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CITY OF WESTMINSTER

PLANNING APPLICATIONS
COMMITTEE

Date
4 November 2014

Classification
For General Release

Addendum Report of

Operational Director Development Planning

Wards involved
Abbey Road

Subject of Report 40 Ryder's Terrace, London, NW8 OEE
Proposal Demolition of existing building and erection of a single dwellinghouse
(Class C3) comprising lower basement, basement, ground and one
upper floor. Associated works including landscaping, alterations to
boundary walls and existing vehicular and pedestrian entrances and
installation of condenser units within enclosure to eastern boundary of
site.
Agent DP9
On behalf of Mr & Mrs J Bitran
Registered Number 14/06107/FULL TP /PP No TP/7899
Date of Application 16.06.2014 Date 27.06.2014
amended/
completed
Category of Application Minor
Historic Building Grade Unlisted
Conservation Area St John's Wood

Development Plan Context

- London Plan July 2011

- Westminster’s City Plan:
Strategic Policies 2013

- Unitary Development Plan
(UDP) January 2007

Qutside London Plan Central Activities Zone

Outside Central Activities Zone

Stress Area

QOutside Stress Area

Current Licensing Position

Not Applicable

RECOMMENDATION

Grant conditional permission.
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SUMMARY

This application was reported to the Planning Applications Committee on 21 October 2014
with an officer recommendation for approval. Additional suggested conditions were tabled by
officers at the Committee meeting on 21 October with regard to ensuring that the gates do not
open over the highway and requiring details of site investigation to ensure appropriate
measures are undertaken to deal with any contaminated soil found on the site.

The Committee resolved to defer the application to allow the applicant to consider proposing a
more neighbourly design by reducing the site coverage, particularly at first floor level, and to
consider the use of brick as the facing material as it would be more sympathetic to the
conservation area. Committee resolved that all other matters would not be considered until the
design issues outlined above had been addressed.

The applicant has responded to the Committee's resolution, setting out their position on the
issues raised. They outline the lengthy and complex negotiations on the scheme thus far in
order to reach a position where officers were satisfied with the bulk and scale of the proposal
and the materials. The applicant does not agree with concerns raised by Members at the
Committee meeting regarding 'overdevelopment', the 'modernist’ materials and the fact that
the building takes up too much of the site. The applicant considers that the revisions sought
by Committee are tantamount to a refusal as they would require a new application to be
submitted. They state that they have already conceded a significant amount of floorspace by
removing the second floor level proposed in the previous application and by moving the
building further from the Sycamore tree. The further loss of floorspace which would resuit from
reducing the bulk of the building would fundamentally affect the internal fayout which has been
designed to accommodate a growing family. As such, the applicant is not in a position to
agree any further reductions to the scheme. They are also unwilling to provide a brick building
instead of limestone, as they consider this would fundamentally aiter the appearance and form
of the building, creating a darker, more austere building.

The application is reported back to Committee for determination, in light of the applicant's
response to the reasons for deferral.

CONSULTATIONS

ADDITIONAL RESPONSES NOT INCLUDED IN ORIGINAL COMMITTEE REPORT DATED
21 OCTOBER 2014 (reported verbally to Committee):

COUNCILLOR LINDSEY HALL

Objection; domineering and overpowering development proposed without enough green
space around it, impact on the amenity and privacy of neighbours due to overlooking from the
roof terrace, the fact that the proposal does not comply with our emerging Basements Policy
and impact of such a major development in a small street and the lengthy disruption it will
bring.

COUNCILLOR JUDITH WARNER
Objection; proposal is too large for location, access is via a small mews with limited space,
loss of light is unacceptable, overdevelopment.

Number of responses received: 6
Objections raised on some/all of the following grounds:
» Committee have ignored the views of surrounding residents, the St John’s Wood Society,

Karen Buck MP and local ward councillors.
» Strong concerns about height, massing and scale in the context of the mews setting.
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Visual impact, loss of sunlight/daylight, sense of enclosure and overlooking.
Proposed roofline would extend unbroken along the entire iength of gardens to 45, 47, 49
and 51 Cariton Hill. -

Overlooking from roof terrace.

Report ignores further overshadowing from planting on the roof terrace.

Scale is entirely out of context with the setting.

Application runs directly counter to WCC basement guidelines, in conflict with aims of
conservation area as set out by English Heritage.

Potential noise and pollution from ventilation unit.

Impact on lighting to main living area not considered (photos provided).

Overbearing nature of property will destroy special character of the mews.

Basement and swimming pool are contrary to Council policy indications.

Disruption of construction works.

Traffic and site management plan lacking in details.

Emergency access plan required.

Acid sulphate soil management plan required.

Lift plan for crane lifts required.

A representation was also submitted by the applicant.

REPRESENTATIONS RECEIVED SINCE COMMITTEE MEETING ON 21 QCTOBER 2014
Any further responses to be reported verbally.

BACKGROUND PAPERS

1. Report to Planning Applications Committee dated 21.10.2014 and associated minutes and
background papers.

REPRESENTATION RECEIVED SINCE COMMITTEE MEETING ON 21 OCTOBER 2014:

1. Letter from DP9 on behalf of applicant dated 22.10.2014.

REPRESENTATIONS AS REPORTED TO COMMITTEE ON 21 OCTOBER 2014:
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10.

11.
12.
13.
14.

Application form.

Letter from Karen Buck MP dated 21 July 2014 with attached letter from local resident and
response from City Council.

Emails from Councillor Freeman dated 16 July 2014 and 17 July 2014.

Letter from English Heritage dated 11 August 2014,

Letter from St John's Wood Society dated 03 July 2014.

Letters from resident of 47 Cariton Hill dated 11 July 2014, 18 July 2014, 19 July 2014 and other
attachments, 17 October 2014 :

Emails/letters from resident of 45 Carlton Hill dated 8 July 2014, 25 July 2014 (x2), 17 October
2014,

Letters from resident of 59 Carlton Hill dated 10 July 2014 and 31 July 2014.

Letters from freeholder of 16 Blenheim Terrace dated 07 August 2014, 26 September 2014, 21
October 2014.

Emails/ietter from residents of 21 Ryder's Terrace dated 13 July 2014, 29 July 2014, 01 August
2014, 20 October 2014.

Email from resident of 20 Ryder's Terrace dated 5 August 2014.

Email from resident of 24 Ryder's Terrace dated 1 August 2014.

Email from resident of 60 Carlton Hill dated 5 August 2014.

Letter and email from residents of 23 Ryder's Terrace dated 24 July 2014, 28 July 2014, 19
October 2014.
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15. Email from owner of 22a Ryder's Terrace dated 23 July 2014.

16. Email from resident of 3a Blenheim Passage dated 14 September 2014.

17. Letter from resident of 22A Blenheim Terrace dated 25 July 2014,

18. Email from managing agent for 27, 29, 31 and 57 Blenheim Terrace dated 29 July 2014.
19. Email from resident of 45 Blenheim Terrace dated 30 July 2014.

20. Emails from resident of 67 Carlton Hill dated 3 August 2014, 20 October 2014.
21. Email from resident of 28 Blenheim Terrace dated 23 July 2014.

22 Email from resident of 49 Carlton Hill dated 24 July 2014.

23. Email from resident of 9 Ryder's Terrace dated 27 July 2014.

24. Email from resident of 36 Blenheim Terrace dated 24 July 2014.

25. Email from resident of 105 Clifton Hill dated 28 July 2014.

26. Memorandum from Cleansing Manager dated 14 July 2014.

27. Email from Thames Water dated 7 July 2014.

28. Memorandum from Highways Planning Manager dated 14 July 2014.

29. Email from Building Control dated 11 July 2014.

30. Memorandum from Environmental Health dated 14 July 2014,

31. Memorandum from Arboricultural Manager dated 16 September 2014.

32. Letter from applicant dated 17 October 2014.

33. Email from Councillor Lindsey Hall dated 17 October 2014,

34. Email from Councillor Judith Warner dated 21 October 2014,

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGRQUND PAPERS PLEASE CONTACT SARAH WHITNALL ON 020 7641 2929 OR BY
E-MAIL ~ swhitnall@westminster.gov.uk

j:\d_wpdocs\short-te\sc\2014-11-04\itemd. dochd
271072014
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Demolition of existing building and erection of a single dwellinghouse (Class C3) comprising
lower basement, basement, ground and one upper floor. Associated works including
landscaping, alterations to boundary walls and existing vehicular and pedestrian entrances
and installation of condenser units within enclosure to eastern boundary of site.

The presenting officer tabled the following additional Conditions 28 and 29 to be attached to
the draft decision letter:

Condition 28:

You must hang all doors or gates so that they do not open over or across the road or
pavement. (C24AA)

Condition 29:

{\b 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, a guide to help developers meet planning requirements' -
which was produced in October 2003 by a group of London boroughs, including
Westminster.

You must apply to us for approval of the following investigation reports. You must apply to us
and receive our approval for phases 1, 2 and 3 before any demolition or excavation work
starts, and for phase 4 when the development has been completed.

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 thig, 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)

Having declared a prejudicial interest Councillor Freeman addressed the committee in his
capacity as a Ward Councillor in objection to the application after which he left the room
during the Committee’s deliberation.

Additional representations were received from Patrick Matthiesen (17.10.14), John H
Stephen (17.10.14), Joseph Bitran {(17.10.14) and Louise and Joseph Bitran (17.10.14).

Late representations were received from Councillor Hall (17/10/14), Toby Boyle (20/10/14),
Mark and Belinda Richards (24/7/14 & 19/10/14), Nick Gibson (20/10/14), Councillor Warner
(21/10/14) John Stephens and KJV Lyons (21/10/14).



Having declared a prejudicial interest Councillor Freeman addressed the committee in his
capacity as a ward councillor in objection to the application after which he left the room
during the committee's deliberation.

RESOLVED: Deferred to invite the applicant to consider a more neighbourly design
specifically reducing the site coverage especially at first-floor level and to consider the use of
brick as a more sympathetic material in keeping with the St John's Wood Conservation Area.

The Committee agreed that it would not offer views on other aspects of the proposal until the
aforementioned design issues had been addressed.
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CITY OF WESTMINSTER

PLANNING APPLICATIONS | Date Classification
COMMITTEE 21 October 2014 For General Release
Report of Wards involved

Operational Director Development Planning

Abbey Road

Subject of Report 40 Ryder's Terrace, London, NWS8 OEE

Proposal Demolition of existing building and erection of a single dwellinghouse
{Class C3) comprising lower basement, basement, ground and one
upper floor. Associated works including landscaping, alterations to
boundary walls and existing vehicular and pedestrian entrances and
instaliation of condenser units within enclosure to eastern boundary of
site.

Agent DPg

On behalf of Mr & Mrs . Bitran

Registered Number 14/06107/FULL TP /PP No TP/7899

Date of Application 16.06.2014 Date 27.06.2014

: amended/
completed

Category of Application Minor

Historic Building Grade Unlisted

Conservation Area St John's Wood

Development Plan Context ) L

- London Plan July 2011 Outside London Pian Central Activities Zone

- Westminster’s City Plan: . "

Strategic Policies 2013 Outside Central Activities Zone
- Unitary Development Plan
{UDP) January 2007
Stress Area Outside Stress Area

Current Licensing Position

Not Applicable

1.

RECOMMENDATION

Grant conditional permission.
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SUMMARY

The application relates to an uniisted building located within the St John's Wood Conservation
Area. The building is in use as two residential flats.

The current proposal seeks permission for a scheme of redevelopment to provide a two storey
single family dwelling including excavation of part single, part two storey basement and
associated works including landscaping, mechanical plant and alterations to boundaries.

The proposal raises the following key issues:

« The demolition of the existing building and the acceptability of the proposed replacement
building in terms of preserving and enhancing the character and appearance of the St
John's Wood Conservation Area;

The impact of the proposal on the amenity of neighbouring residential occupiers;
The impact of the proposal on trees on and adjacent to the site;
The impact of the proposal in highways terms.

The proposal is considered acceptable in terms of land use, design, amenity, highways,
sustainability and trees and is recommended for approval.

CONSULTATIONS

KAREN BUCK MP
Letter passing on objections raised by neighbouring resident.

COUNCILLOR PETER FREEMAN

The building, being one floor more than the existing building, is too high and will completely
dominate other dwellings in the mews; overdevelopment; the mews is very narrow, concemed
about builder's iorries blocking the resident's parking spaces; if allowed strict rules need to be
put in place regarding the start and finishing times each day.

ENGLISH HERITAGE
Appiication should be determined in accordance with national and local policy guidance, and
on the basis of the Council's specialist conservation advice.

ST JOHN'S WOOD SOCIETY

Strong objection. No improvement on previous scheme, significant and unacceptable
overdevelopment with an overpowering and dominant impact on Blenheim Passage and
neighbours; overlooking from terrace to neighbours; the amount for formal garden is not the
correct setting for this house; object to removal of trees of amenity value and request that the
Arboricultural Manager is consulted, basement is unsustainable and contrary to Government
policy; concerns about construction access and request that Highways Licensing use their
powers to control the works.

CLEANSING MANAGER
No objection.

THAMES WATER
Informatives recommended.

HIGHWAYS PLANNING MANAGER

Undesirable but could be considered acceptable. Excessive car parking provided and if the
car lift were removed this would be welcomed, however, the proposal is not contrary to Policy
TRANS23. Cycle parking is welcomed.
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BUILDING CONTROL
No objections to structural methodology. Note that the layout may not meet the Buitding
Regulations in terms of means of escape.

ENVIRONMENTAL HEALTH

Objection to means of escape and concerns about way in which dwelling may be used with
regard to ventilation and natural light for the basement. Conditions recommended with regard
to mechanical plant.

ARBORICULTURAL MANAGER

Further information requested regarding soil depth and construction method statement.
Regrettable that applicant did not carry out the trial investigation for roots of the Sycamore,
however, doubtful if there are sufficiently strong grounds to refuse the application on this basis
subject to conditions. Landscaping details should be reserved by condition. Subject to tree
protection measures, it should be possible to protect the Walnut tree at 47 Cariton Hill. Loss of
Rowan tree is regrettable, however, difficult to resist on the basis of its small stature.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 29; Total No. of Replies: 21.
29 objections received, raising some/all of the following concerns:

Land Use
« Proposal would remove one dwelling and would increase the gross external area from
446m2 in two flats to 1120m?2.

Design

» The existing building already exceeds the normal footprint for residential buildings in St
John's Wood Conservation Area in terms of volume and square footage related to the plot.

» Ground floor plan does not leave enough green space around it, the building should be
reduced in width to allow green space.

+ White limestone is totally out of place in the surrounding conservation area where every

structure is built from traditional materials.

Massing of the proposed structure is inappropriate in a mews environment.

Uninspired 1980s design which HRH Prince of Wales would consider a ‘carbuncle’.

Massing and height unacceptable; recognise.

Effect on neighbouring properties in Carlton Hill and Ryder's Terrace would be completely

out of context with the immediate area.

+ Proposal involves building upwards, downwards and outwards on a vastly bigger scate
entirely inappropriate for the setting and the limestone cladding would not be in keeping
with nearby properties.

« Footprint occupies virtually the entire piot, the scale remains disproportionate and
dominating and the proposed white limestone faced frontage appears visually
overpowering.

« Modernistic style and proportions are entirely out of keeping with and unsympathetic to the
local conservation area.

» Ryder's Terrace is a small charming terrace, a backwater; the scale of the development

may be in keeping with Hamilton Terrace but the volume is far too great for this quaint and

unique area.

House will far exceed the size and scale of the properties from which it was derived.

Layout and density‘and overbearing impact on the mews.

Missed opportunity to replace the existing structure with one that is more in harmony.

Other large single residential buildings in the area tend to be either brick or stone, the

proposed design looks more akin to an office and would not enhance the aesthetics or

appeal of the St John’s Wood area.
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Appearance and style is completely out of sympathy with and significantly detrimental to
the unique character of the neighbourhood which has remained essentially unchanged
since 1989.

Existing property is not particularly attractive or of any architectural merit, however, it is
relatively discreet and unobtrusive, being constructed of brick.

Amenity

The building should be centred in the plot thereby lessening the effect on the Cariton Hill
properties.

Overlooking from ground floor windows to gardens of 45-51 Cariton Hill, windows were not
allowed in the 1970s because they reduced privacy at such close distance.

Overlooking from terrace at raised first floor level on eastern side to gardens of 45-51
Carlton Hill; the terrace should be restricted in depth and screened on the north west side.
Loss of tight to Beatrix Cottage due to building being constructed using the wall at
Blenheim Passage, query if existing ramshackle garage ever received consent.

The proposed development will constitute a solid two storey unbroken fagade the length of
the boundaries to 43-51 Carlton Hill; this unrelieved prison wall will be a hideous eyesore,
blinding white and will impact on privacy and sunlight.

Loss of sunlight to mews houses at Ryder's Terrace.

Ventilation and lighting duct undesirably close to 47 Carlton Hill; noise and chlorine fumes.
Massing and height; roofline is lower than previous proposal but is extended to twice the
current length and at each end the roofline is higher than previous proposal.

Overlooking and noise from roof terrace.

Visual impact, loss of light, sense of enclosure and sense of being overlooked.
Applicant's statement that gardens for Carlton Hill properties are 21m away is misleading,
garden at No.45 is 16.5m and others are similar.

East-west elevation shows in dramatic form the extent and impact of the proposed
massing along the boundaries with the Cariton Hill properties.

Overshadowing of gardens.

Noise and odour from swimming pool vent.

Daylight and sunlight report says the use of the rooms at basement level of 47, 49 and 51
Cariton Hill is unknown, in fact these are at garden level and are windows to
conservatories and living rooms of family homes.

Query if calculations in daylight and sunlight report factor in the further overshadowing
from planting on the roof terrace.

Noise from air conditioning.

Severe loss of light and overshadowing to houses on Ryder's Terrace which have no
windows at the rear.

New building would directly overlook Ryder's Terrace and would dwarf the established
buildings.

Loss of privacy to main living areas at houses in Ryder's Terrace, especially following
removal of trees.

Loss of green outlook.

Query why 23 Ryder's Terrace was omitted from the daylight and sunlight report.

The building {7.97m) will dwarf the Ryder's Terrace houses {5.8m) by 2.17m.

Privacy and security concemns regarding new entrance opposite 22A Ryder's Terrace,
increase in movement of people.

Winter iosses of daylight have been omitted by applicant.

Overlooking when green roofs are being maintained.

New building will be substantially more intrusive to passers-by and neighbouring
properties than the existing dwellings.
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Trees/Landscaping

The applicant has removed trees from the site under various spurious representations that
he wanted to undertake landscaping, however, the trees have never been repiaced and
the present wall to wall monolithic structure cannot be passed off as landscaping.

Impact of basement on trees and shrubs at 45-51 Carlton Hill.

Loss of green space/garden as a significant amount of the garden would be concreted
over, :

Will be impossible to grow species which currently flourish in gardens of Cariton Hill
properties.

No allowance made for listed Catalpa tree at Greathead Lodge, Abbey Road.
Landscaping is insufficiently addressed and there are no plans for replacing mature trees
removed recently by the applicant.

Insufficient clarity regarding landscaping along Ryder's Terrace fence {apart from
Sycamore); condition should be attached requiring greening on this boundary to protect
privacy.

Query how the extensive green roof will be maintained.

Highways

Positioning of new parking facilities and enlarged entranceway would adversely affect day-
to-day access for residents of 20, 22, 22A Ryder's Terrace.
Storage for five to six cars proposed which is far too much for this limited access.

Other

Karen Buck MP and Westminster City Council have produced a bill and a statement of
intent to limit basements, which should not be more than 50% of the plot, the current
proposed basement must undermine approximately 80% of the surface area and there is a
second level of sub-basement.

impact of basement on old Victorian land drains.

Impact of basement on drainage at surrounding properties, leading to seftlement and
potential collapse of 1830s garden boundary wall at 47 Cartton Hill.

Impact on rights to light of properties on western side of Blenheim Passage.

Existing building is fit for purpose and therefore one can only conclude that this is a naked
speculative development for financial gain which would not benefit the Council.

Lack of consultation between applicant and neighbours.

The two examples of other proposals in the area quoted by the appiicant (Abercom Close
and Elm Tree Road) are not comparable.

Impact of vibration and settliement from excavation.

it is in a2 small mews with limited access.

It will take more than two years to build and residents enjoyment of their properties will be
severely compromised.

Subterfuge of appiicant; they applied to remove trees to safeguard the 19th century
boundary wall at Blenheim Passage but now they are planning to demolish this wall.

No statutory notices have been placed around the site.

Not all neighbouring houses are owner-occupied, many owners live overseas and may be
unaware of the proposals.

Query why Westminster has stiil not adopted its basement policy.

No notices placed around the property.

Inconsistency between floorspace figures provided in DP9's planning statement and the
sustainability statement with regard to major development.

Proposal involves two basements which is in contravention of Government proposais.
Access issues and transport ‘falliout', particularly during demolition phase with associated
noise and dust, considerable disruption and inconvenience.

Congestion at Blenheim Passage which is only 2m wide from kerb to kerb.

Allowing applicant to deveiop on garden will act as precedent for similar at 41 Abbey
Road.
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Impact of vibration on properties at Ryder's Terrace.

Image in Design and Access Statement is misleading with regard to the tree.

Impact of concreting over of garden and basement pool on flooding.

Overdevelopment.

Safety assessment required for building of a two storey basement opposite houses in

Ryder's Terrace; query lack of structural information on impact on neighbouring properties.

» What preventative measures can the Council put in place to prevent the property being
sold on after it has been redeveloped?

» Disruption and damage to cobbled streets.

Noise from building works, especially on Saturdays when heavy machinery should not be

aflowed.

Impact of noise and air poliution on new baby due in October 2014,

Only access is via harrow passage which is completely unsuitable for large vehicles.

Risk of subsidence to neighbouring properties.

Impact of building works on parking and safe access to other properties.

Blenheim Terrace will become congested with construction vehicles, number of vehicle

movements will be excessive and will be disruptive to tenants.

+ Disingenuous tactics of the planning consultant by first proposing something incredibly
inappropriate only to reduce it so that it might be approved.

* Using smaller lorries or trucks will mean more numerous and noisy delays at Blenheim

Terrace as trucks try to negotiate the already restricted access.

Where will trucks turn in Blenheim Terrace as it is a dead end street.

Unacceptable traffic noise during works.

Construction Management Pian is inadequate.

Impact on access for emergency vehicles, especially as there are many elderly residents

and small children.

¢ Basement stretches the entire width of the plot and sub-basement would surely alter the

drainage and could cause coltapse of garden perimeter walls.

Impact on water table.

Concemn over timing of application when most people are on holiday.

a % & a

ADVERTISEMENT/SITE NOTICE: Yes (including additional site notices placed near the site
following concerns raised by neighbour}

BACKGROUND INFORMATION
4.1 The Application Site

The application site comprises a detached two storey (with small basement) unlisted building
located within the St Johr's Wood Conservation Area. The building was constructed in the
1970s and comprises two residential units (one at ground floor level and one at first floor
level), both owned by the applicant.

The entrance to the building is located at Ryder’s Terrace, however, the property alsc has a
frontage to Blenheim Passage (which runs from Ryder's Terrace to Carlton Hill). The property
also hacks onto properties at Cariton Hill (to the north) and Abbey Road (to the east). The site
previously formed part of the gardens for the adjacent buildings at Abbey Road. The existing
building has a relatively large garden area, mainly to the eastern side of the plot and a garage
with further off-street surface parking located to the western side of the plot.

The surrounding area is largely residential; the properties to the north and west at Carlton Hill
are farge dwellings, the properties to the opposite side of Ryder’'s Terrace are mews houses
and the large building to the east at Abbey Road is a former nursing home (currently vacant).
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4.2 Relevant History

Planning permission was granted in the early 1970s for the erection of a new building
comprising two residential units.

Planning permission was granted on 4 January 1996 for moving the existing terrace doors on
the east and south elevations to within 300mm of cantilevered balconies above; insertion of
new window and enfargement of one window on north elevation.

Planning permission was granted on 2 May 1996 for erection of double garage, with
associated conservation area consent for partial demolition and rebuilding of boundary wall.

Applications for planning permission and conservation area consent to redevelop the building
to provide two residential units were withdrawn earlier this year.

THE PROPOSAL

Permission is sought for the demolition and redevelopment of the existing buiiding on the site
to provide a single family dwelling comprising ground and first floor levels with the excavation
of a pant single, part double storey basement. The proposal involves the pravision of a car
parking space below ground accessed by a car lift and surface level parking, mechanical
plant, changes to boundary walls and landscaping. As a result of the widening of the entrance
gate, an existing residents parking bay adjacent to the gate at Ryder's Termace will need to be
relocated 1m to the east.

DETAILED CONSIDERATIONS
6.1 Land Use

The existing building comprises two residentiat units, whilst the current proposal is for a single
family dwelling.

Policy S14 of the City Plan seeks to resist the loss of residential units or floorspace in the
interests of maintaining and increasing the housing supply in the City. In this case, the
floorspace would increase, however, one residential unit would be lost.

However, it is considered that there are particular circumstances which allow for an exception
to the normal policy presumption against the loss of a unit in this case. Policy S14 allows for
the loss of residential units in certain circumstances, including when two flats are being joined
to create a family-sized dwelling. Although this application is for redevelopment rather than
conversion, it is recognised that the applicant could apply for permission to amalgamate the
two units under Policy S14 and then apply to redevelop the site. As such, the loss of a
residential unit is considered acceptable.

The propased dwelling will provide a good standard of accommeodation and the proposed
amenity space for the dwelling is considered acceptable given the garden and roof terrace
provision.

6.2 Townscape and Design

40 Ryder's Terrace is a two storey (with small basement) unlisted building which lies within
the St John's Woad Conservation Area. The building comprises two flats (ground floor flat and
first floor flat) within a large L-shaped detached building. The existing building is a dark
red/brown brick-faced property, with a slate hipped roof and dates from the late 1960s/early
1970s. The architect of the building is unknown. There is a large garden on the east side of
the building and the property and its garden are enclosed by a high stock brick wall. The site
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has a ‘backland' character, not directly addressing a street and overlooked from the rear of
buildings which face onto Cariton Hill, Abbey Road and Blenheim Termrace.

The majority of the buildings which form part of this perimeter street block are of mid 19
century date and are predominantly in residential use. Many of the properties in Ryder’s
Terrace are aiso of 19th century date and are small two storey houses, which are likely to
have originally been mews properties (Ryder's Terrace is called ‘Marlborough Mews' on the
First Edition Ordnance Survey map). Some of these surrounding properties (namely 43-45
and 5§3-55 Carlton Hill) are Grade |l listed and the majority are identified as unlisted buildings
of merit within the St John’s Wood Conservation Area Audit. The audit does not identify No.40
as an unlisted building of merit, but instead considers it to have a neutral impact on the
conservation area.

The proposa! is to demolish the existing building and repiace it with a new single residential
property. Given the neutral contribution that the existing building makes to the character and
appearance of the conservation area, the principle of its demolition is considered acceptable,
subject to a suitable replacement.

The proposed replacement building will occupy an elongated rectangular, rather than an L-
shaped pian and will comprise an area of sub-basement, a large basement floor, ground floor
and first floor. The new building would be a solid, masonry structure faced in limestone
cladding, with aluminium framed doors and windows punctuating the stone. At ground floor
level there woulkd be a greater expanse of gtazing on the south-facing elevation. The building
will have flat roofs and these will be used as extensive and intensive green roofs. A lightweti
area is located on the south elevation (towards the western end) which is approximately 1.2m
wide and is located close against the fagade; and there is a rooflight adjacent to the west-
facing facade (at the southem end) which is approximately 1.3m wide and is again close
against the facade. The lightwell and the rooflight, together with the position of the internal
stairs and their relationship to windows, provide light down into the basement storey.

In terms of height and bulk, the buikling is considered acceptable in design terms. The
parapet height of the new building would be higher than the existing parapet height, aithough
not higher than the existing ridge line and while the building wouid appear more elongated,
there would also be a re-distribution in massing, by the removal of an L-shaped plan. Thus,
the footprint of the new building would occupy more of the garden to the east of the existing
house and less of the garden on the south side. Objections have been made that the new
building will occupy too much of the garden, however, as there is no building line to adhere to
and as there will still be a considerable area of garden space around the new building, the
proposed footprint is considered acceptable. Also where the buiiding extends further to the
east, it reduces to a single storey to break up and reduce the massing. As both the existing
and proposed buildings are detached and somewhat isolated buildings in terms of townscape,
i.e. they are not set within an established street context, therefore, while there is some
increase in bulk and perceived height, this is not considered to be harmful.

in terms of materials and detailed design, the intention is to create a modern contemporary
home and again because of the detached nature of the site, which is not seen from many
public vantage points and because of the character of the building that it replaces, this
approach is considered acceptable in principle. The choice of stone as a facing material isa
challenging one, as the prevailing character of the area (particutarly the rears of properties,
facing the site) is of brickwork and indeed the existing building is faced in brick. Therefore, a
reptacement brick building would seem the natural choice. The applicant, however, is
proposing a limestone building, but in recognition of the yellow stock brick context they are
proposing that the proposed stone will have a mid-brown finish, which will complement the
hue and tone of the prevailing stock brick finishes. It is considered that the tone of the facing
material and quality of detailing are the key components to secure and that the principle of a
stone building, providing its quality and colour is delivered, would be acceptable in this
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particular context. The roof of the new building wou Id feature a green roof. This is particularly
welcome, given the garden setting. :

The proposed location of fightwell and rooflight close against the building line and their
proposed size are considered acceptable and would not unduly compromise the garden
setting. As these would be the only external manifestation of the large basement, this aspect
of the proposal is also considered acceptable in terms of its impact on the character and
appearance of the conservation area.

In summary, the proposal is considered acceptable in design terms, with no adverse impact
on the character or appearance of the St John’s Wood Conservation Area. The proposals are
considered to accord with Policies $25 and $28 of our City Plan; and DES 1, DES 4, DES 9
and DES 12 of our UDP.

6.3 Amenity

UDP Policy ENV13 seeks to protect existing premises, particularly residential from a loss of
daylight and sunlight as a result of new development. Permission would not normally be
granted where developments result in @ material loss of daylight or sunlight. Regard is had to
the Building Research Establishment (BRE) guidelines.

The applicant has submitted a Daylight and Sunlight Survey by EB7 in respect of the potential
impact of the proposed development on the daylight and sunlight received by surrounding
properties. The survey is based on the guidance set out in the BRE's “Site Layout Planning for
Daylight and Sunlight — A guide to good practice (2011).

6.3.1 Daylight

In assessing daylight measuring the Vertical Sky Component (VSC) is the most commonly
used method. It is a measure of the amount of light reaching the outside face of a window. If
the VSC achieves 27% or more, the BRE advise 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 are intended to
be interpreted flexibly depending on the circumstances. The ‘No Sky Line’ method has also
been used, which measures the daylight distribution within a room, calculating the area of
working plane inside the room that has a view of the sky.

The use of the affected rooms has a major bearing on the weight accorded to the effect on
residents’ amenity as a result of material losses of daylight. For example, loss of light to living
rooms, dining rooms, bedrooms, studies and large kitchens (if they include dining space and
are more than 12.6m2) are of more concern than loss of light to non-habitable rcoms such as
stairwells, bathrooms, small kitchens and hailways.

To clarify, following a query raised by an objector, the daylight results do not distinguish
between winter and summer.

Nos.43, 45, 47, 49, 51 Cariton Hill

These single family dwellings are located to the north of the application site. The dwellings are
arranged over basement, ground, first and second floor levels with reasonably large rear
gardens separating the buildings from the application site. The houses have a variety of rear
extensions. The rooms at the lower levels tend 1o serve habitable rooms (kitchens, living
rooms, dining rooms).

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.
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53 Cariton Hili and 1 Ryder's Terrace

These two properties are in the same ownership, however, part of 1 Ryder’'s Terrace is a
separate residential unit. The main house at 53 Carlton Hill is located to the north west of the
site and the mews style building at 1 Ryder's Terrace (known as Beatrice Cottage) is located
directly west of the site at the opposite side of Blenheim Passage.

The submitted report indicates that the impact on ali windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.

20 and 24 Blenheim Terrace

These buildings are located to the south/south west of the site to the rear of the mews
buildings at Ryder’s Terrace.

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.

Nos. 20, 21, 22, 22A, 23 and 24 Ryder's Terrace

These properties are mews dwellings located to the south of the site at the opposite side of
Ryder’'s Terrace. The majority of the dwellings are arranged over ground and first floor levels,
however, there is a mansard (second floor) level at No.24. The dwellings back immediately
onto the buildings at Blenheim Terrace and hence the only aspect is north-facing towards the
application site.

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution. In some cases there would be
improvements over the existing situation due to the removal of the existing L-shaped building
~and the setting back of the building into the plot (i.e. opposite Nos. 20 and 21 in particular).

41 Abbey Road

This large building located to the east of the application site is a former residential care home
which is cumrently vacant (there are proposals to convert the building to residential flats,
however, no permission has been granted).

The submitted report indicates that the impact on all windows/rooms tested would compiy with
the BRE guidance in respect of VSC and daylight distribution.

43 Abbey Road
This single family dwelling is located to the north east of the site.

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.

3A Blenheim Passage

This mews building is located to the south of the site directly oppaosite the entrance to the site,
at the end of the mews terrace at Ryder’s Terrace.

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.
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Nos. 10, 12, 14, 16, 18, 20, 22 Blenheim Terrace

These buildings are located to the south/south west of the site to the rear of the mews
buildings at Ryder's Terrace.

The submitted report indicates that the impact on all windows/rooms tested would comply with
the BRE guidance in respect of VSC and daylight distribution.

6.3.2 Sunlight

The BRE guidelines state that rooms will appear reasonably sunlit provided that they receive
25% of annual probable sunlight hours, including at least $% of annual winter sunlight hours.
A room will be adversely affected if the resulting sunlight level is less than the recommended
standards and reduced by more than 20% of its former values and if it has a reduction in
sunlight received over the whole year greater than 4% of annual probable sunlight hours.
Nos. 43, 45, 47, 49, 51 Carlton Hill

The sunlight results meet the recommended guidance, with the exception of one window at
basement level for No.49 Cariton Hill. This room (which is a main habitable room in use as a
living room/dining room) would experience a loss of 28.57% of winter sunlight (where 20% is
the recommended maximum); however, this would equate to a loss of only two hours of winter
sunlight and the dweliing is dual aspect with a number of other windows serving habitable
rooms which would retain good levels of sunlight. Therefore, on balance, it would not be
reasonable to refuse permission on this basis.

53 Carlton Hill and 1 Ryder’s Terrace

The sunlight results meet the recommended guidance.

20 and 24 Blenheim Terrace

The windows are north facing and therefore do not need to be tested.

Nos. 20, 21, 22, 22A, 23 and 24 Ryder's Terrace

The majority of the windows are north facing and therefore do not need to be tested. The
sunlight results for the one window tested would meet the recommended guidance.

41 Abbey Road

The sunlight results meet the recommended guidance.
43 Abbey Road

The sunlight results meet the recommended guidance.
3A Blenheim Passage

The sunlight results meet the recommended guidance.
Nos. 10, 12, 14, 18, 18, 20, 22 Blenhelm Terrace

The windows are north facing and therefore do not need to be tested.
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6.3.3 Light/overshadowing to neighbouring gardens

The applicant's consultants have assessed the impact of the proposal on the gardens of Nos.
43, 45, 47, 49, 51 and 53 Carlton Hill.

The impact is considered to be acceptable as the assessment indicates that with the proposal
in place all gardens will see at least two hours of direct sunlight across 50% of their area, in
compliance with BRE guidance. An objector has queried if the calculations factor in the further
overshadowing from the planting for the roof terrace; it is believed that this has not been
factored in, however, it is not considered that such planting would have a significant impact.

6.3.4 Sense of Enclosure

The proposed new building on the site would be of an increased height, bulk and scale than
the existing. As such, it has the potential to impact on the sense of enclosure to neighbouring
windows and gardens.

The neighbouring properties with most potential for impact are the mews dwellings at the
opposite side of Ryder's Terrace (including 3a Blenheim Passage) and Beatrice House at 1
Ryder's Terrace. It is acknowledged that currently, the outlook from a number of these single-
aspect dwellings faces over the garden for the application site and as a result of the preposal,
the new building would extend along in front of these houses. However, the distance between
the highest (i.e. two storey) part of the new building and the properties opposite wouid be
approximately 14.5m, which is considered to be a reasonabie separation and would not
unduly impact on the sense of enclosure to these properties. The relationship with some of the
properties at Ryder’s Terrace would improve as a result of the setting back of the building into
the plot, in particular Nos. 20 and 21 which currently face the two storey L-shaped building at
a distance of approximately 9m. With regard to Beatrice House, the new building would be set
back into the site and therefore would not face the windows to the Blenheim Passage
elevation of that neighbouring building; and it is not considered that the bulk of the new
building woutd have any significant detrimental impact on the north facing windows which
overlook the rear garden for 53 Cariton Hill (with which Beatrice House is linked).

With regard to the properties at Carlton Hill to the north, whilst the new building would be
higher and wider than the existing, the relationship is considered acceptable given the
circumstances of the case. The Carlton Hill properties are dual aspect and have relatively
large rear gardens (ranging between approximately 16m and 19m in depth) and the proposed
building would be set off the boundaries (in some locations it would be set further back than
the existing building). As such, it is not considered that permission could reasonably be
refused on this basis.

The new building would extend further east than the existing, towards the boundary with the
former residential care home at 41 Abbey Road. The nearest part to the boundary would be
single storey, with the fwo storey element set off the boundary by approximately 7.5m. The
proposal will result in additional bulk when viewed from 41 Abbey Road, however, given the
relatively deep rear garden at No.41 (approximately 20m), the relationship is considered
acceptable.

6.3.5 Privacy

The proposai involves glazing on all elevations and the provision of a roof terrace at first fioor
level over the single storey element adjacent to the boundary with 41 Abbey Road (i.e. the
eastern part of the site).

The main glazing is proposed to the south and east elevations facing Ryder’s Terrace and the
rear of 41 Abbey Road respectively. The 14.5m distance between the windows and the mews
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properties at the opposite side of Ryder's Terrace is considered acceptable, particularly given
the much closer relationship between the two sides of the mews further to the west
(approximately 6m). The windows to the eastern elevation would be within 7.5m of the
boundary with 41 Abbey Road, however, as outlined above, that building is a further 20m
away and the rear garden is already overlooked by the houses at Ryder's Terrace. As such,
the retationship is considered acceptable.

The windows at first floor level to the rear elevation overlocking the gardens at Cariton Hill and
the flank elevation facing Blenheim Passage serve non-habitable rooms and therefore can be
obscure-glazed to prevent overlooking.

The windows at ground floor level will be largely contained behind the boundary walls.

The roof terrace at first floor level is modest in size and is set in from the edges of the roof by
planting in order to provide adequate separation from the boundaries with the neighbouring
properties. It does not raise concemns with regard to the potential for neise and disturbance to
neighbouring properties.

Concerns have been raised regarding overlooking to neighbouring properties when the green
roofs are being maintained, however, this will oniy occur on a very infrequent basis and would
not justify refusal. :

A new pedestrian gate is proposed leading from Ryder's Terrace {opposite 22A Ryder's
Terrace). Whilst privacy and security concems have been raised, it is not considered that the
new gate would raise any significant issues in this regard; this is not an uncommon
relationship and indeed there are similar distances between the front doors at either side of
the mews further west at Ryder’s Terrace.

8.3.6 Noise and disturbance

Mechanical plant is proposed within the basement with an external intake and extract system
and a condenser proposed at garden level (adjacent to the boundary with 41 Abbey Road). An
acoustic report has been provided by the appiicant and the City Council's Environmental
Health officer has not raised objections; subject to conditions to protect against noise and
vibration for neighbours. On this basis, the proposals do not raise noise concerns.

6.4  Transportation/Parking

The submitted plans show off-street parking provision for three vehicles (one within an
underground space accessed by a car lift and two at surface level within the driveway). This
provision is above the requirement of UDP Policy TRANS 23, however, given the size of the
dwelling it would be unreasonable to refuse the application on these grounds.

Provision is made within the front garden for cycle parking, which is welcomed.

The residents parking bay to the front of the site would need to be relocated to allow for the
widened entrance gate. This would require a Traffic Management Order, which must be
undertaken and completed prior to work starting on the site. This involves a separate
application to the Council as Highways Authority and all costs would be borne by the
applicant.

There is no objection to the new pedestrian gate off Ryder's Terrace, subject to the gate not
opening over the road.

6.5 Economic Considerations

Not applicable.
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6.6 Equalities and Diversities

There is level access to the new house and a lift is proposed internally to provide access to
the upper and lower floors.

6.7  Other UDP/Westminster Policy Considerations

None relevant.

6.8 London Plan

The proposal does not raise strategic issues.

6.9  Planning Obligations

The development is of insufficient scale to generate the need for planning obligations.
6.10 Environmental Assessment including Sustainability and I':"iodiversi‘ly Issues

The proposal aims to meet Level 4 of the Code for Sustainable Homes, which is considered to
be acceptable.

The sustainability features proposed include a range of passive and active energy effictency
measures. The measures include the use/installation of glazing to reduce heating
requirements and provide naturat daylighting, ventilation systems, gas fired condensing
boilers and a heat exchanger for the pool plant. A rainwater harvesting system is proposed to
irrigate the garden. The applicant is not proposing any renewable energy measures, however,
they can achieve Code 4 without such measures, and there is no policy requirement in this
case for renewable energy given that the scheme is not classed as ‘major development’. The
measures proposed are considered acceptable.

Trees

The Arboricultural Manager has previously raised concerns regarding the impact of the
proposal on the TPO Sycamore tree within the application site and the Walnut tree at 47
Carlton Hill, as well as concerns about the extent of garden/landscaping proposed.

The applicant has not undertaken the trial investigation requested by the Arboricultural
Manager when considering the previous withdrawn application, however, the extent of the
building has been pulled back from the root protection area of this tree since that application
and therefore it is considered that there are not sufficiently strong grounds on which to refuse
the application on this basis. The Arboricultural Manager is now satisfied with the improved
relationship with the root protection area for the Walnut tree at 47 Carlton Hill.

With regard to landscaping, the Arboricultural Manager has queried the soil depth proposed,
in order to ensure that there is sufficient scope to provide suitable replanting. The applicant
has subsequently confirmed that a minimum of 1m soil depth will be provided across the site.
Whiist the Arboricultural Manager has made further comments about the space for
landscaping and the proposed landscaping plan, it is not considered that permission could be
refused on this ground alone and recommends that an improved landscaping scheme is
sought by condition. An existing Rowan tree will be lost which is regrettable, however, it can
be replaced by new planting.

The Arboricultural Manager has also queried the construction method statement as it
appeared that the basement layout was different than the planning application drawings,
however, the applicant has clarified which plans are relevant and the Arboricultural Manager
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has since confirmed verbally that the proposals are broadly acceptable, subject to detailed
conditions.

The application site is not within a flood risk area or critical surface water location, however, a
condition is recommended requiring the applicant to impiement a Sustainable Urban Drainage
System (they have aiready indicated that rainwater harvesting witl be provided for irrigation).

Green roofs {intensive and extensive) are proposed which are welcomed, and a maintenance
strategy is required by condition.

6.11 National Policy/Guidance Considerations

Central Government's National Planning Policy Framework (NPPF) came into effect on 27
March 2012. It sets out the Government’s planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government’s existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.

Until 27 March 2013, the City Council was abtle to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans "according to their degree of consistency” with the NPPF. The relevant policies in the
City Plan which has replaced the Core Strategy have been discussed in this report and other
policies in the previous report have not changed significantly. Westminster's City Plan:
Strategic Policies was adopted by Fuli Council on 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given to relevant policies according to their
degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise.

6.12 Otherlssues
6.12.1 Basement Excavation

The impact of this type of development is at the heart of concerns expressed by residents
across many central London Boroughs, heightened by well publicised accidents occurring
during basement constructions. Residents are concerned that the excavation of new
basements is a risky construction process with potential harm to adjoining huildings and
occupiers. Many also cite potential effects on the water table and the potential increase in the
risk of flooding.

Studies have been undertaken which advise that subterranean development in a dense urban
environment, especiaily basements built under existing vulnerable structures is a challenging
engineering endeavour and that in parficular it carries a potential risk of damage to both the
existing and neighbouring structures and infrastructure if the subterranean development is ill-
planned, poorly constructed and does not property consider geology and hydrology.

While the Building Regulations determine whether the detailed design of buildings and their
foundations will aliow the buildings to be constructed and used safely, the National Ptanning
Policy Framework March 2012 states that the planning system should contribute to and
enhance the natural and locat environment by preventing both new and existing development
from contributing to or being put at unacceptable risk from, or being adversely affected by land
instability.
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The NPPF goes on to state that in order to prevent unacceptable risks from land instability,
planning decisions should ensure that new development is appropriate for its location. It
advises that where a site is affected by land stability issues, responsibility for securing a safe
development rests with the developer and/or landowner.

The NPPF advises that planning decisions should ensure that a site is suitable for its new use
taking account of ground conditions and land instability and any proposals for mitigation, and
that adequate site investigation information, prepared by a competent person, is presented.

Officers consider that in the light of the above it would be justifiable to adopt a precautionary
approach to these types of development where there is a potential to cause damage to
adjoining structures. To address this, the applicant has provided a structural engineer's report
explaining the likely methodology of excavation. Any report by a member of the relevant
professional institution carries a duty of care which should be sufficient to demonstrate that
the matter has been properly considered at this early stage.

The purpose of such a report at the planning application stage is to demonstrate that a
subterranean development can be constructed on the particular site having regard to the site,
existing structural conditions and geology. It does not prescribe the engineering techniques
that must be used during construction which may need to be altered once the excavation has
occurred. The structural integrity of the development during the construction is not controlled
through the planning system but through Building Regulations and the Party Wall Act.

The Building Control officer has assessed the report and considerers that the proposed
construction methodology appears satisfactory. Should permission be granted, this statement
will not be approved, nor wilt conditions be imposed requiring the works to be carried out in
accordance with it. The purpose of the report is to show that there is no foreseeable
impediment to the scheme satisfying the Building Regulations in due course. It is considered
that this is as far as this matter can reasonably be taken as part of the consideration of the
planning application. Detailed matters of engineening techniques, and whether these secure
the structural integrity of the development and neighbouring buildings during the course of
construction, are controlled through other statutory codes and regulations, cited above. To go
further would be to act beyond the bounds of planning control.

The City Management Plan will include policies specifically dealing with basement and other
subterranean extensions. These policies are at an early stage of development and will not
carry any weight as a material planning consideration until they have progressed significantly
along the route to adopiion.

86.12.2 Construction Management

A Construction Management Plan (CMP) has been submitted to outline the likely
arrangements during the excavation and construction process.

The CMP advises that the development is expected to take 11 manths to construct, with the
following timescales for each phase:

Demolition — 5 weeks

Piling — 8 weeks

Basement Formation — 16 weeks
Erection of Steel Frame — 5 weeks
Cladding — 4 weeks

Fit Out — 10 weeks

They advise that all vehicles will approach the site from Abbey Road turning into Blenheim
Terrace. The main contractor will inform delivery operators of the route to minimise disruption
to surrounding local residents. A condition schedule of Blenheim Passage and Ryder’s
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Terrace, including the pavements, will be taken prior to works commencing and upen
completion of the works, and the contractor will be responsible for making good any damage
caused. The contractor’s office and site weifare facilities will be located within the site and the
site will be hoarded during the works, to a height of approximately 3m. Demolition waste will
be routed to the side of the site and picked up by a grab lorry, which will reverse onto the site
using a banksman at the comner of Blenheim Passage and Ryder’s Terrace. The vehicles will
then drive out of the site. The same arrangements will be used for grab lorries removing
excavation spail.

The basement is proposed 1o be formed using a ‘top-down’ construction, with the ground floor
slab cast prior to the basement being dug. This will allow for a working platform on which the
loading, spoil removal and deliveries can be managed within the site. The applicant
anticipates between four and six grab lorries per day during the excavation of the basement,
resulting in about 150 lorry movements in total. Loading of each lorry is expected to take 15-
30 minutes. The construction of the new building will involve delivery and erection of a steel
frame structure, the lomies using the same area as used by the grab lorries earlier in the
process. The main contractor will operate a booking system for deliveries in order to prevent
multiple vehicles arriving at the one time. Vehicle movements will occur outside of school run
hours of 08.00-09.00 and 15.00-16.00.

Whilst a CMP has been submitted, it does not include a 24 hour contact number for residents
and, as such, a condition is recommended requiring submission of an updated plan. It should
be noted that Highways Licensing will retain the ability to grant and control any highways
licences that are required and the Parking Team will be responsible for granting any
temporary suspensions of residents parking bays (such as the space immediately in front of
the site). Notwithstanding the strong objections from neighbours on grounds of the traffic
disruption, disturbance, noise, dust etc likely during the building works, it would not be
reasonable to refuse the planning application on this basis and it is considered that the CMP,
in conjunction with a condition to limit the hours of noisy works, will mitigate the impact on
residents and the local area. To go further than this would go beyond the bounds of planning
control.

6.12.3 Other

An objector mentions the inconsistency between the applicant’s submission documents with
regard to the gross floorspace of the building; the floorspace proposed is 1120m2, however,
this does not equate to ‘major development’ for the purposes of the sustainability policies as
only one residential unit is proposed.

An Informative is recommended to advise the applicant of the concerns raised by Building
Control and Environmental Health with regard to means of escape. As this is dealt with under
separate iegislation it would not be reasonable to refuse planning permission on this basis.

‘Rights to light’ are private rights which do not fall under the consideration of a planning
application.

The Council cannot prevent the property being sold on in the future as this does not fall within
its remit.

6.13 Conclusion

Qverall, the proposal to demalish the existing building and to replace it with a two storey single
famity dwelling plus basement/part sub-basement is recommended for approval as it is
considered to accord with the relevant City Plan and UDP policies relating to land use, design,
amenity, highways, trees and sustainability.
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BACKGROUND PAPERS

1. Application form.

2. Letter from Karen Buck MP dated 21 July 2014 with attached letter from local resident and
response from City Council.

3. Emails from Councillor Freeman dated 16 July 2014 and 17 July 2014.

4. Letter from English Heritage dated 11 August 2014.

5. Letter from St John’s Wood Society dated 03 July 2014.

6. Letters from resident of 47 Carlton Hill dated 11 July 2014, 18 July 2014, 19 July 2014 and other
attachments.

7. Emailsfletters from resident of 45 Carlton Hill dated 8 July 2014, 25 July 2014 (x2).

8. Letters from resident of 59 Carlton Hill dated 10 July 2014 and 31 July 2014.

9. Letters from freeholder of 16 Blenheim Terrace dated 07 August 2014 and 26 September 2013.

10. Emailsfetter from residents of 21 Ryder's Terrace dated 13 July 2014, 29 July 2014, 01 August
2014

11. Email from resgident of 20 Ryder's Terrace dated 5 August 2014.

12. Email from resident of 24 Ryder's Terrace dated 1 August 2014.

13. Email from resident of 60 Cariton Hill dated 5 August 2014.

14, Letter and email from residents of 23 Ryder's Terrace dated 24 July 2014 and 28 July 2014.

15. Email from owner of 22a Ryder's Terrace dated 23 July 2014,

16. Email from resident of 3a Blenheim Passage dated 14 September 2014.

17. Letter from resident of 22A Blenheim Terrace dated 25 July 2014.

18. Email from managing agent for 27, 29, 31 and 57 Blenheim Terrace dated 29 July 2014,

19. Email from resident of 45 Blenheim Terrace dated 30 July 2014.

20. Email from resident of 67 Cariton Hill dated 3 August 2014.

21. Email from resident of 28 Blenheim Temrace dated 23 July 2014.

22. Email from resident of 49 Cariton Hill dated 24 July 2014.

23. Email from resident of 9 Ryder's Terrace dated 27 July 2014,

24. Email from resident of 36 Blenheim Terrace dated 24 July 2014.

25. Email from resident of 105 Clifton Hill dated 28 July 2014.

26. Memorandum from Cleansing Manager dated 14 July 2014.

27. Email from Thames Water dated 7 July 2014.

28. Memorandum from Highways Planning Manager dated 14 July 2014.

29. Email from Building Control dated 11 July 2014.

30. Memorandum from Environmental Health dated 14 July 2014.

31. Memorandum from Arboricultural Manager dated 16 September 2014.

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT OLIVER GIBSON ON 020 7641 2680 OR BY
E-MAIL - ogibson@westminster.gov.uk
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14/06107/FULL
DRAFT DECISION LETTER
Address: 40 Ryder's Terrace, London, NW8 OEE
Proposal: Demolition of existing building and erection of a single dwellinghouse (Class C3)

comprising lower basement, basement, ground and one upper floor. Associated
works including landscaping, alterations to boundary wails and existing vehicular
and pedestrian entrances and installation of condenser units within enclosure to
eastern boundary of site.

Plan Nos: Site Location Plan, 1639 (PL) 010 Rev P1, 011 Rev P1, 012 Rev P1, 013 Rev P1,
014 Rev P1, 015 Rev P1, 016 Rev P1, 017 Rev P1, 019 Rev P1, 020 Rev P1, 021
Rev P1, 022 Rev P1, 023 Rev P1, 024 Rev P1, 025 Rev P2, 026 Rev P1, 027 Rev
P1, 028 Rev P1, 029 Rev P1, 030 Rev P1, 031 Rev P1, 031 Rev P1, 032 Rev P1,
033 Rev P1, 034 Rev P1, 035 Rev P1, 036 Rev P1, 037 Rev P1, 040 Rev P1, 041
Rev P1, Planning Statement dated June 2014, Design and Access Statement dated
June 2014, Heritage Appraisal dated June 2014, Daylight and Sunlight Assessment
dated 09 June 2014, Construction Management Plan Rev B dated June 2014,
Energy Strategy/Code 4 Report and Sustainability Statement dated May 2014,
Acoustic Report dated 23 June 2014, Tree Survey Assessment dated May 2014,
Details of green roofs document, Root Investigation statement dated 05 July 2013.

For information: Construction Method Statement Rev A dated June 2014, Site
Investigation Report dated May 2013.

Case Officer: Claragh Mulhern Direct Tel. No. 020 7641 2535

Recommended Condition{s) and Reason(s):

e

1 Th{e-'d'eve#opm.efnt_ 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 Qo'unci{_‘é_'s lbc;al planning authority pursuant to any conditions on this decision letter.
Reason: SR

" For the avoi__c_,iaﬁéé“df'déubt and in the interests of proper planning.

2 Except for basement excavation work, you must carry out any building work which can be
heard at the bdundary of the site only:
* between.08.00 and-18.00 Monday to Friday;
* between 08.00 and 13.00.on Saturday; and
* not at.all on Sundays, bank holidays and public holidays.

You must carry out basement exc&éﬁﬁh-work only:
* between 08.00 and 18.00 Monday'to Friday; and
* not at all on Saturdays, Sundays, bahk holidays and public holidays.

Noisy work must not take p'l‘age éqtéide.;,tﬁése hdurs. (C11BA)

"Reason: " R

To protect the environment of neighbouring residents. This is as set out in $29 and $32 of
Westminster's City Plan: Strategic Poligies adopted November 2013 and ENV 6 of our
Unitary Development Plan that we adopted in-January 2007. (R11AC)

4
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You must put up the plant screen shown on the approved drawings before you use the
machinery. You must then maintain it in the form shown for as long as the machinery
remains in place. (C13DA)

Reason:

To protect neighbouring residents from noise and vibration nuisance, as set out in $29 and
$32 of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and
ENV 7 of our Unitary Development Plan that we adopted in January 2007. (R13AC)

With the exception of the area marked 'inset terrace' on Dwg No 1639(PL) 022 Rev P1, you
must not use the roofs of the building for sitting out or for any other purpose. You can
however use the roof to escape in an emergency. (C21AA)

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in
$29 of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 13 of
our Unitary Development Plan that we adopted in January 2007. (R21AC)

You must not put up an extension or form any windows or other openings (other than those
shown on the plans) in the outside walls of the building without our permission. This is
despite the provisions of Classes A, B, C, D, E, G and H of Part 1 of Schedule 2 to the
Town and Country Planning General Permitted Development Order 1995 (or any order that
may replace it). (C21HA)

Reason;

To protect the privacy and environment of people in neighbouring properties, as set out in
$29 of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 13 of
our Unitary Development Plan that we adopted in January 2007. (R21AC)

Pre Commencement Condition. No development shall take place, including any works of
demclition, until a construction management plan for the proposed development has been
submitted to and approved in writing by the City Council as local planning authority. The plan
must include the following details (where appropriate):

(i) a construction programme including a 24 hour emergency contact number:

(i parking of vehicles of site operatives and visitors (including measures taken to
ensure satisfactory access and movement for existing occupiers of neighbouring properties
during construction);

(iii} locations for loading/unloading and storage of plant and materials used in
constructing the development;

(iv} erection and maintenance of security hoardings (including decorative displays and
facifities for public viewing, where  appropriate);

{v) wheel washing facilities and measures to control the emission of dust and dirt during
construction; and

(vi)  ascheme for recycling/disposing of waste resulting from demolition and construction
works.

You must not start work until we have approved what you have sent us. You must then carry
out the development in accordance with the approved details.

Reason:
To protect the environment of residents and the area generally as set out in $28 of
Westminster's City Plan: Strategic Policies adopted November 2013 and STRA 25, TRANS
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23, ENV 5 and ENV 6 of our Unitary Development Pian that we adopted in January 2007.

You must provide each car parking space shown on the approved drawings and each car
parking space 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 using the development as set out in STRA 25 and
TRANS23 of our Unitary Development Plan that we adopted in January 2007. (R22AB)

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 TRANS 10
of our Unitary Development Plan that we adopted in January 2007.

You must not carry out demalition work unless it is part of the complete development of the
site. You must carry out the demolition and development without interruption and according
to the drawings we have approved. (C29BB)

Reason:

To maintain the character of the St John’s Wood Conservation Area as set out in $25 and
528 of Westminster's City Plan: Strategic Policies adopted November 2013 and DES 1 and
DES 9 (B) of our Unitary Development Plan that we adopted in January 2007 and Section
74(3) of the Planning (Listed Buildings and Conservation Areas) Act 1990. (R29AC)

You must apply to us for approval of detailed drawings of a hard and soft landscaping
scheme which includes the number, size, species and position of trees and shrubs. 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 6 months 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 5
years of planting them, you must replace them with trees of a similar size and species.
(C30CB)

Reason: .

To improve the appearance of the development, to make sure that it contributes to the
character and appearance of this part of the St John’s Wood Conservation Area, and to
improve its contribution to biodiversity and the local environment. This is as set out in 825,
528 and S38 of Westminster's City Plan: Strategic Policies adopted November 2013 and
ENV 16, ENV 17, DES 1 (A) and paras 10.108 to 10.128 of our-Unitary Development Plan
that we adopted in January 2007. (R30CD)

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
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what you have sent us. You must then carry out the work according to the approved details.

Reason:

To make sure that the trees on the site are adequately protected during building works. This
is as set out in S38 of Westminster's City Plan: Strategic Policies adopted November 2013
and DES 1 (A}, ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in
January 2007. (R31AC)

You must arrange for an arboricultural consultant who is registered with the Arboricultural
Association, or who has the level of qualifications or experience (or both) needed to be
registered, to supervise the development. You must apply to us for our approvai of the
details of such supervision including:

o] identification of individual responsibilities and key personnel.

o induction and personnel awareness of arboricultural matters,

0 supervision schedule, indicating frequency and methods of site visiting and record
keeping

0 procedures for dealing with variations and incidents.

You must not start any work until we have approved what you have sent us. You must then
adhere to the approved supervision schedule.

Reason:

To make sure that the trees on the site are adequately protected during building works. This
is as set out in S38 of Westminster's City Plan: Strategic Policies adopted November 2013
and DES 1 (A), ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in
January 2007. (R31AC)

(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
non-emergency 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 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
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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 LAS0, 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;

(9) 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), (8) 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 832 of Westminster's City Plan: Strategic Policies adopted November 2013, 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.

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 ENVE (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.

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 13 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 $32 of Westminster's City Plan: Strategic Policies adopted November 2013, by
contributing to reducing excessive ambient noise levels,

You must provide the following bio-diversity features before you start to use any part of the
development, as set out in your application:
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intensivé and extensive green roofs,
You must not remove any of these features. (C43FA)

Reason:

To increase the biodiversity of the environment, as set out in $38 of Westminster's City Plan:
Strategic Policies adopted November 2013 and ENV 17 of our Unitary Development Plan
that we adopted in January 2007. (R43FB)

The design and structure of the development shall be of such a standard that it will protect
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 8.87, 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.

The new dwellings shall achieve a Code for Sustainable Homes (2011 edition) rating of no
less than ‘Level 4', (or any such national measure of sustainability for house design that
replaces that scheme of the same standard).

A post construction certificate issued by the Building Research Establishment or other
independent certification body confirming this standard has been achieved must be
submitted for approval by the Local Planning Authority within 3 months of completion on site.

Reason:

To comply with Policy $28 of the City Council's City Plan: Strategic Policies adopted
November 2013, which expects that development within Westminster addresses the wider
environmental impacts of the development, and Policy 5.3 and 5.11 of the London Plan
(2011).

You must apply to us for approval of samples of the facing materiais you will use, including
glazing and a sample panel of stonework which shows the colour, texture, face bond and
jointing and elevations and roof plans annotated to show where the materials are to be
located. 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 using the approved
materials.

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area. This is as
set out in 525 and S28 of Westminster's City Plan: Strategic Policies adopted November
2013 and DES 1, DES 4 and paras 10.108 to 10.128 of our Unitary Development Plan that
we adopted in January 2007. (R26DD)

You must apply to us for approval of detailed drawings of the following parts of the
development:-
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) all new doors and windows (elevations 1:20 with detailed sections at 1:5);
ii) the new metal gates;

iii} railing details,

iv}) rooflights.

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 details. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area. This is as
set out in 525 and 528 of Westminster's City Plan: Strategic Policies adopted November
2013 and DES 1, DES 4 and paras 10.108 to 10.128 of our Unitary Development Plan that
we adopted in January 2007. (R26DD)

Pre Commencement Condition. You must apply to us for approval of details of a
biodiversity management plan in relation to the intensive and extensive green roofs. You
must not start any work until we have approved what you have sent us. You must carry out
the measures in the biodiversity management plan according to the approved details before
you start to use the building. (C43CA)

Reason:

To protect and increase the bicdiversity of the environment, as set out in CS38 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 17 of our
Unitary Development Plan that we adopted in January 2007. (R43CB)

You must not attach flues, ducts, soil stacks, soil vent pipes, or any other pipework other
than rainwater pipes to the outside of the building unless they are shown on the approved
drawings. (C26KA)

Reason;

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the St John’s Wood Conservation Area. This is as
set out in 25 and $28 of Westminster's City Plan: Strategic Policies adopted November
2013 and DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary
Development Plan that we adopted in January 2007. {R26BE)

You must not put structures such as canopies, fences, loggias, trellises or sateilite or radio
antennae on the roof terrace. (C26NA)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area. This is as
set out in 525 and 828 of Westminster's City Plan: Strategic Policies adopted November
2013 and DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary
Development Plan that we adopted in January 2007. (R26BE)

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. (C26PA)
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Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area. This is as
set out in S$25 and S28 of Westminster's City Plan: Strategic Poficies adopted November
2013 and DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary
Development Plan that we adopted in January 2007. (R26BE)

You must not paint any outside walls of the building without our permission. This is despite
the fact that this work would normally be ‘permitted development’ (under class C of part 2 of
schedule 2 to the Town and Country Planning General Permitted Development Order 1995,
or any order that may replace it). (C26WA)

Reason:

To make sure that the appearance of the buiiding is suitable and that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area. This is as
set out in 25 and $28 of Westminster's City Plan: Strategic Policies adopted November
2013 and DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary
Development Plan that we adopted in January 2007. (R26BE)

Pre Commencement Condition. You must apply to us for approva! of details of how you
will reduce the development's effect on the biodiversity of the environment in relation to
sustainable urban drainage. You must not start any work until we have approved what you
have sent us. You must carry out this work according to the approved details before you
start to use the building. (C43AA)

Reason:

To reduce the effect the development has on the biodiversity of the environment, as set out
in $38 of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 17 of
our Unitary Development Plan that we adopted in January 2007. (R43AB)

The glass that you put in the first floor windows in the rear (north) and side (west) facing
elevations elevation of the building must not be clear glass, and you must fix it permanently
shut. You must apply to us for approval of a sample of the glass (at least 300mm square).
You must not start work on the relevant part of the development until we have approved the
sample. You must then fit the type of glass we have approved and must not change it
without our permission. {(C21DB)

Reason:
To protect the privacy and environment of people in neighbouring properties. This is as set
out in $29 and $32 of Westminster's City Plan: Strategic Policies adopted November 2013
and ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

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: Strategic Policies adopted November 2013 and TRANS 2 and
TRANS 3 of our Unitary Development Plan that we adopted in January 2007. (R24AC)
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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 heaith or the
environment. This site investigation must meet the water, ecology and general requirements
outlined in 'Contaminated land, a guide to help developers meet planning requirements’ -
which was produced in October 2003 by a group of London boroughs, including
Westminster.

You must apply' to us for approval of the following investigation reports. You must apply to us
and receive our approval for phases 1, 2 and 3 before any demolition or excavation work
starts, and for phase 4 when the development has been completed.

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.
(C1BAA)

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)

Informative(s):

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: Strategic Policies adopted November 2013, Unitary Development
Plan, 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.

Please read the following.

* British Standard BS: 5837 (2005} and later revisions - Recommendations for trees in
relation to construction

* National Joint Utilities Group guide NJUG 10 - Guidelines for the planning,
installation and maintenance of utility services in proximity to trees (1295)

* Arboricuitural Practice Note APN 1 - Driveways close to trees (1996), and the
products available to provide hard surfaces close to trees. (I192AA)
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This site is in a conservation area. By law you must write and tell us if you want to cut, move
or trim any of the trees there. You may want to discuss this first with our Tree Officer on 020
7641 6096 or 020 7641 2922. (132AA)

You will need to re-apply for planning permission if another authority or council department
asks you to make changes that will affect the outside appearance of the building or the
purpose it is used for. (123AA)

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 phone our Highways Licensing
Team on 020 7641 2560. (135AA)

Please make sure that the lighting is designed so that it does not cause any nuisance for
neighbours at night. If a neighbour considers that the lighting is causing them a nuisance,
they can ask us to take action to stop the nuisance (under section 102 of the Clean
Neighbourhoods and Environment Act 2005). (I39AA)

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 pliease
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 phone 020 7641 2642. 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). (I0SAC)

When carrying out building work you must do all you can to reduce noise emission and take
suitable steps to prevent nuisance from dust and smoke. Please speak to our Environmental
Health Service to make sure that you meet all requirements before you draw up the
contracts for demolition and building work.

Your main contractor should also speak to our Environmental Health Service before starting
work. They can do this formally by applying to the following address for consent to work on
construction sites under Section 61 of the Control of Pollution Act 1974.

24 Hour Noise Team
Environmental Health Service
Westminster City Hall

84 Victoria Street

London
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SW1E 6QP
Phone: 020 7641 2000

Our Environmental Health Service may change the hours of working we have set out in this
permission if your work is particularly noisy. Deliveries to and from the site should not take
place outside the permitted hours unless you have our written approval. {I50AA)

You are encouraged to join the nationally recognised Considerate Constructors Scheme.
This commits those sites registered with the Scheme to be considerate and goed
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.

Please make sure that the street number and buiiding 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. If you would like more
information, you can contact Ray Gangadeen on 020 7641 7064. (I54AA)

This development has been identified as potentially liable for payment of the Mayor of
London's Community Infrastructure Levy (CIL). Responsibility for paying the levy runs with
the ownership of the land, unless another party has assumed liability. We will issue a CIL
Liability Notice to the landowner or the party that has assumed liability with a copy to the
planning applicant as soon as practicable setting out the estimated CIL charge.

If you have not already done so you must submit an Assumption of Liability Form to
ensure that the CIL liability notice is issued to the correct party. This form is available on the
planning portal at

http://www. planningportal.gov. uk/planning/applications/howtoapply/whattosubmit/cil

Further details on the Mayor of London's Community Infrastructure Levy can be found on our
website at: hitp:/Avww.westminster.gov.uk/services/environment/planning/apply/mayoral-ci/.
You are reminded that payment of the CIL charge is mandatory and there are strong
enforcement powers and penalties for failure to pay.

Our Environmental Health officers advise that, although it is not possible to be certain from
your submitted plans, the scheme may not provide sufficient natural light into and a
reasonable view from the main habitable rooms. You are recommended to refer to the
Housing Health and Safety Rating System - Housing Act 2004 guidance to obtain full details
about the requirement for natural lighting and reasonable view. The dwelling may therefore
be considered for action under the Housing Act 2004 by our Residential Environmental
Health team. In those circumstances, that team would have the power to require works to
improve natural light and the view to the affected rooms (which may require planning
permission) or alternatively, where this is not practicable, to prohibit the use of those rooms.
For further advice, please contact:

Residential Environmental Health Team
4th Floor East, Westminster City Hall
64 Victoria Street

London SW1E 8QP

Website www.westminster.gov.uk
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Email res@westminster.gov.uk
Tel : 020 7641 3003 Fax : 020 7641 8504

You are advised that the proposed layout may not meet the requirements of the Building
Regulations in terms of means of escape and remote rooms.

Fractures and ruptures can cause burst water mains, low water pressure or sewer flooding.
You are advised to consult with Thames Water on the piling methods and foundation design
to be employed with this development in order to help minimise the potential risk to their
network. Please contact:

Thames Water Utilities Ltd

Development Planning

Maple Lodge STW

Denham Way

Rickmansworth

Hertfordshire

WD3 98Q

Tel: 01923 898072

Email: Devecon. Team@thameswater.co.uk

This permission is based on the drawings and reports submitted by you including the
structural methodology report. For the avoidance of doubt this report has not been assessed
by the City Council and as a consequence we do not endorse or approve it in anyway and
have included it for information purposes only. Its effect is to demonstrate that a member of
the appropriate institution applying due diligence has confirmed that the works proposed are
feasible without risk to neighbouring properties or the building itself. The construction itself
will be subject to the building regulations and the construction methodology chosen will need
to satisfy these regulations in all respects.
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