
 page 1 

 
 

planning report D&P/3318/02 

5 March 2015 

Ebury Bridge Estate, Ebury Bridge Road, 
London, SW1 W8PX 

in the City of Westminster 

planning application no. 14/01295/COFUL   

  

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 8 existing residential buildings and the partial redevelopment of the estate to form 
273 new dwellings comprising 119 x 1 bedroom, 93 x 2 bedroom, 54 x 3 bedroom, 5 x 4 bedroom 
and 2 x 5 bedroom homes, with 156 affordable and 117 private dwellings in buildings varying in 
height from 4 to 14 storeys, with A1/A2 and D1 uses within the ground floor and basement to 
Edgson House. Implementation of landscape strategy including new pedestrian route through the 
site. Basement car park of 62 spaces and 22 parking spaces at street level. 

The applicant 

The applicant is Westminster City Council and the architect is HTA Design LLP. 

Strategic issues 

The principle of the estate renewal with an uplift in housing and affordable housing units is 
strongly supported, and matters relating to affordable housing, density, playspace, housing 
quality and urban design were all satisfactory at consultation stage.  

Strategic issues raised at consultation stage in relation to connectivity, inclusive access, 
energy and transport have been addressed, sufficient for the scheme to comply with the 
policies of the London Plan. 

The Council’s decision 

In this instance Westminster Council has resolved to grant planning permission subject to 
conditions and a section 106 agreement. 

Recommendation 

That Westminster 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 or direct that he is to be the local planning authority. 

 

Context 
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1 On 21 March 2014 the Mayor of London received documents from Westminster 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 the following Categories of the Schedule 
to the Order 2008:  

Category 1A: “Development which comprises or includes the provision of more than 150 
houses, flats, or houses and flats” 
 
Category 1C: “Development which comprises or includes the erection of a building more 
than 30 metres high outside the City of London”. 
 

2 On 30 April 2014 the Mayor considered planning report D&P/3318/01, and 
subsequently advised Westminster Council that whilst the principle of the development and the 
design were supported, some further work or evidence was required on matters of energy and 
transport to ensure full compliance with the relevant policies of the London Plan.  These issues 
were summarised in paragraph 77 of that report. 

3 A copy of the above-mentioned report is attached.  The essentials of the case with regard 
to the proposal, the site and its history, strategic planning issues and relevant policies and guidance 
are as set out therein, unless otherwise stated in this report.  On 10 June 2014 Westminster Council 
decided that it was minded to grant planning permission.  On 19 June 2014 it notified the Mayor 
of this decision and followed this up with the necessary documents on 19 February 2015.  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.  The Mayor has until 9 
March 2015 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. 

Update 

5 At the consultation stage, the principle of the estate renewal with an uplift in affordable 
homes, together with the design, layout and height and matters of density, playspace, inclusive 
access, housing mix and quality were all supported, subject to conditions which have been 
included.  Further information and clarification was however required on matters of connectivity, 
energy and transport impacts, in particular relating to car parking, to ensure full compliance with 
the relevant policies of the London Plan.  GLA officers also welcomed further discussion on the 
flexible land uses proposed, in particular for a new primary school, in relation to transport impact.  
These outstanding issues are addressed in turn below: 

Connectivity 

6 At consultation stage, whilst the design and layout was strongly supported, GLA officers 
requested the applicant to look into ensuring that the layout provides a connection at the 
southern end of the site, to ensure a continuous and legible link can be provided to the Thames 
through the Grosvenor Waterside development to the south. 

7 The applicant has confirmed that it has a walkways agreement with the developer of 
Grosvenor Waterside, St James Development, which allows for linkages between the Ebury 
Bridge Estate and Grosvenor Waterside.  A copy of the walkways agreement plan and 
correspondence between the two parties had been provided, which is acceptable. 

Inclusive access 
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8 At consultation stage, GLA officer required further clarification on the location of 
wheelchair accessible parking spaces in relation to the wheelchair accessible units. 

9 The applicant has provided further plans to show the location of blue badge spaces in 
relation to wheelchair accessible units, and GLA officers are satisfied that they are appropriately 
located to minimise difficulty and distances for wheelchair users. 

Energy 

10 At consultation stage, GLA officers acknowledged that the carbon reduction target in 
London Plan Policy 5.2 should be applied flexibly due to the mix of refurbishment and new build in 
the scheme.  An overall saving of 56% was expected from the energy statement submitted, which 
was broadly supported although further information was required in order to verify the savings.  

11 The information required has been submitted to the broad satisfaction of GLA officers, and 
conditions have been included in the draft unilateral undertaking to ensure the energy features 
proposed are provided and the expected savings realised.  However, the applicant and the Council 
should take note of the fact that the modelling outputs show “N/A” in a lot of the cells.  This may 
be an error in the modelling software used, which could be an early version following the 
introduction of Part L 2013.  To ensure that the carbon savings claimed are achieved as the design 
develops, it is strongly recommended that the modelling is checked against a later, more reliable 
version of the software.  

Transport for London 

12 At consultation stage, TfL’s raised concern with the proposal for flexible land uses, and in 
particular Class D1 uses such as a school or place of worship due to the significant impact such uses 
can have on the road network and public transport.  Further work was also required on the 
transport assessment in relation to trips, to ensure it complied with TfL’s best practice guidance.  
Other matters relating to car and cycle parking, bus stop relocation, PERS audit measures and 
travel plans, also required some clarification. 

13 The car parking provision for the residential use on the site has been slightly reduced as 
requested, with electric vehicle charging points provided in accordance with the London Plan and 
secured by condition. Although the committee report states that 21 blue badge parking spaces will 
be provided, the applicant has agreed to provide 27 for the development to be in accordance with 
the London Plan, which will need to be included at the detailed design stage. 

14 The section 106 agreement includes the provision of a car club and 25 years free 
membership for all residents and restricts new residents from applying for local parking permits.  A 
car parking scheme strategy has also been secured to monitor and allocate the spaces, which 
should include the 27 Blue Badge spaces.  A condition has been included requiring the detailed 
design of the cycle parking layout and arrangements to be agreed with the Council, and the 
number of spaces to be in accordance with London Plan standards, as requested at consultation 
stage.  

15 As requested, additional information was provided on the direction of bus trips generated 
from the site and TfL has confirmed that no mitigation is required.  TfL has agreed to the indicative 
plan for the relocation of the bus stop on Ebury Bridge Road. As stated in the draft section 106 
agreement, the entire cost of this process including detailed design and the works must be covered 
by the applicant and exact location agreed with TfL. 

16 Both residential and school travel plans were submitted with the application and have been 
secured by condition along with a construction logistics plan and servicing and operational 
management plan, once the commercial uses are known.  The Council has also restricted the 
flexible D1 uses to exclude places of worship and schools, which is welcome by TfL. 
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17 Despite the omissions identified above TfL is satisfied that the application is in accordance 
with the transport policies of the London Plan.  

Response to consultation 

18 Westminster Council’s committee report confirms that the application was advertised by 
way of 2,187 letters sent to adjoining and neighbouring properties.  As a result of statutory 
consultation, the Council’s committee report confirms that 14 objections were received. 

19 Matters raised by objectors related to the following: 

 Loss of existing buildings. 

 Height and bulk. 

 Impact of a school on traffic. 

 Flats too small and not enough family sized units. 

 Loss of trees. 

 Increased traffic. 

 Loss of amenity – privacy, overlooking, loss of view. 

 Construction work impacts. 

 Concerns over consultation process. 
 
20 In relation to the objections raised, those raised on matters of residential amenity, including 
privacy, overlooking, views, construction work impacts, trees and the public consultation exercise, 
are not in this instance, matters of strategic importance and have been addressed by the Council in 
its committee report.  Matters relating to the principle of the development and land uses, design 
and height, housing quality and transport impacts, have been dealt with in this and the previous 
report where they affect strategic policies, and the scheme has been found to be acceptable and in 
accordance with the London Plan. 

Article 7: Direction that the Mayor is to be the local planning authority 

21 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 planning obligations, which satisfactorily addresses the matters raised at stage 
one, therefore there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

22 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 
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23 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.  

24 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. 

25 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 

26 Having regard to the details of the application, the matters set out in the Council’s 
committee report, draft heads of terms for the section 106 legal agreement, and draft decision 
notice, the scheme is acceptable in strategic planning terms.  It will deliver a high-quality 
residential estate renewal with an uplift in affordable units, and improved layout and building 
design. 
 
27 Strategic planning matters raised at stage one in relation to, connectivity, inclusive 
access, energy and transport have been addressed and the scheme is in accordance with the 
London Plan. 

 
 
 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Colin Wilson, Senior Manager – Development & Projects 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Planning Manager - Development Decisions 
020 7983 4895    email justin.carr@london.gov.uk 
Natalie Gentry, Senior Strategic Planner (case officer) 
020 7983 5746    email natalie.gentry@london.gov.uk 
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planning report D&P/3318/01  

30 April 2014 

Ebury Bridge Estate, Ebury Bridge Road, 
London, SW1 W8PX 

 

in the City of Westminster 

planning application no. 14/01295/COFUL 

  

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 of 8 existing residential buildings and the partial redevelopment of the estate to form 
273 new dwellings comprising 119 x 1 bedroom, 93 x 2 bedroom, 54 x 3 bedroom, 5 x 4 bedroom 
and 2 x 5 bedroom homes, with 156 affordable and 117 private dwellings in buildings varying in 
height from 4 to 14 storeys, with A1/A2 and D1 uses within the ground floor and basement to 
Edgson House. Implementation of landscape strategy including new pedestrian route through the 
site. Basement car park of 62 spaces and 22 parking spaces at street level. 

The applicant 

The applicant is Westminster City Council and the architect is HTA Design LLP. 

Strategic issues 

The principle of the estate renewal is strongly supported, and matters of affordable housing, 
playspace, density, urban design and inclusive access are all supported.  Further information 
is required with regard to energy and transport for the scheme to fully comply with the London 
Plan.   

Recommendation 

That Westminster Council be advised that the application broadly complies with the London Plan 
but that the issues set out in paragraph 77 of this report should be addressed before the scheme 
is referred back to the Mayor. 
 

Context 

1 On 21 March 2014 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.  Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008 the Mayor has until 1 May 2014 to provide the Council with a statement 
setting out whether he considers that the application complies with the 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 use in deciding what decision to make. 

2 The application is referable under Category 1A and 1C of the Schedule to the Order 2008:  
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Category 1A: “Development which comprises or includes the provision of more than 150 
houses, flats, or houses and flats” 

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

3 Once Westminster 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; take it over for his own 
determination; or allow the Council to determine it itself. 

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

Site description 

5 The site is located to the south of London Victoria train station and to the north of the 
River Thames in the City of Westminster.  The site’s eastern boundary is formed by the railway lines 
running into Victoria station with Battersea and Nine Elms beyond. To the west the site fronts 
Ebury Bridge Road with the development site of the former Chelsea Barracks opposite and the 
boundary of the Belgravia conservation area.  To the north is the elevated Ebury Bridge which runs 
over the railway lines with a 9-10 storey residential tower on the opposite side.  The site adjoins 
the development site at Grosvenor Waterside to the south, where a primarily residential 
development is underway in a number of buildings ranging in height up to 12 stories.  The 
surrounding area is predominantly residential in character with a mostly urban setting although the 
area displays elements of a central setting with taller buildings and denser urban grain. 
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6 The existing site is occupied by 336 social housing flats arranged across 12 linear blocks of 
varying heights.  To the north, Rye House and Westbourne House are arranged on a north-south 
plane facing into each other with a central courtyard and access way.  This pattern is repeated 
immediately to the south with Bucknill House and Victoria House, and again in the south-east 
corner of the site with Doneraile House, and all of these buildings are to be retained and 
refurbished.  Along the eastern edge of the site are four buildings arranged perpendicular to the 
railway lines which are all to be demolished (Bridge, Pimlico, Mercer and Dalton Houses) together 
with Hillersdon House further south arranged parallel to the railway and Edgson House which 
fronts Ebury Bridge Road.  The estate is one of the priority neighbourhoods identified in 
Westminster Council’s Housing and Renewal Strategy (March 2010) and is one of Westminster’s 
oldest estates.  The Westminster City Plan: Strategic Policies (adopted November 2013) allocates 
the site for estate renewal capable of providing 265 new homes and 164 refurbished homes, 
together with social/community floorspace, refurbished retail and improved public realm (site ref: 
28). 

7 The nearest section of the Transport for London Road Network (TLRN) is Grosvenor Road 
and Chelsea Bridge is the closest section of the Strategic Road Network (SRN).  Both are located 
less than 400m to the south of the development. 

8 Over ten bus routes are available within walking distance from the site, with the closest 
stop adjacent to the site on Ebury Bridge Road. Slone Square London Underground (LU) station is 
located approximately 700m to the north-west providing access to the District and Circle lines, 
Victoria Station is situated 900m to the north of the site providing access to the Victoria line, 
District and Circle line and national rail services. Victoria Coach Station is also located less than 
300m to the north. A total of four cycle hire docking stations can be accessed within 350m of the 
site. Consequently, the site has an excellent Public Transport Accessibility (PTAL) ranging from 5 
to 6b on a scale of 1 to 6, where 6 is the most accessible.  

Relevant history 

9 There is no relevant planning application history on the site.  However, the scheme has 
been the subject of pre-application discussions.  A pre-application meeting was held with GLA 
officers on 16 January 2014 and an advice report from that meeting were issued on 30 January 
2014. 

Details of the proposal 

10 The proposals seek to regenerate the Ebury Bridge housing estate through partial 
demolition and re-build, and partial retention and refurbishment of various blocks, together with a 
reprovided community hall and non-residential uses (flexible A1/A2/D1) at ground and basement 
level totalling 1,375 sq.m fronting Ebury Bridge Road in a new building to replace Edgson House. 

11 The estate renewal proposes the demolition of eight buildings (containing 172 flats) that 
consist of 108 social rented units (Westminster Council and Soho Housing) and 64 privately owned 
leasehold flats.  Through demolition and partial redevelopment the development will provide 273 
new dwellings comprising 119 x 1 bedroom, 93 x 2 bedroom, 54 x 3 bedroom, 5 x 4 bedroom and 2 
x 5 bedroom homes, of which 156 will be affordable (social rent and equity loan) and 117 will be 
for private sale. 

12 The new buildings will vary in height from 4 to 14 storeys.  An extensive landscape strategy 
including new pedestrian route through the site is also proposed with 62 basement car parking 
spaces and 22 street level spaces. 
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13 As a result of the comprehensive estate renewal (including new build and refurbished 
units), the development will result in there being a total of 437 flats (a 30% increase), as follows:  

Type: No. of units 

Existing units 336 

Existing units replaced and enlarged 
(social rent) 
 

108 

New build units: Social rent 22 

Intermediate (equity loan) 26 

Private sale 117 

TOTAL new-build flats 273 

TOTAL new-build and refurbished  437 

Net gain 101 
(30% increase) 

 

14 The proposals seek to retain five of the best buildings on the site, with the existing flats 
inside either refurbished or replaced with new, larger flats.  Eight buildings are proposed to be 
demolished that are predominantly located along the eastern boundary of the site, together with 
Edgson House and Wellesley/Wainwright House which front Ebury Bridge Road along the western 
side of the site.  These will be replaced by a series of new buildings.  Along the eastern boundary; 
the new buildings will form four principle elements of different heights, which are linked at ground 
floor by a four storey linear block parallel to the railway.  The four towers rising above the linear 
block vary in height from eight stories at the southern end, to fourteen stories at the northern end 
adjacent to Ebury Bridge, creating a landmark. 

15 The new layout centres around a new central park with connected amenity spaces that form 
a north-south green route through the site.  At the northern end of the site this link continues with 
a new stepped access up to Ebury Bridge. 

16 The existing access points into the site from Ebury Bridge Road will be retained, and the 
scheme includes 22 car parking spaces at street level and 62 provided in a basement car park. 
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Existing layout, proposed layout, proposed masterplan (source: Design and access 
statement, HTA Design LLP, Feb 2014) 

 

Image: Aerial view of the scheme (Design and access statement, HTA Design LLP, Feb 
2014) 
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Strategic planning issues and relevant policies and guidance 

17 The relevant issues and corresponding policies are as follows:  

 Principle of development  London Plan 

 Housing London Plan; Housing SPG; Housing Strategy; Draft Revised 
Housing Strategy; Providing for Children and Young People’s Play 
and Informal Recreation SPG;  

 Affordable housing London Plan; Housing SPG, Housing Strategy; Draft Revised 
Housing Strategy 

 Density London Plan; Housing SPG 

 Urban design London Plan; Shaping Neighbourhoods: Character and Context 
Draft SPG 

 Inclusive access London Plan; Draft Accessible London SPG;  

 Sustainable development London Plan; Draft Sustainable Design and Construction SPG; 
Mayor’s Climate Change Adaptation Strategy; Mayor’s Climate 
Change and Energy Strategy; Mayor’s Water Strategy;  

 Transport and parking London Plan; the Mayor’s Transport Strategy 

 Crossrail London Plan; Mayoral Community Infrastructure Levy; Crossrail 
SPG 

 
18 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is the Westminster City Plan: Strategic Policies, adopted 
November 2013; the saved policies of the 1997 Unitary Development Plan, and; the London Plan 
2011 (with 2013 Alterations). 

19 The following are also relevant material considerations: 

 The National Planning Policy Framework and Technical Guide to the National Planning 
Policy Framework. 

 Draft Further Alterations to the London Plan (consultation draft, January 2014). 

Principle of development 

20 As set out in paragraph six, Ebury Bridge estate has been identified by Westminster City 
Council as one of their priority housing estates in need of significant investment and renewal in 
order to improve the quality of life for residents.  It has also been allocated in the Local Plan: 
Strategic Policies as a proposals site capable of providing 265 new homes and 164 refurbished 
homes, an uplift of 93 flats or 27% uplift in housing stock. 

21 London Plan Policy 3.3 seeks to increase London’s supply of housing and in doing so 
sets borough housing targets.  The Further Alterations to the London Plan (consultation draft, 
January 2014) sets Westminster’s target at 1,068 additional homes per year between 2015 and 
2025.  The proposals will result in an overall uplift of 101 flats on the estate, which will 
contribute towards this recognised level of housing need on an allocated site in need of renewal, 
and this is strongly supported.  The re-provision of a new community hall is also strongly 
supported. 

22 With regards the non-residential uses, the proposals seek flexibility for a range of uses 
across A1, A2 or D1.  At pre-application stage, GLA officers did not object to this in principle, 
given the site’s proximity to the a designated shopping frontage to the north on Ebury Bridge 
Road, which appears to operate successfully and which the proposed units could complement.  
However, the applicant was asked to investigate further whether there is market demand for 
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such units in this location to avoid vacancies, taking into account the complementary retail uses 
approved within the ground floor of the adjoining development sites. 

23 At the pre-application, the potential to provide a new primary school with the non-
residential uses was discussed and this is still being considered by the application.  As stressed at 
the pre-application, GLA would strongly support this option over the retail floorspace, and will 
require more information on how discussions with Westminster’s education department have 
progressed on this matter.  Reiterating the pre-application advice, London Plan Policy 3.18 
affirms that, in principle, the Mayor supports the provision of school facilities to meet the 
demands of a growing and changing population and enable greater educational choice, and 
there is a significant need for new schools London-wide, especially at primary age. 

Housing 

24 The proposals will deliver a total of 437 residential units, which represents an uplift of 101 
units (30% increase) compared to the existing number of units on the estate, and the increased 
provision of private accommodation is subsidising the affordable housing and the costs of 
delivering the estate renewal. 

25 The Mayor’s Housing SPG (Paragraph 5.1.9) supports estate renewals as a way of 
improving the existing social housing stock provided there is no net less in overall unit numbers or 
the proportion of affordable units. 

Affordable housing 

26 London Plan Policies 3.11 and 3.12 require the maximum reasonable amount of affordable 
housing to be delivered in all residential developments above ten units, taking into account; the 
need to encourage rather than restrain development; the housing needs in particular locations; 
mixed and balanced communities, and; the specific circumstances of individual sites. The tenure 
split suggested by the London Plan is 60% affordable rent and 40% shared ownership. The NPPF, 
the Mayor’s Housing SPG and the London Plan clearly state that to maximise affordable housing in 
London and provide a more diverse offer for the range of people requiring an affordable home, the 
affordable rent product should be utilised in the affordable housing offer in residential 
developments. 

27 Due to scarce land availability and significant land values in the City of Westminster, there 
is an acute difficulty in providing enough affordable homes to serve the population in need of such 
a home.  In order to address this, the affordable housing policy in the recently adopted City Plan: 
Strategic Policies, sets both a unit and floorspace threshold for new developments, and requires 
new residential development to exceed the target of 30% new affordable homes by floorspace. 

28 The eight buildings to be demolished currently provide 172 units, including 86 social rent 
through Westminster City Council, 22 social rent through Soho Housing and 64 privately owned 
leasehold flats.  As a result of the proposal, the estate will provide 294 new social rent units (either 
through retention and refurbishment, replaced units, or new build units), 26 equity loan units, and 
117 units for private sale.  This equates to an affordable provision of 48% for the additional units, 
or 67% when taking into account the retained units.  The private sale units will represent 33% of 
the new estate. The affordable offer by floorspace will be 57% which exceeds Westminster’s 
floorspace policy. 

29 As noted in the table on page three, the new build affordable housing units comprise social 
rent and intermediate (equity loan) accommodation with a split of 46/54.  The equity loan element 
is where residents invest the value of their existing home into the purchase of a new home with 
Westminster making up the shortfall.  Given the nature of the scheme in terms of re-providing 
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homes for existing occupiers, this type of intermediate housing is acceptable in this particular 
scheme.   It is also acknowledged that the priority in the first instance is replacement affordable 
housing for existing residents in order to support the council’s decanting strategy, and therefore 
GLA officers do not require the inclusion of affordable rent units. 

30 To summarise, the scheme represents a significant increase in the quantum of housing and 
affordable units and the principle of introducing market housing to the estate is welcomed in terms 
of providing a mixed and balanced community. 

Housing choice 

31 London Plan policy 3.11 accords priority to affordable family housing in residential 
development. In addition, London Plan Policy 3.8 and the Mayor’s Housing SPG promote housing 
choice and seek a balanced mix of unit sizes in new developments. 

32 The estate renewal will introduce a greater number of private units and intermediate (equity 
loan) units onto the estate, which is supported in order to achieve a mixed and balanced 
community.  The scheme will also provide a range of unit sizes with a good proportion of family 
units (three or more bedrooms) at 40% for the affordable units and 24% for the private units, 
which strongly supported. 

Residential quality 
 
33 The documents submitted with the application demonstrate that all units would meet or 
exceed the internal space standards set out in London Plan Policy 3.5 and Table 3.3, with many of 
the existing undersized units on the estate being enlarged by about 15%, which is supported. 
 
34 The new build component will not include any north-facing single aspect units and will 
provide approximately 70% dual aspect units, which is commended, and would comply with 
Standard 5.2.1 of the Mayor’s Housing SPG. 
 
35 As the site is located adjacent to a main railway line with a 24 hour service into/out of 
Victoria, noise and vibration impacts on residents will need to be carefully considered.  This is 
especially important for the new buildings along the eastern boundary.  In the meeting, it was clear 
that the applicant and their architects have worked hard to design a scheme that provides a good 
living environment in terms of noise and vibration effects, whilst minimising overheating in the 
flats. 

36 The planning statement confirms that the new blocks have been designed to the highest 
standards, and a full technical report on noise mitigation and the strategy for dealing with 
overheating has been submitted with the planning application that will be scrutinised by 
environmental officers at Westminster.  Measures to provide a high quality living environment in 
this location include mechanical ventilation with acoustic grilles, winter gardens to provide an 
acoustic buffer, and double or triple glazed windows with discontinuous frames to reduce sound 
transmission.  The Council should include conditions in the decision notice to ensure mitigation 
measures identified in the technical report are provided. 

37 The scheme includes generous levels of amenity space, with a mix of private gardens and 
balconies and communal roof terraces as follows: 
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38 The layout of the scheme and the open space and landscape strategy includes a new tree 
lined linear route through the centre of the site with a central park towards the southern end.  The 
landscaping proposal improves upon the existing open space strategy of the estate by reducing 
unusable areas of hard-standing and increasing the variety of amenity areas and open spaces 
across the estate.  The design and access statement also includes an assessment of public open 
space in the vicinity of the site.  Overall, GLA officers are satisfied that there is adequate provision 
for amenity space within and nearby the development.  

Density 

39 London Plan Policy 3.4 requires development to optimise housing output for different 
locations taking into account local context and character, design principles set out in London Plan 
Chapter 7 and public transport capacity.  Table 3.2 provides the density matrix in support of this 
policy. 

40 Based on the characteristics of the location set out in paragraphs 5-7, the site can be 
regarded as having a ‘central’ setting although it also displays characteristics of an ‘urban’ setting.  
For a ‘central’ setting, the matrix suggests a residential density in the region of 650-1,100 
habitable rooms per hectare for this development.  The existing estate is fairly densely populated, 
at approximately 179 units per hectare or 506 habitable rooms per hectare. 

41 The planning statement confirms that the density of the scheme is 228 units per hectare or 
676 habitable rooms per hectare based on the whole site area.  When calculated on the net 
residential site area in accordance with paragraph 1.3.47 of the Mayor’s Housing SPG, the density 
increases to 752 habitable rooms per hectare, which is within the lower part of the density range.  
However, as mentioned above the surrounding area displays characteristics of an urban setting and 
the scheme proposes unit numbers slightly over that set out in Westminster’s site allocation.  The 
applicant has undertaken detailed design development and extensive consultation with the 
residents who are directly affected, and there is a clear preference for a density at the lower end of 
the range in order to achieve a successful estate renewal with enhanced open space and amenity 
areas, and GLA officers are therefore satisfied that the density proposed is appropriate. 

 

Type of amenity space Size (sq.m) 

Private gardens 945 

Private balconies 1,700 

Communal roof terraces 1,000 

Housing estate play areas 370 

Semi private communal gardens 1,430 

Playground 620 

Parks and gardens 2,760 

Outdoor space associated with 
A1/A2/D1 use 

350 
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Children’s play space 

42 Policy 3.6 of the London Plan states that development proposals that include housing 
should make provision for play and informal recreation, based on the expected child population 
generated by the scheme and an assessment of future needs.  The applicant has applied the 
methodology within the Mayor’s Play and Informal Recreation SPG (2012), and based on the 
housing schedule has calculated that a total of 2,230 sq.m of playspace is required to meet the 
needs of the expected child population of 223 in the development. 

43 Together with a good proportion of private gardens, the design and access statement 
confirms that the following will be provided in the scheme:  

Location/type of amenity/play area Overall size/Considered 
playable area (sq.m) 

The Square: formal play area with fixed pay equipment, and an open 
lawn area for informal pay activities and imaginative free play 

770 

‘Green Street’ (linear park): play trail with imaginative play items, 
with lawn areas framed by planting 

800/500 

Multi-use games area: existing fenced MUGA retained 620 

2,195/1890 

Communal courtyards: secured areas with hard and soft landscape 
features for imaginative door step play 

600/200 

Communal roof terraces: secure communal roof terraces with 
lawns, planting, seating and growing space provide areas for young 
children imaginative play 

600/200 

Community growing space: two community gardens with growing 
space, seating and teaching space to allow children to interact with 
with nature and food growing. 

600/100 

 1800/1300 

Total area of play provision 3190 

 

44 The majority of this provision will be for younger children (under-five’s and 5-11 year olds) 
with a small proportion for older children in the form of a multi-use games area.  The on-site 
playspace strategy is acceptable, although the Council should also consider whether financial 
contributions in the S106 agreement are necessary towards enhancement of local parks highlighted 
by the applicant. 

Urban design 

45 The proposed scheme involves the demolition of eight mansion blocks and the retention 
of five in order to rationalise the layout on the estate.  This allows a new north-south pedestrian 
green route to be introduced linking Ebury Bridge to the River Thames and connect into the 
wider movement network (Westminster Way).  The route is well defined with active frontages 
along both sides opening out into a larger communal garden towards its southern end, creating 
a point of focus to the masterplan.  As mentioned at pre-application stage, GLA officers would 
like further attention to be given to the south end of the route as the design evolves, to ensure 
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that a continuous and legible link can be provided to the Thames, through the Grosvenor 
Waterside development to the south. 

46 The proposed residential layout provides continuous active frontages along the length of 
the linear block, with legible individual entrances to ground floor duplex apartments and a good 
core-to-unit ratio of six units to the mid-floors and four units to the upper floors.  The efficient 
depth of the block and inclusion of taller elements means that the number of dual aspect units is 
maximised, and this is strongly supported.  The proposed floor areas meet the minimum 
requirements of Table 3.3 of the London Plan, although due consideration should also be given 
to optimising floor-to-ceiling heights in the residential units, above the minimum dimension of 
2500mm. 
 
47 A new eight storey block is proposed to the western edge of the masterplan.  This 
successfully extends the established strong building line along Ebury Bridge Road, and forms a 
sense of enclosure to the new communal open space. A community hall is proposed to the north 
end of the ground floor. This is well positioned with three frontages creating a defined edge to 
the link between the communal garden and Ebury Bridge Road. 
 
48 The applicant seeks flexibility in terms of the non-residential options for the remainder 
of the ground floor to this block.  The first being the creation of a retail frontage to Ebury 
Bridge Road with duplex apartments fronting onto the communal space to the east, or the 
second option; the provision of a new school over basement and ground floor levels.  In urban 
design terms, both options are supported as they provide active frontages to both sides of the 
block.  The school option would require a clear differentiation strategy between public and 
private spaces, particularly along the boundary between the playground and communal garden.  
Further clarification on this point will be required before the application is referred back at stage 
two. 
 
49 A new linear block of varying heights provides a defined boundary to the green route 
while also providing a buffer from the railway. The massing configuration of the block is 
supported, with a continuous four storey plinth acknowledging the height of existing blocks and 
taller elements allowing east light to reach through to the green route.  
 
50 The north end of the proposed linear block provides the opportunity for a taller element, 
acting as a local landmark and acknowledging the entry point to the green route from Ebury 
Bridge.  Since the pre-application, the height of this element has been reduced by four storeys 
and increased in bulk.  Where this element previously had a stepped profile of 18 and 8 storeys, 
providing differentiation from the other taller elements, it now takes the form of a uniform 
element of 14 storeys, which has somewhat weakened the articulation of the north end of the 
block.  GLA officers encourage the inclusion of a clearly defined taller element to the north end 
of the block in order to retain the more elegant proportions of the previous scheme and 
ensuring that the core-to-unit ratio remains efficient and the need for lengthening residential 
access corridors is avoided. 
 
51 While increasing the taller element beyond 14 storeys would mean that it would be 
visibly taller than its immediate context, the central location and overall quality of the scheme 
would enable a taller element to be justified. 
 
52 The materials strategy is supported as it draws on the surrounding built context, using 
high quality brickwork and detailing to provide both articulation and a human scale to the 
development. 
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Inclusive design 

Housing 

53 In accordance with London Plan Policy 3.8, the design and access statement confirms that 
all of the residential units will meet Lifetime Homes standards, and the unit mix includes 10% 
wheelchair accessible units; these have been demonstrated on the submitted plans. 

54 The applicant has demonstrated that these units have been designed with reference to the 
quality and design standards set out in the Mayor’s Housing SPG and the best practice guidance 
set out in Annex Two of the SPG.  The future marketing of the wheelchair accessible homes should 
ensure that prospective purchasers are aware of the accessibility and adaptability of these units. 
Specific marketing to the disability community and to older people’s organisations can help to 
ensure that the people who will benefit from the units accessible design are made aware of their 
existence.   

55 The scheme provides 22 wheelchair accessible/adaptable units, 50% of which will be 
fitted out upon delivery, and 22 blue badge car parking spaces are proposed which complies 
with London Plan policy.  The scheme proposes to locate 50% of these spaces in the basement 
close to the service core and the other 50% at street level outside the residential blocks.  The 
applicant needs to indicate the location of the wheelchair accessible units in relation to these 
spaces, and ensure that the journey between the two is minimised for the wheelchair users.    

Climate change adaptation 

56 Whilst the applicant has broadly followed the energy hierarchy, further revisions and 
information is required before the proposals can be considered acceptable and the carbon 
dioxide savings verified. 

Energy efficiency standards  
 
57 A range of passive design features and demand reduction measures are proposed to 
reduce the carbon emissions of the proposed development. For the new build, both air 
permeability and heat loss parameters will be improved beyond the minimum backstop values 
required by building regulations. Other features include mechanical ventilation with heat 
recovery. The demand for cooling will be minimised through recessed balconies providing 
external shading, cross ventilation in most flats and solar control glazing.  The existing buildings 
will be refurbished with external insulation along the external corridors, new double glazed 
windows and improved mechanical ventilation. 

 
58 The development is estimated to achieve a reduction of 240 tonnes per annum (42%) in 
regulated carbon dioxide (CO2) emissions compared to a 2010 Building Regulations compliant 
development.  The efficiency savings appear very high, and sample DER and TER sheets 
including energy efficiency measures alone should be provided to support the carbon savings 
claimed.  The applicant should also clarify whether the emissions and savings relate to the whole 
development or only the new build element. 

District heating 
 
59 The applicant has identified that the Pimlico district heating network is within the vicinity 
of the development and is proposing to connect to the network. Connection to the network 
should continue to be prioritised and evidence of correspondence with the network operator 
should be provided.  The site heat network will be supplied from a single energy centre, which is 
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supported although further information on the floor area and location of the energy centre 
should be provided. 

60 The applicant is proposing to install a site heat network, and needs to confirm that all 
apartments and non-domestic building uses will be connected to this network.  It is noted that 
the retained buildings will not be connected as they are currently heated by individual gas 
boilers in each flat that were recently replaced, and this is acceptable. 

61 A reduction in regulated CO2 emissions of 29 tonnes per annum (9%) is claimed through 
this part of the energy hierarchy, and information should be provided on how these savings have 
been derived. 

Renewable energy technologies 
 
62 The applicant has investigated the feasibility of a range of renewable energy 
technologies and is proposing to install solar PV on the roof of the buildings.  Further 
information should be provided on the amount (sq.m and installed capacity) of the PV proposed, 
and a plan showing the proposed location of the installation should also be provided.  A 
reduction in regulated CO2 emissions of 57 tonnes per annum (18%) will be achieved through 
this element of the energy hierarchy. 

Overall carbon savings 

63 As the development consists of a mix of new build and refurbishment, the carbon 
reduction target set in policy 5.2 can be applied flexibly in this case.  Based on the energy 
assessment submitted, a reduction of 326 tonnes of CO2 per year in regulated emissions 
compared to a 2010 Building Regulations compliant development is claimed, equivalent to an 
overall saving of 56%.  Whilst this is strongly supported, the comments above should be 
addressed before the carbon dioxide savings and compliance with London Plan energy policy 
can be verified. 

Transport for London 

Flexible land use 

64 The application is proposing an increase of 101 residential units on the estate, with 
flexible A1/A2/D1 land use. TfL understands that the D1 land use could be a primary school 
with 1,500sqm floor space. However, the Transport Assessment (TA) does not provide any 
information on the trip generation or facilities that would be provided for A1/A2 or an 
alternative D1 use. Therefore, TfL has concerns for how the possible impact will be assessed and 
welcomes further discussions with the applicant and Westminster on this issue. 

Parking  

65 A total of 84 car parking spaces are proposed for the site.  81 of these are allocated to 
the residential units, equivalent to a ratio of approximately 0.2 per unit, with two provided for 
the A1/A2/D1 use and one a car club space.  At pre-application stage, TfL suggested that this 
site was suitable for a car free development given the central location and excellent PTAL. 

66 TfL understands that 22 of the units will be wheelchair accessible and 22 spaces will be 
provided as Blue Badge spaces in accordance with the London Plan policy 6.13.  It is also 
requested that a further two spaces are provided for the non-residential use which should be 
confirmed on plan showing their location.  The transport assessment (TA) states that a total of 
17 electric vehicle charging points (EVCP) will be provided.  Whilst this is welcomed, in order to 
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comply with the London Plan, a further 20% passive provision is required.  TfL welcomes the 
applicant’s commitment to provide one car club parking space on the site, which should be 
secured in the S106 agreement with one year’s free membership for all residents.  The Council is 
also requested to restrict new residents from applying for parking permits. Finally, TfL requests a 
car parking management plan is secured through the S106 to ensure the spaces are managed 
appropriately. 

67 The cycle parking currently proposed is not in accordance with the London Plan, and 
should be increased to meet the minimum standards for each land use, as required by London 
Plan Policy 6.9.  This should include visitor parking for the residential units and provision for 
users of the non-residential uses.  It is suggested that the basement cycle parking is split into 
smaller areas to increase security.  The street level spaces should also include spaces for visitors 
to the development. 

Trip generation and public transport 

68 The TA submitted is not in accordance with TfL’s Best Practice Guidance and needs 
revising.  The bus network in this area is at capacity on certain routes, and TfL is unable to 
assess the impact or determine the level of mitigation required.  The applicant must provide 
additional information on the directional distribution of trips from the site to demonstrate that 
the uplift in trips does not create a crowding problem on this corridor. 

Bus stop relocation 

69 The proposals may require the relocation of the southbound bus stop on Ebury Bridge 
Road further to the south.  After reviewing the initial plans, TfL does not object to the principle 
of the relocation, although the applicant must engage with TfL to agree on the detailed design 
and other aspects of this proposal.  It should be noted that the relocation must be undertaken at 
nil cost to TfL, and without having an unacceptable impact on the bus network.  

Pedestrian environment 

70 The improved pedestrian links and cycle connections through the site are welcomed, 
together with the applicant’s commitment to undertake a pedestrian environment review system 
(PERS) audit or similar.  TfL expect any identified improvements from the audit to be discussed 
and agreed with Westminster and TfL, with contributions secured through the section 106 
agreement.  TfL also requests a contribution towards updating the Legible London mapping 
system in the area to encourage sustainable travel.   

Travel plans  

71 A residential and framework school travel plan (for the potential D1 use) have both been 
submitted, and TfL have sent details of suggested improvements to the Council.  The final plans 
should be secured through the S106 agreement. A delivery and servicing plan (DSP) and 
construction logistics plan (CLP) should also be secured by condition.  The final CLP should 
show consideration to cyclists, with appropriate measures implemented to ensure any conflict 
between cyclists and construction traffic is minimised along with efficient and sustainable 
measures identified.  TfL has recently published guidance on CLP’s and this should be consulted 
when the applicant is preparing the plan: 
http://www.tfl.gov.uk/microsites/freight/publications.aspx#logistics-plan-guidance 

 

 

http://www.tfl.gov.uk/microsites/freight/publications.aspx#logistics-plan-guidance


 page 20 

Crossrail and Community Infrastructure Levy  

72 The development site is located within the Central London contribution area as identified 
in the Crossrail Supplementary Planning Guidance (SPG) ‘Use of planning obligations in the 
funding of Crossrail’ (April 2013).  Depending on the outcome of the flexible land use, the 
development may not be required to pay a Crossrail contribution.  

73 The Mayor’s CIL came into effect on 1 April 2012. The proposed development is within 
the City of Westminster where the Mayoral charge is £50 per square meter gross internal area. 
More details are available via the GLA website http://london.gov.uk/.  Westminster City Council 
has not yet adopted a borough wide CIL. 

Local planning authority’s position 

74 It is understood that Westminster strongly support the proposals, and will be referring 
the scheme to their planning committee with a positive recommendation in due course. 

Legal considerations 

75 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, or issue a direction under Article 7 of the Order that he is to act as the local 
planning authority for the purpose of determining the application  and any connected 
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 

76 There are no financial considerations at this stage. 

Conclusion 

77 London Plan policies on the principle of development, housing, urban design, 
inclusive access, sustainable development and transport are relevant to this application.  The 
application complies with the majority of these policies and is strongly supported but further 
information is needed in order to fully comply with the London Plan.  The potential remedies to 
issues of non-compliance are set out below: 

 Principle of development: The principle of the estate renewal is strongly supported.  

 Housing: Given the specific nature of the estate renewal and the need to re-house existing 
leaseholders and subsidise the development form private units, the affordable housing 
component and tenures are supported.  The residential quality is high, and matters of 
density and children’s playspace are acceptable.  

 Urban design: The layout of the scheme is well thought out and will achieve a high quality 
residential environment with a generous amount of new amenity space and public realm.  
Building heights and massing are broadly supported, although officers would encourage 

http://london.gov.uk/
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some additional height in favour of a reduced building width on the northern tower. 
Ground floor activity and the quality of the units are both supported. 

 Inclusive access:  Overall the scheme responds well to the principles of inclusive design, 
although further detail is clarification is required on some access routes for wheelchair 
users. 

 Climate change:  The energy hierarchy has been followed and 56% carbon dioxide 
savings are expected, which is strongly supported although further information is 
required to verify the savings. 

 Transport:  TfL requests that car parking is reduced, with cycle parking provided in 
accordance with the London Plan, and additional information should be submitted on 
the directional distribution of trips from the site.  The S106 agreement should include; a 
contribution towards Legible London; highways improvements identified through the 
PERS audit; bus stop relocation; one year’s free car club membership for all residential 
units; travel plan, and; CIL contributions.  CLP and DSP should be secured by condition 
for the application to be in accordance with the transport policies of the London Plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Colin Wilson, Senior Manager – Development & Projects  
020 7983 4783 email: colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895 email: justin.carr@london.gov.uk 
Natalie Gentry, Senior Strategic Planner 
020 7983 5746 email: natalie.gentry@london.gov.uk 
 

 


