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planning report GLA/2540h/02 & 2540i/02 

2 June 2020 

White City Campus North, Buildings A & G 
in the London Borough of Hammersmith & Fulham 

planning application no. 2018/01234/FUL & 2018/01256/VAR  

Strategic planning application stage 2 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 

Employment led mixed use redevelopment of the site comprising the construction of two buildings providing 
a total of 17,403 sq.m. of office and research and development floorspace, a polyclinic and up to 699 sq.m. 
of ground floor commercial floorspace, with buildings ranging from 3 to 10 storeys in height.  

The applicant 

The applicant is Imperial College London and the architect is Allies and Morrison. 

Key dates 
Stage 1 representation issued: 16 July 2018  
Hammersmith & Fulham Council Planning Committee: 6 November 2018    

Strategic issues summary 

Land use principle: Increased employment floorspace in office and research and development use within 
the White City Opportunity Area together with flexible commercial floorspace and polyclinic use. This is 
strongly supported and would support the Mayor’s aim to promote clusters of specialist economic activity, 
including life sciences research and London’s ‘MedCity’ (paragraph 9 to 10). 

Climate change: The applicant’s proposal to mitigate the shortfall in CO2 emission reductions by funding the 
development and construction of an innovative ‘Carbon-Bio-Converter’ technology has been appropriately 
secured in the Section 106 agreement (paragraph 12 to 13). 

Transport: The car-free nature of the proposed scheme is supported. Cycle parking would comply with the 
current London Plan. Outstanding planning obligations relating to cycle hire docking station, cycle 
improvements and the proposed pedestrian and cycle underpass have been re-secured via Section 106. 
(paragraph 14 to 18).    

The other issues raised at Stage 1 in relation to urban design, climate change, and drainage have been 
satisfactorily addressed through either conditions or legal obligations. 

The Council’s decision 

Hammersmith & Fulham Council has resolved to grant permission, subject to conditions and a Section 106 
agreement. 

Recommendation 

That Hammersmith & Fulham Council be advised that the Mayor is content for it to determine the application 
itself, subject to any action that the Secretary of State may take, and does not therefore wish to direct 
refusal or direct that he is to be the local planning authority.  
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Context 

1 On 8 March 2018, the Mayor of London received documents from Hammersmith and Fulham 
Council notifying him of two planning applications of potential strategic importance to develop the 
above site for the above uses. The applications are referable under the following categories of the 
Schedule to the Order 2008:  

• 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.” 

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

2 On 16 July 2018 the Mayor considered planning report (GLA/2540h/01 & 2540i/01) and 
subsequently advised Hammersmith & Fulham Council that whilst the principle of the applications is 
strongly supported, they do not yet fully comply with the London Plan and draft London Plan; 
however, the possible remedies set out in paragraph 43 of that report could address these 
deficiencies.   

3 A copy of the above-mentioned report is attached. The essentials of the case with regard to 
the proposal, the site, case history, strategic planning issues and relevant policies and guidance 
are as set out therein, unless otherwise stated in this report.  

4 On 6 November 2018, Hammersmith & Fulham Council resolved to grant planning 
permission subject to planning conditions and conclusion of a Section 106 agreement, and on 20 
May 2020 it advised the Mayor of this decision. Under the provisions of Article 5 of the Town & 
Country Planning (Mayor of London) Order 2008 the Mayor may allow the draft decision to proceed 
unchanged; direct the Council under Article 6 to refuse the application; or, issue a direction to the 
Council under Article 7 that he is to act as the Local Planning Authority for the purposes of 
determining the application (and any connected application). The Mayor has until 2 June 2020 to 
notify the Council of his decision and to issue any direction.   

5 The decision on this case, and the reasons, will be made available on the GLA’s website 
www.london.gov.uk. 

Consultation stage issues summary  

6 At consultation stage Hammersmith & Fulham Council was advised that whilst the principle of 
the application was strongly supported, it did not yet fully comply with the London Plan and draft 
London Plan, for the reasons set out below: 

• Land use principle: proposed amendments to the outline consent significantly increase the 
quantum of proposed employment floorspace comprising office and research and 
development use and this is strongly supported, in accordance with the London Plan and Draft 
London Plan.  

• Heritage and urban design:  The design, scale and architectural quality of the proposed 
development is supported and would not harm heritage assets. 

• Climate change:  the applicant must provide further information to confirm the capacity of the 
proposed CHP unit and potential for additional renewable technologies, with any remaining 
shortfall in CO2 reductions secured via Section 106 Agreement. Additional SuDs measures 
should be provided. 
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• Transport:  the removal of the proposed basement car park to ensure a car-free development 
(excluding disabled parking provision) is strongly supported. An increase in cycle parking and 
contributions towards improvements in bus capacity should be provided. 

Strategic planning policy and guidance update 

7 The following policies and guidance are now material considerations: 

• The updated National Planning Policy Framework and 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 Secretary of State’s 13 March 2020 Directions issued under Section 337 of the 
Greater London Authority Act 1999 (as amended) to the extent that they are relevant to this 
particular application, have been taken into account by the Mayor as a material 
consideration when considering this report and the officer’s recommendation. 

Update 

8 Since consultation stage GLA officers have engaged in joint discussions with the applicant, 
the Council and TfL officers with a view to addressing the above matters. Furthermore, as part of 
Hammersmith and Fulham Council’s draft decision on the case, various planning conditions and 
obligations have been proposed to address the above concerns and ensure that the development is 
acceptable in planning terms.  

Principle of development 

9 The Mayor’s initial Stage 1 consultation response strongly supported the proposed revisions 
to the outline planning permission in land use terms. The application proposes to significantly 
increase the quantum of office and research and development floorspace over and above the 
original permission (+6,212 sq.m. GEA) and would also provide flexible commercial ground floor 
use and a small polyclinic at first floor level (542 sq.m.). Building G is intended to accommodate 
Imperial College London’s School of Public Health, which is currently located in Paddington and 
this has primarily driven the need to amend the original permission.   
 
10 As such, the principle of development accords with the land use objectives for the site as set 
out in the Hammersmith and Fulham’s Local Plan and the White City Opportunity Area Planning 
Framework. It would also support the Mayor’s overarching aim to promote clusters of specialist 
economic activity associated with life sciences research and development and London’s ‘MedCity’, 
as set out in London Plan Policy 4.10, Policy E8 of the Mayor’s Intend to Publish London Plan and 
the Mayor’s Economic Development Strategy. 
 

Urban design and heritage 
 
11 The design of the scheme was supported by GLA officers at Stage 1 in terms of the 
proposed height, massing, architectural approach and inclusive design principles employed. In line 
with the Mayor’s initial Stage 1 consultation response, appropriately worded conditions have been 
included in the decision notice to secure the submission and approval of further details in relation to 
the design and materiality of proposed building elevations and inclusive access arrangements.  
GLA officers are satisfied the proposed buildings would not harm the setting of the nearby 
designated heritage assets, as set out in the Mayor’s Stage 1 report. The application accords with 
the design and heritage policies in the London Plan and Intend to Publish London Plan. 

Climate change 

12 As agreed with the applicant and Council, the approach to the use of the carbon off-set 
contribution mirrors that agreed on the meanwhile use application to the south (LPA ref: 
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17/04276/FULL: GLA ref: 2885b/01). This would involve the financial contribution (expected to be 
between £43,200 to £59,400) to be used in this instance to fund Arborea Ltd to develop and 
construct a carbon-bio converter prototype modular panel, approximately 1 sq.m. in size. This 
innovative technology aims to create a ‘bionic tree’ by mirroring the CO2 absorption capacity of 
conventional trees. Its potential to absorb other pollutants such as NOx and PM10 is also being 
explored. Arborea are associated with Imperial College London as an alumni company and are 
based at the Translation & Innovation Hub building to the east. The commissioning of Arborea to 
undertake this work would be appropriately secured via Section 106 agreement, together with a 
project monitoring report. This is approach is supported.   
 
13 The applicant’s proposed energy strategy is acceptable and the submission and approval of 
an update energy strategy prior to the commencement of the development would be secured via 
Section 106 agreement, with carbon off-set payment to be recalculated at this stage. Ultra-low 
emission gas boilers are proposed and conditions are included to ensure that relevant air quality 
standards are complied with and monitored. The provision of green/brown roofs and the approach 
in relation to flood risk and sustainable urban drainage would be secured by condition. As such, the 
application complies with the climate change policies in the London Plan and Intend to Publish 
London Plan. 
 

Transport  

14 At Stage 1, the car-free nature of the proposed development (excluding disabled car 
parking) was supported. However, the applicant was required to increase cycle parking (which met 
the currently adopted London Plan) to comply with the draft London Plan standards. The Council 
and applicant were also required to ensure that a number of key transport related planning 
obligations previously secured as part of the original planning permission were all re-secured as 
part of any new planning permission. This includes the provision of land to enable the provision of a 
cycle hire docking station; £20,000 contribution towards cycle access improvements in the vicinity 
of the site; and the pedestrian/cycle underpass linking the site to Latimer Road to the east of the 
railway. In addition to this, financial contributions were sought towards improvements in bus 
capacity. 
  
15 As set out below, the Section 106 agreement would re-secure the same agreed obligations 
in relation to the cycle docking station; £20,000 contribution; and the underpass. The target date for 
the underpass related obligations is linked to the completion of buildings A & G, with appropriate 
provisions in place to ensure right of public access and provision for both pedestrians and cyclists. 
This is acceptable.  

16 In relation to bus capacity, the previous Section 106 agreement relating to the original 
hybrid application for the White City Campus North masterplan secured a £50,000 financial 
contribution towards improvements in bus capacity. This payment was triggered by the occupation 
of Building E. No further additional payment towards bus capacity has been secured in the Section 
106 agreement. Hammersmith and Fulham Council planning officers consider that the 
additional contribution is not necessary in this instance and that there are funds in the s106 already 
dedicated to improved bus capacity.  

17 In relation to cycle parking, this has been secured in line with the current London Plan 
standards and Hammersmith and Fulham Council planning officers consider the level of cycle 
parking would provide a satisfactory provision at the time of determination of this application.  
A delivery and servicing plan, construction logistics plan, travel plan have also been secured. 
 
18 Overall, GLA officers are satisfied that the proposed scheme is acceptable in relation to 
transport.  

Response to consultation 
 
Response from neighbours 
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19 Hammersmith and Fulham Council undertook public consultation on the applications in 
accordance with statutory and Council requirements through the display of site notices and 
publication of the development in local press. A total of 12 representations were received from 
members of the public, of which 11 raised objections and 1 expressed support for the applications.  
The objections can be summarised as follows: 

• Construction impacts – timescales and disturbance due to noise, dust, vibrations and anti-
social behaviour of construction workers  

• Residential amenity – privacy, overlooking and daylight/sunlight impacts.  

• Design – height and visual appearance of proposed building, overdevelopment, removal of 
trees. 

• Highways – parking, traffic congestion, closures of bus stop on Wood Lane, lack of step 
free access at White City Station  

• Noise – concerns about existing noise levels on site and the noise and vibration report 
submitted. 

• Drainage - existing drainage problems during heavy rainfall by the bus stop.   

• Waste Strategy – concerns about clinical waste disposal. 

• Changing Places communal toilets should be included in the development. 

20 A representation was received which supported a world class research and education 
campus being establishment in the area and recognised Imperial College London’s role in 
organising local events and engaging the local community. 
  
Response from statutory and non-statutory bodies 

21 The following comments were made by statutory and non-statutory bodies:  

• Historic England – no objection or comments.  

• Thames Water – no objections subject to conditions (which have been included in the draft 
decision notice).  

Consultation conclusion: 
 
22 GLA officers are satisfied that the statutory and non-statutory responses to the public 
consultation process do not raise any material planning issues of strategic importance that have not 
already been considered in this report, or consultation stage report GLA/2540h/01 & 2540i/01. 

 
Draft section 106 agreement 
 
23 The Section 106 agreement will secure the following obligations: 
 

• The submission and approval of an updated energy strategy prior to commencement 
and any shortfall addressed with further on-site or off-site measures.  

• A carbon off-set payment of between £43,200 to £59,400 to be made to Imperial 
College’s alumni’s company Arborea to contribute to ongoing research into Bio-
Convertor Technology with the aim of reducing carbon dioxide and improving air quality, 
with this payment to fund the development and construction of a carbon-bio converter 
prototype (1 sq.m. panel). 

• Community Research Space would be provided within Building G.   

• Employment and training strategy and financial contributions totaling £357,000. 

• Pedestrian/cycle underpass obligations. 
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• Land to enable the provision of a 36 space cycle docking station (32 sq.m. area of land). 

• Financial payment of £20,000 towards cycle improvements in the vicinity. 

• Travel Plan 

• Delivery and Servicing Plan 

 
Article 7: Direction that the Mayor is to be the local planning authority 
 
29 Under Article 7 of the Order the Mayor could take over this application provided the policy tests 
set out in that Article are met. In this instance, the Council has resolved to grant permission with 
conditions and a planning obligation which satisfactorily addresses the matters raised at consultation 
stage, therefore, there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

30 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning authority to 
refuse permission for a planning application referred to him under Article 4 of the Order. He also has 
the power to issue a direction under Article 7 that he is to act as the local planning authority for the 
purpose of determining the application and any connected application. The Mayor may also leave the 
decision to the local authority. In directing refusal, the Mayor must have regard to the matters set out 
in Article 6(2) of the Order, including the principal purposes of the Greater London Authority, the effect 
on health and sustainable development, national policies and international obligations, regional 
planning guidance, and the use of the River Thames. The Mayor may direct refusal if he considers 
that to grant permission would be contrary to good strategic planning in Greater London. If he decides 
to direct refusal, the Mayor must set out his reasons, and the local planning authority must issue these 
with the refusal notice. If the Mayor decides to direct that he is to be the local planning authority, he 
must have regard to the matters set out in Article 7(3) and set out his reasons in the direction.  

Financial considerations 

31 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry. Government Planning Practice Guidance emphasises that parties usually 
pay their own expenses arising from an appeal.  

32 Following an inquiry caused by a direction to refuse, costs may be awarded against the Mayor 
if he has either directed refusal unreasonably; handled a referral from a planning authority 
unreasonably; or, behaved unreasonably during the appeal. A major factor in deciding whether the 
Mayor has acted unreasonably will be the extent to which he has taken account of established 
planning policy. 

33 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation. He would also be responsible for 
determining any reserved matters applications (unless he directs the Council to do so) and 
determining any approval of details (unless the Council agrees to do so). 

Conclusion 

34 The strategic issues raised at consultation stage regarding urban design, climate change and 
transport have been satisfactorily addressed, and appropriate planning conditions and obligations 
have been secured. As such the application complies with the London Plan and the Mayor’s Intend to 
Publish London Plan, and there are no sound reasons for the Mayor to intervene in this particular 
case. Therefore, it is recommended that the Mayor allows Hammersmith and Fulham Council to 
determine the application, subject to any action that the Secretary of State may take. 
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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  
Katherine Wood, Team Leader, Development Management 
020 7983 5743 email: katherine.wood@london.gov.uk  
Andrew Russell, Principal Strategic Planner (case officer) 
020 7983 5785    email: andrew.russell@london.gov.uk  
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