
   
    
  

  

   

  

  

    

 City Hall, The Queen’s Walk, London, SE1 2AA ♦ mayor@london.gov.uk ♦ london.gov.uk ♦ 020 7983 4000 
 

 
 
Dear Sarah, 
 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 
1999 and 2007; Town & Country Planning (Mayor of London) Order 2008 
LTDA – Taxi House, 11 Woodfield Road  
Local planning authority reference: 19/04487/FULL 
 
I refer to your correspondence of 14 April 2020 informing the Mayor that the local planning 
authority is minded to approve planning permission for the above planning application. I 
refer you also to the notice that was dated 14 April 2020 under the provisions of article 
5(1)(b)(i) of the above Order. 
 
The Mayor has delegated his planning powers to me. Having now considered a report on 
this case (GLA ref: 4870, copy enclosed), I am content to allow the local planning authority 
to determine the case itself, subject to any action that the Secretary of State may take, and 
do not therefore wish to direct refusal or to take over the application for my own 
determination. 
 
Yours sincerely, 
 
 
 

 
 
 
Jules Pipe CBE 
Deputy Mayor for Planning, Regeneration and Skills 
 
Cc:     Tony Devenish, London Assembly Constituency Member 

 Andrew Boff, Chair of London Assembly Planning Committee 

 National Planning Casework Unit, DCLG 
 Lucinda Turner, TfL 

Agent: Peter Twemlow, DP9 Ltd, 100 Pall Mall, London SW1Y 5NQ 

Sarah Whitnall 
Area Planning Officer – North Planning Team 
Westminster City Council 
Westminster City Hall 
64 Victoria Street 
London, SW1E 6QP 
 

Our ref: GLA/4870/02 

Your ref: 19/04487/FULL 
Date: 27 April 2020 
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planning report GLA/4870/02  

27 April 2020 

LTDA – Taxi House, Woodfield Road 

in the City of Westminster 

planning application no. 19/04487/FULL  
  

 

Strategic planning application stage II 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 of existing buildings and structures and construction of a new mixed-use 
development comprising hotel and associated facilities (Class C1), flexible workspace 
(Class B1a/B1c), retail and food and beverage (Class A1/A3), event space (Sui Generis) 
and a replacement street cleaning depot (Sui Generis) with associated new public realm 
and highways improvements (site includes Taxi House, Waterside House and Westminster 
Street Sweepers Depot).  

The applicant 

The applicant is The Collective (Taxi House) Ltd, and the architect is AHMM.  

Key dates 

Stage 1 reporting: 16 September 2019 

Planning Committee: 28 January 2020 

Strategic issues 

Principle of development: The applicant has provided additional information as requested 
and the loss of the existing LTDA office floorspace is acceptable given its replacement 
elsewhere. All other matters have been addressed.  

Urban design: The applicant has provided information regarding wheelchair access to the 
canal. A Fire Strategy has been produced and secured by condition. 

Inclusive access: The scheme now provides 10% wheelchair accessible rooms and is 
supported.  

Environment: The applicant has resolved all outstanding matters in relation to energy, and 
water.  

Transport: The applicant has provided additional information as requested at Stage 1 and 
all necessary planning conditions and obligations will be secured.   

The Council’s decision 

In this instance Westminster City Council has resolved to grant permission. 

Recommendation 

That Westminster City Council be advised that the Mayor is content for it to determine the 
case itself, subject to any action that the Secretary of State may take and does not 
therefore wish to direct refusal. 
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Context 

1 On 15 July 2019 the Mayor of London received documents from Westminster 
City Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. This was referred to the Mayor under 
following categories of the Schedule to the 2008 Order: 

• 1B ‘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 ‘Development which comprises or includes the erection of a building that is 
more than 30 metres high and outside of the City of London’ 

 
2 On 16 September 2019 the Mayor considered planning report GLA/4870/01, and 
subsequently advised Westminster City Council that the application did not comply with 
the London Plan and the draft London Plan, for the reasons set out in paragraph 63 of 
the above-mentioned report; but that the possible remedies set out in that paragraph 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. 
Since then, the application has been amended to include alterations to footprint and 
orientation and reduction in height and massing of the central and western block; 
alterations to detailed design of the elevations, alterations to the floorspace, and 
reduction in hotel rooms from 300 to 286. The applicant has provided further information 
in response to the Mayor’s concerns (see below). On 28 January 2020 Westminster City 
Council decided that it was minded to grant planning permission for the revised 
application, and on 14 April 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 Westminster 
City Council under Article 6 to refuse the application or call the application in for his own 
determination under Article 7. The Mayor has until 28 April 2020 to notify the Council of 
his decision and to issue any direction.  

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

Policy update 

5 Since consultation stage the Mayor has published The London Plan Intend to 
Publish Version (December 2019), which is now a material consideration which must be 
taken into account on the basis explained within the NPPF. 

6   On the 13th March 2020 the Secretary of State issued a set of Directions 
under Section 337 of the Greater London Authority Act 1999 (as amended) and, 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. 
 
 
 

http://www.london.gov.uk/
http://www.london.gov.uk/
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Update 

7 At the consultation stage, Westminster City Council was advised that application 
did not yet comply with the London Plan and the draft London Plan for the reasons set 
out in paragraph 63 of that report, as set out below: 

• Principle of development: The applicant should provide further details of the 
B1a/c flexible space and affordable workspace should be provided, along with full 
details of the Licensed Taxi Drivers Association (LTDA) relocation, demonstrating 
no loss of functionality. Maximum periods of stay should be secured for a 3-month 
maximum length for visitors. 

• Urban design: The applicant should provide details on inclusive access for 
wheelchair users between the street and the canal. The applicant should provide 
a Fire Strategy.  

• Inclusive design: Further confirmation was required that 10% of new bedrooms 
would be wheelchair accessible.  

• Energy: The applicant must provide the following additional information and 
revisions in order to ensure compliance with London Plan, and draft London Plan 
policies, GLA Energy Assessment Guidance: energy efficiency; Dynamic 
Overheating Analysis; site-wide heat network; further Be Lean measures, and full 
BRUKL outputs  

• Drainage: Further details on how SuDS measures at the top of the drainage 
hierarchy will be included in the development, and how greenfield runoff rate will 
be achieved should be provided. The applicant should also consider water 
harvesting and reuse to reduce consumption of wholesome water across the 
entire development site. 

• Transport: The proposed development is supported in principle; however, the 
applicant is required to satisfactory address issues relating to disabled parking 
and wheelchair access to the cycle parking, mode share assessment, coach 
arrangements, Travel Plan, Delivery and Servicing Plan, Construction Logistics 
Plan.   

8 Since consultation stage GLA officers have engaged in discussions with the 
applicant, the Council and TfL officers with a view to addressing the above matters. 
Furthermore, as part of Westminster City Council’s draft decision and negotiated s106 
agreement, various planning conditions and obligations have been secured. An update 
against the issues raised at consultation stage is set out below.  

9 Since the consultation stage, the proposal has been revised to reduce the height, 
mass and revise the details of the buildings on the north elevation (Woodfield Road), 
which include the removal of a floor to both central and western blocks, the set back of 
the central block and remodelling of façade and main entrance to the development. 
These revisions have resulted in a reduction in proposed hotel rooms from 300 to 286 
and an increase in available pavement at the main entrance. 
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Principle of development 

10 As reported at Stage 1, the principle of the redevelopment of the site to provide a 
hotel is supported in line with Policy 4.5 of the London Plan and the Mayor’s intend to 
publish London Plan Policy E10. The maximum length of stay is secured by condition.  

11 At consultation stage, further information was required in relation to the loss of 
the existing LTDA’s office floorspace. The applicant has provided information setting out 
the relocation of LTDA to purpose-built accommodation, giving an optimal uplift in office 
floor space, which is conveniently located with improved proximity to Transport for 
London and City Hall. The relocation of LTDA is considered acceptable, as there would 
be no London wide loss of LTDA functioning. The loss of existing LTDA office 
floorspace would not give rise to any strategic concerns in this instance, given that it is 
re-provided elsewhere, and the proposed development would provide purpose built 
flexible and affordable workspace for local needs. 

12 The proposed B1a/B1c floorspace is proposed as flexible workspace. Class B1a 
space is proposed at lower ground floor level and B1c at both lower ground and upper 
ground floor levels. At least 50% of B1 floorspace is secured for B1c use class and a 
minimum of 20% of B1 floorspace is secured to be provided as affordable workspace. 
This is secured by condition and s106 agreement. Furthermore, re-provision of the 
existing Westminster City Council street sweepers depot is secured by s106 agreement. 
The principle of the proposed development is therefore acceptable.  

Urban design 

13 At consultation stage, it was noted that the design quality of the scheme was 
generally high and therefore supported. However, the applicant was asked to provide 
details of how the inclusive access for wheelchair users between the street and the 
canal will be achieved. In response to this, the applicant has provided an Inclusive 
Access Plan which shows that the site would be freely accessible internally and 
externally. Access down to the canal is provided through a lift. This provision is 
welcomed and addresses the issue raised at Stage 1. The Council should secure the 
Inclusive Access Plan by planning condition.  

14 It is also noted that the proposed revisions to the height, mass and northern 
elevation of the proposal are designed sensitively and are considered acceptable.  

15 A Fire Strategy has also been produced, the broad content of which complies 
with the provisions of Policy D12 of the Mayor’s Intend to publish London Plan. This has 
been secured as a planning condition.    

Inclusive design 

16 In line with comments provided at Stage 1, 10% of the hotel rooms would be 
provided as fully wheelchair accessible, which would bring the scheme in line with the 
provisions of the Mayor’s intend to publish London Plan Policy E10. This has been 
secured as a planning condition.  
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Environment 

Energy 

17 At Stage 1, the applicant was asked to provide additional information and 
revisions in order to ensure compliance with London Plan, and draft London Plan 
policies and GLA Energy Assessment Guidance. Additional information on the following 
was requested:  GLA carbon emission reporting spreadsheet, energy efficiency; 
Dynamic Overheating Analysis; site-wide heat network; further Be Lean measures, full 
BRUKL outputs, and installation of PV panels. 

18 The applicant has provided the GLA carbon emission reporting spreadsheet. In 
terms of CO2 and energy performance, the energy demand for the proposed 
development is largely governed by the domestic hot water demand (accounting for 
78% if the regulated energy demand). The applicant has suggested that the waste 
water heat recovery has been considered for the scheme, however, due to the high hot 
water demand for the hotel, it would not be technically viable to provide waste water 
heat recovery for this non-domestic application. The applicant has indicated that fabric-
first energy efficiency measures, including high levels of insulation, air tightness, lighting 
and plant efficiencies have been optimised as far as practicable, and additional 
efficiency measures are not considered viable for the scheme. In terms of Dynamic 
Overheating Analysis, the applicant has provided further justification on the constraints 
of providing passive measures and have outlined that there are limitations to natural 
ventilation due to noise issues. The applicant’s position is accepted in this case. 

19 Centralised heat pumps in the form of air source heat pumps are proposed for 
the development. The applicant has suggested that a condition should be attached to 
monitor the performance of the heat pump system post-construction. This has been 
secured by condition. The applicant has also provided further information on potential 
installation of PV panels on site, which is welcomed, and should be appropriately 
secured. Overall, it is considered that the proposed development complies with the 
London Plan policies and is considered acceptable.  

Flood risk and water 

20 At stage 1, the surface water drainage strategy for the proposed development did 
not comply with London Plan Policy 5.13 and Policy SI.13 of the Mayor’s intend to 
publish London Plan, as it did not give appropriate regard to the drainage hierarchy and 
greenfield runoff rate. Since Stage 1, the applicant has provided an updated Flood Risk 
Assessment and Drainage Strategy and the scheme proposes areas of green roofs and 
attenuation tanks, and further details are to be developed at detailed design stage. 
Matters relating to sustainable drainage have therefore been satisfactorily addressed.   

Transport 

21 At Stage 1 the proposed development was supported in principle in transport 
terms; however, the applicant was required to address issues relating to disabled 
parking and cycle access, mode share assessment, coach arrangements, travel plan, 
Delivery and Service Plan, and Construction Logistics Plan.  

22 The applicant has satisfactorily addressed issues raised in respect of trip rates, 
mode share assessment and disabled parking and wheelchair access to the canal as 
required by Westminster City Council. A planning condition restricting the hotel from 
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receiving coach parties due to the lack of coach parking facilities has been secured as 
requested.   

23 The provision of a Delivery and Servicing Management Plan, a Construction 
Logistics Plan, and a Travel Plan have been secured as planning conditions.  

Response to consultation 

24 Westminster City Council sent out a total of 741 notifications to local residents. 
Forty-one objections and 12 letters of support were received from local residents. The 
objections related to relevant material planning considerations are summarised as 
follows: 

• Hotel use not required in the area; 

• The proposed building is too large and non-descript; 

• Overdevelopment of the site and visual impact on the street scene and skyline; 

• Public realm spaces not large; 

• The development would give rise to noise pollution, loss of daylight and sunlight, 
and overlooking; 

• Inadequate drop-off and pick up area;  

• The increase in taxi drop offs would increase local congestion and take resident’s 
spaces; 

• Construction traffic would be dangerous; 

• Proposal would result in air pollution; 

• Impact on wildlife; 

• Lack of green space; 

• The applicant has not sufficiently listened to the community needs. 
 

Statutory and non-statutory organisations  

25 Responses from statutory bodies and other organisations: 

• Environment Agency – no comment, 

• Cadent Gas – no objection, comments on identified operational gas apparatus 
within the application site. LPA recommended Informative for applicants’ 
information. 

• London Fire Brigade – no response. 

• Thames Water – no objection, subject to conditions with regard to surface water 
recommended. This has been secured. 

• Historic England – no objection.  

• Historic England (Greater London Archaeological Advisory Service) – no 
objection. 

• Natural England – no objection.  

• Canal and River Trust – no objection, subject to suggested conditions and 
planning obligations, which have been secured. 

• Royal Borough of Kensington and Chelsea – no objection. 

• London Borough of Brent – no objection.  

• St John’s Wood Society – no comment. 

• Hyde Park Estate Association – no comment.  

• Queen’s Park Community Council – no comment.  

• South East Bayswater Residents Association – no comment.  
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• Harrow Road Local Area Renewal Partnership (LARP) Co-ordinator – no 
comment.  

• North Paddington Society – no objection, subject to conditions securing flexible 
workspace, event space and new public realm.  

• Notting Hill East Neighbourhood Forum – object to the development due to its 
scale.  

• Paddington Waterways and Maida Vale Society – object to the development 
due to the proposed land use and residential (affordable housing) should be 
provided  

• Safer Neighbourhood Panel for Westbourne Ward – object to the proposal on 
safety and security grounds, and impact on immediate neighbourhood in terms of 
increases traffic.  

• Westbourne Forum – objection to the need of the hotel and commercial and 
economic relevance in this location.  

• Maida Hill Neighbourhood Forum – object on the following grounds: 
inappropriate scale and design; proposed hotel use; impact on surrounding area 
in terms of increased traffic, air quality, road safety, insufficient open space and 
wheelchair access to the canal.  

• Ward Councillors for Westbourne – object on the following grounds: increased 
footprint of the proposed buildings, proposed height and design, impact on 
residential amenity, the proposed use of the hotel does not fall under C1.  
 

26 Issues raised by objectors have been considered in this report, the Mayor’s 
Stage 1 report, and the Council’s committee report of 28 January 2020. The Council’s 
Planning Committee resolved to grant planning permission for the reasons set out in the 
committee report.   

Section 106 agreement 

27 The draft S106 agreement includes the following provisions: 
 

• Provision and management of the public realm areas within the application 
site, which for the avoidance of doubt extends to the canal side and provides 
public access along the canal side to link up with the public access provided by 
the adjacent site at Hathaway House to Elmfield Way, including associated 
street furniture, paving, landscaping, drainage, service diversions; 

• Allow public access to the public realm areas via a walkways agreement; 

• Retention of the existing street cleansing depot to function and operate during 
construction; provision of a new Westminster Street Sweepers depot fully fitted 
out and ready to use on terms acceptable to the City Council as depot owner 
and operator; 

• Provision of not less than 20% of Class B1 office space as affordable 
workspace affordable rental levels not more than 80% of Market Rent (inclusive 
of reasonable and proper service charges which shall be directly applicable to 
the space) and managed by a workspace provider;  

• All highway works immediately surrounding the site required for the 
development to occur and any associated alterations to the public realm, 
amendments to parking bays and on-street restrictions; 

• Provision of street trees outside of site on adjacent side of Woodfield Road, or 
elsewhere within the vicinity of the site, as practicable;  

• A financial contribution of £362,247 towards the Westminster Employment 
Service (index linked and payable on commencement of development); 
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• Provision of an Employment and Skills Plan for approval and adherence; 

• Monitoring costs for each of the clauses.  
 

Legal considerations 

28 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. 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 

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

30 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. 

31 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 

32 The strategic issues raised at consultation stage with respect to hotel and office 
uses, urban design, inclusive design, environment and transport have all been 
addressed, and having regard to the details of the application, the matters set out in the 
committee report and the Council’s draft decision, the application complies with the 
London Plan and Mayor’s intend to publish London Plan, and there are no sound 
planning reasons for the Mayor to intervene in this case. 
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for further information, contact GLA Planning Unit: 
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  
Areena Berktold, Strategic Planner (Case officer) 
email: areena.berktold@london.gov.uk 
 

 


