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planning report GLA/5209/01  

9 March 2020 

227 Wood Lane, White City 
in the London Borough of Hammersmith & Fulham 

planning application no. 2020/00300/FUL  

Strategic planning application stage 1 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; Town & 
Country Planning (Mayor of London) Order 2008. 

The proposal 

Demolition and redevelopment of the site to construct a mixed use development comprising 80 self-
contained residential units, a 632 sq.m. office use and 350 co-living apartments (Sui Generis use) within 
buildings ranging in height from 8 to 29-storeys with associated internal and external communal amenity 
space, together with associated landscaping, public realm, cycle parking and car parking. 

The applicant 

The applicant is Wood Lane Real Estate and Women’s Pioneer Housing and the architect is AHMN. 

Strategic issues summary 

Principle of estate regeneration: The like for like replacement of the existing social rented units would be 
provided as well as an overall increase in social rented floorspace. The scheme accords with the relevant 
key principles for estate regeneration (paragraph 20 to 27).  

Land use principle and co-living: Replacement office floorspace would be provided with a substantial 
quantitative and qualitative improvement proposed. Whilst the principle of large-scale co-living could be 
acceptable, the quantum of communal kitchen/dining facilities proposed is not sufficient for the number of 
residents and would not be convenient to access for residents on upper floors. To ensure compliance with 
the criteria set out in Policy H16 of the Mayor’s intend to publish London Plan, the floorplans should be 
revised to provide additional communal kitchen facilities (paragraphs 28-35 and 54-63).   

Housing and affordable housing: The applicant’s Financial Viability Appraisal is being scrutinised to 
ensure the scheme delivers the maximum viable amount of affordable housing. Early and late stage viability 
review mechanisms are required, in line with the Viability Tested Route. Replacement social rent units 
should be secured and the affordability of intermediate DMR units confirmed. (paragraph 36 to 49).  

Urban design and heritage: The design, layout, height and massing of the scheme is acceptable and 
would not harm any designated heritage assets. A fire strategy is required (paragraph 50 to 75). 

Environment and climate change: Noise and air quality mitigation is acceptable. Further clarification and 
discussion is required in relation to the applicant’s energy strategy and urban greening (paragraph 76 to 80). 

Transport: Disabled parking and cycle parking is acceptable, subject to the latter being redesigned to 
ensure compliance with the London Cycling Design Guide. Commensurate financial contributions are 
required towards the provision of step-free access and increased station capacity at White City Station 
(paragraph 81 to 90).  

Recommendation 

That Hammersmith & Fulham Council be advised that the application does not comply with the London 
Plan and the Mayor’s intend to publish London Plan, for the reasons set out in paragraph 94; however, the 
possible remedies set out in this report could address these deficiencies.    
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Context 
 

1 On 29 January 2020, the Mayor of London received documents from Hammersmith & 
Fulham Council notifying him of a planning application of potential strategic importance to develop 
the above site for the above uses. Under the provisions of The Town & Country Planning (Mayor 
of London) Order 2008 the Mayor must provide the Council with a statement setting out whether 
he considers that the application complies with the London Plan and the Mayor’s intend to publish 
London Plan, and his reasons for taking that view. The Mayor may also provide other comments. 
This report sets out information for the Mayor’s consideration in deciding what decision to make. 

2 The application is referable under the following categories of the Schedule to the Order 
2008:  

• Category 1B(c): “Development (other than development which only comprises the provision 
of houses, flats, or houses and flats) which comprises or includes the erection of a building 
or buildings - outside Central London and with a total floorspace of more than 15,000 square 
metres.” 

• Category 1C: “Development which comprises or includes the erection of a building 
of…more than 30 metres high and is outside the City of London.” 

3 Once Hammersmith and Fulham Council has resolved to determine the application, it is 
required to refer it back to the Mayor for his decision as to whether to direct refusal; or allow the 
Council to determine it itself. 

4 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 has been taken into account in the 
consideration of this case. 

5 The Mayor of London’s statement on this case will be made available on the GLA website, 
www.london.gov.uk. 

Site description 

6 The 0.22 hectare site is located in White City to the north of the A40 Westway. The site is 
broadly triangular in shape and is bounded by Wood Lane to the east; the central line tube line to 
the south; and four storey residential blocks of flats and associated amenity space to the north. The 
site comprises a four-storey residential building (Browning House) which includes 36 one-bedroom 
flats in affordable housing tenure, as well as a two-storey office building to the south, which is home 
to the Women’s Pioneer Housing headquarters. The site is adjacent to the White City Opportunity 
Area and the Council’s White City Regeneration Area. 

7 The site has a Public Transport Access Level (PTAL) of 6a, on a scale of 0 to 6b, where 6 
represents the highest level of access to the public transport network. Bus stops are located 
directly outside the side on Wood Lane providing access to four bus routes. The closest London 
Underground station is White City, approximately 500 metres to the south of the site, which is 
served by the Central Line. Further to the south is Wood Lane London Underground station which 
is served by the Circle and Hammersmith & City Lines.  
 
8 The A40 Westway runs east-west less than 100 metres to the south of the site and forms 
part of the Transport for London Road Network (TLRN). Transport for London (TfL) and 
Hammersmith and Fulham Council are planning cycling improvements along Wood Lane which 
have been subject to public consultation. The Cycle hire nearest docking station is located 
approximately 100 metres to the south of the site on Wood Lane.  
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9 The site is not within or close to any conservation areas and nor does it contain any Listed 
Buildings, ; however, the wider context includes the Old Oak and Wormholt Conservation Area to 
the west; Wood Lane Conservation Area to the south; and Oxford Gardens/St Quintin Conservation 
Area to the east. However, these are not in close proximity to the site. The closest listed buildings 
are the Burlington Danes School (Grade II) to the north and the BBC TV Centre (Grade II) to the 
south. These are both approximately 500 metres from the site.  

10 There are significant level changes across the site. Wood Lane rises in gradient as it bridges 
over the Central Line which is in a sunken cutting in this location. The site levels fall away from 
Wood Lane towards the southern and western boundaries of the site, creating a level change of 
between 4 to 5 metres. A public pedestrian walkway route runs along the southern boundary of the 
site and links Wood Lane and Pioneer Way. This is served by a set of stairs providing access up to 
the footway on Wood Lane, as well as a private ramped vehicle access route which connects to 
Wood Lane via a dropped kerb. The embankment land to the south which runs parallel to the 
Central Line is a designated Nature Conservation Area. 

Background and context 

11 The freehold owners of the site are the Women’s Pionneer Housing (WPH) Ltd who are a 
housing association established in 1920 who provide residential accommodation for single 
women. The WPH own and manage a portfolio of properties across eight boroughs in west and 
north-west London, the majority of which are studio and one-bedroom flats. Within the immediate 
context to the application site, the WPH also own and manage the single storey residential units 
along Pioneer Way which are just outside of the application site boundary as well as Nightingale 
House on Wood Lane to the north. The other adjacent residential blocks to the north and west  
of the site are owned and managed by the housing association Clarion Housing Group. 
 
12 The development proposals are being brought forwards via a Joint Venture (JV) 
agreement between the WPH and HUB. HUB was selected as the development partner for the 
project by the WPH following a competitive tender process. Through the proposed redevelopment 
of the site, the WPH is seeking to upgrade and enhance their existing residential and office 
accommodation on site, as part of a wider investment programme which seeks to optimise 
housing provision across their existing housing portfolio. 
 
13 In terms of the emerging context, the surrounding White City Opportunity Area is 
undergoing significant regeneration and development. Imperial College London’s White City 
Campus North is located on the opposite side of Wood Lane and includes various buildings in 
residential, student accommodation and office, laboratory and research use ranging in height 
between 9 and 35 storeys. White City Place is to the south on the other side of the A40 Westway 
and comprises a media related campus including the BBC and ITV. The former Dairy Crest site to 
the south east is subject to a live planning application for comprehensive employment-led mixed 
use development as part of Imperial College London’s White City Campus South. Further south, 
are the White City Living and Centre House development sites, which have planning permission 
for residential-led mixed use development. Hammersmith Hospital and Wormwood Scrubs open 
space is to the north east. 

 
Details of the proposal 

14 The application seeks full (detailed) planning permission for the demolition and 
redevelopment of Browning House and the WPH office building and the residential-led mixed use 
redevelopment of the site to construct: 

• two linked buildings ranging in height from 8 to 29 storeys;   

• 80 affordable self-contained residential units for the Women’s Pioneer Housing (WPH);  

• a replacement 640 sq.m. office for the WPH; and  

• 350 co-living units. 
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15 In terms of layout and design, the co-living building would be located in the narrowest corner 
of the site to the south with internal communal facilities located at ground floor level, as well as a 
public cafe, and further internal communal facilities located at levels 8 and the top floor of the 
building (level 27). The WPH office and residential accommodation would be provided to the north 
with the office at ground floor level and a two flanks of one-bedroom residential units provided above 
on levels 1 to 7 facing onto a small podium level courtyard, served by deck access. Outdoor 
communal space is proposed in the form of roof terraces on levels 8 and 27. The basement level 
would include cycle parking, 4 disabled parking spaces, laundry, storage and refuse facilities. 

Figure 1 – illustrative ground floor layout         Figure 2 – illustrative upper floor layout 

     

Case history 

16 On 16 October and 12 November 2019, GLA pre-application meetings were held with the 
applicant and GLA and Hammersmith and Fulham Council officers to discuss the above 
development proposals for the site. The GLA pre-application report issued on 20 December 2019 
set out the following key points: 

• The proposed like for like reprovision of the existing social rented accommodation was 
supported and the scheme would accord with the Mayor’s requirements and principles 
covering estate regeneration. 

• The further housing intensification of the site as part of a comprehensive higher density 
mixed use redevelopment, including the replacement and qualitative enhancement of the 
existing office was supported, subject to this being appropriately secured.  

• The principle of purpose-built shared living accommodation being provided on this site could 
be acceptable, taking into account the site location and access to public transport, walking, 
cycling and employment facilities; however, this is subject to compliance with the criteria set 
out in Policy H18 of the draft London Plan.  

• In terms of the residential quality of the co-living proposal, the layout and quantum of private 
internal space within rooms within the co-living block would be of an acceptable quality and 
accords with requirements set out in Policy H16. However, further discussion and 
assessment is required to demonstrate that the quantum of proposed communal amenity 
space is sufficient to meet the needs of the intended residents, in particular, the size and 
capacity of the kitchen and dining facilities, together with a management strategy. 
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• In terms of affordable housing, the application will be considered under the Viability 
Tested Route to ensure the maximum level of affordable housing is provided. Early and 
late stage viability review mechanisms will be required. In addition, intermediate DMR 
units should be provided at a range in affordability levels below the relevant maximum 
household income cap, including some units at or close to the London Living Rent levels. 

• The overall design, layout, height, massing and architectural appearance of the emerging 
proposals was supported, subject to further assessment of key details as part of any future 
planning application.  

Strategic planning issues and relevant policies and guidance 

17 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area comprises the 2018 Hammersmith and Fulham Local Plan 
and the 2016 London Plan (consolidated with alterations since 2011). 

18 The following are relevant material considerations: 

• The National Planning Policy Framework: 

• National Planning Practice Guidance 

• The London Plan intend to publish version (December 2019) – which should be taken 
into account on the basis set out in paragraph 48 of the NPPF. 

• The Mayor’s Affordable Housing & Viability Supplementary Planning Guidance (SPG) 
(2017) 

• The Mayor’s Good Practice Guidance to Estate Regeneration (2018)  

• Hammersmith and Fulham, Planning Guidance Supplementary Planning Document 
(SPD) (2018). 

 
19 The relevant strategic issues and corresponding policies are as follows:  

• Estate regeneration London Plan; London Plan intend to Publish ; the Mayor’s Good 
Practice Guide to Estate Regeneration; Affordable Housing and 
Viability SPG;  

• Land use principle London Plan; London Plan intend to Publish 

• Purpose Built Shared 
Living 

• Housing  

Housing SPG; London Plan intend to Publish 

London Plan; London Plan intend to Publish; Affordable Housing & 
Viability SPG; Housing SPG; Shaping Neighbourhoods: Play and 
Informal Recreation SPG; the London Housing Strategy; 

• Urban design London Plan; London Plan intend to Publish; Shaping 
Neighbourhoods: Character and Context SPG; Housing SPG;  

• Historic environment London Plan; London Plan intend to Publish; Shaping 
Neighbourhoods: Character and Context SPG    

• Inclusive access London Plan; London Plan intend to Publish ; Accessible London: 
Achieving an Inclusive Environment SPG; 

• Climate change London Plan; London Plan intend to Publish; Sustainable Design 
and Construction SPG; London Environment Strategy;  

• Transport London Plan; London Plan intend to Publish; the Mayor’s Transport 
Strategy;  
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Principle of estate regeneration 

20 As the development proposes the demolition of housing in affordable social rent tenure, 
the application is subject to strategic policies and planning guidance relating to the replacement of 
existing housing and estate regeneration. These are set out within London Plan Policy 3.14 and 
Policy H8of the Mayor’s intend to publish London Plan, with further guidance provided in the 
Mayor’s Affordable Housing and Viability SPG and the Mayor’s Good Practice Guide to Estate 
Regeneration (GPGER).  
 
21 London Plan Policy 3.14 states that the loss of existing housing, including affordable 
housing, should be resisted unless it is replaced at existing and higher densities with at least 
equivalent floorspace. Policy H8 of the Mayor’s intend to publish London Plan seeks to resist the 
demolition of affordable housing unless it is replaced by an equivalent amount of affordable 
housing floorspace, affordable housing floorspace reprovided on a like for like basis and 
integrated into the development to ensure mixed and inclusive communities. All estate 
regeneration schemes involving the demolition and replacement of affordable housing are 
required to follow the Viability Tested route and should seek to provide a net uplift in affordable 
housing in addition to minimum requirement for replacement affordable housing floorspace. 
 
22 As set out in the draft London Plan, all estate regeneration schemes should take into 
account and reflect the following key principles set out in the Mayor’s Good Practice Guide to 
Estate Regeneration (GPGER) which apply to all estate regeneration schemes in London: 

• like for like replacement of existing affordable housing floorspace 

• an increase in affordable housing 

• full rights of return for any social housing tenants 

• fair deal for leaseholders/freeholders 

• full and transparent consultation and involvement. 
 
Like for like replacement 

23 The 36 existing affordable housing studio units in social rent tenure are on average 29 sq.m. 
in size, which falls below the current minimum national and London Plan space standards. Through 
the proposed redevelopment, 36 replacement one-bedroom / two-person units would be provided in 
social rent tenure, which would all either comply with or exceed the space standard one-
bedroom/two-person residential unit and range from 50 sq.m. to 61 sq.m. for wheelchair units. This 
would result in a significant overall net increase in social rented accommodation in terms of 
floorspace, as set out below and would ensure that the quality of the existing affordable housing 
stock is significantly enhanced. This is strongly supported. 

Table 1 – Like for like replacement of existing social rented floorspace 

 Existing Proposed Net change 

Floorspace 1,438 1,890 + 452 

Habitable rooms 36 72 + 36 

Unit number 36 36 0 

 
Full right to return or remain for social tenants 

24 Policy H8 of the Mayor’s intend to publish London Plan states that replacement affordable 
housing should be secured in social rent tenure where it is facilitating a right to return for existing 
social rent tenants; however, where households do not benefit from a right to return, replacement 
housing may be provided as either social rent or London Affordable Rent housing. At present, the 
residential units on site are being let as temporary accommodation under assured shorthold 
tenancies (AST) and therefore none of the occupants benefit from a right to return; however, 
these are still being replaced on a like for like basis, as social rent units, which is welcomed.  
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An increase in affordable housing 

25 The proposed development would increase in affordable housing. The social rented 
floorspace would increase in terms of floorspace and habitable rooms, as set out in table 1 above. 
In addition to this, a further 44 additional one-bedroom / two-person sized intermediate affordable 
housing units would be provided, in Discount Market Rented (DMR) tenure (88 habitable rooms). 
Whilst the affordable housing offer is assessed in more detail below, the provision of additionality 
on site accords with the key principle set out in Policy H8 and the Mayor’s GPGER.   

Full and transparent consultation 
 
26 The GPGER sets out the Mayor’s aspirations for full and transparent consultation, and 
meaningful ongoing involvement with estate residents throughout the regeneration process, to 
ensure resident support. From 18 July 2018, the Mayor requires any landlord seeking GLA 
funding for estate regeneration projects which involve the demolition of existing affordable or 
leasehold homes to demonstrate that they have secured resident support for their proposals 
through a ballot, subject to certain specified exemptions and transitional arrangements. The 
Women’s Pioneer Housing have confirmed that will not be seeking GLA grant funding towards the 
scheme, so a ballot is not required in this instance. The public consultation and engagement 
process undertaken as set out in the planning and design and access statements is acceptable. 
 
Conclusion – Principle of estate regeneration 
 
27 Overall, the proposed development would accord with the requirements and key principles 
for estate regeneration as set out in London Plan Policy 3.14, Policy H8 of the Mayor’s intend to 
publish London Plan and the associated guidance in the Mayor’s Affordable Housing and Viability 
SPG and the Mayor’s GPGER. Accordingly, the comprehensive redevelopment of the site can be 
supported. 
 

Land use principle  

Housing supply 

28 To achieve housing targets, both London Plan Policy 3.3 and Policy H1 of the Mayor’s intend 
to publish London Plan emphasise the need to optimise potential housing delivery on brownfield 
sites through higher density residential development. This also includes the sensitive intensification 
of brownfield sites in residential use, subject to a scheme’s compliance with London Plan and draft 
London Plan policies which cover estate regeneration and redevelopment of the existing housing 
stock. The proposed scheme would provide a net increase in 44 self-contained units, alongside a 
further 350 non self-contained co-living units in Class sui generis use. Co-living units can contribute 
towards meeting the 10 year housing targets, on the basis set out in paragraph 4.1.9 of the Mayor’s 
intend to publish London Plan. As such, the principle of the further housing intensification of the site 
as part of a comprehensive residential-led mixed use development is accepted. 

Large-scale purpose-built shared living 

29 The Mayor’s intend to publish London Plan recognises that large-scale purpose-built shared 
living developments may provide an alternative housing option for single people in the private rented 
sector, alongside conventional self-contained housing accommodation and other forms of shared 
private rented accommodation available in the existing housing stock, such as HMOs; however, this 
is subject to purpose-built shared living developments complying with the criteria set out in Policy 
H16. This requires: 

• good quality design; 

• schemes to contribute towards the objective to provide mixed and inclusive neighbourhoods; 
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• appropriate on-site management by a single management agent, secured by planning 
obligation; 

• minimum tenancy lengths of no less than three months; 

• sufficient communal facilities and services to meet the requirements of the proposed number 
of residents; and 

• private units providing adequate functional layouts and living spaces.  
 
30 Section 3.5 of the Mayors Housing SPG (2016) provides guidance on new housing products 
such as shared living schemes and recognises that this form of housing can play an important role 
in meeting housing need, subject to proposals:  

• being of a high quality and well designed, meeting relevant HMO/Housing Act standards;  

• meeting identified housing need;  

• supporting the creation of mixed and balanced communities;  

• contributing towards affordable housing provision;  

• have effective management arrangements;  

• are located in areas of high public transport access; and are not used as student, hostel or 
temporary homeless accommodation.   

 
31 The overall principle of purpose-built shared living accommodation being provided on this 
part of the site is acceptable, taking into account the site location and surroundings, access to public 
transport, walking, cycling and employment facilities and its provision does not raise any strategic 
planning concerns in relation to the wider objective to provide mixed and inclusive communities. 
However, to be acceptable in principle, any co-living proposal should comply with the design quality 
and management criteria set out above, which is assessed in more detail below. 
 
Non-residential uses 

32 The existing office accommodation on site (355 sq.m.) would be reprovided and significantly 
enhanced as part of the proposed development with a modern 632 sq.m. purpose built new office 
provided for the Women’s Pioneer Housing, which will also be more visible on Wood Lane, 
compared to the existing office. The qualitative and quantitative enhancement in office floorspace 
complies with London Plan Policy 4.1, 4.2 and Policies E1 and E2 of the Mayor’s intend to publish 
London Plan. Policy E3 of the Mayor’s intend to publish London Plan states that planning obligations 
securing affordable workplace should be considered in defined circumstances in order to achieve 
specific social, cultural or economic development purposes. This includes workspace 
accommodation for charities, voluntary and community organisations and social enterprises and 
disadvantaged groups and in instances where there is affordable workspace on site currently.  

33 GLA officers consider that this policy would apply to the existing workspace on site, which 
forms the head office for the Women’s Pioneer Housing, who are a charity and affordable housing 
provider for women, and also noting that the Women’s Pioneer Housing do not pay any rent to 
occupy the office, which they own the freehold of. GLA officers understand that the new office will be 
provided as part of the Joint Venture agreement and will be restricted to WPH occupation and use, 
who would not pay rent on the new facility. This is acceptable and accords with Policy E3 of the 
Mayor’s intend to publish London Plan. Further discussion is required to confirm how this 
commercial arrangement would be secured by Section 106 agreement.  

34 A cafe would also be provided at the base of the co-living tower fronting Wood Lane and 
would also include a small co-working area to the rear. These facilities would be publicly accessible 
and would help to activate the frontage along Wood Lane, which is supported. 

 



 page 9 

Conclusion – Land use principle 
 
35 In summary, the comprehensive redevelopment and housing intensification of the site as part 
of a comprehensive higher density mixed use redevelopment, including the replacement and 
qualitative enhancement of the existing office and housing stock is strongly supported. Whilst the 
principle of a large-scale co-living building could be acceptable, there are strategic planning 
concerns in terms of the quantum and accessibility of communal kitchen/dining space proposed, 
taking into account the number of residents and floors within the building. This is set out in more 
detail below and must be addressed to ensure compliance with Policy H16. 

Housing and affordable housing 

Affordable housing and viability 
 
36 London Plan Policies 3.11 and 3.12 and Policy H4 of the Mayor’s intend to publish London 
Plan seek to maximise the delivery of affordable housing, with the Mayor setting a strategic target 
for 50% of all new homes to be affordable. Hammersmith & Fulham Council Local Plan sets a 
borough wide target of 50% affordable housing and states that the Council will seek a tenure split 
of 60% social rent/affordable rent and 40% intermediate housing.  
 
37 All estate regeneration schemes which propose demolition are required to follow the 
‘Viability Tested Route’ and are not eligible for the ‘Fast Track Route’, as set out in Policies H5 
and H8 of the Mayor’s intend to publish London Plan. These applications are expected to provide 
an uplift in affordable housing in addition to the baseline requirement for like for like replacement 
of existing affordable housing floorspace, as set out above. Policy H16 of the Mayor’s intend to 
publish London Plan also states that all purpose built shared living schemes should follow the 
‘Viability Tested Route.’  
 
38 As set out above, the application proposes 36 one-bedroom/ one-person sized units in 
social rent tenure to replace the existing housing provision on site. In addition to this, 44 one-
bedroom/ one-person intermediate tenure Discount Market Rent units are proposed. The 
remaining residential element on site would comprise 350 co-living units in sui generis use. Once 
the minimum policy requirement for the like for like replacement of the existing 36 social rent units 
on the site is accounted for, with the tenure of the additional affordable housing comprising 
entirely of intermediate DMR units.  
 
39 H16 confirms that shared living accommodation is not suitable for on-site affordable 
housing as the units do not comply with the minimum space standards which apply to self-
contained housing in Class C3 use. Stand-alone proposals for purpose-built shared living are 
therefore required to contribute towards affordable housing via a cash in lieu payment to enable 
the delivery of self-contained affordable housing off-site to be delivered as part of the Council’s 
affordable housing programme, with either an upfront or annualised payment required based on 
50% discount to gross market rent values.  
 
40 In this instance, the purpose-built shared living building forms the enabling market tenure 
residential element to support the affordable housing provision and like for like replacement. This 
is supported, given the strategic priority is to secure like for like replacement affordable housing 
and to maximise the delivery of affordable housing provision on any estate regeneration scheme, 
in accordance with Policy H8 of the draft London Plan.   
 
41 The applicant has submitted a Financial Viability Assessment (FVA) which is being 
scrutinised by GLA officers and to assess whether the maximum viable level of affordable 
housing is proposed, More detailed GLA viability comments to inform the Council’s independent 
assessment of the FVA will be provided to the Council and applicant in due course. In line with 
the Viability Tested Route, both early and late stage viability review mechanisms will be required 
and should be secured in any Section 106 agreement. These should be in line with the formulas 
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and related guidance set out in the Mayor’s Affordable Housing and Viability SPG and subject to 
further discussion with GLA officers prior to Stage 2.  
 
Affordability 

42 The Mayor’s preferred affordable housing tenures are set out in his intend to publish 
London Plan, which includes social rent/London Affordable Rent; London Living Rent and London 
Shared Ownership.  
 
43 The provision of low cost rented housing in the form of social rent is strongly supported 
and this should be secured in any Section 106 agreement by reference to Social Target Rent 
levels, which is inclusive of service charges. In terms of nominations, the applicant has proposed 
that the Women’s Pioneer Housing would control 50% nominations, with the remaining 
nominations being provided by the Council, subject to residents meeting the Women’s Pioneer 
Housing eligibility criteria in terms of gender and occupancy. This is acceptable in strategic 
planning terms, taking into account the specific circumstances and specialist type of housing 
provision and affordable housing provider in this particular case.  
 
44 As a minimum, the proposed Discount Market Rent (DMR) units should be affordable to 
households on incomes up to maximum of £60,000 a year. In addition, annual housing costs 
(including rent and service charges) should be no greater than 40% of net household income.  
The applicant’s affordable housing statement states that the DMR rent levels (inclusive of service 
charges) would be affordable for households on incomes of £48,000 a year, which is welcomed, 
and would be provided at London Living Rented (LLR) levels. This is strongly supported. For the 
avoidance of doubt, the LLR for the ward in question is £899 per month for a one-bedroom unit 
(2020/21). DMR rent levels should be confirmed and secured in any Section 106 agreement. 
 
Housing mix 
 
45 London Plan Policy 3.8 and Policy H10 of the Mayor’s intend to publish London Plan state 
that new development should generally consist of a range of unit sizes. Policy H10 sets out a 
number of factors which should be considered when determining the appropriate housing mix on 
a particular scheme. This includes housing need and demand, the nature and location of a site, 
the requirement to optimise housing potential and deliver mixed and inclusive neighbourhoods. 
The draft London Plan recognises that one-bedroom units play a very important role in meeting 
housing need and can reduce pressure to subdivide larger homes (paragraph 4.10.4).  
 
46 The self-contained housing element of the proposed development comprises entirely of 
one-bedroom units and therefore addresses the housing needs of single person households only. 
This is acceptable in this instance, taking into account the particular circumstances of the 
redevelopment proposals in terms of the Women’s Pioneer Housing’s purpose as an affordable 
housing provider for single women and the site location and characteristics.  
 
Children’s play space 

47 London Plan Policy 3.6 and Policy S4 of the Mayor’s intend to publish London Plan seek 
to ensure that development proposals include suitable provision for play and recreation, and 
incorporate good-quality, accessible play provision for all ages, of at least 10 sqm. per child, with 
further detail in the Mayor’s ‘Shaping Neighbourhoods: Play and Informal Recreation’ SPG.  
 
48 Whilst the provision of Class C3 one-bedroom/one-person units would theoretically 
generate a child yield and play space requirement using the GLA calculator (84 sq.m.), in reality, 
these units would be occupied by single women / single person households, as they will be 
owned and managed by the Women’s Pioneer Housing. Accordingly, the absence of a play space 
strategy and assessment is acceptable in this instance given the unique circumstances. 
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Management of co-living accommodation 
 
49 A co-living management plan has been submitted setting out how the co-living block 
would be managed and maintained to ensure the long-term quality of the accommodation, 
communal spaces and building management services, concierge, including room and linen 
cleaning, security emergencies and deliveries. Tenancies would range from a minimum of 3 
months, with 6, 9 and 12-month tenancies also proposed. This is acceptable and meets the 
minimum expectations set out in the Mayor’s intend to publish London Plan. The management 
plan should be secured by Section 106 agreement, in line with Policy H16. Policy H16 of the 
Mayor’s intend to publish London Plan is clear that purpose built shared living should not be used 
in the future as Class C3 self-contained housing, given the size of rooms proposed, which fall 
short of the London Plan space standards.  
  

Urban design  

Design, layout, public realm and landscaping 
 
50 London Plan Policies 7.1 to 7.5, together with Policies D1-D3, D8 of the Mayor’s intend to 
publish London Plan and the Housing SPG (2016) apply to the design and layout of development 
and set out a range of urban design principles relating to the quality of public realm, the provision of 
convenient, welcoming and legible movement routes and the importance of designing out crime by, 
in particular, maximising the provision of active frontages and minimising inactive frontages.  

51 The layout of the scheme responds appropriately to the opportunities and constraints on the 
site and the overall design principles set out above. Active frontages would be provided at ground 
floor level fronting Wood Lane which would comprise office and cafe uses and co-living communal 
amenity space, with legible and welcoming entrances provided serving these uses and the 
affordable and co-living accommodation above. Landscaping improvements are proposed along 
Wood Lane through the provision of planted set back areas adjacent to the footway. An improved 
public route is proposed linking Wood Lane to Pioneer Way through a series of landscaped terraces 
proposed with switch back ramps to address level changes alongside steps and ensure provision for 
both cyclists and those with mobility issues. Cyclists would also be able to use Pioneer Way, as a 
more direct route. This approach is supported. The Council should ensure visually permeable 
ground floor glazing is provided where office and commercial uses are immediately adjacent to 
Wood Lane and this ramped route to the rear of the site, which should be secured by condition.  

Quality of the co-living product 
 
Private internal accommodation 

52 The qualitative and quantitative quality of co-living proposals is of paramount importance to 
their acceptability and to protect the amenity and quality of life of the future residents. Whilst Policy 
H16 of the Mayor’s intend to publish London Plan acknowledges there are currently no minimum 
internal space standards for the type of residential product proposed, it states that units should be 
appropriately sized and laid out to provide adequate functional living space for residents. In this 
respect, GLA officers recognise that an appropriate balance should be struck in ensuring rooms 
benefit from sufficient space and living facilities, whilst also ensuring the units are also not self-
contained studios in Class C3 use. The proposed co-living units would range in size between 24 
sq.m. and 27 sq.m, with the larger units proposed to meet the 10% wheelchair user requirements. 
Illustrative room layouts are shown in Figure 3 below.  
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Figure 3 – the applicant’s proposed co-living unit (24 sq.m.) 

      

53 The co-living units would include a double bed; a built-in wardrobe; an ‘en suite’ bathroom; a 
kitchenette providing scope to prepare small meals (which would include a hob, microwave, sink, 
cupboards and a small fridge/freezer); and a small seating area designed for a single person. The 
layout seeks to provide three distinct zones within each unit for cleaning, sleeping and eating / 
resting. The vast majority of units would be single aspect (apart from those within the apex of the 
floorplan); however, no north facing single aspect units are proposed. No external private amenity 
space is proposed for individual rooms in the form of balconies, which is acceptable in this instance.  
To address noise, air quality and over-heating, the units would be mechanically ventilated; however, 
the occupants will be able to open additional ventilation panels. Overall, the layout and quantum of 
private internal space within rooms would be of an acceptable quality and accords with requirements 
set out in Policy H16.   
 
54 Whilst the unit per core per floor ration (14) significantly exceeds the benchmark in the 2016 
Housing SPG (8), GLA officers recognise that this particular standard is based on self-contained 
housing and therefore consider the unit per core per floor ratio proposed to be acceptable in this 
instance, given the maximum number of occupants likely on each floor and subject to the applicant’s 
management plan being secured by Section 106. The layout of communal corridors ensures natural 
light and window seating would be provided on each floor, which is supported.  
 
Shared communal amenity space 
 
55 In terms of the communal amenity space, Policy H16 requires this to be sufficient to meet 
the requirements of the proposed number of residents and should include convenient to access 
kitchens, dining rooms, lounge areas, as well as laundry and drying facilities and a concierge 
desk. Outdoor communal amenity space is also required. 
 
56 In total, the scheme proposes 1,114 sq.m. of internal communal floorspace, which 
represents 3.2 sq.m. per room / occupant. Communal amenity space on the upper ground floor 
level of the building would comprise a cafe, co-working space, lobby reception area and a small 
gym. The whole of Level 8 of the building would comprise large open plan shared kitchen and 
dining area, with lounge and co-working areas. This would link to an outdoor terrace. Additional 
internal communal floorspace is proposed at Level 27 in the form of a lounge, games area, 
cinema room, with an outdoor terrace wrapping around the building to the south and east. 
In total, 372 sq.m. of external communal amenity space is proposed, which equates to 1.1 sq.m. 
of outdoor communal space per room/occupant. Laundry facilities and additional storage lockers 
would be provided at lower ground floor level. This assessment includes a number of non-
essential amenity uses, including the cafe, gym and workspace uses, which requires further 
discussion.  
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Table 2 – internal and external communal amenity space (GIA) 

 Total (sq.m.) Average per person (sq.m.) 

Internal communal space 1 1,125 3.2 

External outdoor communal space 372 1.1 

 
57 Kitchen and dining facilities would therefore be clustered in one single facility, rather than 
being distributed across smaller facilities on each floor, as is common with student housing 
schemes. The applicant set out its rationale for this approach during GLA pre-application 
meetings. This seeks to ensure the communal cooking and dining space is as generous and 
sociable as possible to encourage interaction and the design and the location and design of this 
space has been informed by research and soft market tests they have undertaken with potential 
tenants of co-living schemes. The submitted floorplans show a total of 20 kitchen stations with 
hobs, ovens and sinks. This cooking space would be wrapped by an open plan dining area, 
breakfast bar and lounge area, with cold and dry food storage provided in rows flanking the south-
western elevation of the building. The applicant has stated that the kitchen/dining space would 
provide capacity for 24 people to be cooking at any one time, with 74 people sitting to eat.  
 
58 The physical capacity of this space to accommodate the proposed number of occupants at 
peak dining times has been assessed by the applicant; however, even based on the applicant’s 
assumptions2 (which itself requires further discussion and agreement), the quantum of space 
provided would only cater for 50% of the 350 intended residents within the co-living tower should 
they all wish to prepare and eat a meal on the same evening. Whilst this may not be the case 
every evening during the week, this should be the baseline assumption underpinning the 
provision of communal amenity space within the building, with sufficient communal kitchen and 
dinging space available or all residents to prepare a meal on any weekday evening.  
 
59 In addition to this, the provision of a single kitchen and dining facility serving 350 rooms 
and 25 storeys of co-living accommodation also raises the concern that this space would not be 
sufficiently accessible or convenient of the scheme to ensure that individual rooms are not 
occupied as self-contained units and residents deciding to eat in their rooms due to the lack of 
capacity and accessibility of the communal kitchen and dining facilities and waiting times for lifts 
and kitchen stations. Three lifts would be provided within the building; however, convenient 
access for all residents to the communal kitchen would be constrained due to the number of floors 
and residents during peak periods. Currently, given that the overall quantity and ease of access to 
communal spaces is considered inadequate, officers consider that the incentive to use the 
communal amenity space provided would be undermined and, on this basis, residents are likely 
to spend most of their time in their private rooms, with these being used more akin to an 
undersized self-contained Class C3 unit.  
60 As such, GLA officers do not consider the application complies with two key requirements 
of Policy H16 in relation to communal kitchen/dining facilities which would not be sufficient to 
meet the requirements of the intended number of residents and would not be convenient to 
access. The application should be revised to provide additional communal kitchen / dining 
facilities to improve both the quantum and accessibility of the facilities and ensure all resident can 
prepare meals during evening periods.  
 
61 In terms of laundry facilities, a 60 sq.m. laundry room would be provided on the lower 
ground floor level, with 35 washing machines and 35 dryers (one machine per 10 residents). This 
would be available for use 7 days a week between 8am and 8pm. As set out above, bed lining 
would be washed and dried every two weeks and could be secured as part of the applicant’s 
management plan. The floor of the building would also include a 60 sq.m. of storage room. This is 

 
1 This figure includes the cafe, lobby reception, gym, kitchen/dining, lounge, co-working, games and laundry areas.   
2 This assessment assumes that individuals take 30 minutes to cook a meal at the kitchen stations between 18.00 and 
21.30.  



 page 14 

acceptable. The use and management of these facilities and regular cleaning services set out 
above should secured as part of the applicant’s management plan.  
 
Residential quality – Self-contained residential units 
 
62 Minimum quantitative standards for private internal space, private outdoor space and floor 
to ceiling heights apply to all tenures and types of self-contained housing in Class C3 use, as set 
out in Policy D4 of the draft London Plan. In addition, residential and mixed use developments 
should maximise the provision of dual aspect units and normally avoid single aspect units that are 
north facing or exposed to significant adverse noise impacts.  
 
63 Self-contained residential units for the Women’s Pioneer Housing would all be dual aspect 
and would meet or exceed with the minimum standards in the London Plan and the Mayor’s 
intend to publish London Plan in terms of internal and would all have private outdoor amenity 
space in the form of balconies, as well as access to the communal deck facing onto a communal 
courtyard. This provides a significant enhancement to the existing housing on site in terms of 
design and residential quality, which is supported. The unit per core per floor ratio is 12, excluding 
the top floor. This exceeds the benchmark ratio in the Housing SPG (8 units per floor); however, 
this is considered acceptable in this particular instance, taking into account the intended number 
of occupants and noting the deck access arrangement. The approach to mitigate noise and air 
quality issues, which is set out below in more detail, is considered appropriate, taking into account 
the site constraints. Overall, the quality of the self-contained units is acceptable. 
 
Height, massing and tall buildings 

64 London Plan Policy 7.7 and Policy D9 of the Mayor’s intend to publish London Plan state that 
tall buildings should be part of a plan-led and design-led approach, incorporating the highest 
standard of architecture and materials. Tall buildings should not have an unacceptably harmful 
impact on their surroundings in terms of their visual, functional, environmental and cumulative 
impacts. Tall buildings should also be subject to additional design scrutiny and design review, as set 
out in Policy D4. 

65 Overall, the massing, design and architectural appearance of the 29-storey tower responds 
positively to opportunities presented by this site and the surrounding context. The tower is relatively 
slender and would be placed in the narrowest southern section of this triangle site. This has the 
benefit of allowing the building elevations on all sides of the building to create a strong visual 
presence flanking Wood Lane and Pioneer Way, with the narrowest profile of the building chamfered 
to provide an attractive angled presence when viewed from the south, together with the adjacent 35-
storey residential tower. The base of the tower would be well-activated and the building would 
further enhance legibility and wayfinding in the area. A design review has been undertaken, in line 
with Policy D4, and the proposals have also been subject to an iterative process of pre-application 
design scrutiny with both GLA and Hammersmith and Fulham Council planning and design officers. 
Accordingly, the height of the proposed tower is supported, taking into account the proposed design 
and the existing and emerging context in the opportunity area and having regard to the visual, 
environmental, heritage and townscape impacts as set out below and the overall architectural and 
materials quality of the proposed building.  

66 The Women’s Pioneer Housing would be appropriately stepped down to 8-storeys to respond 
to the immediate context to the north and west, which is supported. 

Architectural quality and materials 

67 The architectural approach for the co-living tower proposes a strong gridded vertical brick 
framework structure to emphasise the slender profile of the building, with appropriate levels of 
detailing and depth provided within the brick facades to reveal window openings, alongside 
attractive perforated bronze metal panels. In line with the GLA’s pre-application advice, the applicant 
has proposed additional detailing to better articulate the north-facing facade given its visual 
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prominence with additional windows provided. Overall, the architectural appearance and design of 
the tower is strongly supported.  

68 The eight-storey Women’s Pioneer Housing building would be clad in a slightly darker brick 
and would feature two-storey brickwork columns, with green glazed tiles and metal balconies 
proposed. This approach is also strongly supported and would ensure that an appropriately distinct 
yet visually cohesive and attractive approach is followed across the two buildings which would 
significantly enhance the architectural and townscape character of this part of Wood Lane. 

Microclimate impacts  

69 Daylight, sunlight, overshadowing, solar glare and wind microclimate impacts arising from 
the proposed scheme has been assessed as part of the applicant’s Environmental Statement (ES), 
taking into account the existing baseline situation and cumulative impacts and industry standard 
best practice guidelines. Having reviewed this assessment, whilst there would be some impacts, 
these are considered to be acceptable and, overall, the scheme would not cause unacceptable 
adverse impacts in terms of daylight/sunlight, solar glare or pedestrian comfort levels.   

Heritage impact 

70 London Plan Policy 7.8. and Policy HC1 of the Mayor’s intend to publish London Plan 
states that development should conserve heritage assets and avoid harm. The Planning (Listed 
Buildings and Conservation Areas) Act 1990 sets out the statutory duties for dealing with heritage 
assets in planning decisions. In relation to listed buildings, all planning decisions should “have 
special regard to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses”.  
 
71 The NPPF states that when considering the impact of the proposal on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation and the more 
important the asset, the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting. Where a proposed 
development will lead to ‘substantial harm’ to or total loss of the significance of a designated 
heritage asset, local planning authorities should refuse consent, unless it can be demonstrated 
that the substantial harm or loss is necessary to achieve substantial public benefits that outweigh 
that harm or loss. Where a development will lead to ‘less than substantial harm’, the harm should 
be weighed against the public benefits of the proposal, including securing its optimum viable use.   
 
72  The site is not within a conservation area and is not in close proximity to any Grade Listed 
Buildings or conservation areas. The wider context includes the Old Oak and Wormholt 
Conservation Area to the west; Wood Lane Conservation Area to the south; and Oxford Gardens/St 
Quintin Conservation Area to the east. The closest listed buildings are the Burlington Danes School 
(Grade II) to the north and the BBC TV Centre (Grade II) to the south. Both are approximately 500 
metres from the site. 

73 The visual impact of the proposed development on these designated heritage assets has 
been assessed in the applicant’s Townscape, Visual Impact and Heritage Assessment (TVIHA) 
submitted as part of the Environmental Statement. Having regard to this assessment and taking into 
account the baseline conditions and the proposed and cumulative impacts, GLA officers consider 
that the proposals would not harm the designated heritage assets listed above.  

Fire safety 

74 In line with Policy D12 of the Mayor’s Intend to Publish London Plan the future application 
should be accompanied by a fire statement, prepared by a suitably qualified third party assessor, 
demonstrating how the development proposals would achieve the highest standards of fire safety, 
including details of construction methods and materials, means of escape, fire safety features and 
means of access for fire service personnel. Further to the above, Policy D5 within the Mayor’s Intend 
to Publish London Plan seeks to ensure that developments incorporate safe and dignified 
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emergency evacuation for all building users. In all developments where lifts are installed, as a 
minimum, at least one lift per core (or more subject to capacity assessments) should be a suitably 
sized fire evacuation lift suitable to be used to evacuate people who require level access from the 
buildings. A fire strategy is not listed within the application documents and cannot be located within 
the planning submission. This should be provided, in accordance with the above policies. 

Inclusive design 
 
75 London Plan Policy 7.2 and Policy D5 of the Mayor’s intend to publish London Plan require 
that all new development achieves the highest standards of accessibility and inclusive design. As 
set out in London Plan Policy 3.8 and Policy D7 of the draft London Plan, all new homes should 
meet the Building Regulations M4(2) standard for ‘accessible and adaptable dwellings‘, with at least 
10% of homes designed to meet the M4(3) standard for ‘wheelchair user dwellings’. Both the self-
contained and co-living elements of the scheme comply with the requirement for wheelchair user 
dwellings, which is supported and should be secured by condition. Step free access to the office, 
communal residential cores and internal and external facilities would be provided, as well as 
significantly enhancements to the existing pedestrian route linking Wood Lane to Pioneer Way. As 
such, the application complies with the above policies. 

Climate change 
 
Energy  
 
76 Based on the applicant’s energy strategy, the scheme would achieve a 60% site wide 
reduction in CO2 emissions compared to Building Regulations Part L, of which 49% would be 
achieved through renewable (be green) measures. This exceeds the minimum on-site 
requirement for overall reduction in CO2 emissions and would be achieved through a range of 
energy efficiency measures, including an efficient mechanical ventilation and heat recovery 
system; measures to address overheating, including solar glazing, deep window reveals and 
ventilation panels; and air source heat pumps to provide a green/renewable way of generating 
and distributing heating and hot water. This overall strategy is supported. Notwithstanding this, 
further discussion and assessment is required on the following technical issues:  

• the decision to assess the performance of co-living units as ‘non-domestic’, rather than 
‘domestic’ given their intended occupation and the implications this has in terms of the 
Mayor’s zero carbon target  

• the absence of photovoltaic (PV) panels within the scheme, which requires further 
justification  

• overheating issues – noting that the WPH residential units pass overheating fail the 
overheating assessment criteria during heatwave conditions   

• Further information is required to confirm the potential to connect to district heating and 
ensure the scheme is future-proofed to enable connection to a DHN in the future. 

Flood risk and sustainable urban drainage 
 
77 The site is located in Flood Zone 1 and has a ‘very low’ risk of surface water flooding, 
although there is a small area to the south which is shown as having a ‘high risk’, as is the Central 
Line to the south. The surface water drainage strategy will reduce flood risk by restricting surface 
water flows to 2 liters per second for all storms up to the 1 in 100-year event (plus a 40% 
allowance for climate change). This would represent a significant (97%) improvement on the 
existing site. This would be achieved through a combination of green roofs and below ground 
attenuation storage tanks. This approach is acceptable and, overall, taking into account the site 
circumstances and constraints, the proposals comply with the drainage hierarchy and are in 
accordance with London Plan Policy 5.13 and Policy SI12 of the Mayor’s intend to publish London 
Plan.   
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Urban Greening 

78 An Urban Greening Factor (UGF) assessment should be provided, demonstrating how the 
scheme complies with the 0.4 target set out in Policy G5 of the Mayor’s intend to publish London 
Plan. This should be compared to a UGF assessment of the existing site to demonstrate net 
benefits in terms of urban greening. 

Noise and air quality 

79 London Plan Policy 7.14 and Policy SI1 of the Mayor’s intend to publish London Plan state 
that London’s air quality should be significantly improved and exposure to poor air quality should be 
reduced, especially for vulnerable people. Policy SI1 states that development proposals should not 
create unacceptable risk of high levels of exposure to poor air quality and should ensure design 
solutions are incorporated to prevent or minimise increased exposure to existing air pollution. 
London Plan Policy 7.15 and Policy D13 of the Mayor’s intend to publish London Plan state that 
development should manage noise levels to avoid significant adverse noise impacts on health and 
quality of life and mitigate and minimise potential adverse noise impacts.  

80 The site is in a high noise environment close to the A40 (Westway) and adjacent to the 
Central Line and Wood Lane. The site is within an Air Quality Management Area. Baseline and 
predicted NO2 concentrations exceed the UK objective limits from ground floor to level 4 of the 
scheme (and compliant with these objectives above this height). Noise, vibration and air quality 
impacts have been appropriately assessed as part of the applicant’s Environmental Statement, 
taking into account baseline and predicted conditions. Air pollution levels from ground floor to Level 
4 of the scheme would be mitigated and controlled by the providing sealed external windows and a 
mechanical ventilation heat recovery system to provide alternative ventilation and cooling for internal 
residential units and communal spaces, with NOx/ NO2 filters provided to ensure the provision of 
clean internal air. These mitigation measures are not required from Level 5 and above. Noise and 
vibration issues would be mitigated through the use of high specification glazing and cladding/ 
sound insulation, with acoustic screening and landscaping would be used to mitigate noise impacts 
within external communal spaces. The design and layout also ensure most of the communal open 
spaces are either screened by buildings or located on higher floors to address noise and air quality 
issues. This approach is acceptable and complies with the requirements of London Plan Policy 7.14 
and 7.15 and Policies D13 and SI1 of the Mayor’s intend to publish London Plan. 

Transport 
 
Car parking  
 

81 A car-free development is proposed, except for four blue badge spaces which would be 
provided at lower ground floor level. The absence of standard car parking spaces is supported 
and accords with the car-free expectation set out in Policy T6.1 of the Mayor’s intend to publish 
London Plan. The same policy requires disabled persons parking for new residential 
developments, ensuring 3% of dwellings have a space from the outset and demonstrating that an 
additional 7% of dwellings could be provided with a designated disabled persons parking space 
should the need arise over time. The four disabled parking spaces proposed equate to 3% of the 
total number of self contained residential units in Class C3 use proposed (80 units), but only 1% 
of the combined total housing provision (including 350 co-living units).   
 
82 The provision of disabled parking spaces has been maximised taking into account the site 
constraints associated with the site’s close proximity to Wood Lane and the Central Line tracks to 
the south and the proposed plans. As such, the disabled parking provision is acceptable in this 
particular instance. A CPZ parking permit free-obligation should be secured in any Section 106 
agreement, together with policy compliant electric vehicle charging points.  
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Cycle parking 
 
83 Cycle parking provision would comply with the minimum standard in the Mayor’s intend to 
publish London Plan (479 long stay and 12 short stay spaces) and would be located at lower 
ground floor level. The London Cycle Design Standards (LCDS) have largely been followed with 
the exception that space has not been provided for larger or adapted cycles. As such, the design 
of cycle parking facilities should be reviewed to accommodate 5% larger or adapted cycles in 
accordance with the LCDS.  
 
Site access and walking and cycling 
 
84 The proposals include the removal of the exiting vehicle access on Wood Lane. The 
parking for disabled persons would be accessed via Pioneer Way to the rear of the site alongside 
refuse collections and some servicing activity. Access for cyclists is also proposed via Pioneer 
Way and Wood Lane. Further details of current and proposed function of Pioneer Way and its 
ability to cater for a variety of movements should be provided to ensure there is sufficient capacity 
and avoid user conflicts.  

Active Travel Zone / Healthy Streets 
 
85 An active travel zone assessment (ATZ) has been undertaken on three routes to key 
destinations around the site. The ATZ identifies a number of fairly small-scale measures that 
would enhance the pedestrian environment on these routes and encourage active travel. 
Appropriate improvements should be secured, in line with Policy H2 of the Mayor’s intend to 
publish London Plan. The applicant should also confirm the levels of lighting and passive 
surveillance in place on Pioneer Way as this is a private road not addressed in the Transport 
Assessment.  The site will benefit from the planned cycling improvements along Wood Lane and 
it is welcomed that the applicant has already the engaged with TfL on the coordination of the two 
proposals, which should be subject to continued dialogue.  
 
Transport assessment  
 
86 A healthy streets transport assessment (TA) has been submitted in support of the 
application. The approach to trip generation and mode share are acceptable.   
 
Public transport impact and mitigation 
 
87 Transport for London (TfL) is progressing an improvement scheme at White City London 
Underground station to provide step-free access to the Central Line and additional station 
capacity. Commensurate developer contributions are being sought towards these infrastructure 
upgrades from developments in the vicinity of the station. The Transport Assessment estimates 
that 779 additional two-way London Underground daily trips would be generated by the proposed 
scheme, of which 50% are expected to use the Central Line. On this basis, TfL considers that this 
impact should be mitigated via an appropriate financial contribution towards the station 
enhancement scheme, in line with London Plan Policies 6.2, 6.3 and Policies T3 and T4 of the 
Mayor’s intend to publish London Plan. The impact on local bus services is also being reviewed 
and TfL will advise the Council if any mitigation is required in due course.   
 
Delivery and servicing  
 
88 The framework Delivery and Servicing Plan (DSP) proposes that these movements take 
place on Wood Lane within permitted hours and on Pioneer Way outside of these times. Policy T7 
of the Mayor’s intend to publish London Plan requires development proposals to provide off-street 
servicing as a starting point. Information should be provided on expected delivery vehicle 
numbers, so it can be assessed if on-street servicing can be accommodated without adversely 
impacting the transport network and bus services in this location. Final servicing arrangements 
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should be incorporated into the final DSP which should be secured by condition in line with Policy 
T4 of the Mayor’s intend to publish London Plan. 
 
Construction   
 
89 To accommodate the demolition and construction if the proposed development the 
applicant proposes a gated loading area on Wood Lane. This would require temporary closure of 
the footway and bus lane, alongside the relocation of bus stop P on Wood Lane. Liaison with TfL 
and the Council is encouraged to agree detail of construction arrangements. The submission and 
approval of a construction logistics plan (CLP) should be secured and signed off by the Council in 
consultation with TfL prior to the commencement of the development, in line with Policy T4 of the 
Mayor’s intend to publish London Plan.   
 
London Underground Infrastructure Protection  
 
90 The Central line runs immediately to the south-west of the site and the applicant should 
engage with London Underground Infrastructure protection with regard to construction and final 
design.  
 

Local planning authority’s position  

91 Hammersmith and Fulham Council planning officers are reviewing the scheme and do not 
yet have a committee date identified. 

Legal considerations 

92 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor is required to provide the local planning authority with a statement 
setting out whether he considers that the application complies with the London Plan, and his 
reasons for taking that view. Unless notified otherwise by the Mayor, the Council must consult the 
Mayor again under Article 5 of the Order if it subsequently resolves to make a draft decision on the 
application, in order that the Mayor may decide whether to allow the draft decision to proceed 
unchanged or direct the Council under Article 6 of the Order to refuse the application. There is no 
obligation at this present stage for the Mayor to indicate his intentions regarding a possible direction, 
and no such decision should be inferred from the Mayor’s statement and comments. 

Financial considerations 

93 There are no financial considerations at this stage. 

Conclusion 

94 The policies of the London Plan and the Mayor’s intend to publish London Plan policies on 
estate regeneration, offices, purpose-built co-living, housing and affordable housing, urban design, 
tall buildings, heritage, energy, flood risk and drainage, urban greening and transport are relevant to 
this application. The following strategic planning issues should be addressed to ensure compliance 
with the London Plan and the Mayor’s intend to publish London Plan: 

• Principle of estate regeneration: The like for like replacement of the existing social 
rented units would be provided, as well as an overall net increase in social rented 
floorspace. The scheme accords with the relevant key principles for estate regeneration.  

• Land use principle and co-living: Replacement office use would be provided with a 
substantial quantitative and qualitative improvement proposed. Whilst the principle of a 
large-scale co-living block could be acceptable, the proposed quantum of communal 
kitchen/dining facilities is not sufficient for the number of residents and would not be 
convenient to access for residents on upper floors. To ensure compliance with the 
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criteria set out in Policy H16 of the Mayor’s intend to publish London Plan, the scheme 
should be amended to provide additional communal kitchen facilities.  

• Housing and affordable housing: The applicant’s Financial Viability Appraisal is being 
scrutinised to ensure the scheme delivers the maximum viable amount of affordable 
housing. Early and late stage viability review mechanisms are required, in line with the 
Viability Tested Route. Social rent units should be secured and the affordability of 
intermediate DMR units should be confirmed. 

• Urban design and heritage:  The design, layout, height and massing of the scheme is 
acceptable and would not harm any designated heritage assets. A fire strategy is 
required. 

• Environment and climate change: Noise and air quality mitigation is acceptable. 
Further discussion is required in relation to the applicant’s energy strategy and urban 
greening. 

• Transport: Disabled parking and cycle parking provision is acceptable, subject to the 
design of cycle parking being amended to ensure compliance with the London Cycling 
Design Guide. Commensurate financial contributions are required towards the provision 
of step-free access and additional station capacity at White City Station.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
for further information, contact GLA Planning Unit (Development Management Team): 
Debbie Jackson, Director – Built Environment 
020 7983 5800    email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632 email: john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk  
Kate Randell, Team Leader, Development Management 
020 7983 4783 email: kate.randelll@london.gov.uk  
Andrew Russell, Principal Strategic Planner (case officer) 
020 7983 5785    email: andrew.russell@london.gov.uk 
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