right with canal towpath over car park
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View from towpath south towards nursery

View from towpath west towards community centre

Item No.
2

5.

CONSULTATIONS
WARD COUNCILLORS FOR WESTBOURNE, BAYSWATER AND HARROW ROAD
Any response to be reported verbally.
SOUTH EAST BAYSWATER RESIDENTS ASSOCIATION
Any response to be reported verbally.
NORTH PADDINGTON SOCIETY
Any response to be reported verbally.
WESTBOURNE NEIGHBOURHOOD FORUM
Any response to be reported verbally.
GREATER LONDON AUTHORITY (GLA)
While the scheme is supported in principle, it does not comply with the London Plan. The
comments are summarised as follows:
- 50% affordable housing meets the relevant threshold for public land and is eligible
for Fast Track Route.
- Housing quality, mix and density is acceptable.
- Playspace is in accordance with policy.
- No objection to community space, nursery or office proposals, subject to suitable
controls agreed through S106.
- Design quality of the scheme if high, subject to the council securing details of the
facing materials.
- Further information is required in respect of energy, flood risk / drainage and urban
greening.
- Applicant should address issues in respect of; healthy streets, vehicle parking and
cycle parking. The Council is required to secure conditions/obligations in respect to;
a delivery and servicing plan, a construction management plan, a travel plan, vehicle
parking and cycle parking.
Following the receipt of additional information, the GLA has requested two conditions,
one in relation to an approval of a detailed drainage design and one in relation to the
optional water consumption standard.
TRANSPORT FOR LONDON
Any response to be reported verbally (see GLA response).
CROSSRAIL
Any response to be reported verbally.
HISTORIC ENGLAND
Raise no comments, defer to council conservation advisers.
CANAL & RIVER TRUST
Raise the following comments:
- No objection in design terms.
- The proposals will increase number of users of towpath. Would welcome a S106
contribution towards planned towpath improvements and potential lighting.
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It could be beneficial for the fence between the development and towpath be
removed, subject to agreement.
Appropriate wayfinding should be included.
Unfortunate that ramped access through the site.
Suitable hard landscaping should be used.
The Travel Plan should highlight towpath routes for cycling and walking.
To mitigate any overshadowing of the canal, floating reedbeds could be secured.
Conditions and informatives are recommended.

INLAND WATERWAYS ASSOCIATION
Any response to be reported verbally.
THAMES WATER
Comments provided in relation to waste and water.
LONDON FIRE SERVICES
Any response to be reported verbally.
NATIONAL GRID
No objection subject to informative regarding gas pipeline
DESIGNING OUT CRIME OFFICER
No comment, but request that the applicant contact them for further review.
HIGHWAYS PLANNING TEAM
Raise an objection to the loss of parking and insufficient parking provided for proposed
residential use. Should permission be recommended, conditions and informatives are
recommended as well as Highways and electricity charging points secured through S106
legal agreement.
WASTE PROJECT OFFICER
Object as proposals are not in accordance with council recycling and waste storage
requirements.
ENVIRONMENTAL SCIENCES
Originally raised objection and request for additional information in relation to Air Quality.
Following the submission of additional information ,no objection raised subject to
conditions and informatives.
WCC ECONOMY TEAM
Note that an Employment & Skills Plan and a Financial Contribution of £27,159.58 is
required.
BUILDING CONTROL
Any response to be reported verbally.
ARBORICULTURAL OFFICER
Raise and objection to the loss of trees. Raise concerns in relation to the location of
trees and potential pruning and request for further information. Concerns in relation to
landscaping. Following the submission of additional information, objection maintained,
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however conditions and informatives recommended should permission be recommended
for approval.
CHILDREN'S SERVICES
Support the proposals.
ADULT & COMMUNITY SERVICES
Any response to be reported verbally.
GO GREEN PROGRAMME - POLICY, PERFORMANCE AND COMMUNICATIONS
Any response to be reported verbally.
AFFORDABLE HOUSING SUPPLY MANAGER
Any response to be reported verbally.
LOCAL FLOOD AUTHORITY
Any response to be reported verbally.
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED
No. Consulted: 2258
No. of objections: 9 raising some or all of the following points:
Design:
- 16 storeys is too tall.
- Objection to any buildings above 5 storeys .
- Loss of quaint architecture of community centre and nursery, which should be
renovated not demolished.
- Loss of open space.
- Design is underwhelming and required more creativity and aesthetics
Land Use:
- The area has far too much social housing, more privately owned homes required.
- More upmarket shops are required in the area.
- Loss of community space and nursery, bad for community.
- Recommend canal side café/restaurant.
- Increased demand on social infrastructure such as schools, health facilities and play
grounds.
- Other developments in area have failed to provide good quality truly affordable
homes.
Amenity:
- Loss of light.
Highways:
- Concerns is relation to access for emergency vehicles, particularly given number of
drop offs for schools.
- Unclear where proposed parking is going.
- Note that parking is already a ‘nightmare’, which will be worsened.
- Increased traffic.
- Increased demand on public transport, which are already busy at peak times.
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Other:
- Views will be blocked.
- Development around existing buildings to improve environment.
- Concerns to the construction of the development in relation to air pollution, noise,
dust disturbance.
- Air pollution from increased traffic
- Residents should have access to the Integrated Impact Assessment of the proposal
and in particular to have the opportunity to discuss the Sustainability Appraisal and
Strategic Environmental Assessment, the Health Impact Assessment, the Equalities
Impact and Community Safety Impact Assessment.
- Technological challenges in relation to registering representations on Westminster’s
Website.
PRESS ADVERTISEMENT / SITE NOTICE:
Yes

6.

BACKGROUND INFORMATION

6.1

The Application Site
The development site relates to two existing buildings: 300 Harrow Road which are
currently in use as a Community Centre (Use Class D1) and 2 Cirencester Street, in use
as a nursery school (Use Class D1). The application site also relates to a small
park/garden at the junction of Woodchester Square and Cirencester Street and the land
around Wilmcote House and along the canal. The site is located at the western end of
the Warwick Estate, on the corner of Harrow Road and Cirencester Street.
Key constraints:
• Outside of a conservation area;
• North of the Harrow Road/Bourne Terrace Local Shopping Centre;
• Within the North Westminster Economic Development Area and;
• A number of mature trees are located on the site, however none are currently
covered by a Tree Protection Order.
Adjacent to the site is the Grand Union Canal and towpath to the north; Wilmcote House,
a residential tower block and Forrester Court, a care home to the east; a Church and
Primary School to the south east; Shops with flats above to the south; a secondary
school to the south west on the opposite side of Harrow Road ,and two residential
buildings to the west.

6.2

Recent Relevant History
There is very limited planning history for the two buildings to be demolished , which is
summarised below:
Community Centre at 300 Harrow Road:
Permission granted on 26 January 2004 for the erection of metal railing above existing
boundary wall to increase height to 7ft. [03/09510/COFUL]

Item No.
2

Nursery at 2 Cirencester Street:
Permission granted on 5 February 1998 for Alterations/ repositioning of main entrance,
construction of ramped access and replacement of main gate. [97/09703/COFUL]
Permission granted on 21 March 2000 for Enclosure of covered area using glazed
screens. [00/00812/COFUL]
Wilmcote House, Woodchester Square:
Various applications for minor works such as satellite dishes. Applications of note:
Permission granted 9 February 2009 for alterations to ground floor layouts and
undercrofts of four tower blocks (Wilmcote, Princethorpe, Gaydon and Brinklow) to
create new residential flats along with associated minor alterations to elevations.
[09/04456/COFUL]
Permission granted 11 April 2011 for new landscaping around the base of this tower
block, including new hard surfacing, new bollards, lighting and new lockable gates/railing
panels. [11/01518/COFUL]

7.

THE PROPOSAL
Redevelopment of the site to provide three new buildings measuring 15 storeys plus
plant enclosure (Block A), 8 storeys plus core overrun (Block B) and 5 storeys plus core
overrun (Block C). There is also an additional lower ground/basement level under blocks
A and B, which due to the slope of the site is subterranean at the northern end but
exposed at the southern end. Landscaping is proposed around the base of the buildings
and also around the base of Wilmcote House up to the canal towpath.
The development includes a replacement community facility at the base of Block B,
affordable office space at lower level of Blocks A and B, a nursery school at ground floor
of Block C, and for 112 residential units on the upper levels of all three blocks made up
of 5 studios, 30x1 bed, 53x2 bed and 24x3 bed units. 50% of the residential floorspace is
to be affordable and the whole of the proposed office space. The affordable residential
accommodation is proposed with a mix of 34 intermediate (67%) and 17 social rent units
(33%). A café is also proposed, fronting onto the open space and canal to the north of
the site under Block A. The works involve associated alterations to the highway around
the site and landscaping/greening.
Table 1: Existing and Proposed land use figures (GIA)
Existing (sqm)
Proposed (sqm)
Residential (C3)
0
10,657
Nursery (D1)
546
481
Office (B1a)
124.5
598
Community Centre (D1)
186.76
249
Café (A1)
0
173
Total
857.26
12,158

+/+10,657
-65
+473.5
+62.24
+173
+11,300.74
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8.

DETAILED CONSIDERATIONS

8.1

Land Use
The proposals include the replacement of the existing nursery and community hall, with
affordable offices currently occupying the site. The existing nursery is proposed to be
temporarily decanted to a site adjacent to the Edward Wilson Primary School, which sits
just above the Westbourne Green Open Space, and this is the subject of a separate
planning application which is pending approval.

8.1.1

Residential
Policies S14, S15 and S16 of the City Plan and H3, H4, H5, H8, H10, H11 of the UDP
are relevant to the consideration of this application.
The provision of new residential accommodation is supported under Policies S14 of the
City Plan and H3 of the UDP.
Quality of accommodation:
The applicant has undertaken a daylight and sunlight assessment to demonstrate the
internal lighting for the proposed residential units are in line with BRE guidelines. This
states that different rooms have different requirements in terms of daylight (Average
Daylight Factor ADF). For instance, a kitchen has a recommended ADF of 2%, a living
room of 1.5% and a bedroom of 1%. The level of light depends on factors such as the
size of window, room depth and if the room has multiple aspects. The submitted study
does identify that not all rooms will meet the requirements of the BRE, however it does
score well with 91.3% of the habitable rooms passing the ADF test. This has largely
been achieved by making as few of the units as single aspect as possible, with 89% of
the units have a dual aspect, which is welcomed. It is also noted that all of the smallest
units, the studios fully meet the guidance. While it is noted that not all of the units will
meet the requirements, this is due to site constraints, with the lower level units having
some of the poorer scores, however on balance this is considered acceptable.
A floorspace schedule has been provided, which confirms that all of the units will meet
the Nationally Described Technical Housing Standards (March 2015).
In order to ensure that the new residential accommodation does not suffer from
excessive noise from either external or internal noise sources, the Environmental
Sciences Office (ESO) has recommended Westminster’s standard noise conditions,
which are considered acceptable.
Environmental Health have also commented in relation to overheating and ventilation.
They note that mechanical ventilation with heat recovery is proposed for background
ventilation. Openable windows are proposed for purge ventilation and removal of
pollutants to alleviate overheating. An overheating risk assessment has been submitted
with the application, which demonstrates that with the mitigation proposed, that all but
two of the flats, located on the top floor will meet guidance. The assessment notes that
the building has been designed to reduce the need to open windows without relying on
mechanical ventilation, as this would likely increase service charges and impact on the
proposed affordable housing. Given this, the ESO has not raised an objection on the
grounds of the breach to the two flats.
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10% of the units are designed to be wheelchair accessible in accordance with policy,
which will be secured by condition.
Density:
Policy H11 within the UDP relates to housing density and recommends 200-350
habitable rooms per hectare in this location. London Plan Policy 3.4 and the Mayor’s
intend to publish London Plan Policy D3 seek to optimise the potential of sites, having
regard to local context, design principles, public transport accessibility, and the capacity
of existing and future transport services, using an assessment of site context and a
design-led approach to determine site capacity. The London Plan includes a
recommendation for housing density in Suburban, Urban and Central locations. It is
considered that this is an ‘urban’ location, identified as areas with predominantly dense
development such as terraced housing, mansion blocks, a mix of different uses, medium
building footprints and typically buildings of two to four storeys .
The GLA has stated that the scheme would have a residential density of 145 units per
hectare or 447 habitable rooms per hectare. While this would appear to meet the density
range for an urban area, the GLA have stated that this exceeds the guidance ranges in
Table 3.2 of the London Plan, but is within the thresholds for increased scrutiny of
design quality set out in the Mayor’s intend to publish London Plan Policy D4 (Part D).
They note that whist the residential density of the scheme exceeds that of surrounding
neighbours, it is an appropriate response to an infill site of this nature, contributing
positively to sustainable intensification in line with the objectives of the Mayor’s intend to
publish London Plan. They also note the design and regenerative potential of this
underutilised site and therefore support the proposed density.
The density is in excess of what is recommended for this area within the UDP (200350hr/ha), it also is noted that the site is just on the boundary of density Zone 2, where a
range of between 250-500nr/ha is recommended. Given that the application is for the
redevelopment of the site, and Westminster’s aims to maximise housing delivery and the
delivery of 50% affiordable housing , the proposed density is considered acceptable in
this instance.
Housing Mix:
The optimisation of housing delivery is a key strategic objective for the Council.
Westminster City Plan Policy S15 and UDP Policy H5 require the provision of an
appropriate mix of units in terms of size in new housing schemes.A total of 112 private
flats are proposed with the following mix:
5 x studios (4%)
30 x 1 bedroom flats (27%)
53 x 2 bedroom flats (47%)
24 x 3 bedroom flats (22%)
UDP Policy H5 requires at least 33% family-sized (i.e. 3+ bedrooms) of which at least
5% should have five or more habitable rooms but does allow for some flexibility with
regard to the overall mix. Paragraph 3.74 of the UDP acknowledges that a lower level of
family accommodation may be acceptable in some circumstances. As only 24 units have
3 beds or more, this policy has not strictly been achieved. Policy S14 within the City Plan
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also states that ‘the number of residential units across development sites will be
optimised’. While the proposals do fall short of policy H5, as a range of housing sizes are
provided in the scheme and the benefits of providing more flats to help meet
Westminster’s Housing target, the proposed mix is considered, on balance, to be
acceptable in this instance.
Outside Amenity Space:
Policy H10 within the UDP expects housing developments to include the provision of
amenity space. Almost all of the flats have access to a private balcony or terrace. Whilst
it has not been possible for all flats to have a balcony or terrace, all flats will have access
to the new landscaped areas , and this is considered acceptable .
8.1.4

Affordable housing
The new residential floorspace prompts a requirement for the provision of affordable
housing under the terms of Policy S16 of the City Plan. The City Plan requires housing
developments of either 10 or more additional units or over 1,000sqm additional
residential floorspace will be expected to provide a proportion of the floorspace as
affordable housing. Given that the site is in public ownership, and in accordance with the
London Plan, 50% of the proposed residential habitable rooms are to be affordable, with
34 intermediate units and 17 social rent units.
The Draft City Plan Policy S9 (Affordable Housing) Part E states that 60% of the
affordable units will be ‘intermediate’ affordable housing for rent or sale and 40% will be
social rent or London Affordable Rent. It goes on to advise that the Council will maximise
provision of additional affordable housing through the renewal of its existing assets,
particularly in designated housing renewal areas.
Saved WCC UDP Policy H4 (Provision of Affordable Housing) states that where more
than 30% affordable housing is proposed then the tenure mix should be guided by
housing needs assessments to ensure that development meets the needs of
households. It goes to advise that the Council will maximise provision of additional
affordable housing through renewal of its housing assets.
The proposed development will deliver 50% affordable homes (based on habitable
rooms) with a range of private, intermediate and social tenures created as part of the
development. The affordable dwellings will consist of 67% intermediate and 33% social
rented units (based on number of habitable rooms).
The proposed mix has been put forward in consultation with Westminster’s Housing
Manger, to ensure that it meets demand. As such the proposed mix and tenure is
considered acceptable.

8.1.5

Office
There is currently a small amount of office space, located with the community room. The
proposals result in an increase in the amount of office floorspace by 473sqm, which is
proposed as 100% affordable.
The provision of replacement office space within the NWEDA is acceptable under policy
S12 (NWEDA), S18 (commercial development), S19 (Inclusive local economy and
employment), S20 (Offices and other B1 floorspace) of our City Plan and COM1
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(Provision for Office Renewal and Growth) of our UDP.
The office floorspace would contribute to providing employment, training and skills
development for local people, the community and Westminster business and
employment needs. The proposed office floorspace is proposed as flexible space
adaptable to a variety of tenants needs. The offices are to be provided as affordable
floorspace, at rent maintained below the market rate for that space and managed by a
workspace provider. This is welcomed and is to be secured as a planning obligation.
8.1.6

Café
The proposed café has a floorspace of 173sqm, and is proposed as Use Class A1, and
will therefore largely be for cold snacks and coffees for takeaway. Policy SS8 relates to
new shops outside of the CAZ. It states that permission will not be granted for proposals
that would significantly harm residential amenity or local environmental quality as a
result of smells, noise, late night activity and disturbance or increased parking and traffic.
Policy’s S21 within the City Plan directs new retail floorspace to designated Shopping
Centres. While the proposal will result in a new retail unit outside of a shopping centre,
given its small size and the benefits it will provide in terms of some activation to the
canal and the ground floor frontage of Block A, it is considered acceptable in this
instance. In relation to the UDP policy, conditions are recommended to ensure that no
primary cooking is undertaken from the unit and to limit the opening hours, to ensure that
it does not cause undue harm to residents or the local environment. Subject to these
controls the proposed small retail unit is welcomed and considered acceptable.

8.1.7

Nursery & Community Centre
Policies SOC 1 (D) of the UDP seeks to protect all existing community facilities. Part (E)
of the policy states that proposals which involve the redevelopment or change of use of
community facilities will be required to include adequate replacement facilities. Policy
S34 of the City plan, similarly seeks to protect all community floorspace, except where
existing provision is being reconfigured, upgraded or relocated in order to improve
services and meet identified need.
Nursery:
While there is a reduction in the internal floor area of the proposed nursery (of 65sqm)
when measured against the existing nursery, no objection has been raised by Children’s
Services, and the supporting information with the application, notes that the proposed
replacement facility has ben designed in consultation with the nursery, to ensure that it
meets their needs. The upgrading of facilities is welcomed, and the minor reduction in
floorspace is considered acceptable, given the benefits of providing a purpose built, up
to date facility.
In terms of the operation of the nursery, it is proposed to condition the hours in which the
nursery playground can be used, to between the hours of 8am and 8pm. This is to
ensure that its use does not result in undue harm to the adjacent occupiers of either
Wilmcote House or the adjacent care home.
In order to ensure there is no break in provision of a nursery, it is proposed for it to be
temporarily relocated .This is currently being considered by a concurrent planning
application. In order to ensure that a nursery is provided in a new temporary location,
this is proposed to be secured by the unilateral obligation.

Item No.
2

Community Centre
The planning statement submitted with this application states that the functions currently
being undertaken within the community centre can be absorbed temporarily by
surrounding facilities. While it is unfortunate that a dedicated temporary facility for the
community centre has not been found, it is appreciated that there are other spaces that
can be used temporarily. A condition is recommended for the submission of a document
to state where existing activities undertaken in the hall will be temporarily decanted so
that this is clear for people who use the facility.
It is also proposed to limit the opening hours of the new community centre to between
6am and 11pm in order to safeguard the amenity of residents.
8.2

Townscape and Design
The wedge shaped site is bounded by the Harrow Road to the west, the Paddington
Branch of the Grand Union Canal to the North, and adjacent high rise Wilmcote House
to the East and Cirencester Street to the south. The site is dominated by four residential
blocks of similar mid twentieth century design all 20 storey high running along the south
edge of the canal, and two to the south of the site. All longer views of the site would be
dominated by these high visually dominant buildings. The site is not in a conservation
area, with the nearest being the Maida Vale Conservation Area which runs parallel to the
site two roads to the north beyond the canal, although part of it crosses the canal further
to the east of the site. Views of the scheme would be limited from the Maida Vale
Conservation Area and would be seen in the context of existing higher adjacent blocks; it
is therefore considered that there would be no discernible impact on the setting of the
conservation area. There are no listed buildings sufficiently close to the site such that
the development proposals might affect their setting. The existing buildings on the site
are undistinguished modern buildings which do not make any positive contribution to the
character or appearance of the area.
Demolition
The current buildings on the site are all proposed to be demolished as a group of
undistinguished unlisted buildings outside a conservation area, their demolition is not
objectionable, subject to an acceptable replacement development.
Proposed new development
The proposal is for a substantial development of three distinct buildings, of differing
mass, bulk and characterisation with a landscaped amenity area opening up to the
publicly accessible canal to the north of the site. Block A the largest block to the North
would be 15 storeys high, plus a setback plant room. This is some 5 floors lower than
the adjacent Wilmcote House and Polesworth House. Whist the building is substantial in
height it is not considered to be overly dominant. The visual impact of the height and
bulk of the building would be partially ameliorated by the high quality of the design of the
architecture and the choice of materials. Additionally, rather than the 3 buildings being
merged together the bulk of the development has been improved by pulling them apart
visually to allow a more perforate impression, particularly at ground floor with views
through to the landscaping beyond. Block B would be lower at 8 storeys, whilst Block C
would stand at 5 storeys.
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The topography of the site means that there is a pronounced change in level between
north of the site at the canalside and the south, such that the ground floor to Harrow
Road is at first floor by the south side of the site at Cirencester Road. Taking advantage
of this the development in effect has two levels of interface with the ground. The main
entrance is between the blocks A and B facing onto Harrow Road and the ground floor to
the west of this entrance is animated by one of the workspace areas, with an entrance to
this space directly off the covered entrance. Thus, virtually all of the Harrow Road
frontage of all the blocks at surface level will have an active frontage, which will enjoy
continuous passive surveillance. Moving further into the site, a flight of landscaped steps
transitions from the upper courtyard to the higher canalside space.
The lower ground floor of the tall northern block will again engage with the landscaped
amenity space to the canal side, with a food & beverage space proposed, These spaces
and uses are intended to complement and animate the Canalside space and provide a
meaningful new public place, which addresses and makes best use of the canalside
location. The landscaping will extend to the canal edge and will include a walkable
connection through the site form the Harrow Road.
Height massing and detailed design
The prevailing height of the buildings within the immediate vicinity of the site is varied.
The site is dominated by four residential blocks of similar mid twentieth century design
all 20 stories high running along the south edge of the canal, and two to the south of the
site. Aside from these substantial tower blocks much of the remaining buildings are 3 to
5 storey lower level twentieth century buildings, many of which are residential. The
proposals step down in massing so that by the time they terminate at the south at 5 story
they harmonise in scale with the residential buildings on the Harrow Road to the south of
Cirencester Street. The height of the tower element to block A is considered acceptable
because it respondes to a wider townscape context of a series of tall residential tower
blocks which punctuate the skyline and broadly follow the line of the canal. These
include the 20 storey group of six tower blocks Brinklow House, Gaydon House,
Princethorpe House, Wilmcote House, Polesworth House and Oversley House. The site
sits between two of these blocks, Wilmcote House and Polesworth House.
In the case of the current application, the different form, architecture and distinctly lower
height of the taller block when compared with the adjacent tall buildings are regarded as
important design features, all of which distinguish one from the other and avoid any
sense of a cluster of taller buildings. It is considered that the taller block can be regarded
as being in accordance with policy DES 3 and acceptable in townscape terms. In the first
instance the taller block would have no impact upon strategic views. It would be
glimpsed from the Maida Vale Conservation Area namely from Sutherland Avenue, but it
would not have an adverse impact on the character and appearance of this area. The
taller block will have an impact upon the setting of the Grand Union Canal however, the
height impact is not considered harmful as the character of this stretch of the canal is
one that is punctuated by taller blocks. Also, when considering the development as a
whole, it is considered to enhance the setting of the canal, introducing well-designed
buildings, with active frontages and a meaningful public amenity space, all of which
seeks to optimise the amenity value of the canal. Beyond consideration of the impact of
the taller block on heritage assets and rather viewing it in its more general townscape
context, it will be taller than much of its very immediate setting, but would sit more
comfortably within a sequence of taller tower. In addition to policy DES 3 part (A), which
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identifies where high buildings would not be permitted, parts (B) and (C) set out further
design criteria which ought to apply in order for a high building to be considered
acceptable. Some of these criteria relate to wider planning issues than those of
townscape and architecture, but in terms of the latter the proposed development
represents a well-designed and high-quality addition to the townscape, which is capable
of improving and regenerating the locality, providing an improved street level
environment, area accessibility and new open space with active frontages at ground
level.
The proposed massing is well considered with the differing elements of the scheme
responding to their immediate context. The details and use of brick, provides a degree of
cohesion to the group, but by using differing brick colours and variations to façade
treatment, each element assumes its own points of interest. In terms of the street-level
view from the south from Harrow Road and in this case the foreground townscape is not
sensitive to change, and the form and scale of the building does not have an adverse
impact. The immediate townscape is not one particularly sensitive to change and the
applicants seek to make the case that the proposed scheme will have economic,
community and regenerative benefits for the area in terms of providing employment
opportunities, introducing increased footfall and activity with benefits to the local
economy, meeting local needs in terms of residential accommodation, flexible
workspace and child care, new public amenity space connecting the townscape and
community with the canal and bringing higher quality architecture to the area. These
factors, which are discussed in detail elsewhere in this report, must be weighed against
any perceived harm to the townscape.
The blocks read well together with differing but harmonising details and materials. In
longer canal views, from the east and west much of the visibility of the proposal would
be partially blocked by the substantially taller adjacent tower blocks. Closer to the site
the buildings would be clearly visible but set within well landscaped surroundings. In
views from the north and south the buildings would be more clearly visible, but framed
by adjoining higher buildings. In all views the use of well considered contemporary brick
and bronze detailing would positively stand out by contrast to the more utilitarian
concrete frame, white window and concrete panel infill of the existing adjacent
residential blocks.
In design terms the elevations are well composed with a simple palette of high quality
materials. The height and bulk is alleviated with subtle visual interest in the facades and
the easing of the corners with simply designed inset/projecting balconies that help to
break up the shear facades. Horizontal brick banding breaks up the impression of
verticality to the fenestration and the size and rhythm of the windows has been designed
to give a well composed and visually interesting set of façades.
High quality materials have been proposed with buff coloured brickwork and glazed light
coloured terracotta decorative detail at high level bronze colour polyester powder coated
aluminium windows and railings and glazed light coloured brick with matching glazed
terracotta at plinth level. Blocks B and C have green roofs which are welcomed. The
buildings sit in a new, well designed landscaped scheme which mediates well between
the busy urban context of the Harrow Road and the relative peace of the canal (see
detailed response in landscaping section below, 8.7).
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Conclusion & Summary
In design and townscape terms the proposed development is considered acceptable.
While the proposal does introduce a greater density, height and mass to the site, this
has been achieved in a way which minimises townscape harm. Notwithstanding this
assessment it is important to note that a number of objections have been raised to the
scale of development, considering it to be incongruous to the area and consequentially
harmful. If the objectors’ assessment of harm is accepted then this needs to be set
against the economic and regenerative benefits of the scheme and its design quality and
a conclusion reached on the overall planning balance. In this case, it is considered that
the degree of harm caused to the townscape is not significant and that the scheme can
be considered to accord with policy DES 3. If the benefits of the scheme are considered
compelling and desirable, then the proposed height and massing are not considered to
be reasons to find the scheme unacceptable.
The proposal is considered to be in accordance with design policies S25, S29 and S37
of the City Plan; DES 1, DES 3, DES 4, DES 9, and DES13 of our UDP.
8.3

Residential Amenity
Policy ENV 13 of the UDP and S29 of the City Plan seek to protect the amenity of
neighbouring occupiers. Policies ENV5 (Air pollution), ENV6 (Noise pollution) and ENV7
(Noise from plant) are also relevant. Paragraph 9.229 in the UDP sets out how the City
Council will assess the impact of development on daylight and sunlight levels received
by surrounding light sensitive uses and confirms that the impact of development should
be assessed using the Building Research Establishment’s (BRE) Guidelines ‘Site layout
planning for daylight and sunlight’, the most recent version of which was published in
2011.
Objections have been received from local residents on the grounds of loss of light as a
result of the proposed development.

8.3.1

Daylight and Sunlight
For daylight matters, VSC is the most commonly used method for calculating daylight
levels. It is a measure of the amount of light reaching the outside face of a window. This
method does not rely on internal calculations, which means that it is not necessary to
gain access to affected properties. If the VSC is 27% or more, the Building Research
Establishment (BRE) advises that the window will have the potential to provide good
levels of daylight. It also suggests that reductions from existing values of more than 20%
should be avoided as occupiers are likely to notice the change. The BRE stresses that
the numerical values are not intended to be prescriptive in every case and should be
interpreted flexibly depending on the circumstances. This is because expectations may
be different in rural or suburban situations compared to a more densely developed urban
context. The guidance acknowledges that although these values should be aimed for, it
may be appropriate in some locations such as in urban areas to use more realistic
values.
The Average Daylight Factor is also useful particularly where a room fails in terms of
VSC, it is a measure of the adequacy of diffuse daylight within a room, and accounts for
factors such as the size of a window in relation to the size of the room; the reflectance of
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the walls; and, the nature of the glazing and number of windows. Clearly a small room
with a large window will be better illuminated by daylight than a large room with a small
window, and the ADF measure accounts for this.
BRE guidelines confirm that the acceptable minimum ADF target value depends on the
room use. That is 1% for a bedroom, 1.5% for a living room and 2% for a family kitchen.
In cases where one room serves more than one purpose, the minimum ADF should be
that for the room type with the higher value. Notwithstanding this, the independent
daylight and sunlight review states that, in practice, the principal use of rooms designed
as a ‘living room/kitchen/dining room’ is as a living room. Accordingly, it would be
reasonable to apply a target of 1.5% to such rooms.
In terms of sunlight to an existing dwelling, the BRE advises it may be adversely affected
if the centre of a main window: receives less than 25% of annual probable sunlight
hours, or less than 5% of annual probable sunlight hours between 21 September and 21
March; and receives less than 0.8 times its former sunlight hours during either period;
and has a reduction in sunlight received over the whole year greater than 4 % of annual
probable sunlight hours.
The applicant has submitted in support of the application a daylight and sunlight
assessment by Peter Brett Associates, which sets out the surrounding buildings which
have been tested.
Wilmcote House:
Daylight:
Due to its location and proximity to the proposed buildings, Wilmcote House will be the
most affected property. The report indicates that of the 671 windows across the south
and west sides there would be a noticeable reduction in VSC (above 20% reduction) to
212 of these. The flats located in this block will have a significant impact, particularly on
the lower levels. One of the worst affected is flat 01, which is located at ground floor
level.
Table 2: VSC (windows which fail in bold) and ADF figures for flat 01
Existing VSC Proposed VSC % reduction
ADF
Bedroom
24.34
11.02
55
0.7
Bedroom
12.41
5.49
56
Kitchen
33.32
18.53
44
2.6
Kitchen
31.91
17.86
44
Kitchen
13.83
13.15
5
Kitchen
9.44
9.54
-1
Lounge
14.16
3.15
78
1.2
Lounge
22.55
8.69
61
Lounge
24.9
9.74
61
Lounge
12.09
2.73
77
Table 2 indicates that the VSC losses for this flat will be significant, with some windows
experiencing as much as a 78% loss. However, the ADF figures for the rooms is only
just under what is recommended by the BRE, with the kitchen still experiencing a good
level of light.
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As you go up the building the levels of light improves, and the flats which face west are
maisonettes. Table 3 shows the results for a flat at second and third floor levels (ref 0104 and 02-04 within the report) facing west.
Table 3 VSC (windows which fail in bold) and ADF figures for flat 01-04/02-04
Room (floor) Existing VSC Proposed VSC % reduction
ADF
Kitchen (2)
29.95
18.32
39
1.5
Kitchen (2)
27.01
15.62
42
Lounge (2)
23.05
15.87
31
1.6
Lounge (2)
30.98
19.66
37
Lounge (2)
29.55
19.26
35
Bed 1 (3)
18.68
8.82
53
0.8
Bed 1 (3)
16.39
6.03
63
Bed 2 (3)
15.12
8.06
47
0.8
Bed 2 (3)
18.95
8.94
53
It is apparent that this flat will also see significant levels of light lost, however the lounge
and kitchen still retain good levels of light with in excess of 15 VSC, which is generally
regarded as a good level of light within an urban context.
The flats which have south facing windows will also see significant losses. Table 4
similarly shows a flat at second floor level (ref 01-05 within the report).
Table 4 Table 3 VSC (windows which fail in bold) and ADF figures for flat 01-05
Room
Existing VSC Proposed VSC % reduction
ADF
Bed
35.04
20.83
41
>1.5
Bed
35.21
21.14
40
Kitchen
15.23
7.56
50
0.7
Kitchen
13.29
6.21
53
Lounge
37.32
25.86
31
>2.7
Lounge
37.1
25.15
32
Lounge
37.07
24.37
34
Lounge
37.29
25.22
32
Lounge
10.03
1.17
88
The table above shows that due to the orientation of the windows and the current open
aspect, the windows have exceeding high levels of light. While these rooms will see
significant losses, the retained levels of light within the rooms is very good, with the
exception of the kitchen, which does have a lower level of both VSC and ADF compared
to the BRE recommendations.
Sunlight:
The submitted Daylight and Sunlight Report identifies that 56 of the 116 flats that face
the development have at least one window which would experience a noticeable loss of
sunlight. The impact on the sunlight to the maisonette at second and third floor levels is
one of the worst affected with 100% of winter sunlight lost to some windows.
Table 5 Annual and Winter Probable Sunlight Hours to flat at second and third floor
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levels (Ref 01-04/02-04)
Room
APSH
WPSH
APSH
WPSH APSH reduction WPSH reduction
Existing existing proposed proposed
(%)
(%)
Kitchen
33.92
10.86
11.79
0
65
100
Kitchen
33.03
12.28
11.56
1.12
65
91
Lounge
14.39
0.46
4.94
0
66
100
Lounge
31.06
9.45
10.37
0
67
100
lounge
26.28
6.12
9.74
0
63
100
Bed 1
24.75
9.15
6.31
0
75
100
Bed 1
23.16
9.74
5.37
0.52
77
95
Bed 2
14.63
0.91
5.06
0
65
100
Bed 2
22.41
6.91
6.49
0
71
100
The table above demonstrates that the flats, particularly on the lower levels will
experience a significant loss of sunlight, in some cases such as the flat in table 5, will
lose 100% of winter sun. However, these flats currently overlook a site comprising of
single storey buildings, and therefore losses of sunlight will be inevitable with any
development. As you go up the building, the losses of sunlight reduce, however given
the buildings orientation and the size of blocks A and B, there are still losses.
324 Harrow Road
This building is located to the north on the other side of the canal, and has prior approval
(not implemented) to convert from offices into 16 residential flats approved in November
2018 and planning permission granted in August 2019 for the erection of a two storey
roof extension to provide 4 new flats. Of the windows tested, one window on the south
elevation fails in terms of VSC (reduced from 22.86 to 17.94) and two windows fail in
terms of sunlight (reducing from around 30APSH to 20APSH). However, these losses
are considered acceptable, with acceptable levels of retained light in an urban location.
Our Lady of Dolours Catholic Primary School
This school is located to the south east of the site. All 10 windows within this property
pass in terms of VSC and retain a good level of light above 24 VSC, however all fail in
terms of APSH, with losses of between 35-44%, reducing from around 13 to 8 APSH.
Langley House
Langley House is located on the other side of the Harrow Road to the west of the site
and is in residential use. Langley House has been referred to as an extension to the
adjacent Polesworth House within the submitted daylight and sunlight report. Of the 59
windows tested 13 fail in terms of VSC
Table 6 Windows which fail VSC in Langley House
Room
Existing VSC Proposed VSC % reduction
00-14
17.14
11.98
30
00-23
14.49
9.81
32
01-14
16.94
11.6
32
01-23
15.22
10.9
28
01-23
15.08
10.27
32
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02-14
02-23
02-23
03-14
03-23
04-14
04-23
05-14

17.27
15.87
15.76
17.59
15.9
17.48
17.36
17.56

12.22
11.75
10.95
12.38
11.49
13.07
13.37
12.96

29
26
31
30
28
25
23
26

19 windows will also fail in terms of their annual probable sunlight hours (APSH). The
worst affected windows are those located in the elevation set back from the Harrow
Road and in the part of the building which connect Langley House to Polesworth House,
as these face the site. These windows have losses of up to 56% (10.92 – 4.78) APSH
and 93% (0.74 – 0.05) WPSH. It is noted that the levels of winter sun are already low,
which accentuates the percentage losses to these windows.
The majority of the affected windows in this building have an aspect to the south, with
the worst affected windows being those that face the site. While there are some high
losses, given the open nature of the existing site, and the urban location, they are
considered acceptable in this instance.
Forrester Court Care Home
Located to the east of the site, Forrester Court has windows which look directly onto the
development site, and has 16 windows which fail in terms of VSC.
Table 7 Windows which fail VSC in Forrester Court
Room
Existing VSC Proposed VSC % reduction
00-23-5
21.55
16.07
25
00-23-6
25.21
18.86
25
00-23-7
23.93
18.81
21
00-23-8
25.46
19.18
25
00-36-1
22.57
17.75
21
00-37-1
24.86
19.72
21
01-23-5
21.45
16.95
21
01-23-6
24.89
18.94
24
01-23-7
24.49
18.79
23
01-23-8
25.42
19.86
22
02-23-1
13.17
10.33
22
02-23-5
15.68
11.56
26
02-23-6
19.26
14.48
25
02-23-7
18.6
13.89
25
02-23-8
18.78
13.58
28
While it is apparently that these rooms will have a noticeable impact in terms of VSC, the
majority of the rooms will retain a relatively good level of light for an urban area of
around 15.
30 windows will also see sunlight losses, particularly winter sun, with one room
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experiencing 100% loss of winter sun (4.09 - 0). This is likely as a result of Block C,
which is in place of an existing area of open space, therefore any development would
result in losses. While these are regrettable, they are considered acceptable in this
urban context.
Openspace and Canal Boats
The submitted report indicates that all of the canal boats will retain good levels of both
daylight and sunlight.
In terms of the open space, both between the buildings and Wilmcote House, and to the
north on the towpath, these areas will see reductions. This is due to the existing very low
buildings on the site, set down from the level of the towpath. However, the submitted
report indicates that the majority of these spaces will receive at least 2 hours of sun (on
21 March). There are areas which receive less light, however these are largely areas of
hard landscaping and the access routes between the buildings. The proposals are
considered acceptable given the urban context.
Daylight and Sunlight Conclusion
It is apparent from the data within the submitted daylight and sunlight report and as
summarised above, the development will have a significant impact, with some
considerable losses demonstrated. However, currently the site has a very low level of
development, with two single storey buildings, sunk down from the level of the Harrow
Road, open space and a car park. This means that many of the existing figures are very
high. As such, any development on this site will have a noticeable and significant impact.
Furthermore, given the orientation of the site and adjacent buildings, they will be
considerably impacted in terms of sunlight.
While the losses to surrounding properties are regrettable, they are considered
acceptable, given the urban context, current very low level of development on the site
and the considerable regeneration and housing benefits that this scheme will deliver,
these losses, are on balance considered acceptable.
8.3.2

Sense of Enclosure
The proposals will have a significant impact in terms of sense of enclosure, given the
height of the new buildings and the distance away from adjacent windows. Alike with
daylight and sunlight, Wilmcote House will be most affected, however all of the
surrounding buildings will be affected, given that the existing site is very open. Both of
the existing buildings on the site which are to be removed, are single storey and set
down from the level of Harrow Road which slopes down from the north west to the south
east and behind a wall. Currently at the eastern end of the site is a small landscaped
park, which also provides an open aspect from the existing care home. The impact of
each block will be assessed in turn.
Block A
The tallest of the three blocks, this building will have a significant impact on surrounding
occupiers. To the north of the site on the other side of the canal is 324 Harrow Road,
which has windows on the south facing elevation towards the site at a distance of
around 39m. Prior approval has been granted for the use of the building as residential
flats, however is would appear to have not been implemented to date . Regardless of
this, the impact is considered to be acceptable, given the separation and as the end
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elevation of the building is quite slender and offset at an angle.
Langley House and Polesworth House are located around 28m away on the other side
of Harrow Road. The nearest windows in Langley House do not directly face the side,
looking down the Harrow Road and will not be considerably impacted. The windows in
the side of Polesworth look towards Blocks A and B, but are set back from the Harrow
Road by an area of open space. Due to their orientation and location, it is not considered
that they will experience such a negative impact as to justify refusal.
The main impact will be on Wilmcote House, which is around 27m. Being of a
comparable height to Block A the windows in the west facing elevation of Wilmcote
House will look at the north east facing elevation of Block A, however due to the
orientation of Block A, the mass of the building is set at an angle so that the facing
elevations of the two blocks do not directly look at each other. This offset will help to
reduce the sense of enclosure, maintaining a sense of openness up towards the canal.
While residents will lose their aspect of the currently open site, it is considered that this
impact is acceptable given the overall benefits of the scheme and the context of the site
with other tall buildings in the locality.
Block B
Block B is separated from Block A (except at the lower levels) by 8m. This provides
some breathing space between the blocks to help break up the mass to adjacent
occupiers. It is also separated from block C by a minimum of 8m with further set back to
the upper most levels, which further helps to break up the mass. It is located 20m away
from Wilmcote House, however as it is located directly to the south west, and its
orientation, it will only be viewed obliquely from these windows. Furthermore, the breaks
between the blocks will help to reduce the sense of enclosure to Wilmcote House.
On the other side of the Harrow Road is a secondary school, however due to its
separation and location, is not considered to be significantly affected.
Block C
This is the smallest of the three blocks, but as it replaces a single storey pitched roof
structure, and an area of open space, it will have a significant impact. The care home to
the east is approximately 21m away and it is not considered to have a significant impact
on these occupiers, as the block is set on the other side of Woodchester Square and set
back further by the proposed playground for the nursery. Oldbury House, which is to the
south of the site has the closest relationship with a separation of around 12m, however
due to the orientation of the building, the windows to the rear look obliquely across the
site and will therefore not be significantly affected.
The main impact will be on the residential tower to the north, Wilmcote House, which sits
approximately 11m away from the single storey extension at ground floor level. Block C
then steps back from first floor up, with a separation of around 18m. Given that the
windows in the south elevation have an open aspect over the low level building they will
experience an increased sense of enclosure, however given the separation and the
height of this block at 5 stories which is comparable to others in the locality, the impact is
not considered to be so significant as to justify a recommendation for refusal.
Conclusion
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Due to their location and bulk, and the existing open nature of the site, with low level
single storey buildings and open space, the three blocks will have a negative impact on
the surrounding occupiers. However, it is not considered that this impact will be so
significant as to recommend refusal.
8.3.3

Privacy
The proposed blocks include windows and projecting and inset balconies on all sides.
These will result in a loss of privacy to surrounding occupiers. Similarly, the adjacent
residential blocks have windows balconies/terraces and therefore there will be a degree
of mutual overlooking as a result of the proposals. In relation to the balconies, the
benefits of providing these outside areas for the proposed flats is considered to outweigh
the harm from potential noise, disturbance and overlooking. The impact in terms of
increased overlooking from windows will be similar to many an urban context and is not
considered unacceptable in this location.

8.4

Transportation/Parking
The Highways Planning Manager has raised an objection to the proposed development
due to the loss of the existing parking at the base of Wilmcote House and the lack of
proposed parking for the new residential units, contrary to Policy TRANS 23 of the UDP.
Car Parking
There are 22 existing spaces at the base of Wilmcote House within the development
site. The applicant states that 9 vehicles were surveyed parking in the spaces.
Combined with on-street car parking levels, it is noted that there is a demand for these
existing off-street car parking spaces. When considered against TRANS23(A) the
proposal is not consistent with the existing UDP policy. The loss of the car parking will
add to existing on-street parking pressures and be contrary to policy, however, the policy
does allow for the loss of parking in exceptional circumstances.
It is considered that the redevelopment of this site for much needed housing including
50% affordable housing, the reinstatement of the community uses and provision of the
affordable business space does represent an exceptional circumstance in this instance.
The proposals include the provision of 8 disabled parking bays at the base of Blocks A
and B. During the course of the application, 2 additional parking bays have been
included to the south east of Wilmcote House, one of which is to cater for non residential
use classes within the new development at the request of the GLA in their Stage 1
report.
The London Plan requires at least 20% of car parking to have active provision of electric
vehicle charging points. During the course of the application, it has been agreed that at
least 50% of the parking will allow for electric car charging, which is to be secured by
condition.
Cycle Parking
Cycle parking is to be provided in accordance with the London Plan, namely 204 Long
Stay and 3 Short Stay spaces for the residential element of the proposal and a further 30
spaces for the non-residential uses proposed. These are to be secured by condition.
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Servicing
S42 of the City Plan and TRANS20 of the UDP require off-street servicing. The largest
regular service vehicle expected to be associated with a residential development in this
location is the refuse collection vehicle. It is accepted that all servicing can occur offstreet and this is welcomed and will be conditioned.
Trip Generation
Concerns have been raised by the Highways Planning Manager in relation to alternative
uses to the community centre and the nursery occupying these premises, which could
result in an increase in the number of trips to the site. While these comments are noted,
it is also noted that these are existing uses on the site. A condition is however
recommended to safeguard the uses, and to ensure the environment of the area is
protected from change to other uses.
A travel plan has also been requested by the GLA, Canal & Rivers Trust and the
Highways Planning Manager. A condition is recommended to secure this along with
review mechanisms for the community centre and the nursery.
Highway Layout, Stopping Up and Dedication
Pursuant to s247 of the Town and Country Planning Act 1990 the applicant would
require a stopping up order for parts of the public highway to enable this development to
take place, and approval is being sought for this. The Unilateral will also require details
of dedication of land as well as a walkways agreement.
8.5

Economic Considerations
Westminster Economy Team have indicated that the scheme triggers the requirement of
a payment of £27,159.58 towards Westminster Employment Service, which is to be
secured by the unilateral undertaking. The economic benefits that the scheme delivers,
particularly the affordable business space, are most welcomed.

8.6

Access
The site is accessed as it is currently from Woodchester Square. Servicing will be off
street, with refuse vehicles able to access the site and turn within the site boundary.
Concerns in relation to level access between the new landscaped area and the canal
towpath are discussed in section 8.7 below.

8.7

Other UDP/Westminster Policy Considerations
Plant Equipment
A noise impact assessment has been provided in support of the application. The
Environmental Sciences officer has reviewed this document and notes that the plant
selection is yet to be made as such a condition is recommended for the supply of a
supplementary acoustic report to be submitted, with acoustic specifications for the plant
and any attenuation measures. Subject to this condition and standard conditions in
relation to controlling plant noise, the proposals are considered acceptable in these
terms.
Refuse /Recycling
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An objection has been received from the Waste Projects Officer (WPO) in relation to the
proposals. A condition is recommended to address this for further details to be submitted
in consultation with the WPO.
Landscaping and Biodiversity
Policy ENV 15 of the UDP states that permission will not be granted for development of
public/private open space, unless the proposals are essential and ancillary to
maintaining or enhancing that land as valuable open space.
Policy DES 12 (Part A) of the UDP states development adjacent to parks must
safeguard their value, wider setting and ecological value, preserve their historic integrity,
protects views, and will not project above the existing tree or building line.
One of the core considerations of this application is the proposed area of landscaping
located between Blocks A&B and Wilmcote House. This area of green space replaces
the existing area of open space just to the south of Wilmcote House between the
existing nursery and the care home. The proposals also include other areas of work in
relation to improving the canalside area and the Harrow Road. These areas of
landscaping are required to be successful as the proposals result in the loss of a
significant number of trees which have a high amenity value. Due to this impact, the
Arboricultural Officer has raised objection to the proposed works and recommends that
the scheme should be redesigned in order to allow for the retention of more of the trees.
He also raises concerns in relation to 3 mature London Plane trees at the northern end
of the site which are proposed to be retained, but will be affected by decking of this area
and an Ash tree growing on Harrow Road. During the course of the application, some
revisions have been made to the landscaping and further details provided in relation to
this decking in order to address the Arboricultural Officers concerns.
In addition to the in principle objection to the loss of existing trees, concerns have also
been raised in relation to the proposed planting being too dense and close to existing
structures. Conditions have however been recommended to reserve further details of
new landscaping. The Canals and Rivers Trust have commented in relation to the
proposals and requested for funding towards improvements to the canalside, for floating
reeds, details of lighting and with feedback in relation to the access from the lower level
of landscaping between the blocks and the canal towpath.
Following discussions, the applicant has sought to retain trees where possible, however
given that the site is currently relatively open, and builds on an existing area of planting,
there will be inevitable losses of both planting and trees. It is noted that a number of the
trees do have a high amenity value, with some of the best specimens being sought to be
retained at the northern end of the sight adjacent to the canal. While the loss of trees is
regrettable, the benefits the scheme delivers including affordable homes and workspace,
and the new area of landscaping, it is considered that through the use of conditions to
secure further details, as requested by the Arboricultural Office, the proposal is
acceptable. A clause is proposed within the landscaping condition to include consulation
with the Canals & Rivers Trust, to ensure that suitable hard and soft landscaping is
secured.
In relation to level access from the new area of landscaping up to the towpath, prior to
the submission of the application the GLA also requested this be looked into. This was
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investigated by the applicant with various options, however such a ramp would result in
a large area of the landscaping being lost. Given that level access is possible via the
Harrow Road (as existing) and the benefits of providing an improved and replaced area
of open space for both existing and new occupiers, it is not considered that this objection
can be sustained.
In summary the following urban greening is proposed with an urban greening factor of
0.23, which will be secured by the landscaping condition:
• Tree planting – 23 trees lost to the development, 35 new trees proposed, see
Appendix A;
• Green roofs – Sedum equating to 633m2;
• Soft landscaping – creation of wildflower meadows, new planting of shrubs/climbers
with species chosen to support invertebrates and foraging bats;
• New Urban Square – paved, planted and lit area will feel welcoming and safe; and
• Improvements to Woodchester Square entrance – a pleached tree avenue and
removal of hard standing replaced with landscaping for better permeability.
Children’s Play Space
The GLA has commented that London Plan Policy 3.6 and Policy S4 of the Mayor’s
intend to publish London Plan require development proposals to make provisions for
play and informal recreation based on the expected child population generated by the
scheme. The Play and Recreation SPG expects a minimum of 10 sqm per child to be
provided in new developments, and makes clear that play space should not be
segregated by tenure. The scheme has been calculated to produce a child yield of 49.9
requiring 498.6sqm of playspace. The applicant is proposing 750 sqm of dedicated
playspace, which meets the requirements and shall be secured by condition. This play
space will be available for all residents within the development .
Sustainability
The applicant has summarised the sustainability features of the development in
accordance with the GLA guidance.
-

-

-

At the lean stage, the emerging policy target of 10% for demand reduction for
dwellings is met, primarily through high performance building fabric and the use of
mechanical ventilation with heat recovery (MVHR).
At the clean stage, contrary to paragraph 34, combined heat and power (CHP) plant
is not proposed, in line current trends that are underpinned by the guidance on
emissions factors, emerging policy and the current consultation on revisions to Part L
of the Building Regulations.
At the green stage, in line with policy and the applicant’s direction to the design
team, the roof area available for photovoltaic arrays has been maximised.
With regard to offsetting, the report makes clear that the applicant expects carbon
offset contributions (COCs) to be levied to satisfy the zero carbon homes policy. A
figure of £130,161 is to be secured by legal agreement.

The reduction in regulated carbon dioxide emissions is 44%, which is evidence that the
energy strategy has considered and incorporated measures over and above the
minimum needed to meet the 35% policy target for all onsite measures.
Air Quality
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Following comments from the Environmental Sciences Officer a revised Air Quality
Assessment was submitted during the course of the application. They have
recommended conditions in relation to servicing, construction (controlled via the CoCP),
operation (from boilers and generators). No objection is raised on these grounds.
8.8

Westminster City Plan
The City Council is currently working on a complete review of its City Plan. Formal
consultation on Westminster’s City Plan 2019-2040 was carried out under Regulation 19
of the Town and Country Planning Act (Local Planning) (England) Regulations 2012
between Wednesday 19 June 2019 and Wednesday 31 July 2019 and on the 19
November 2019 the plan was submitted to the Secretary of State for independent
examination. In the case of a draft local plan that has been submitted to the Secretary of
State for Examination in Public, under Regulation 22(3) of the Town and Country
Planning Act (Local Planning) (England) Regulations 2012, having regard to the tests set
out in para. 48 of the NPPF, it will generally attract very limited weight at this present
time.

8.9

Neighbourhood Plans
Not applicable to this location.

8.10

London Plan
The application has been referred to the Mayor of London, who in their stage 1 letter
generally supported the proposals (please refer to summary in section 5 of this report).
During the course of the applicant additional information has been submitted by the
applicant to the mayor, generally in relation to energy and drainage. Subject to
conditions, the mayor has not further objected to the proposals. These conditions are
considered acceptable.
Once Westminster City Council has resolved to determine the application, that decision
must be referred back to the Mayor for his decision as to whether to direct refusal, take it
over for his own determination or allow the Council to determine the application itself.
The Mayor has 14 days to provide their stage 2 letter.

8.11

National Policy/Guidance Considerations
The City Plan and UDP policies referred to in the consideration of this application are
considered to be consistent with the NPPF unless stated otherwise.
Further to the Town and Country Planning (Pre-commencement Conditions) Regulations
2018, the City Council cannot impose a pre-commencement condition (a condition which
must be discharged before works can start on site) on a planning permission without the
written agreement of the applicant, unless the applicant fails to provide a substantive
response within a 10 day period following notification of the proposed condition, the
reason for the condition and justification for the condition by the City Council.
Confirmation that the applicant is willing to accept any pre-commencement conditions
will be gained prior to committee.
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8.12

Planning Obligations
The draft ‘Heads’ of unilateral undertaking are proposed to cover the following issues:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.

xi.
xii.

Provision of affordable housing equating to 50% of the habitable rooms prior to the
occupation of any of the market housing.
Submission of an early viability review if the works have not been substantially
implemented within 24 months of permission being granted.
Provision of affordable business space to shell and core, prior to occupation of any
market flats.
A financial contribution of £130,161 towards Carbon Offset Payments (index linked
and payable on commencement).
A financial contribution of £27,159.58 towards Westminster Employment Service
(index linked and payable on commencement of development).
Lifetime Car Club membership for the self-contained residential units.
Highways works to facilitate the proposed development and including vehicular
crossovers, reinstatement of redundant crossovers and paving.
Allow public access to the public realm areas via a walkways agreement that shall
be submitted and agreed prior to the occupation of the market flats.
Dedication of the highway prior to the occupation of the market housing.
Provision of an Employment training, skills and apprenticeships opportunities for
residents of Westminster. In relation to construction submitted and agreed prior to
commencement and in relation to the new commercial uses, prior to occupation of
the market residential.
Agreement that the nursery will not be demolished prior to a replacement
temporary facility being operational.
The costs of monitoring the legal agreement.

The Community Infrastructure Levey helps to fund infrastructure such as transport
schemes and schools which the council and local community and neighbourhoods
require and helps to accommodate new growth from development. The Levy is spent on
area wide needs, apart from 15% (or 25% if a neighbourhood plan is adopted) which
goes to the neighbourhood.
The CIL payments associated with the development will be provided on application by
Westminster CIL officer, however it would likely be approximately:
• Westminster - £1,271,630.44
• Mayoral CIL2 - £584,659.48
8.13

Environmental Impact Assessment
The application is not EIA development. It is not considered to meet the threshold and
criteria to constitute EIA development and the proposed development does not exceed
the threshold set out for its category in Schedule 2 is not actually in one of the “sensitive
areas” and is not considered likely to have a significant effect on the environment under
The Town and Country Planning (Environmental Impact Assessment) Regulations 2017.
However, environmental impacts are assessed where relevant elsewhere in this report.

8.14

Other Issues
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Construction impact
Concerns have been raised by a resident in relation to disturbance as a result of
construction. Given the scale of the proposed development, it will inevitably, have an
impact on the surrounding environment, however this is not a grounds for refusing
planning permission. In order to mitigate the construction impacts the Council has
adopted its Code of Construction Practice, which requires developments of this nature to
submit details of how the construction phase of the development will be managed. This
is to be secured by condition. It is also recommended that the applicant is advised of the
Considerate Contractors scheme by way of an informative, which also seeks to ensure
that developments are undertaken in a way as to reduce their impact and to work with
surrounding occupiers. Subject to this condition and informative, the proposals are
considered acceptable.
The GLA have requested a Construction Logistics Plan to be submitted, however as the
site is not located on road managed by TfL, it is considered that the CoCP suitably
addresses the construction impacts of the development.
The Canals and Rivers Trust have also requested for the submission of a Risk
Assessment and Method Statement to ensure the protection of the Grand Union Canal
and associated infrastructure. Given the location of the site this is considered
reasonable.
Crime and security
The Crime Design Prevention Officer has noted in their consultation response that a
further review of the security features is required. As such a condition is recommended
for details of security measures to be agreed in consultation with the officer, is attached
to any permission so that these can be agreed prior to occupation.
Statement of Community Involvement
The applicant has submitted a statement of community involvement. They have
undertaken significant consultation and liaison with a number of organisations, local
groups and residents prior to submission. These include the Greater London Authority,
Canal and River Trust, and local amenity groups. They have also carried out pubic
exhibitions.
Public Art
A condition is recommended for the submission of public art to help enliven the open
space and canalside.
Other
One objection has also been received in relation to the impact of the development on
local services such as schools and GP surgeries. While these comments are noted, it is
not considered that refusal on these grounds could be sustained. It is however expected
that this can be absorbed into existing service provision.
A condition is recommended for the submission of a fire strategy in the interests of public
safety.
(Please note: All the application drawings and other relevant documents and Background
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Papers are available to view on the Council’s website)
IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING
OFFICER: RUPERT HANDLEY BY EMAIL AT rhandley@westminster.gov.uk.
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9.

KEY DRAWINGS

Existing plan

Existing 3D
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Proposed block layout plan

Proposed visual
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Typical floorplan Blocks A & B
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Block A Harrow Road elevation
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Block B Harrow Road elevation
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Ground floor Block C

South Elevaton Block C
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Visual from canal towpath, with Wilmcote House on left, Block B central and Block A right

View from the Harrow Road north
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DRAFT DECISION LETTER
Address:

300 Harrow Road, London, W2 5HG,

Proposal:

Demolition of existing community centre (Use Class D1) and nursery (Use Class
D1) buildings and associated structures and replacement with three blocks (Blocks
A, B and C) to create residential dwellings (Use Class C3), office floorspace (Use
Class B1), cafe (Use Class A3), replacement community space (Use Class D1) and
replacement nursery (Use Class D1). Landscaping and public realm alterations
(including to the base of Wilmcote House); provision of car parking and cycle
parking, refuse storage; provision of new boundary treatment; alterations to
services; plant and associated works.

Plan Nos:

CGL-Z0-00-DR-A-PL0000 PL01; CGL-Z0-00-DR-A-PL0001 PL01; CGL-Z0-XX-DRA-PL0010 PL01; CGL-Z0-XX-DR-A-PL0011 PL01; CGL-Z0-XX-DR-A-PL0012 PL01;
CGL-Z0-XX-DR-A-PL0013 PL01; CGL-Z0-B1-DR-A-PL0100 PL02; CGL-Z0-00-DRA-PL0101 PL02; CGL-Z0-15-DR-A-PL0102 PL02; CGL-Z1-00-DR-A-PL1100 PL02;
CGL-Z1-01-DR-A-PL1101 PL03; CGL-Z1-02-DR-A-PL1102 T1; CGL-Z1-03-DR-APL1103 PL03; CGL-Z1-04-DR-A-PL1104 T1; CGL-Z1-05-DR-A-PL1105 T1; CGLZ1-06-DR-A-PL1106 PL03; CGL-Z1-07-DR-A-PL1107 PL03; CGL-Z1-08-DR-APL1108 PL03; CGL-Z1-09-DR-A-PL1109 T1; CGL-Z1-10-DR-A-PL1110 T1; CGLZ1-11-DR-A-PL1111 T1; CGL-Z1-12-DR-A-PL1112 T1; CGL-Z1-13-DR-A-PL1113
T1; CGL-Z1-14-DR-A-PL1114 T1; CGL-Z1-15-DR-A-PL1115 PL02; CGL-Z1-B1-DRA-PL11B1 PL02; CGL-Z1-XX-DR-A-PL1200 PL02; CGL-Z1-XX-DR-A-PL1201
PL03; CGL-Z1-XX-DR-A-PL1202 PL03; CGL-Z1-XX-DR-A-PL1203 PL02; CGL-Z1XX-DR-A-PL1204 PL02; CGL-Z1-XX-DR-A-PL1205 PL02; CGL-Z1-XX-DR-APL1206 PL02; CGL-Z1-XX-DR-A-PL1207 PL02; CGL-Z1-XX-DR-A-PL1208 PL02;
CGL-Z1-XX-DR-A-PL1251 PL02; CGL-Z1-XX-DR-A-PL1252 PL02; CGL-Z1-XX-DRA-PL1253 PL02; CGL-Z1-XX-DR-A-PL1254 PL02; CGL-Z1-XX-DR-A-PL1255 PL02;
CGL-Z1-XX-DR-A-PL1256 PL02; CGL-Z1-XX-DR-A-PL1257 PL02; CGL-Z1-XX-DRA-PL1300 PL01; CGL-Z1-XX-DR-A-PL1301 PL01; CGL-Z1-XX-DR-A-PL1302 PL01;
CGL-Z1-XX-DR-A-PL1303 PL01; CGL-Z1-XX-DR-A-PL1500 PL01; CGL-Z1-XX-DRA-PL1501 PL01; CGL-Z1-XX-DR-A-PL1502 PL01; CGL-Z1-XX-DR-A-PL1503 PL01;
CGL-Z1-XX-DR-A-PL1504 PL01; CGL-Z1-XX-DR-A-PL1505 PL01; CGL-Z1-XX-DRA-PL1550 PL01; CGL-Z1-XX-DR-A-PL1551 PL01; CGL-Z1-XX-DR-A-PL1552 PL01;
CGL-Z1-XX-DR-A-PL1553 PL01; CGL-Z1-XX-DR-A-PL1554 PL01; CGL-Z1-XX-DRA-PL1555 PL01; CGL-Z1-XX-DR-A-PL1556 PL01; CGL-Z1-XX-DR-A-PL1557 PL01;
CGL-Z1-XX-DR-A-PL1558 PL01; CGL-Z1-XX-DR-A-PL1559 PL01; CGL-Z1-XX-DRA-PL1900 PL01; CGL-Z1-XX-DR-A-PL1902 PL01; CGL-Z1-XX-DR-A-PL1903 PL01;
CGL-Z3-00-DR-A-PL3100 PL02; CGL-Z3-01-DR-A-PL3101 PL02; CGL-Z3-03-DRA-PL3103 PL02; CGL-Z3-05-DR-A-PL3105 PL02; CGL-Z3-XX-DR-A-PL3200 PL02;
CGL-Z3-XX-DR-A-PL3201 PL02; CGL-Z3-XX-DR-A-PL3202 PL02; CGL-Z3-XX-DRA-PL3203 PL02; CGL-Z3-XX-DR-A-PL3204 PL02; CGL-Z3-XX-DR-A-PL3252 PL02;
CGL-Z3-XX-DR-A-PL3253 PL02; CGL-Z3-XX-DR-A-PL3300 PL01; CGL-Z3-XX-DRA-PL3301 PL01; CGL-Z3-XX-DR-A-PL3500 PL01; CGL-Z3-XX-DR-A-PL3501 PL01;
CGL-Z3-XX-DR-A-PL3502 PL01; CGL-Z3-XX-DR-A-PL3503 PL01; CGL-Z3-XX-DRA-PL3504 PL01; CGL-Z3-XX-DR-A-PL3505 PL01; CGL-Z3-XX-DR-A-PL3900 PL01;
CGL-Z3-XX-DR-A-PL3902 PL01; 44729-STN-XX-C-SK 100 P01; 2826-PP-01 P2;
2826-LA-02 P2; 2826-LA-03 P2; Urban Greening Factor technical note by Stantec
dated 15th April 2020.
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For information only:
Arboricultural Impact Assessment by Aspect Arboriculture Dated December 2019;
Air Quality Assessment by Peter Brett dated April 2020; Design and Access
Statement by cgl dated December 2019; Internal & External Daylight & Sunlight
Assessment by Peter Brett Rev P4; Ecological Assessment Report by Peter Brett
Rev AA; Energy Assessment by Peter Brett Rev P2; Flood Risk Assessment by
Peter Brett Rev B; Landscape and Public Realm Strategy by Allen Pyke Associates
dated December 2019; Ground Condition Assessment by Peter Brett Rev 0a;
Noise Impact Assessment by Peter Brett dated Rev 00; Planning Statement by
Peter Brett Rev V1; Transport Assessment by Peter Brett Rev B; Statement of
community involvement by London Communications Agency dated 8 November
2019; Outline Construction Management Plan by AMCM group dated 23 October
2019; Foul Water and Utilities Statement by Peter Brett Rev B; HAR-PBA-Z1-RFDR-E-601223 T02;

Case Officer:

Rupert Handley

Direct Tel. No.

07866036401

Recommended Condition(s) and Reason(s) or Reason(s) for Refusal:

1

The development hereby permitted shall be carried out in accordance with the drawings and
other documents listed on this decision letter, and any drawings approved subsequently by the
City Council as local planning authority pursuant to any conditions on this decision letter.
Reason:
For the avoidance of doubt and in the interests of proper planning.

2

Except for piling, excavation and demolition work, you must carry out any building work which
can be heard at the boundary of the site only:
o
between 08.00 and 18.00 Monday to Friday;
o
between 08.00 and 13.00 on Saturday; and
o
not at all on Sundays, bank holidays and public holidays.
You must carry out piling, excavation and demolition work only:
o
between 08.00 and 18.00 Monday to Friday; and
o
not at all on Saturdays, Sundays, bank holidays and public holidays.
Noisy work must not take place outside these hours unless otherwise agreed through a Control
of Pollution Act 1974 section 61 prior consent in special circumstances (for example, to meet
police traffic restrictions, in an emergency or in the interests of public safety). (C11AB)
Reason:
To protect the environment of residents and the area generally as set out in S29 of
Westminster's City Plan (November 2016) and STRA 25, TRANS 23, ENV 5 and ENV 6 of our
Unitary Development Plan that we adopted in January 2007. (R11AC)
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3

You must apply to us for approval of sample panels and specification details of the facing
materials you will use, including glazing, and elevations and roof plans annotated to show
where the materials are to be located. You must not start work on the relevant part of the
development until we have approved in writing what you have sent us. You must then carry out
the work using the approved materials. (C26BD)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City Plan
(November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary Development Plan
that we adopted in January 2007. (R26AD)

4

You must apply to us for approval of detailed drawing (scale 1:20 and 1:5); of the following
parts of the development:
i) Railings and balustrades
ii) external doors and windows
iii) typical bay study for each block
iv) setting out of paving to entrances
v) entrance doors
vi) plant enclosures
You must not start any work on these parts of the development until we have approved what
you have sent us. You must then carry out the work according to these approved documents.
(C26DB)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City Plan
(November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary Development Plan
that we adopted in January 2007. (R26AD)

5

You must not put any machinery or associated equipment, ducts, tanks, satellite or radio aerials
on the roof, except those shown on the approved drawings or otherwise agreed first in writing.
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City Plan
(November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary Development Plan
that we adopted in January 2007. (R26AD)

6

You must not put structures such as canopies, fences, loggias, trellises or satellite or radio
antennae on the balcony. (C26OA)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City Plan
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(November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary Development Plan
that we adopted in January 2007. (R26AD)
7

You must provide, maintain and retain the following bio-diversity features before you start to
use any part of the development, as set out in your application.
i) green roofs
ii) Photovoltaics
You must not remove any of these features. (C43FA)
Reason:
To increase the biodiversity of the environment, as set out in S38 of Westminster's City Plan
(November 2016) and ENV 17 of our Unitary Development Plan that we adopted in January
2007. (R43FB)

8

You must apply to the Local Planning Authority for approval of a Servicing Management Plan
for the servicing of the development. The plan should identify a process to minimise of
deliveries. This plan should give further comfort over how the developer would ensure that:
i) Deliveries are consolidated as far as possible
ii) Encourage and facilitate deliveries by zero emission vehicles
iii) Servicing only takes place between 07:00 & 22:00 daily and avoids peak times
The plan must be approved prior to occupation of any part of the development and
followed/maintained for life of development, unless revised strategy is approved (in writing) by
the Local Planning Authority.
Reason:
To ensure that all of the uses within the building are appropriately serviced in accordance with
TRANS20 and in the Unitary Development Plan we adopted in January 2007 and S41 S42 of
our City Plan November 2016.

9

(1) Where noise emitted from the proposed plant and machinery will not contain tones or will
not be intermittent, the 'A' weighted sound pressure level from the plant and machinery
(including non-emergency auxiliary plant and generators) hereby permitted, when operating at
its noisiest, shall not at any time exceed a value of 10 dB below the minimum external
background noise, at a point 1 metre outside any window of any residential and other noise
sensitive property, unless and until a fixed maximum noise level is approved by the City
Council. The background level should be expressed in terms of the lowest LA90, 15 mins
during the proposed hours of operation. The plant-specific noise level should be expressed as
LAeqTm, and shall be representative of the plant operating at its maximum.
(2) Where noise emitted from the proposed plant and machinery will contain tones or will be
intermittent, the 'A' weighted sound pressure level from the plant and machinery (including nonemergency auxiliary plant and generators) hereby permitted, when operating at its noisiest,
shall not at any time exceed a value of 15 dB below the minimum external background noise, at
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a point 1 metre outside any window of any residential and other noise sensitive property, unless
and until a fixed maximum noise level is approved by the City Council. The background level
should be expressed in terms of the lowest LA90, 15 mins during the proposed hours of
operation. The plant-specific noise level should be expressed as LAeqTm, and shall be
representative of the plant operating at its maximum.
(3) Following installation of the plant and equipment, you may apply in writing to the City
Council for a fixed maximum noise level to be approved. This is to be done by submitting a
further noise report confirming previous details and subsequent measurement data of the
installed plant, including a proposed fixed noise level for approval by the City Council. Your
submission of a noise report must include:
(a) A schedule of all plant and equipment that formed part of this application;
(b) Locations of the plant and machinery and associated: ducting; attenuation and damping
equipment;
(c) Manufacturer specifications of sound emissions in octave or third octave detail;
(d) The location of most affected noise sensitive receptor location and the most affected window
of it;
(e) Distances between plant & equipment and receptor location/s and any mitigating features
that may attenuate the sound level received at the most affected receptor location;
(f) Measurements of existing LA90, 15 mins levels recorded one metre outside and in front of
the window referred to in (d) above (or a suitable representative position), at times when
background noise is at its lowest during hours when the plant and equipment will operate. This
acoustic survey to be conducted in conformity to BS 7445 in respect of measurement
methodology and procedures;
(g) The lowest existing L A90, 15 mins measurement recorded under (f) above;
(h) Measurement evidence and any calculations demonstrating that plant and equipment
complies with the planning condition;
(i) The proposed maximum noise level to be emitted by the plant and equipment.
Reason:
Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out
in ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in
January 2007, so that the noise environment of people in noise sensitive properties is
protected, including the intrusiveness of tonal and impulsive sounds; and as set out in S32 of
Westminster's City Plan (November 2016), by contributing to reducing excessive ambient noise
levels. Part (3) is included so that applicants may ask subsequently for a fixed maximum noise
level to be approved in case ambient noise levels reduce at any time after implementation of
the planning permission. (R46AB)
10

(1) Where noise emitted from the proposed internal activity in the development will not contain
tones or will not be intermittent, the 'A' weighted sound pressure level from the internal activity
within the residential use hereby permitted, when operating at its noisiest, shall not at any time
exceed a value of 10 dB below the minimum external background noise, at a point 1 metre
outside any window of any residential and other noise sensitive property, unless and until a
fixed maximum noise level is approved by the City Council. The background level should be
expressed in terms of the lowest LA90, 15 mins during the permitted hours of use. The activityspecific noise level should be expressed as LAeqTm,, and shall be representative of the activity
operating at its noisiest.
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(2) Where noise emitted from the proposed internal activity in the development will contain
tones or will be intermittent, the 'A' weighted sound pressure level from the internal activity
within the residential use hereby permitted, when operating at its noisiest, shall not at any time
exceed a value of 15 dB below the minimum external background noise, at a point 1 metre
outside any window of any residential and other noise sensitive property, unless and until a
fixed maximum noise level is approved by the City Council. The background level should be
expressed in terms of the lowest LA90, 15 mins during the permitted hours of use. The activityspecific noise level should be expressed as LAeqTm, and shall be representative of the activity
operating at its noisiest.
(3) Following completion of the development, you may apply in writing to the City Council for a
fixed maximum noise level to be approved. This is to be done by submitting a further noise
report including a proposed fixed noise level for approval by the City Council. Your submission
of a noise report must include:
(a) The location of most affected noise sensitive receptor location and the most affected window
of it;
(b) Distances between the application premises and receptor location/s and any mitigating
features that may attenuate the sound level received at the most affected receptor location;
(c) Measurements of existing LA90, 15 mins levels recorded one metre outside and in front of
the window referred to in (a) above (or a suitable representative position), at times when
background noise is at its lowest during the permitted hours of use. This acoustic survey to be
conducted in conformity to BS 7445 in respect of measurement methodology and procedures;
(d) The lowest existing LA90, 15 mins measurement recorded under (c) above;
(e) Measurement evidence and any calculations demonstrating that the activity complies with
the planning condition;
(f) The proposed maximum noise level to be emitted by the activity.
Reason:
Because existing external ambient noise levels exceed WHO Guideline Levels and as set out in
ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in
January 2007 (UDP), so that the noise environment of people in noise sensitive properties is
protected, including the intrusiveness of tonal and impulsive sounds; and as set out in S32 of
Westminster's City Plan (November 2016), by contributing to reducing excessive ambient noise
levels. Part (3) is included so that applicants may ask subsequently for a fixed maximum noise
level to be approved in case ambient noise levels reduce at any time after implementation of
the planning permission. (R47AB)
11

No vibration shall be transmitted to adjoining or other premises and structures through the
building structure and fabric of this development as to cause a vibration dose value of greater
than 0.4m/s (1.75) 16 hour day-time nor 0.26 m/s (1.75) 8 hour night-time as defined by BS
6472 (2008) in any part of a residential and other noise sensitive property.
Reason:
As set out in ENV6 (2) and (6) of our Unitary Development Plan that we adopted in January
2007, to ensure that the development is designed to prevent structural transmission of noise or
vibration. (R48AA)

12

The design and structure of the development shall be of such a standard that it will protect
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residents within it from existing external noise so that they are not exposed to levels indoors of
more than 35 dB LAeq 16 hrs daytime and of more than 30 dB LAeq 8 hrs in bedrooms at night.
Reason:
As set out in ENV6 (4) of our Unitary Development Plan that we adopted in January 2007, and
the related Policy Application at sections 9.84 to 9.87, in order to ensure that design, structure
and acoustic insulation of the development will provide sufficient protection for residents of the
development from the intrusion of external noise. (R49AA)
13

(1) Noise emitted from the emergency plant and generators hereby permitted shall not increase
the minimum assessed background noise level (expressed as the lowest 24 hour LA90, 15
mins) by more than 10 dB one metre outside any premises.
(2) The emergency plant and generators hereby permitted may be operated only for essential
testing, except when required by an emergency loss of power.
(3) Testing of emergency plant and generators hereby permitted may be carried out only for up
to one hour in a calendar month, and only during the hours 09.00 to 17.00 hrs Monday to Friday
and not at all on public holidays.
Reason:
As set out in S32 of Westminster's City Plan (November 2016) and ENV 7 (B) of our Unitary
Development Plan that we adopted in January 2007. Emergency and auxiliary energy
generation plant is generally noisy, so a maximum noise level is required to ensure that any
disturbance caused by it is kept to a minimum and to ensure testing and other non-emergency
use is carried out for limited periods during defined daytime weekday hours only, to prevent
disturbance to residents and those working nearby. (R50AB)

14

You must apply to us for approval of details of a supplementary acoustic report demonstrating
that the plant will comply with the Council's noise criteria as set out in Condition(s) of this
permission. You must not start work on this part of the development until we have approved
what you have sent us.
Reason:
Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out
in ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in
January 2007, so that the noise environment of people in noise sensitive properties is
protected, including the intrusiveness of tonal and impulsive sounds; and as set out in S32 of
Westminster's City Plan (November 2016), by contributing to reducing excessive ambient noise
levels. (R51AB)

15

You must apply to us for approval of sound insulation measures and a Noise Assessment
Report to demonstrate that the residential units will comply with the Council's noise criteria set
out in Condition 9 of this permission. You must not start work on this part of the development
until we have approved what you have sent us. You must then carry out the work according to
the details approved before the residential units are occupied and thereafter retain and
maintain.
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Reason:
As set out in ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we
adopted in January 2007 (UDP), so that the noise environment of people in noise sensitive
properties is protected, including the intrusiveness of tonal and impulsive sounds; and as set
out in S32 of Westminster's City Plan (November 2016), by contributing to reducing excessive
ambient noise levels. (R51BB)
16

Pre Commencement Condition. Prior to the commencement of any:
(a) Demolition, and/or
(b) Earthworks/piling and/or
(c) Construction
On site you must apply to us for our written approval of evidence to demonstrate that any
implementation of the scheme hereby approved, by the applicant or any other party, will be
bound by the council's Code of Construction Practice. Such evidence must take the form of the
relevant completed Appendix A checklist from the Code of Construction Practice, signed by the
applicant and approved by the Council's Environmental Sciences Team, which constitutes an
agreement to comply with the Code of Construction Practice and requirements contained
therein. Commencement of the relevant stage of demolition, earthworks/piling or construction
cannot take place until the City Council as local planning authority has issued its written
approval through submission of details prior to each stage of commencement. (C11CD)
Reason:
To protect the environment of residents and the area generally as set out in S29 of
Westminster's City Plan (November 2016) and STRA 25, TRANS 23, ENV 5 and ENV 6 of our
Unitary Development Plan that we adopted in January 2007. (R11AC)

17

There shall be no primary cooking within the non C3 parts of the development, such that you
must not cook raw or fresh food on the premises.
Reason:
The plans do not include any kitchen extractor equipment. For this reason we cannot agree to
unrestricted use as people using neighbouring properties would suffer from cooking smells.
This is as set out in S24 and S29 of Westminster's City Plan (November 2016) and ENV 5 of
our Unitary Development Plan that we adopted in January 2007. (R05EC)

18

Pre Commencement Condition. You must carry out a detailed site investigation to find out if
the building or land are contaminated with dangerous material, to assess the contamination that
is present, and to find out if it could affect human health or the environment. This site
investigation must meet the water, ecology and general requirements outlined in 'Contaminated
Land Guidance for Developers submitting planning applications' - produced by Westminster
City Council in January 2018.
You must apply to us for approval of the following investigation reports. You must apply to us
and receive our written approval for phases 1, 2 and 3 before any demolition or excavation work
starts, and for phase 4 when the development has been completed but before it is occupied.
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Phase 1: Desktop study - full site history and environmental information from the public
records.
Phase 2: Site investigation - to assess the contamination and the possible effect it could have
on human health, pollution and damage to property.
Phase 3: Remediation strategy - details of this, including maintenance and monitoring to
protect human health and prevent pollution.
Phase 4: Validation report - summarises the action you have taken during the development
and what action you will take in the future, if appropriate.
(C18AA)
Reason:
To make sure that any contamination under the site is identified and treated so that it does not
harm anyone who uses the site in the future. This is as set out in STRA 34 and ENV 8 of our
Unitary Development Plan that we adopted in January 2007. (R18AA)
19

You must apply to us for approval of details, in consultation with the Designing Out Crime
Officer, of the proposed security measures. You must not occupy any part of the development
until we have approved what you have sent us. You must then retain these measures.
Reason:
To ensure that the development is suitably secure, as set out in S29 of Westminster's City Plan
(November 2016).

20

You must provide each cycle parking space (minimum of 204 spaces for the residential units, 2
spaces for the A1 retail, 8 spaces for the B1 office, 9 spaces for the D1 Nursery and 1 space for
the D1 Community Use) prior to occupation. You must provide each cycle parking space shown
on the approved drawings prior to occupation. Thereafter the cycle spaces must be retained
and the space used for no other purpose without the prior written consent of the local planning
authority.
Reason:
To provide cycle parking spaces for people using the development as set out in Policy 6.9
(Table 6.3) of the London Plan 2016 (R22FA)

21

All servicing to occur from within the site and not from the highway.
Reason:
To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in S29, S42 of Westminster's City Plan (November 2016)
and ENV 6, ENV 13, STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan
that we adopted in January 2007.

22

All vehicles must enter and exit the site in forward gear.
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Reason:
To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in S29, S42 of Westminster's City Plan (November 2016)
and ENV 6, ENV 13, STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan
that we adopted in January 2007.
23

Prior to occupation of the development, a minimum of 50% of the car parking spaces to have
electric vehicle points available for use and thereafter maintained in working order.
Reason:
To provide electric vehicle charging for people using the development as set out in Policy 6.13
of the London Plan 2015.

24

You must provide each car parking space shown on the approved drawings and each car
parking space below blocks A&B shall only be used for the parking of vehicles of people living
in the residential part of this development. (C22BA)
Reason:
To provide parking spaces for people living in the residential part of the development as set out
in STRA 25 and TRANS 23 of our Unitary Development Plan that we adopted in January 2007.
(R22BB)

25

Before you begin to use the nursery or community centre, you must apply to us for approval of
a Travel Plan. The Travel Plan must include details of:
(a) A comprehensive survey of all users;
(b) Details of local resident involvement in the adoption and implementation of the Travel Plan;
(c) Targets set in the Plan to reduce car journeys;
(d) Details of how the Travel Plan will be regularly monitored and amended, if necessary, if
targets identified in the Plan are not being met over a period of 5 years from the date the
community uses are occupied.
At the end of the first, third and fifth years of the life of the Travel Plan, you must apply to us for
approval of reports monitoring the effectiveness of the Travel Plan and setting out any changes
you propose to make to the Plan to overcome any identified problems.
Reason:
In the interests of public safety, to avoid blocking the surrounding streets and to protect the
environment of people in neighbouring properties as set out in S41 of Westminster's City Plan
(November 2016) and TRANS 2, TRANS 3 and TRANS 15 of our Unitary Development Plan
that we adopted in January 2007. (R45AB)

26

You must use the ground floor premises of Block C only as a nursery and the ground floor of
Block B only as a community centre. You must not use them for any other purpose, including
any within Class D1 of the Town and Country Planning (Use Classes) Order 1987 (or any
equivalent class in any order that may replace it). (C10AA)
Reason:
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Because this is a residential area, we need to prevent use of the property for any unsuitable
purposes and to avoid blocking the surrounding streets and to protect the environment of
people in neighbouring properties as set out in S29, S34, S42 of Westminster's City Plan
(November 2016) and SOC 1, ENV 6, ENV 13, STRA 25, TRANS 20 and TRANS 21 of our
Unitary Development Plan that we adopted in January 2007.
27

You must hang all doors or gates so that they do not open over or across the road or pavement.
(C24AA)
Reason:
In the interests of public safety and to avoid blocking the road as set out in S41 of
Westminster's City Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary
Development Plan that we adopted in January 2007. (R24AC)

28

You must apply to us for approval of details of how waste is going to be stored on the site and
how materials for recycling will be stored separately for each of the proposed uses. You must
not start work on the relevant part of the development until we have approved what you have
sent us. You must then provide the stores for waste and materials for recycling according to
these details, clearly mark the stores and make them available at all times to everyone using
each use. (C14EC)
Reason:
To protect the environment and provide suitable storage for waste as set out in S44 of
Westminster's City Plan (November 2016) and ENV 12 of our Unitary Development Plan that
we adopted in January 2007. (R14BD)

29

Pre Commencement Condition. You must apply to us for approval of a method statement
explaining the measures you will take to protect the trees on and close to the site. You must not
start any demolition, site clearance or building work, and you must not take any equipment,
machinery or materials for the development onto the site, until we have approved in writing
what you have sent us. You must then carry out the work according to the approved details.
(C31CC)
Reason:
To protect trees and the character and appearance of the site as set out in S38 of
Westminster's City Plan (November 2016) and DES 1 (A), ENV 16 and ENV 17 of our Unitary
Development Plan that we adopted in January 2007. (R31CC)

30

Pre Commencement Condition. You must apply to us for our approval of the details of the
proposed decking to the north of the site, including sections drawings, details of any
foundations or piles, and details of any proposed tree grills or furniture to be placed around the
trees. You must not start any work until we have approved what you have sent to us. The
proposed decking must be carried out according to the approved details.
Reason:
To protect trees and the character and appearance of the site as set out in S38 of
Westminster's City Plan (November 2016) and DES 1 (A), ENV 16 and ENV 17 of our Unitary
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Development Plan that we adopted in January 2007. (R31CC)
31

Prior to the occupation of any flats, you must apply to us for approval, in consultation with the
Canals & Rivers Trust, detailed drawings of a hard and soft landscaping scheme. This shall
include details of children’s play equipment, lighting (including LUX levels) and the number,
size, species and position of trees and shrubs, and the details of tree planting pits. You must
not start work on the relevant part of the development until we have approved what you have
sent us. You must then carry out the landscaping and planting within one planting season of
completing the development (or within any other time limit we agree to in writing).
If you remove any trees or find that they are dying, severely damaged or diseased within three
years of planting them, you must replace them with trees of a similar size and species.
Reason:
To provide areas for play and improve the appearance of the development, to make sure that it
contributes to the character and appearance of the area, and to improve its contribution to
biodiversity and the local environment. This is as set out in Policies 3.6 and 5.10 of the London
Plan 2015, S38 of Westminster's City Plan (November 2016) and ENV 16, ENV 17 and DES 1
(A) of our Unitary Development Plan that we adopted in January 2007. (R30BC)

32

Prior to construction (above grade level), detailed design of the sustainable drainage features
must be submitted to the Local Planning Authority, in consultation with the LLFA. These
features shall then be implemented and maintained for the lifetime of the development unless
otherwise agreed first in writing.
Reason:
To reduce flooding as set out in S35 and S45 of Westminster's City Plan (November 2016) and
London Plan Policy 5.13 (2015) and Policy SI.13 of the Mayors intend to publish London Plan.

33

A minimum of 10% of the residential flats shall be wheelchair accessible.
Reason:
In accordance with Policies 3.8 and 7.2 of the London Plan (2015) and Policy D3 of the Mayor's
intend to publish London Plan.

34

Prior to the occupation of the market housing, you must submit to the Local Planning Authority
a Car Parking Managment Plan which will detail how the spaces are monitored and ensure
allocation by need and not dwelling. The parking will be managed in accordance with this plan
thereafter.
Reason:
To provide parking spaces for people living in the residential part of the development as set out
in STRA 25 and TRANS 23 of our Unitary Development Plan that we adopted in January 2007.
(R22BB)

35

Prior to the commencement of development, details of a Risk Assessment and Method
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Statement (RAMS) shall be submitted to and approved in writing by the Local Planning
Authority, in consultation with the Canals & Rivers Trust, for all activities which have a potential
to impact the integrity of the Grand Union Canal or any of its associated infrastructure, including
details of the scaffold design, and measures in place to mitigate contamination/collapse near
the canal. These details shall include a programme of implementation in accordance with the
Canal & River Trust Code of Practice for Third Part Works. The works shall then be carried out
in accordance with these details.
Reason:
In order to protect the Grand Union Canal and towpath as set out in Policy S37 of the City Plan
(November 2016).
36

Prior to the commencement of development, details of existing uses of the community centre
and where these will be temporarily relocated to, shall be submitted and approved by the Local
Planning Authority.
Reason:
In order to meet the requirements of the local community in accordance with Policy S43 of the
City Plan (November 2016) and SOC 1 of the Unitary Development Plan (January 2007).

37

The nursery playground shall only be used between the hours of 8am and 8pm daily.
Reason:
To protect neighbouring residents from noise nuisance, as set out in S29 and S32 of
Westminster's City Plan (November 2016) and ENV 6 of our Unitary Development Plan that we
adopted in January 2007.

38

Customers shall not be permitted within the community centre or cafe premises before 7am or
after 11pm each day. (C12AD)
Reason:
To protect the environment of people in neighbouring properties as set out in S24, S29 and S32
of Westminster's City Plan (November 2016) and ENV 6, ENV 7 and ENV 13 of our Unitary
Development Plan that we adopted in January 2007. (R12AC)

39

You must not use the roofs of the buildings for sitting out or for any other purpose. You can
however use the roofs to escape in an emergency. (C21AA)
Reason:
To protect the privacy and environment of people in neighbouring properties, as set out in S29
of Westminster's City Plan (November 2016) and ENV 13 of our Unitary Development Plan that
we adopted in January 2007. (R21AC)

40

Prior to the occupation of the development, a fire strategy shall be submitted to and approved
by the Local Planning Authority.
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Reason:
In the interests of fire safety and to ensure the safety of all building users in accordance with
policy D11 of the Mayors intend to publish London Plan.
41

You must provide the 112 residential units as shown on the drawings hereby approved, with a
minimum of 24 family units.
Reason:
In order to build flexibility into the development proposal whilst maintaining optimisation of the site
for residential purposes and an appropriate mix of unit sizes, including provision for family sized
units, in accordance with policies H3 and H5 of our Unitary Development Plan adopted January
2007 and S14 and S15 of our City Plan Strategic Policies that we adopted in November 2016.

Informative(s):
1

In dealing with this application the City Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We have
made available detailed advice in the form of our statutory policies in Westminster's City Plan
(November 2016), Unitary Development Plan, neighbourhood plan (where relevant),
supplementary planning documents, planning briefs and other informal written guidance, as well
as offering a full pre application advice service, in order to ensure that applicant has been given
every opportunity to submit an application which is likely to be considered favourably. In
addition, where appropriate, further guidance was offered to the applicant at the validation
stage.

2

HIGHWAYS LICENSING:
Under the Highways Act 1980 you must get a licence from us before you put skips or
scaffolding on the road or pavement. It is an offence to break the conditions of that licence. You
may also have to send us a programme of work so that we can tell your neighbours the likely
timing of building activities. For more advice, please visit our website at
www.westminster.gov.uk/guide-temporary-structures.
CONSIDERATE CONSTRUCTORS:
You are encouraged to join the nationally recognised Considerate Constructors Scheme. This
commits those sites registered with the Scheme to be considerate and good neighbours, as well
as clean, respectful, safe, environmentally conscious, responsible and accountable. For more
information please contact the Considerate Constructors Scheme directly on 0800 783 1423,
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk.
BUILDING REGULATIONS:
You are advised that the works are likely to require building regulations approval. Details in
relation to Westminster Building Control services can be found on our website at
www.westminster.gov.uk/contact-us-building-control
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3

Considerations in relation to gas pipeline/s identified on site:
- Cadent have identified operational gas apparatus within the application site boundary. This
may include a legal interest (easements or wayleaves) in the land which restricts activity in
proximity to Cadent assets in private land. The Applicant must ensure that proposed works do
not infringe on Cadent's legal rights and any details of such restrictions should be obtained from
the landowner in the first instance.
- If buildings or structures are proposed directly above the gas apparatus then development
should only take place following a diversion of this apparatus. The Applicant should contact
Cadent's Plant Protection Team at the earliest opportunity to discuss proposed diversions of
apparatus to avoid any unnecessary delays.
- f any construction traffic is likely to cross a Cadent pipeline then the Applicant must contact
Cadent's Plant Protection Team to see if any protection measures are required.
- All developers are required to contact Cadent's Plant Protection Team for approval before
carrying out any works on site and ensuring requirements are adhered to.
- Email: plantprotection@cadentgas.com Tel: 0800 688 588

4

Waste Comments
Thames Water would advise that with regard to the combined waste water network
infrastructure capacity, they would not have any objection to the above planning application,
based on the information provided.
Water Comments
Following initial investigations, Thames Water has identified an inability of the existing water
network infrastructure to accommodate the needs of this development proposal. Thames Water
have contacted the developer in an attempt to agree a position on water networks but have
been unable to do so in the time available and as such Thames Water request that the following
condition be added to any planning permission. No properties shall be occupied until
confirmation has been provided that either:- all water network upgrades required to
accommodate the additional flows to serve the development have been completed; or - a
housing and infrastructure phasing plan has been agreed with Thames Water to allow additional
properties to be occupied. Where a housing and infrastructure phasing plan is agreed no
occupation shall take place other than in accordance with the agreed housing and infrastructure
phasing plan. Reason - The development may lead to no / low water pressure and network
reinforcement works are anticipated to be necessary to ensure that sufficient capacity is made
available to accommodate additional demand anticipated from the new development" The
developer can request information to support the discharge of this condition by visiting the
Thames Water website at thameswater.co.uk/preplanning. Should the Local Planning Authority
consider the above recommendation inappropriate or are unable to include it in the decision
notice, it is important that the Local Planning Authority liaises with Thames Water Development
Planning Department (telephone 0203 577 9998) prior to the planning application approval.
There are water mains crossing or close to your development. Thames Water do NOT permit
the building over or construction within 3m of water mains. If you're planning significant works
near our mains (within 3m) we'll need to check that your development doesn't reduce capacity,
limit repair or maintenance activities during and after construction, or inhibit the services we
provide in any other way. The applicant is advised to read our guide working near or diverting
our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes
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The proposed development is located within 15m of our underground water assets and as such
we would like the following informative attached to any approval granted. The proposed
development is located within 15m of Thames Waters underground assets, as such the
development could cause the assets to fail if appropriate measures are not taken. Please read
our guide 'working near our assets' to ensure your workings are in line with the necessary
processes you need to follow if you're considering working above or near our pipes or other
structures. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. Should you require further information please
contact Thames Water. Email: developer.services@thameswater.co.uk
Supplementary Comments:
Thames Water agree to the discharge of 2.2l/s due to the discharge to the watercourse not
being as feasible.

5

The applicant is required to ensure that all non-road mobile machinery used during the
demolition and/or construction phase meet the appropriate emission standards for use. Further
information can be found at the following link: http://nrmm.london/nrmm. The environmental
sciences team can provide further information and can be contacted at:
environmentalsciences2@westminster.gov.uk

6

When carrying out building work you must take appropriate steps to reduce noise and prevent
nuisance from dust. The planning permission for the development may include specific
conditions relating to noise control, hours of work and consideration to minimising noise and
vibration from construction should be given at planning application stage. You may wish to
contact to our Environmental Sciences Team (email:
environmentalsciences2@westminster.gov.uk) to make sure that you meet all the requirements
before you draw up contracts for demolition and building work.
When a contractor is appointed they may also wish to make contact with the Environmental
Sciences Team before starting work. The contractor can formally apply for consent for prior
approval under Section 61, Control of Pollution Act 1974. Prior permission must be sought for
all noisy demolition and construction activities outside of core hours on all sites. If no prior
permission is sought where it is required the authority may serve a notice on the site/works
setting conditions of permitted work (Section 60, Control of Pollution Act 1974).
British Standard 5228:2014 'Code of practice for noise and vibration control on construction and
open sites' has been recognised by Statutory Order as the accepted guidance for noise control
during construction work.
An action in statutory nuisance can be brought by a member of the public even if the works are
being carried out in accordance with a prior approval or a notice.

7

Under the Construction (Design and Management) Regulations 2015, clients, the CDM
Coordinator, designers and contractors must plan, co-ordinate and manage health and safety
throughout all stages of a building project. By law, designers must consider the following:
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* Hazards to safety must be avoided if it is reasonably practicable to do so or the risks of the
hazard arising be reduced to a safe level if avoidance is not possible;
* This not only relates to the building project itself but also to all aspects of the use of the
completed building: any fixed workplaces (for example offices, shops, factories, schools etc)
which are to be constructed must comply, in respect of their design and the materials used, with
any requirements of the Workplace (Health, Safety and Welfare) Regulations 1992. At the
design stage particular attention must be given to incorporate safe schemes for the methods of
cleaning windows and for preventing falls during maintenance such as for any high level plant.
Preparing a health and safety file is an important part of the regulations. This is a record of
information for the client or person using the building, and tells them about the risks that have to
be managed during future maintenance, repairs or renovation. For more information, visit the
Health and Safety Executive website at www.hse.gov.uk/risk/index.htm.
It is now possible for local authorities to prosecute any of the relevant parties with respect to
non compliance with the CDM Regulations after the completion of a building project, particularly
if such non compliance has resulted in a death or major injury.

8

Regulation 12 of the Workplace (Health, Safety and Welfare) Regulations 1992 requires that
every floor in a workplace shall be constructed in such a way which makes it suitable for use.
Floors which are likely to get wet or to be subject to spillages must be of a type which does not
become unduly slippery. A slip-resistant coating must be applied where necessary. You must
also ensure that floors have effective means of drainage where necessary. The flooring must be
fitted correctly and properly maintained.
Regulation 6 (4)(a) Schedule 1(d) states that a place of work should possess suitable and
sufficient means for preventing a fall. You must therefore ensure the following:
* Stairs are constructed to help prevent a fall on the staircase; you must consider stair rises and
treads as well as any landings;
* Stairs have appropriately highlighted grip nosing so as to differentiate each step and provide
sufficient grip to help prevent a fall on the staircase;
* Any changes of level, such as a step between floors, which are not obvious, are marked to
make them conspicuous. The markings must be fitted correctly and properly maintained;
* Any staircases are constructed so that they are wide enough in order to provide sufficient
handrails, and that these are installed correctly and properly maintained. Additional handrails
should be provided down the centre of particularly wide staircases where necessary;
* Stairs are suitably and sufficiently lit, and lit in such a way that shadows are not cast over the
main part of the treads.

9

Working at height remains one of the biggest causes of fatalities and major injuries. You should
carefully consider the following.
*
Window cleaning - where possible, install windows that can be cleaned safely from
within the building.
*
Internal atria - design these spaces so that glazing can be safely cleaned and
maintained.
*
Lighting - ensure luminaires can be safely accessed for replacement.
*
Roof plant - provide safe access including walkways and roof edge protection where
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necessary (but these may need further planning permission).
More guidance can be found on the Health and Safety Executive website at
www.hse.gov.uk/toolbox/height.htm
Note: Window cleaning cradles and tracking should blend in as much as possible with the
appearance of the building when not in use. If you decide to use equipment not shown in your
drawings which will affect the appearance of the building, you will need to apply separately for
planning permission. (I80CB)

10

You are advised to permanently mark the plant/ machinery hereby approved with the details of
this permission (including date decision and planning reference number). This will assist in
future monitoring of the equipment by the City Council if and when complaints are received.

11

Where applicable the developer is required to apply to Westminster City Council for approval of
the chimney/flue height in accordance with the Clean Air Act 1993 (14) subsection 2.
Applications should be made to environmentalsciences2@westminster.gov.uk

12

For advice on how you can design for the inclusion of disabled people please see the guidance
provided by the Equality and Human Rights Commission, the Centre for Accessible
Environments and Habinteg. The Equality and Human Rights Commission has a range of
publications to assist you (www.equalityhumanrights.com). The Centre for Accessible
Environment's 'Designing for Accessibility' (2012) is a useful guide (www.cae.org.uk). If you are
building new homes, you must provide features which make them suitable for people with
disabilities. For advice see www.habinteg.org.uk.
It is your responsibility under the law to provide good access to your buildings. An appropriate
and complete Access Statement as one of the documents on hand-over, will provide you and
the end user with the basis of a defence should an access issue be raised under the Disability
Discrimination Acts.

13

Please make sure that the street number and building name (if applicable) are clearly displayed
on the building. This is a condition of the London Building Acts (Amendments) Act 1939, and
there are regulations that specify the exact requirements. For further information on how to
make an application and to read our guidelines on street naming and numbering, please visit
our website: www.westminster.gov.uk/street-naming-numbering (I54AB)

14

Please email our Project Officer (Waste) at wasteplanning@westminster.gov.uk for advice
about your arrangements for storing and collecting waste.

15

The term 'clearly mark' in condition means marked by a permanent wall notice or floor
markings, or both. (I88AA)
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16

You need to speak to our Highways section about any work which will affect public roads. This
includes new pavement crossovers, removal of redundant crossovers, changes in threshold
levels, changes to on-street parking arrangements, and work which will affect pavement vaults.
You will have to pay all administration, design, supervision and other costs of the work. We will
carry out any work which affects the highway. When considering the desired timing of highway
works in relation to your own development programme please bear in mind that, under the
Traffic Management Act 2004, all works on the highway require a permit, and (depending on the
length of the highway works) up to three months advance notice may need to be given. For
more advice, please email AskHighways@westminster.gov.uk. However, please note that if any
part of your proposals would require the removal or relocation of an on-street parking bay, this
is unlikely to be approved by the City Council (as highway authority).

17

Prior to the commencement of development, the highway will need to be stopped up under
s247 of Planning Act. If works commence prior to the finalisation of the stopping up process, an
obstruction of the highway is still occurring. The applicant must contact the Council by writing to
Jeff Perkins (JPerkins@westminster.gov.uk) to progress the stopping up order.
If the application is to be determined by committee, the following should be included with the
resolution to aid the stopping up process:
- That Committee authorises the making of a draft order pursuant to s247 of the Town and
Country Planning Act 1990 for the stopping up of parts of the public highway in Cirencester
Street and the dedication of new public highway to enable this development to take place.
- That the Director of City Highways, Executive Director of City Management and Communities,
or other such proper officer of the City Council responsible for highway functions, be authorised
to take all necessary procedural steps in conjunction with the making of the orders and to make
the orders as proposed if there are no unresolved objections to the draft orders.
The applicant will be required to cover all costs of the Council in progressing the stopping up
order.
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When you carry out the work, you must not intentionally kill, injure or take a bat, or intentionally
or recklessly damage, destroy or block access to any structure or place that a bat uses for
shelter. These would be offences under the Wildlife and Countryside Act 1981, the Habitats
Regulations 1994 and the Countryside and Rights of Way Act 2000. (I81DA)
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With reference to condition 16 please refer to the Council's Code of Construction Practice at
(www.westminster.gov.uk/code-construction-practice). You will be required to enter into an
agreement with the Council appropriate to this scale of development and to pay the relevant
fees prior to starting work.
Your completed and signed Checklist A (for Level 1 and Level 2 developments) or B (for
basements) and all relevant accompanying documents outlined in Checklist A or B, e.g. the full
Site Environmental Management Plan (Levels 1 and 2) or Construction Management Plan
(basements), must be submitted to the City Council's Environmental Sciences team
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(environmentalsciences2@westminster.gov.uk) at least 40 days prior to commencement of
works (which may include some pre-commencement works and demolition. The checklist must
be countersigned by them before you apply to the local planning authority to discharge the
above condition.
You are urged to give this your early attention as the relevant stages of demolition,
earthworks/piling or construction cannot take place until the City Council as local planning
authority has issued its written approval of each of the relevant parts, prior to each stage of
commencement.
Where you change your plans after we have discharged the condition, you must re-apply and
submit new details for consideration before you start work. Please note that where separate
contractors are appointed for different phases of the project, you may apply to partially
discharge the condition by clearly stating in your submission which phase of the works (i.e. (a)
demolition, (b) excavation or (c) construction or a combination of these) the details relate to.
However please note that the entire fee payable to the Environmental Sciences team must be
paid on submission of the details relating to the relevant phase.
Appendix A must be signed and countersigned by Environmental Sciences prior to the
submission of the approval of details of the above condition.
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Under condition 17IN you must not cook food in any way which is likely to cause a nuisance by
smell. You must not, for example, grill, fry, toast, braise, boil, bake, hot smoke or roast food.
However, you can reheat food by microwave or convection oven as long as this does not
require extractor equipment.
The hot food operation as described in the approved documents shall not be altered in any way
with regards to cooking methods, cookline equipment or hot food types sold.
Any application to remove or vary the condition must submit details of extraction which shall
consist only of either a 'full height' system or in limited circumstances where all cooking
equipment is electric only an 'approved recirculation' scheme (any extraction scheme proposing
'low-level' external discharge to get rid of cooking fumes will not be accepted as being suitable
as per Westminster Environmental Health requirements for new premises wishing to provide an
extensive hot food operation). For further information please contact the Environmental Health
Consultation Team (Regulatory Support Team 2) by email to
ehconsultationteam@westminster.gov.uk.
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The development for which planning permission has been granted has been identified as
potentially liable for payment of both the Mayor of London and Westminster City Council's
Community Infrastructure Levy (CIL). Further details on both Community Infrastructure Levies,
including reliefs that may be available, can be found on the council's website at:
www.westminster.gov.uk/cil
Responsibility to pay the levy runs with the ownership of the land, unless another party has
assumed liability. If you have not already you must submit an Assumption of Liability Form
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immediately. On receipt of this notice a CIL Liability Notice setting out the estimated CIL
charges will be issued by the council as soon as practicable, to the landowner or the party that
has assumed liability, with a copy to the planning applicant. You must also notify the Council
before commencing development using a Commencement Form
CIL forms are available from the planning on the planning portal:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil
Forms can be submitted to CIL@Westminster.gov.uk
Payment of the CIL charge is mandatory and there are strong enforcement powers and
penalties for failure to pay, including Stop Notices, surcharges, late payment interest and
prison terms.

Please note: the full text for informatives can be found in the Council’s Conditions, Reasons
& Policies handbook, copies of which can be found in the Committee Room whilst the
meeting is in progress, and on the Council’s website.

