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use (Use Class C3), retail use (A1, A2 and A3), and Office use (use
Class B1), construction of a building along Thurloe Square to provide
for Use Class C3, alterations to South Kensington Station to provide
for Step-free access to the District and Circle Lines and fire escape,
including consequential alterations to the layout of the Ticket Hall,
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1.

Summary

1.1

Planning permission and Listed Building Consent are sought for the redevelopment of
land around South Kensington Underground Station in five areas; the ‘Bullnose’, Thurloe
Street, Pelham Street, Thurloe Square, and within the station itself. Revisions to initially
submitted proposals were submitted by the Applicant and a reconsultation took place
between 11 January 2021 and 26 February 2021.

1.2

The proposals constitute ‘major development’ because for housing they seek to provide
more than 10 homes and the site has an area of more than 0.5 hectares. Further, for the
non-residential element more than 1,000m2 additional floorspace is proposed. The
application is not referable to the Mayor of London under the Mayor of London Order
(2008). As such, the Local Planning Authority may determine the case itself, subject to
any action that the Secretary of State may take.

1.3

The proposals would deliver a mixed use redevelopment of the site, including the creation
of a series of new buildings up to five storeys in height, the demolition behind retained
façade, refurbishment of the retail facades and addition of a mansard roof addition to the
existing 20 – 34 Thurloe Street, refurbishment of the listed station arcade, amendments to
provide Step Free Access to the Circle and District Lines, and the construction of two
retail facades within the pedestrian subway as well as other ancillary works.

1.4

The proposed land uses, including the principle of residential and commercial
development are all supported by relevant policies of the Development Plan, helping to
support the function and vitality of this key town centre location in the Borough and
contributing to the ability of the Borough to meet its annualised housing target as set out
in the London Plan.

1.5

Of the 50 homes, 17 are affordable, representing 27% by floorspace and 35% by
habitable room. The affordable homes are comprised entirely of Discount London Living
Rent and do not include any Social Rent or London Affordable Rent homes. Through the
viability tested route, the Applicant has demonstrated the proposals represent the
maximum reasonable amount of affordable housing. Notwithstanding, the proposals do
not deliver on the 50% strategic requirement for public sector land (on which this site is
located), nor the Borough’s own 35% by floorspace requirement and cannot be
considered as part of the wider portfolio because of failing to meet the tenure
requirements set out in the Local Plan. The housing also fails to comply with the tenure
split requirements of the Community Housing SPD.

1.6

Therefore, while the proposed housing offer is considered to comply with relevant policies
of the Development Plan due to its viability position and considering the scheme as a
whole, and while there are undoubtedly public benefits derived from the delivery of
housing as part of this application, these benefits are moderated by the failure to optimise
the development towards delivering on the identified housing needs of the Borough.

1.7

With regards to urban design, the general design approach is well considered, engaging,
well-detailed, and highly functional, with the scale and massing generally taking cues from
prevailing townscape height. However, a generally overtly contemporary architectural
language has been proposed, which given the variety and sensitivity of the surrounding
contexts and heritage assets is inappropriate. The highly contemporary nature of the
architecture, detailing, and materials serves to make the new buildings appear alien and
out of keeping with the context, failing to suitably respond to the contexts and characters
of the local area.

1.8

As a result of this failure, as well as the demolition of the existing Bullnose, loss of historic
fabric to the station, and loss of historic fabric to 20 – 34 Thurloe Street, the proposals fail
to preserve the character and appearance of the Thurloe/Smith’s Charity Conservation
Area and results in less than substantial harm to this designated heritage asset. Less
than substantial harm resulting from the proposals has also been identified to the Grade II
listed South Kensington Station, to the Grade II* terrace on Pelham Place, and Grade II
Thurloe Square as well as to the setting of the Grade II listed 1 – 13 and 2 – 18 Thurloe
Street, as well as to local non-designated heritage assets. The harm is not outweighed by
any design benefits of the proposals which include the enhancement of the station arcade
and Thurloe Street shopfronts. In accordance with Paragraph 196 of the NPPF, this less
than substantial harm must be weighted against the public benefits of the proposals
including, where appropriate, securing its optimum viable use. With regards to the
non-designated heritage assets, paragraph 197 of the NPPF states that in weighing
applications that directly or indirectly affect such assets, a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of the asset .

1.9

The proposals would preserve the living conditions of residents as the daylight and
sunlight conditions would not be materially worsened, there would be no harmful increase

in enclosure, and the privacy of residents would be maintained. The proposals would also
not give rise to any impacts on local microclimatic conditions. There would be significant
disturbance through the construction process that unless appropriately mitigated could
have an impact through noise and disturbance. However, given that mitigation can be
secured by conditions, these impacts would not warrant refusal of the application.
1.10 The transportation impacts of the scheme are limited, with the development being car free
and facilitating active travel through provision of new cycle parking. An appropriate
strategy to servicing is proposed, with final details secured by condition. An outline
methodology for managing construction traffic has been provided and is acceptable,
subject to securing a final plan prior to commencement of the application. Importantly, the
proposals would deliver Step Free Access from street level to the ticket hall of the station,
and would link in with works consented under Phase 1 of Step Free Access works
consented under LB/17/06308. These works would be secured (through a s.106
agreement) for delivery at a very early stage of the development programme, restricting
any commencement of the Bullnose or Thurloe Square buildings until such time as Step
Free Access has been practically completed and available for use by members of the
public.
1.11 The environmental credentials of the scheme are high and the proposals would comply
with relevant policies of the Development Plan, through appropriate on site carbon
reduction, and introduction of energy efficiency and sustainability measures throughout
the scheme. The proposals would not harmfully exacerbate local air quality conditions,
and relevant environmental standards are met by the scheme.
1.12 That the proposals result in harm and conflict with a number of Development Plan policies
does not automatically warrant refusal of the application. As required by Paragraph 196
of the NPPF, the less than substantial harm to the significance of a designated heritage
asset must be weighed against the public benefits of the proposals. In this case, there
are a number of public benefits, the most prominent of which are the provision of new
high quality commercial floorspace in this key town centre location, the delivery of 50 new
homes including 17 affordable homes and the delivery of Step Free Access as part of this
scheme, which would link with the previously consented works and complete Step Free
Access to this station of London wide significance. The housing benefits are moderated
by their failure to directly address the evidenced housing need of the Borough, but they
remain a significant benefit nonetheless.
1.13 In addition, as a result of the Council failing its Housing Delivery Test, the presumption in
favour of sustainable development is engaged. While there are conflicts identified with the
Development Plan, these are not so significant as to warrant refusal or outweigh the
benefits and therefore the presumption and tilted balance remains engaged.
1.14 In accordance with the NPPF, in arriving at a recommendation Officers have approached
the decision on the proposed development in a positive and creative way. Officers have
worked proactively with the Applicant to secure development that will improve the
economic, social and environmental conditions of the area. Officers also note that
decision-makers at every level should seek to approve applications for sustainable
development where possible.
1.15 Less than substantial harm has been identified to a range of heritage assets and this
harm must be accorded considerable importance and weight. However, considering the
public benefits of the proposals against the identified harm, the less than substantial harm
is deemed to be outweighed in the heritage balance. When considering the overall
planning balance, which is further tilted by the presumption in favour of sustainable
development, the public benefits of the scheme outweigh the identified harm and conflicts
identified with the Development Plan.

1.16 On that basis:

It is recommended the Committee authorises the Director, Planning & Place:

2.

1.

To grant planning permission on the satisfactory completion of a S.106
agreement to secure the matters in Section 7 of this report and based upon
the conditions listed in Section 10 of this report.

2.

To refuse planning permission if an undertaking or agreement to secure the
contributions in Section 7 of this report has not been satisfactorily completed
by 30 September 2021 for the reason that the proposed development would
not be accompanied by associated necessary infrastructure improvements.

Reason for committee consideration
·

Three or more objections were received during the consultation period and the
recommendation is to grant.

3.

The site and its surroundings

3.1

The application site is a total of 0.85ha in size and includes an area bounded by Thurloe
Street to the north, Thurloe Square to the east, Pelham Street to the south, and Cromwell
Place to the west, as set out in figure 1 below. The site is located within the South
Kensington District Centre, with the Bullnose being located on the primary frontage, and
the arcade and Thurloe Street located on secondary shopping frontage. Pelham Street is
located just outside of the centre.

Figure 1: Application Site - Surrounding Streets

3.2

The existing site features a number of buildings including:
· South Kensington Station including:
· Bullnose (incl. ground floor retail units, which back into the arcade)
· Arcade (linking Pelham/Thurloe St, featuring retail stores, and access to
the station ticket hall)

·
·
·

3.3

· Station ticket hall and platforms to Circle and District Lines
· Station subway
20-34 Thurloe Street (south side)
· Ground floor retail including surviving historic shopfronts
· 21 existing homes on the upper floors
Thurloe Square
· Currently cleared site
North side of Pelham Street,
· Currently vacant save for a wall running along the northern boundary and a
storage enclosure at its eastern end

The entire site, and all existing buildings, are located in the Thurloe/Smiths Charity
Conservation Area. The Conservation Area Appraisal identifies the existing Thurloe
Street buildings as positive contributors to the Conservation Area. The station and the
station subway are both listed buildings. Figure 2 below identifies the positive contributing
and listed buildings.

Figure 2: Conservation Area Appraisal Map

3.4

The station itself, and the subway beneath the site are both listed, with the listing
description identifying the importance of the buildings as follows:
Station
“The special interest of South Kensington Station resides in the survival of the arcaded
1867-68 revetments, which belong to the first generation of underground architecture
anywhere in the world. Sherrin's arcade possesses special interest as a fine survivor of
Edwardian retail architecture. The rest of the station is not regarded as possessing
special interest, although the 1907 Leslie Green-designed frontage on Pelham Street
clearly makes a positive contribution to the Conservation Area. The underpass to
Exhibition Road is separately listed”.

Subway
“Of special interest as a relic of South Kensington's function as an international exhibition
centre, of the application of engineering methods to create a new means of managing foot
traffic in a brand new quarter of London, and in the development of 'Albertopolis' - a
unique and internationally important complex of cultural and educational amenities. The
subway is well-preserved, its structure and finishes largely original.”
3.5

In addition, the Council considers the existing bullnose structure curtilage listed by virtue
of its connection with the historic listed station arcade, despite it being of little quality in
and of itself.

4.

The proposal and any relevant planning history
Proposed Development

4.1

Planning permission and listed building consent are sought for a range of works around
the site. The site is broadly split into the following parts, which are identified in figure 3
below.

Figure 3: Proposals

4.2

Moving around the site, the proposed development is as follows:
20 – 34 Thurloe Street
· Demolition of entire building behind retained front façade
· Refurbishment and reinstatement of historic ground floor shopfronts (modelled on
existing shopfront at no.26) and retention of ground floor retail use
· New residential entrance at no.28 and provision of 20 market residential homes
· New ‘mansard’ roof level to entire terrace
· Introduction of station entrance lifts to provide access between street level and
ticket hall
Station Internals and Enhancement Works
· Refurbishment of the arcade shopfronts
· Alterations to ticket hall including realignment of barrier to paid ticket hall
· Construction of two retail facades within station-museum subway
· Provision of Step Free Access between Thurloe Street, ticket hall, and subway

·
·

levels
New interchange between island platform and Platform 5, to also act as new fire
escape stair
Installation of lift cars to consented District and Circle Line Step Free Access lifts
(as consented under previous listed building consent – see below)

The Bullnose
· Demolition of existing bullnose
· Construction of four storey semi-circular building comprising retail at ground floor
and office above
Pelham Street
· Construction of sequence of new buildings on northern side of between three and
five storeys in height
· Ground floor retail use at western end
· Office cores at ground floor and office accommodation on upper floors at western
end
· Residential use to eastern end comprising 18 dwellings, 17 of which are affordable
homes
· Ancillary space (cycle parking, waste storage etc in central part of block)
Thurloe Square
· Construction of five storey residential building comprising 12 market residential
homes
· New fire escape exit onto Thurloe Square from platform level
4.3

In terms of division of the land uses proposed, the floorspace would be comprised of the
following splits across the development as existing and proposed.
Use
Existing (GIA)
Proposed (GIA)
2,502sqm
2,282sqm
Retail
326sqm
3,247sqm
Office
1,046sqm
4,938sqm
Residential
166sqm
0sqm
Light Industrial
TOTAL
4,040sqm
12,000sqm
Amended Scheme – January 2021

4.4

On 11 January 2021, the Applicant submitted amendments to the originally submitted
plans for the development. These amendments are set out as follows:
Thurloe Street
· Reduction in overall mansard height
· Changes to the detailed design of mansard
· Alterations to the ground floor layout including to cycle parking, storage, and refuse
and recycling
The ‘Bullnose’
·
·
·
·
·

Reduction in the level of glazing by 25%
Introduction of light grey framing on upper floors
Solid backing introduced to stone panels
Introduction of additional solidity on eastern elevation
Introduction of spandrel panels at ground floor

Pelham Street
·

Introduction of some variation in colour of the buildings

· Alterations to detailed design of upper floors
· Introduction of setback to upper floor of easternmost block
· Alterations to the ground floor layout including to cycle parking, storage, refuse and
recycling, and increased pavement width
Thurloe Square
·
·
·

Reduction in glazing and introduction of zinc framing on upper floor
Inclusion of detailed design of station fire escape gates at ground floor
Alterations to the ground floor layout including changes to cycle parking

Pelham Street Undercroft
·
4.5

Identification of potential enhancements to the listed revetment wall including the
addition of lighting, planting, and screening

The Council reconsulted fully on these proposed amendments between 11 January 2021
and 26 February 2021.
Planning History

4.6

Listed building consent (LB/17/06308) has been granted and prior approval given
(PA/17/06372) to deliver ‘Phase 1’ of improvements and capacity upgrade works at South
Kensington Station. The works include:
· an increase in size of the paid ticket hall;
· Step Free Access from ticket hall to District and Circle Line platforms through new
dedicated lifts;
· reintroduction of Platform 5 (northernmost platform) into active service;
· new staircase from platform to ticket hall;
· new canopy to platform; and
· other associated works

4.7

The consent has been implemented and works on this phase of the improvements
programme begun. As above, ‘Phase 2’ of these improvement works is captured within
this application, and the former works are directly relevant. While the works sit
independently from each other in planning terms, and some of the works do not require
either to come forward in order for completion, full Step Free Access from street level to
platform level can only be delivered through completion of the Phase 1 works and
integration with the Phase 2 works proposed under this application. This matter will be
considered further in the assessment of the development in Section 6 of this report.

4.8

Other relevant planning history includes:
Reference

Description

Demolition, redevelopment and
refurbishment to create mixed use
scheme for shopping (inc. retail,
TP/93/00831 professional office & food and drink
TP/93/00832 uses), business (including Class B1
uses), residential, new underground
station and facilities, engineering
works and ancillary uses.
PP/03/01504
CC/03/01505

Decision

Implemented

Granted, 12 June
1993

No

Demolition of existing buildings and Withdrawn,
redevelopment and refurbishment to June 2003
provide: buildings for offices (B1);

3

N/A

retail (A1, A2, A3); residential (C3);
works of hard and soft landscaping;
ancillary car parking and service
areas together with other works
incidental
to
the
application
proposals, including improvement
works to the foot tunnel running
beneath the site under Exhibition
Road."

PP/04/00085
CC/04/00086

PA/17/06372
LB/17/06308

Demolition and refurbishment to
create mixed use scheme for
shopping (inc retail, professional
office and food and drink uses),
business (including B1 uses), Withdrawn,
residential, new underground station April 2004
facilities, engineering works and
ancillary uses (renewal of Planning
Permission
dated
08/01/1999
reference TP/93/0831
Demolition of disused platform,
construction of widened platform
and associated canopy, extend and
remodel ticket hall, safeguard for
step-free access, installation of
platform barrier on platform, install
emergency exit; and associated
works.

6

N/A

Prior
Approval
Required
and
Given, 12 Jan
2018
Yes
Granted
Listed
Building Consent,
12 Jan 2018

5.

Main policies and strategies relevant to the decision

5.1

The Development Plan
The main planning considerations applying to the site and the associated policies are:

Housing

Land Use

Local Plan

London Plan

CH1; CH2; CH3

H1; H4; H5; H6; H8; H10; H13; D6
;D7; GG4

CF1
CF2
CF3
CF5
CF7
CK1
CV14

Fire Safety
Heritage
CL3; CL4
G e n e r a l
T o w n s c a p e , CL1; CL2; CL10; CL11; CR2;
Design,
and CR4; CR5

SD1; SD6; SD7; SD8; E1; E2; E9;
GG5

D12
HC1; HC3
D1; D2; D3; D4; D5; D8; D11; D12;
S4

Public Realm
Transport,
Servicing, and
Waste
E n vir on me nt ,
Climate Change,
a
n
d
Sustainability
Basements
L i v i n g
Conditions

CT1; CR1; CR3; CR4; CR7;
CE3

T1; T2; T3; T4; T5; T6; T6.1; T6.2;
T6.3; T7

CE1; CE2; CE3; CE4; CE5;
CE7; CR6.

G4; G5; G6; G7; SI1; SI2; SI3; SI4;
SI5; SI7; SI8; SI12; SI13; GG1;
GG2

CL7

D10

CL5; CL7; CE6

D14

These policies can be read online at:

5.2

·

Local Plan:
https://www.rbkc.gov.uk/planning-and-building-control/planning-policy/local-plan/local-plan

·

London Plan:
http://www.london.gov.uk/priorities/planning/london-plan

Other local strategies or publications
The main relevant supplementary planning documents adopted by the Council are:
·

Thurloe/ Smiths Charity Conservation Area Appraisal

·
·
·
·
·
·
·
·

Shopfront Design Guide
Access Design Guide
Planning Contributions
Trees and Development
Community Housing SPD
Basements
Noise
Transport and Streets

These documents can be read online at:
Conservation Area Proposal Statements and Conservation Area Appraisals:
https://www.rbkc.gov.uk/planning-and-building-control/heritage-and-conservation/conserv
ation-areas/conservation-area
Other documents:
https://www.rbkc.gov.uk/planning-and-building-control/planning-policy/supplementary-plan
ning-documents-and-guidance
5.3

The following supplementary planning guidance issued by the Mayor of London are also
relevant
1
2
3
4
5
6

Play and Informal Recreation (2012)
Housing (2016)
Affordable Housing and Viability (2017)
Accessible London: Achieving an Inclusive Environment (2014)
The Control of Dust and Emissions During Construction and Demolition (2014)
Character and Context (2014)

These documents can be read online at:
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/supplementary
-planning-guidance
5.4

Material weight has been given to the National Planning Policy Framework (Feb 2019)

5.5

Additional Guidance:
· National Planning Practice Guidance (NPPG)
· Historic England Good Practice Advice Note (No. 2)
· Historic England Good Practice Advice Note (No. 3)
· Site Layout Planning for Daylight and Sunlight – A Guide to Good Practice 2011
(the BRE guidelines)

6.

Evaluation

6.1

The decisive issues are:
i. land use principles;
ii. housing including housing and affordable housing delivery, tenure, mix, density,
and quality;
iii. whether the maximum reasonable amount of affordable housing is being
proposed;
iv. whether the proposals would preserve or enhance the character or appearance of
the Conservation Area and safeguard the special architectural and historic interest
of the listed and curtilage listed buildings, their setting, and any features of special
architectural or historic interest;
v. whether the proposals would maintain a sufficiently high standard of living
conditions for occupiers of neighbouring properties;
vi. whether the proposals have an acceptable impact on local traffic and parking;
vii. whether the proposal would have any adverse environmental impacts, particularly
in terms of flooding and drainage, air quality, ecology, waste, climate change and
sustainability, land contamination, and microclimate
Land Use

6.2

The existing and proposed breakdown of all uses across all buildings is as follows:
Existing (GIA)
Proposed (GIA)
Difference (GIA)
326sqm
3,247sqm
+2,921sqsm
Office
2,502sqm
2,282sqm
-220sqm
Retail
166sqm
0sqm
-166sqm
Light Industrial
Residential
1,046sqm
4,938sqm
+3,892sqm

6.3

As of 1 September 2020, changes to the Town and Country Planning (Use Classes)
Order 1987 mean that both the existing and proposed uses, excluding the residential,
now fall within the new Class E. The Town and Country Planning (Use Classes)
(Amendment) (England) Regulations 2020 which introduced the new Class E states that
applications submitted prior to 1 September 2020, as this application was, must be
determined using the existing uses rather than the new ones.
Irrespective of the
changes to the use class, each of the proposed uses would be supported by policies of
the Development Plan, in particular Policy CF3 of the Local Plan and SD6 of the London
Plan, which seeks to secure the vitality and viability of town centres with a diversity of
uses that will be supported, but not dominated by, a range of complementary uses.
Light Industrial

6.4

The proposals would see the loss of the existing light industrial use which is the small

area located in the scaffolding yard, a use which now falls within Class E and can be lost
to other town centre uses in any respect, and which is not afforded any policy protection
in this town centre location. Its loss is therefore acceptable.
Commercial Uses
6.5

The proposals would see a significant increase in commercial floorspace, which at the
time of submission comprised retail (former Class A1/A3) and office (former Class B1)
uses.

6.6

This would comprise a total of 24 former Class A1 retail units, but would overall see the
loss of 220sqm retail floorspace through the conversion of an existing retail unit on
Thurloe Square to host the new lifts for Step Free Access to the ticket hall. Overall, this
loss is considered negligible in the context of the development and in the wider South
Kensington District Centre, as well as in light of the modernisation and reconfiguration of
the existing units, and the provision of a range of shop sizes, which will increase their
attractiveness to a range of potential end occupiers.

6.7

The overall retail provision includes the creation of four small retail units on the western
end of Pelham Street with a total area of 205sqm. In addition, the proposal includes a
very small retail kiosk. Whilst these units do not lie within the existing town centre, they
immediately adjoin it. Moreover, they will support, rather than harm, the vitality of the
centre. Given their scale and that they form part of a wider development which lies
almost entirely within the South Kensington district centre it is not considered necessary
for this element of the proposal to be subject to the sequential test for new town centre
uses. Given the concern from residents about the potential impacts on the amenity of
Pelham Street it is recommended that these five units on Pelham Street should only be
used for retail purposes falling within the former Class A1 or A2 uses. This is to be
secured by Condition 7.

6.8

In addition, it is considered that amalgamation of the units in this location could give rise
to excessive noise and disturbance, as well as potentially materially different servicing
requirements. Also, given this part of the site falls outside of the town centre, smaller
units are more conducive to the character and function of this part of the site. Therefore,
for these reasons Condition 9 restricts these units to the size and number of units set out
in the application, and prevents their amalgamation.

6.9

For the remainder of the proposed retail units, including at the Bullnose and Thurloe
Street, restricting the occupation and size of these units could harm the viability of the
floorspace and vitality and function of the town centre. Therefore, no restriction is
proposed on the use of these units, nor their amalgamation, to ensure that they are
attractive to a range of end occupiers.

6.10 Notwithstanding, to ensure a well managed commercial offer in this critical town centre
location, secure a coherent commercial strategy as well as a suitable array of end
occupiers of these units, it is recommended that a Retail Management Strategy for all the
units is secured prior to occupation of any commercial floorspace, and this will be secured
in the s.106 agreement. This commercial strategy will also need to reflect the restrictions
secured through Conditions 7 to 10. Given that the commercial offer in this location
needs to serve the needs of the significant visitor population to the centre, as well as the
needs of local residents, it is expected that public consultation will inform this strategy and
be demonstrated to have been carried out in the submission.
6.11 The proposal also includes a significant increase in office floorspace (2,921sqm) to a total
provision of 3,247sqm. As with the proposed retail use, this floorspace could be used for
any other use falling within the new Class E unless it is deemed necessary to restrict it.
While access to the floorspace is inherently unsuitable for retail uses given there is no
frontage, other uses within Class E might have impacts that were not suitably assessed in
the submitted material (which precedes the advent of Class E). For example, the

presence of a large scale restaurant (former Class A3) or leisure facility (former Class D1)
in this location may have additional impacts from servicing and movements that were not
assessed in the Applicants submitted materials and therefore Condition 8 restricts this use
to office only.
6.12 The increase in office floorspace is welcomed as it will assist the Council in meeting the
objectively assessed need of office floorspace as identified within the recently adopted
Local Plan.
More importantly, the creation of some 2,000sqm of additional office
floorspace will help the area play a full contribution to the local and the wider economy.
The creation of office floorspace in this highly accessible town centre, a town centre
which has traditionally been popular with office occupiers, is therefore strongly supported.
Such floorspace has a symbiotic relation with the centre. It benefits from the highly
accessible and vibrant location, and in turn provides “visitors” who will use the facilities on
offer.
6.13 A report submitted by local residents’ groups in relation to the socio-economic benefits of
the scheme questions the benefit of the increase in commercial floorspace. It questions
the need for commercial floorspace and therefore questions whether there is a benefit in
increasing the prevalence of this use in this location. However, this is a key town centre
location not only in the Borough but in the context of London. There is clear policy
support for high quality, flexible, commercial floorspace in this location. The argument
that the commercial uses should not be supported and the benefits associated with the
floorspace should be significantly reduced is not a persuasive one in the context of the
relevant Development Plan policies.
6.14 The proposals would support the function and vitality of the centre and would be
supported by polices CF1, CF3, CF5 of the Local Plan and E1, E2, SD6, SD7, and SD8 of
the London Plan.
Residential
6.15 The principle of residential use on Thurloe Street, Thurloe Square, and Pelham Place is
acceptable and supports the Council’s ambition to increase the borough’s housing supply,
as set out within Local Plan Policy CH1. The delivery of housing is a government priority
set out in the NPPF and the effective re-use of this highly accessible brownfield site for
optimised housing delivery is strongly supported. Further evaluation of the housing offer
is given below.
Housing
6.16 The NPPF sets out the Government’s priority to deliver a sufficient supply of new homes
to meet housing requirements and states that planning policies and decisions should seek
to make effective use of land and support the redevelopment of under-utilised land and
buildings. In line with paragraph 118 of the NPPF, substantial weight should be given to
the value of developing brownfield land for homes. In planning for good growth, London
Plan Policy GG4 (Delivering the homes Londoners need) seeks to create a housing
market that works better for all Londoners stating that all those involved in planning and
development must ensure that more homes are delivered.
6.17 The Mayor of London has carried out a London-wide Strategic Housing Market
Assessment (SHMA) and Strategic Housing Land Availability Assessment (SHLAA). The
SHMA has identified need for 66,000 additional homes per year. Table 4.1 of Policy H1
sets out a target of a minimum of 4480 additional homes to be provided within the Royal
Borough between 2019 and 2029 (equating to a yearly target of 448 homes annually).
Policy CH1 of the Local Plan supports the provision in the London Plan and the principle
of providing new homes. There is an acute housing shortage and need within London as
a whole, and there is therefore a clear need to strive to maximise housing delivery within
the Borough and on development sites. Policy D6 of the London Plan places a significant
emphasis on optimising density through a design-led approach.

6.18 The proposed scheme would deliver 50 homes, of which 21 would replace the existing
dwellings in Thurloe Street, and 29 would be new. The development would therefore see
intensified residential use in a highly accessible area and would be strongly supported in
principle by both London and Local Plan policies as well as the NPPF in regards to
housing provision.
6.19 Having established the in principle support for housing intensification, the quality and unit
mix of the proposed market homes are assessed.
Market Homes – Quality
6.20 London Plan policies H4 and H1 require that a genuine choice of new homes should be
supported which are of the highest quality and of varying sizes and tenures in accordance
with Local Development Frameworks. The proposed market housing would all meet or
well exceed the minimum space standards and the buildings on Thurloe Square, Thurloe
Street and Pelham Street in which they are located are designed so as to maximise
outlook. There is limited access to private external amenity space, although given the
proximity of the London Underground lines to the rear, and the sensitivity of introducing
balconies and terraces to the front of the properties, this is understandable. On Thurloe
Street and Thurloe Square, two properties within each of the proposed buildings do have
access to private terraces. Opportunities to provide private amenity space has therefore
been taken where possible, and in accordance with the Mayor of London’s Housing SPG,
where private external amenity space is not provided apartments have been oversized
where possible.
6.21 All of the new market homes have been assessed for daylight and sunlight, and a high
proportion pass or exceed the BRE criteria for daylight quantity and distribution for
relevant habitable rooms. Where there are shortfalls below BRE standards, these are
minor and given the constraints of the site the proposals achieve a high level of daylight
and sunlight that would provide residents of the homes with a high quality of living
conditions.
6.22 Overall, the market homes are of a high quality and respond well to the constraints and
challenges posed by construction of residential development around an operational rail
station.
Market Homes – Unit Mix
6.23 London Plan policy H10 sets out all the issues that applicant and boroughs should take
into account when considering the mix of homes on a site. Local Plan Policy CH3
requires new residential development to include a mix in the sizes of new homes, to
reflect the varying needs in the Borough while taking into account site characteristics and
current evidence on housing need. Evidence within the 2015 Strategic Housing Market
Assessment (SHMA) indicates an objectively assessed need for all types of housing. The
evidence shows a need for approximately 50% smaller (1-2 bedroom) and 50% larger (3+
bedrooms) across the Borough.
6.24 The unit mix of the proposed market housing is as follows:
1 Bed
2 Bed
3 Bed
TOTAL
11
13
9
33
73%
27%
6.25 The proposals are weighted towards the delivery of smaller one and two bedroom
homes.. However, the unit mix needs to be balanced against the need to optimise
housing delivery on this site. There are a reasonable proportion of larger three bedroom
homes provided and an increased provision of larger family sized homes on this
constrained site would significantly limit the overall housing provision, particularly given
the need to reprovide 21 existing homes. Furthermore, the location and constraints of this

development on operational rail land does not lend itself to a high proportion of family
homes. Therefore, taking into account the characteristics of the site in accordance with
Policy CH3, the mix of market housing is considered acceptable.
Affordable Housing
6.26 The quantum of market housing would trigger the requirements of Local Plan Policy CH2
as well as policies H4 to H7 of the London Plan in relation to affordable housing.
6.27 Policy H4 of the London Plan sets a strategic target of 50% of all new homes delivered
across London to be genuinely affordable. To achieve this Policy H4 sets out that the
threshold approach in Policy H5 will be followed and, of relevance to this application, that
all public sector land shall deliver at least 50% affordable housing on each site or across a
portfolio, where there are agreements with the Mayor for such a portfolio approach.
6.28 The threshold approach set out in Policy H5 of the London Plan sets the threshold for
following the fast track route at 50% affordable housing by habitable room on gross
residential development on public sector land where there is no portfolio agreement with
the Mayor. Public sector landowners with agreements with the Mayor to deliver 50%
across their portfolios should still deliver a minimum 35% affordable housing by habitable
room on individual sites to follow the fast track route. Part C of Policy H5 sets out other
requirements to follow the fast track route, of note is the requirement to be consistent with
the relevant affordable housing tenure split requirements.
6.29 Where an application does not meet the criteria above it must be viability tested to
ascertain the maximum level of affordable housing deliverable on a scheme.
6.30 Policy CH2 of the Local Plan sets out that 35% of all residential floorspace should be
provided as affordable housing. Schemes not providing this amount shall be required to
submit a financial viability assessment to demonstrate the maximum reasonable amount
of affordable housing is provided.
6.31 The quantum of housing, split between market and affordable floorspace and habitable
rooms is set out below:
Floorspace
Habitable Rooms
3,629sqm (73%)
106 (65%)
Market
1,309sqm (27%)
56 (35%)
Affordable
4,938sqm (100%)
162 (100%)
TOTAL
6.32 The Applicant has indicated this scheme forms part of a wider portfolio of sites being
brought forward by Transport for London, and that therefore the portfolio approach should
apply. A copy of a letter from the Deputy Mayor for Housing and Residential
Development to the Director of Commercial Development at TfL has been provided to that
end. On this basis it is accepted that, for the purposes of the policies set out above in the
London Plan, there is a portfolio agreement in place with the Mayor. However, it is noted
that this portfolio is pan London and doesn’t include other sites in this Borough.
6.33 To that end, it is important to consider how the proposed affordable homes comply with
the above policies and the Borough’s policies in relation to unit mix and tenure, and
whether the portfolio approach should apply.
Affordable Housing – Quantum
6.34 As demonstrated in the above table, the proposals would fail to deliver 35% of all
floorspace (GIA) as affordable housing, with only 27% being provided as such.
Therefore, the proposals would not provide a policy compliant quantum of affordable
housing when measured against Borough requirements. The proposals do provide 35%
affordable housing by habitable room. The proposals must therefore be assessed using

the viability tested route, and this assessment is set out in paragraphs 6.49 to 6.57 below.
Affordable Housing – Unit Mix
6.35 As with market housing, the required unit mix is driven by Policy CH3 of the Local Plan
and evidence on housing need in the Borough, including the SHMA 2015. The SHMA
identifies specific needs for affordable housing with the evidence showing a need for
approximately 70% of smaller (1-2 bedroom) and 30% larger (3+ bedrooms). However,
latest evidence including in the Council’s Housing Strategy 2019-2022 suggests a
growing need for family sized affordable homes.
6.36 The unit mix of the proposed affordable housing is as follows:
1 Bed
2 Bed
3 Bed
4 Bed
5
6
2
4
65%
35%

TOTAL
17
100%

6.37 With 65% of the affordable homes put forward as smaller units and 35% larger family
sized homes, the unit mix would broadly accord with evidence in the SHMA and be slightly
weighted to family sized homes. The unit mix is supported as it aligns with the latest
evidence from the Council’s housing list, which suggests there is a growing need for
increased larger family sized affordable homes. The unit mix of the affordable homes is
therefore considered to meet Borough requirements and be in accordance with Policy
CH3.
Affordable Housing – Tenure and Affordability
6.38 Policy CH2 of the Local Plan and the Council’s recently adopted Community Housing
SPD identifies that there is a pressing need in the Borough for all types of affordable
housing, but particularly for social rented/London Affordable Rent (LAR) homes. The
SPD identifies that for new development, 70% of new affordable homes should be social
rent/LAR and 30% should be provided as intermediate, with London Living Rent
discounted to the lowest ward benchmark (currently Notting Dale Ward).
6.39 The affordable housing offer included in this application would see all of the 17 new
homes provided as Discounted London Living Rent, capped to Notting Dale ward levels.
While this tenure and level of affordability is supported for intermediate products in the
Borough and would ensure the intermediate homes are genuinely affordable and in
accordance with the SPD for that tenure, the failure to provide any social rented/London
Affordable Rent dwellings is explicitly contrary to Development Plan policies and to the
requirements set out in the Community Housing SPD. The proposals would not meet
Borough tenure requirements nor would it address the Boroughs most pressing housing
needs.
6.40 This shortfall in social rented/London Affordable Rent homes, together with the shortfall in
the quantum of affordable housing, means the portfolio approach should not apply and
the shortfalls need to be viewed in light of the schemes viability, of which a full
assessment is set out below starting at paragraph 6.49.
Affordable Housing – Quality
6.41 Policy CH3 of the Local Plan and Policy D6 of the London Plan requires new residential
development to meet housing standards on space, access, design quality, and residential
amenity, among other matters.
6.42 All of the affordable housing is provided within the buildings on Pelham Street. The
buildings are designed as standalone and reflect the architectural approach being taken
on this part of the site. Therefore, while the market homes have a fundamentally different
style and external appearance to the affordable homes, this is borne from the different
contexts of the site, rather than any intent to distinguish market and affordable housing.

The building is of an equal architectural and material quality as any other building on the
site, and the tenure of the buildings has not resulted in a difference in the architectural
quality. From a housing quality perspective they are entirely tenure blind.
6.43 In terms of performance against space standards, aspect, private amenity, daylighting
and accessibility, the affordable homes are as follows:
17 of 17
Compliance with space standards
8 of 17
Dual Aspect
0 of 17
Access to private amenity
80%
Meet or Exceed Recommended
ADF
2 wheelchair user (Part M4(3)) and 15
Accessibility
accessible and adaptable (Part M4(2))
6.44 While all of the affordable homes would meet minimum space standards, most
comfortably exceeding the requirements, there are a number of homes which are single
aspect (albeit the aspect is south facing) and also have no access to private amenity
space. In accordance with the London Plan and Draft Housing Design Guidance, the
affordable homes have been oversized in order to incorporate additional internal living
space equivalent to, or greater than, the open space requirement.
6.45 Notwithstanding the homes being oversized, site specific justification is required to
demonstrate acceptability of the lack of external amenity space. On this site, it is
accepted that irrespective of where the affordable homes were to be placed on site, there
are constraints that make it unfeasible to provide dual aspect and amenity space, as is
the case with the market homes. The presence of the underground station to the rear
(north) of the affordable homes poses a significant difficulty in terms of noise and
disturbance if they had an aspect here, likewise if amenity space was introduced in this
location. Furthermore, the presence of roof terraces atop the building would also likely be
problematic in terms of perceived overlooking to residents on the south side of Pelham
Street.
6.46 There are local external amenity spaces that also provide some mitigation, including the
lawns of the Natural History Museum (a 5 minute walk away) as well as Hyde Park (a 10
minute walk away).
6.47 In terms of daylighting, the 80% compliance is relatively high and where new homes do
not meet the minimum requirements these are only minor deviations and in general
represent levels that are comparable to the existing residential buildings surrounding the
site, and are comparable with the proposed market residential homes in this scheme.
6.48 On balance, opportunities to develop high quality homes have been taken within the
constraints of the site, and while a number of the new homes would not be provided with
external amenity space and would be single aspect, they remain of a high quality and
they would meet the requirements of Policy CH3 of the Local Plan and Policy D6 of the
London Plan.
Viability Tested Route
6.49 As set out above, the proposals would not meet the tenure or quantum requirements of
the Borough expected for affordable housing. Therefore, while the proposals do provide
35% affordable housing by habitable room, the Applicant cannot rely on the
under-provision to be balanced by a wider portfolio approach because of the failure to
meet Borough requirements. They therefore need to demonstrate, in accordance with
Local Plan Policy CH2 and London Plan policies H4 and H5 that the proposals provide
the maximum reasonable amount of affordable housing.
6.50 The Applicant has produced a Financial Viability Assessment (FVA) to demonstrate that
the proposals deliver the maximum reasonable amount of affordable housing. This FVA

has been reviewed by an independent consultant appointed on behalf of the Council.
The assessors consider the methodology and inputs to the assessment to be sound and
the FVA has been prepared considering latest government guidance including the NPPF,
NPPG, and RICS guidance.
6.51 In order to calculate what quantum of affordable housing can viably be delivered as part
of the scheme, the Council and its assessor along with the Applicant and their assessor
negotiated a reasonable Benchmark Land Value (BLV) for the land. This BLV is based on
an Existing Use Value for the land. Having adjusted the assumptions put forward by the
Applicant team, the Council and its assessor concluded that the BLV is £62,690,000.00
(£62.69m).
6.52 The viability of the scheme has therefore been assessed in light of the agreed BLV. In
simplistic terms, to calculate what value is generated above the BLV (and therefore the
maximum reasonable amount of affordable housing), the cost of developing the proposed
scheme (including construction costs, professional fees, other costs, profit, and finance) is
deducted from the Gross Development Value (the total value of the development if built
as proposed). Once this has been calculated the Residual Land Value (RLV) remains.
Where the RLV is in excess of the BLV, a surplus is generated, and the available surplus
would be split between relevant s106 obligations and affordable housing requirements.
The relevant inputs to the FVA are outlined in the table below:
6.53

Item
Revenue
Residential value
Affordable Housing
Commercial Values
Other (TfL Works Reimbursement)
Net Development Value
Costs
Construction
All other costs (TfL Works, Holding,
Insurances, and other Development costs)
Professional Fees
Commercial and Residential Sales,
Agents, Legal and Marketing Fees
Planning Obligations incl. CIL
Finance
Total Development Costs
Viability Inputs
Benchmark Land Value (Based on
accepted EUV)
Profit on GDV
Target Rate of Return
Residual Land Value
Surplus/Deficit

Value/Cost
Thurloe St: £2,340psf
Pelham St: £1,946psf
Thurloe Sq: £2,526psf
£345psf
Office: £50-75psf at 4.5%yield
Retail: £25-300psf at 3.5% yield
£10,834,000.00
£216,813,540.00
£81,400,000.00
£19,084,000.00
10%
Each incurring costs from 0.5% to 15%
£4,512,098
6.5%
£208,021,965.00
£62,690,000.00
4.1%
17.4%
£54,114,906.00
-£8,575,094

6.54 As evidenced in the above table, the Applicant’s FVA suggests a scheme that is in deficit
and is therefore providing the maximum reasonable amount of affordable housing. The
values in the above table were assessed and adjusted by the Council’s independent
assessor, to robustly interrogate the viability assumptions and ensure the proposals do
include the maximum reasonable amount of affordable housing. .

6.55 The Council’s assessor considered the information provided at length, including making
requests for further information and clarifications, as well as undertaking sensitivity
analysis to understand the best possible viability position the scheme could result in. This
included reductions to a number of costs and fee estimates, including a c.£8m reduction
in construction costs, reduction in commercial revenue yield, and an increase in
affordable housing revenue. Even accounting for these adjustments, which improve the
viability position of the reviewed scheme, the proposals would still result in a Residual
Land Value well below the benchmark, and a deficit of c.£3m.
6.56 Therefore, even accounting for significant adjustments to the viability position by the
Council’s assessor, the development is shown to be in deficit and does not generate a
surplus which is available to the Council for additional affordable housing. Indeed, the
deficit demonstrated by the FVA illustrates that the current level of affordable housing is
over and above the maximum reasonable amount. The Applicant’s assessment suggests
that a ‘break even’ scheme would only deliver approximately 18% of affordable housing
by habitable room or 15% by floorspace.
6.57 Therefore, the current affordable housing offer is demonstrated to be the maximum
reasonable amount of affordable housing that can be delivered on this site.
Conclusion on Housing
6.58 There is a pressing need for housing across London and indeed in the Borough. The
provision of 50 high quality homes (of which 29 are a net gain) is to be strongly
supported, and given the pressing need and challenges in housing delivery faced by the
Borough as evidenced by the Council’s failure in regards to the Housing Delivery Test, the
new market and affordable homes carry with them significant benefits. These benefits,
however, need to be viewed in light of the failures to secure policy compliant levels of
affordable housing and the lack of any social rent housing, for which the need is greatest.
6.59 While the proposals are supported by an FVA setting out that the proposed quantum of
affordable housing is the maximum reasonable amount, it is highly disappointing that this
public sector land that is intended to form part of a wider TfL portfolio fails to deliver not
only the quantum expected by the Development Plan, but also fails to address the
pressing need for social housing in the Borough. This shortfall in quantum cannot be
excused by inclusion as part of a wider portfolio given its failure in relation to our pressing
need for social rented homes.
6.60 Notwithstanding this failure, the application has been through the viability tested route.
The FVA submitted in support of the application has been robustly reviewed by the
Council’s assessor and the FVA does demonstrate the provision of 35% affordable
housing by habitable room and 27% by floorspace, is in excess of what is the maximum
reasonable amount for this site.
6.61 Therefore, while the level of provision falls short of the expected quantum for public sector
land, this scheme has demonstrated it takes on a greater burden than is reasonable in
order to maximise affordable housing delivery on the site.
6.62 Reports submitted by local resident associations in relation to the socio-economic benefits
of the proposals have rightly raised concerns about the extent of benefits that should be
attributed to the housing, given this failure in relation to quantum and tenure of affordable
housing.
6.63 By demonstrating the maximum reasonable amount of affordable housing, the proposals
comply with Policy CH2 of the Local Plan and it is recognised that inclusion of social
rented homes would further reduce the development viability of the scheme. Therefore,
the proposals are considered on balance to comply with Local Plan policies CH1 and
CH2, as well as London Plan Policy H5, and the Community Housing SPD.

6.64 The provision of this level of housing is therefore supported by relevant policies of the
Development Plan and brings with it public benefits to be considered against any
identified harm, although the benefits associated with the housing offer are tempered by
the shortcomings examined above.
Urban Design and Heritage
Context, Character, and Significance
6.65 The application site comprises five areas of development set in and around South
Kensington Underground Station; the Bullnose located on the west side of the perimeter
block facing Cromwell Place, Thurloe Street located on the north side of the perimeter
block, Pelham Street located on the south side of the perimeter block, Thurloe Square
located on the east side of the perimeter block, and the station itself. The context around
these areas differ significantly and an understanding of these built contexts is critical in
understanding the impacts of the proposals. The context of each area, and the
significance of the existing built form in the relevant locations is set out in turn below.
Bullnose
6.66 The area around the Bullnose is characterised by a loose urban grain, with the curved
form to the Bullnose effectively facing six streets and seven corner buildings, most of
which have a retail presence at ground level providing street activation. The architecture
of the upper levels differs although in themselves have a largely similar elevational
language. The scale and height of the buildings surrounding the Bullnose are between
five and eight storeys, with the taller seven to eight storey mansion block buildings to the
south. This is in contrast to the existing single storey Bullnose, whose low-rise massing
allows views of the buildings beyond.
6.67 The building itself is of low architectural merit and comprises a series of single storey
shops which lack cohesion and a unifying language. The Council has previously taken
the view that the existing Bullnose is curtilage listed, due to its close relationship with the
station building, being constructed at a similar time and being physically attached. The
Bullnose is located within the Thurloe/Smith’s Charity Conservation Area. The appraisal
document states that ‘the rotunda design contributes to the character of the Conservation
Area.’ (p48).
6.68 Whilst the Bullnose is of some historic significance and has a relationship with the station,
the shopfronts are now modern and do not contribute positively to the character and
appearance of the Conservation Area, indeed as stated within the appraisal ‘the shop
frontages are modern and have a compressed and top heavy appearance due to their
oversized fascias.’ (p48).
6.69 As such, the significance of the Bullnose itself is largely its form and function as providing
supplementary retail units to the listed arcade. However, the Bullnose is of high
significance as a townscape building, being attached to the listed station and acting as a
focal point of key views within the Conservation Area. Changes to this structure will be
highly visible within the Conservation Area and setting of the listed station.
Thurloe Street
6.70 Thurloe Street is characterised by a fine urban grain of four to six storey terraced
residential properties to the middle and east sections of the street. The western end was
demolished around 1867 to make way for South Kensington Station. This end has a
strong retail presence providing street activation to the junction with Cromwell Place,
where there is a greater sense of openness and public realm. This is also in part due to
the single storey mass to the Bullnose, allowing views to the neighbouring buildings
beyond.

6.71 The architecture is like around the Bullnose, reading as solid elements with a rhythm of
window openings that provide hierarchy and articulation. There is a noticeable difference
in the character of the street brought about through the Victorian Italianate terraced
houses on the north side of the street, which have little street activation at ground floor
level.
6.72 Balustrades and gates front the street and add to the formality. At first to third floor, the
materials are pale brick, decorative railings in front of French doors at first floor and
multi-paned sash windows at second and third floor levels. While the height of these
mirror the height of the buildings on the opposite (south) side of the street, the window
openings are smaller and less regular, which adds to their sense of privateness. Overall,
Thurloe Street has a public quality brought about by the street activation from the retail
units on the south side and the shared surface paving. The private nature of the
properties on the north side softens the public feel of the street, which is bookended by
two very public spaces; Exhibition Road to the east and Cromwell Place to the west.
Thurloe Street is located within the Thurloe/Smith’s Charity Conservation Area.
6.73 20 – 34 Thurloe Street itself forms a distinctive, wedge shaped terrace of shops with
residential above, built between 1880 and 1884. The building has a brick frontage and is
typical in design and scale to many of the buildings within the Conservation Area. The
rear of the building is a much simpler composition of stock brick with timber sash
windows.
6.74 The Conservation Area appraisal states ‘rear elevations make an important contribution to
the historic and architectural character and appearance of the Conservation Area, being
an original part of the house design with their own typical characteristics.’ (p36). The
ground floor retail units also add interest to the Conservation Area with some good
historic shopfronts surviving at 20, 26 and 34.
6.75 The building is considered a positive contributor to the character and appearance of the
Conservation Area and is of architectural and historic interest at a local level. It is in a
highly visible part of the Conservation Area, complementing the setting of the listed
station and prominent in long views from Exhibition Road.
Thurloe Square
6.76 The site context around Thurloe Square is characterised by the Victorian terraced houses
situated around the east, west and south sides of Thurloe Square Garden. While the
architecture is similar to the north side of Thurloe Street, the character to Thurloe Square
is more residential and formal. Its formality is brought about by the positioning of the
terraces around Thurloe Square Garden, the repetition of the elevations and the
openness of the square, which in turn allows the terraces to be read as part of a set
piece. Each terrace reads as a whole, as well as a component of a wider set of terraces
on the east, west and south elevations, all of which have the same elevational hierarchy,
material palette and proportions. The brickwork to each terrace house has been carefully
constructed to subtly distinguish each individual house from the next, while also reading
uniformly as collective set pieces. The set pieces are interrupted on two instances within
the square with a different architectural language; in the southwest corner at the junction
of South Terrace and Thurloe Square (west) and also on the south end of Thurloe Square
(west) at the junction with Pelham Street. The latter forms the proposed site on Thurloe
Square. Here, five houses were demolished for the construction of the underground
railway, which left a space for the contrasting design of a single addition to the terrace
constructed in red and buff brick.
6.77 The remainder of the plots have been left unoccupied. Roof mansards have been added
to all of the roofs to the terraces on the east and west sides of the Square and to some of
the houses on the south side of the square. The mansards are generally subservient to
the original terrace, with their height reading as the shortest level in the vertical
composition, which follows a descending pattern of shorter storeys and window heights as

you go up the building. The mansards are also set back from the parapets, making them
visible only in long and oblique views. While there is a sense of openness in the street
scene, conversely, the mature trees and densely planted shrubbery within Thurloe Square
Garden provides a sense of privacy in long views across the Square. Thurloe Square is
located within the Thurloe/Smith’s Charity Conservation Area.
6.78 This location is perhaps in the most sensitive when considering the setting of designated
heritage assets. The area is bound by the Grade II* listed Pelham Place to the south, and
the Grade II Thurloe Square to the north. This is an area of uniform and highly significant
townscape.
6.79 Pelham Place and Crescent are almost entirely Grade II* listed and form one of the most
attractive townscape compositions within the Conservation Area. This location marks a
transition between the simple architecture of the late Georgian designs and the more
elaborate designs of the mid-Victorian period, which are found in Thurloe Square.
6.80 The application site itself is a vacant plot, the previous buildings on this site, which would
have formed part of Thurloe Square, having been removed for the underground
development in around 1867. Like Pelham Street, there is a benefit in reinstating the
townscape and the opportunity to once again complete Thurloe Square would be
welcomed. However, given the uniformity of the surrounding architecture and the high
significance of the neighbouring designated assets, any development in this location
needs to be highly contextual and sympathetic to its surroundings.
Pelham Street
6.81 The site context around Pelham Street is characterised by residential properties on the
south side of the street and a buff brick wall, approximately two metres tall on the north
side of the street. The wall separates the street from the significant drop in level to South
Kensington Station platform. The residential properties to the south side of the street vary
in typology, architectural style, mass and height. This begins with Malvern Court, located
on the west end of the street at the junction of Pelham Street, Onslow Square and Old
Brompton Road on a triangular corner site.
6.82 Malvern Court is an eight-storey mansion block constructed in red/brown brick with a dark
coloured clay tiled mansard roof and lead dressed dormers. Its scale and architecture are
typical of the high density, inter-war residential ‘superblocks’ to the east beyond Brompton
Road. They reflected an earlier period of urban renewal in the local area, which included
slum clearance, road realignments and the construction of medium-rise early 20th century
social housing and intervening low-rise private housing and estates. Malvern Court brings
a distinctive change in character and scale along Pelham Street. This corner building
noticeably juxtaposes with the remaining residential terraced properties that form Pelham
Street. These are visually split into three sections.
6.83 The first section immediately adjacent to Malvern Court is 4-10 Pelham Street; a series of
four storey, white painted/rendered Victorian properties with basement levels fronting the
street and slate finished mansard roofs with lead dressed dormers. The second middle
section is 12-18 Pelham Street; a series of five storey, red brick Victorian properties with
basement levels fronting the street and slate finished mansard roofs with lead dressed
dormers. The third section is 20-24 Pelham Street; a series of four storey, white
painted/rendered Victorian properties that almost mirror the first section in height,
colouration material language and architecture. There is then a considerable gap between
number 24 Pelham Street and number 29 Pelham Place which bookends the junction
between Pelham Street and Pelham Place with its side elevation facing Pelham Street
and front elevation facing Pelham Place. While this is a relatively narrow street, there is a
sense of openness brought about by the open views over the wall on the north side of the
street to South Kensington Station and the rear elevations of the properties to Thurloe
Street in the background. Pelham Street is located within the Thurloe/Smith’s Charity
Conservation Area

6.84 Pelham Street was originally developed by James Bonnin in the 1840’s, in conjunction
with Pelham Crescent and Pelham Place. The development of the street evolved over
time, with the development of the underground bringing the most dramatic changes,
demolishing the buildings on the north side of the street. From the turn of the 20th
century, a low-rise terrace of shops was constructed along part of the north side, although
these were demolished by the 1970’s.
6.85 Pelham Street is a more modest street in comparison with some of the grander
surrounding planned estates and this is apparent in the building architecture to the south
side of the street, which has a smaller scale and a greater variety than the more formal
layouts. The existing buildings form an attractive group along the south side and
contribute positively to the character and appearance of the Conservation Area.
6.86 The north side of Pelham Street has a brick wall running from the oxblood terracotta
building of the station. This blank elevation has resulted in the loss of a balanced street
scene, although it does tell the narrative of how the station development impacted upon
the existing planned townscape.
6.87 This part of the site has a moderate significance in relation to the wider Conservation
Area. The surviving properties to the south are of architectural and historic interest, but
the wall and scaffolding yard to the north side do detract from the setting of the planned,
listed terraces. Therefore, it is acknowledged that the existing façade along Pelham
Street is uninspiring and development in this location is welcomed
Overall Heritage Context
6.88 As evidenced above, this is a distinctive area with a unique and diverse character,
marking the transition between the nationally significant museums of South Kensington
and the more residential, suburban areas of terraced housing around them. South
Kensington Station is the gateway to the museums and cultural heart of South Kensington
and as such is of national, perhaps international, as well as local significance. The
development site includes, and is surrounded by, both designated and non-designated
heritage assets, most significantly being within the Thurloe and Smith’s Charity
Conservation Area.
6.89 The heart of the site is the station building itself. This is a Grade II listed complex dating
from 1868, although the most notable developments, including the construction of the
arcade designed by George Sherrin, were at the turn of the century. The station and the
Edwardian arcade are highly significant, designated heritage assets while as set out
previously the Bullnose is curtilage listed. The Pelham Street entrance to the station
dates from the turn of the 20th century and features the distinctive oxblood red terracotta
tiled entrance of 1905, typical to the Underground.
6.90 In addition, the Thurloe Estate and Smith’s Charity Conservation Area Appraisal describes
Pelham Crescent, Place and Street as ‘one of the most charming pieces of urban design
in South Kensington’ (p21).
6.91 In defining significance, the station complex and the surrounding buildings are at the heart
of the Conservation Area. The significance of this Conservation Area is described in the
appraisal document as follows:
‘The area displays a remarkable slice of South Kensington’s architectural history from the
elegance and restraint of the Georgian period, through late Regency designs and
Italianate pomp to the red brick Queen Anne style at the end of the Victorian period.’ (p5).
This strong architectural history is prevalent throughout the development site from the
station building itself to the surrounding residential units, both designated and
undesignated heritage assets.

6.92 The appraisal states that the streets have ‘a coherent design, character and charm, that
has mostly been maintained in impeccable condition to the present day.’ It is this
coherence of the built environment that makes it particularly sensitive to change. The
area surrounding the development site largely forms part of a planned set piece, the
architectural and historic significance of which is high.
6.93 The application site is locally and nationally significant and instantly recognisable due to
the station and arcade, used by millions of visitors, the neighbouring museum buildings
and the set pieces of Georgian and Victorian architecture around them. The area is
unique and distinctive and has high values in terms of built heritage and architectural and
cultural significance.
Proposals and Assessment
6.94 Redevelopment of this site provides the opportunity to enhance the character and
appearance of the Conservation Area and nearby listed buildings, because while the
station buildings themselves are a designated heritage asset and a local icon, the creation
of the underground station did create a broken townscape, through the demolition of part
of Thurloe Square and Pelham Street. This has resulted in dead facades and visible rear
elevations that were never designed to be so. As noted by Historic England, the
proposals would bring significant change to the character of the area due to the absence
of built form and the replacement bullnose which is taller than the current building. These
changes are not harmful to the significance of the area in principle. The proposals offer
the opportunity to repair this broken townscape and as such the principle of new
development is welcomed from an urban design perspective.
6.95 The proposed works at each part of the site and assessment of their scale, form and
massing, architecture, functionality, and any subsequent harm is carried out building by
building as follows.
The Bullnose
Proposals
6.96 The proposals would demolish the existing Bullnose and replace it with a larger building of
contemporary design at five storeys in height, housing replacement retail units at ground
floor level. The existing buildings are of limited architectural interest albeit they are
curtilage listed.
9.97 The proposed design maintains the curved profile of the Bullnose, the choice of materials
are of a high quality and the proposed floor levels have attempted to integrate with the
area. Following amendments, the building has also increased the proportion of solidity in
its exterior and this is a welcome attempt to harmonise the building with its surroundings.
However, the building does read as overtly modern in the townscape.
9.98 The treatment at ground floor level is sympathetic and responds well to the existing
station arcade and neighbouring retail units. The use of decorative metal work to match
the arcade entrance gives the scheme interest.
Form, Scale and Massing
6.99 The proposed building provides a coherent street line, sitting at the back edge of the
pavement for all its curved length. The existing forecourt to the south and pedestrianised
Exhibition Road to the north gives a generous sense of public realm around the building.
The proposed five storey height is comparable to the neighbouring corner plot buildings
that surround the site, which are generally between five and eight storeys, with the taller
seven to eight storey mansion block buildings to the south of the site. In urban design
terms, the additional height and massing would provide a coherent termination to local

views from the west looking eastwards, where the current scale of the Bullnose allows the
buildings in the background to appear overly dominant.
6 . 1 0 The proposed form to the rear eastern façade to the Bullnose is flat and forms a
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gable-end to the building. At five storeys, the increase in height relates poorly to the
listed station building. The change in height also results in a poor relationship with the
neighbouring buildings to the east.
Architectural Design
6 . 1 0 The proposed facades express a contextual sense of a base, middle and top. The
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elevations feature framed bays in white stone and glazed curtain walling recessed deeply
within the bays, as well as a language of horizontal slatted panels set in front of the
glazing and arranged to align vertically at each level. This approach takes from, and is
supported by, the framed wrought and cast iron bays to the existing station arcade, which
incorporate a series of horizontal cast iron bars that frame the text to the station signage.
6 . 1 0 At ground floor, the replacement Bullnose takes the existing horizontal datums from the
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station signage and continues this into the retail signage above each bay. The proposed
entrance signage to each retail unit is formed in prefabricated black painted steel veils
with integrated retail and office entrance signage in gold coloured lettering. The
craftsmanship and attention to detail and contextual referencing are high quality. The
retail units help to retain the necessary ground floor activation which is typical of the area,
and integrate well with the proposed office entrance.
6 . 1 0 The same language of framed panels within a binding structure is taken up the full extent
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of the elevation and is also seen on the rear east elevation. While the stonework is of
high quality and integrates well with the glazing, across the building the glazing is highly
visible and there are unobscured views of the curtain walling on both sides of the stone
panel work. This results in the solid to void ratio being too open.
6 . 1 0 The architecture is calm, well ordered, and includes an engaging level of detail, the quality
4
of which is clear. However, this further serves to make the building appear alien in the
context of neighbouring buildings which appear more solid. Other design cues, for
example the slatted panels at upper levels, are also uncharacteristic of neighbouring
buildings. These impacts are slightly mitigated by the buildings colouration, easing its fit
in the townscape, however, it is not enough to fully counter the feeling that the building
does not fit with the context. This is most evident in westerly views from Thurloe and
Pelham streets.
Functionality
6 . 1 0 Internally, the building is well planned with suitable activation from the street and good
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informal surveillance, with the entranceways behind the Bullnose assisting in wayfinding
and access to key local points of interest. However, the proposed entrance signage to
the retail units have a civic language that reads as relating to the station, despite its
intention to communicate retail/office signage, and detracts from the legibility of the
ground floor level.
6 . 1 0 The ground floor to ceiling appears to be approximately 6m, which is appropriately scaled
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for the base of the building given its overall height. The floor to ceiling height below the
mezzanine is approximately of 2.8 metres, which should feel comfortable. The floor to
ceiling heights to the upper office levels appear to be approximately 3 metres, which
again, should feel comfortable.
6 . 1 0 Looking at the office accommodation, the open plan offices are arranged around two
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separate stair cores and one central spine lift core with two lifts, offering wheelchair
access. Ambulant and accessible toilets are provided at every level and the uninterrupted
open plan office layout allows great flexibility. A retractable partition is shown to the end

north and south bays of each office, allowing the open plan space to be separated to
provide a private meeting room/office when required. For the most part overall, the
functional quality of the architecture is very good
Harm
6 . 1 0 Setting aside its architectural merit, the existing Bullnose is curtilage listed as a result of
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its relationship to the historic development of the station and the planned layout of this
part of the site. Its demolition would clearly fail to preserve the special architectural and
historic interest of this curtilage listed part of the station complex. For the purposes of the
NPPF, the harm attributed to its demolition is less than substantial.
6 . 1 0 The proposed building would be visible in long views from the west on Harrington Road
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and Old Brompton Road, from the north on Cromwell Place and from the south on Onslow
Square. In these views, the massing sits well but the articulation of the elevations are
overly transparent in the ratio of solid to void when compared to the solidity of the
surrounding context. Further to this, the language of vertically stacked panels of
horizontal fins/louvres are uncharacteristic of the context and appear alien in the street
scene and townscape.
6 . 1 1 In more local views from the junction of Cromwell Place and Old Brompton Road and from
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Pelham Street, the gap between the proposed east gable face and the proposed Pelham
Street building is poor and lacks cohesion as an urban block that needs to form a
cohesive piece of new townscape. The Bullnose is therefore at odds with the immediate
context and character because of its overtly contemporary design and increased scale.
6 . 1 1 Whilst the increase in scale is acceptable in the context of the surrounding buildings to
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the front, integration of the building with the abutting, single storey station building to the
rear is not successful. The increased height inevitably leads to a cliff face to the rear, with
this abrupt change in height unresolved. The finished result is a building that is
unsympathetic in regard to the setting of the listed building to the rear, over which it looms
in an overly dominant way, which is harmful to its setting. This impact is particularly
visible in views 9 and 20, which are shown below.

Figure 4: View 9 from Townscape Assessment

Figure 5: View 20 from Townscape Assessment

Conclusion
6 . 1 1 The demolition of the existing Bullnose, curtilage listed given its relationship to the listed
2
station and planned historic development of the area, would be a harmful element of the
proposals.
6 . 1 1 The replacement building has a form that in itself causes harm by introducing a large
3
element set in a sensitive location within the townscape that jars with the scale and
appearance of the neighbouring Grade II listed South Kensington Station. Again, whilst
the existing building is perhaps of limited architectural merit, it has a good relationship
with the listed station and arcade and complements its significance. The new building
fails to respond to the station complex, creating an abrupt and contrasting termination of
the built form.
6 . 1 1 The additional height as proposed would obscure a view looking from Onslow Square
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towards the Natural History Museum, which is identified as important within the
Conservation Area Appraisal. This is not a formal view laid out as part of the original
design of this area, however, it is important to the character of the conservation area.
The loss of the view does nonetheless result in less than substantial harm to the
character and appearance of the Conservation Area.
6 . 1 1 Therefore, for the purposes of the NPPF, this element of the proposals through the
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demolition of the existing Bullnose and the scale and design of its proposed replacement,
as well as the termination of the identified local view to the Natural History Museum,
results in less than substantial harm to the setting of the listed South Kensington Station
building and to the wider Conservation Area.
Thurloe Street

Proposals
6 . 1 1 The proposals demolish the existing historic fabric behind a retained front façade. This
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would see the return walls reconstructed in stock brick, the floorplan removed internally to
create new flats, and a more contemporary glazed rear elevation. In addition, the roof will
be replaced with a mansard extension and a restoration scheme undertaken for the
shopfronts at ground floor level.
Form, Scale, and Massing
6 . 1 1 The front elevation is retained and so is the existing building line, however, at the rear and
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roof levels the new building would differ significantly to the existing. At roof level, an
additional mansard roof storey with projecting dormers is proposed, with the form taking
design cues from the subservient proportions of traditional mansard roofs in the area. The
roof is angled away from Thurloe Street and set below a parapet to further assist its
subservient reading. To the rear, the new mansard is also set back from the rear building
line but does not angle away from the building. On this side, the proportion of the roof
appears taller than on the north side as it is not hidden behind a parapet and therefore
appears top heavy.
Architectural Design
6 . 1 1 The mansard roof takes design cues from the subservient proportions of traditional
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mansard roofs in the area. It is angled away from Thurloe Street and set below a parapet
to further assist its subservient reading. The January 2020 amendments reduced the
scale of the mansard and dormers and introduced slate, which improves its relationship
and fit within the context. However, the proposed dormer materials are not contextual,
given the bays are formed in solid dark grey metal panels with full height double glazed
aluminium sliding doors. These give the dormers a contemporary language that is out of
context with the main elevation and does not respond to the distinctiveness or uniformity
of other dormers in the area.
6 . 1 1 The proposed new shopfronts at ground floor level introduce a consistency through
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restoring the ground floor elevation and provide an enhanced relationship with the upper
levels of the historic facade. They would provide an attractive and appropriate
architectural response that would enhance the street scene.
6 . 1 2 The roof level is also set back from the rear building line but in a vertical orientation that
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does not angle away from the building. To an extent, this gives the roof volume a
subservient reading to the middle section of the building below, but the roof still appears
top heavy and disproportionately tall in long views. The east facing junction, highly visible
in views from Exhibition Road, reads poorly due to the awkward relationship between the
angled slate roof and vertical metal cladding panels, which detracts from the overall
quality of the architecture. The inconsistent material and language is inappropriate and
would be visible from the listed station, as well as in views from within the local
townscape. This impact is exacerbated by the visibility of the projecting rooftop plant,
which is an insensitive and out of context addition to the roof.
6 . 1 2 On the rear lower levels, the building line would be consistent and parallel to the station,
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where it is currently staggered. At ground floor, the rear elevation steps back underneath
the proposed building line to the upper floors, effectively creating an external covered
walkway to the bicycle store and back of house accommodation. This has the effect of
losing the form of each historic plot which can currently be read from the rear, albeit the
proposals do introduce some consistency to the elevation and clearly read as a single
urban block.
6 . 1 2 The large expanses of glazing to the vertically stacked rows on the three most eastern
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sections along the whole rear elevation are veiled with hit and miss brickwork that provide
a level of solidity to what is otherwise a very transparent façade. The pattern to the brick

work would add interest and articulation to the elevation, but its quality would be highly
dependent on the quality of brick and the detailing, which are secured by Condition 3 to
ensure an appropriate contextual response. The vertical bays of floor-to-ceiling glazing
that divide the four blocks are chamfered inwards towards the building with the exception
of the most western vertical bay of glazing, which is flush with the elevation. The setback
chamfers are a reference to the deeply recessed lightwells on the existing historical rear
elevations, but do not reflect the existing language and proportion of punched widows
with multi-paned glazing that was present in the lightwells to the existing rear elevation.
Consequently, the current proposals appear too open in terms of their solid to void ratio.
Functionality
6 . 1 2 The accommodation is generally planned well and the new shop fronts at ground floor
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level are cohesive, offering legibility and function, and this is supported by further retail
floorspace at basement level. The upper residential accommodation is accessed from a
single entrance lobby located at ground floor level. Traditionally, the homes would have
been accessed via separate dedicated front doors to the sides of the shopfronts,
however, dummy doors have been proposed to imitate these doors, with a view to
enhancing the visual appearance of the traditional shopfronts. While there is logic to
accessing all of the apartments from a single entrance lobby, the dummy doors have no
functional integrity for the shopfronts and limit the extent of shopfront display available.
Overall, this results in a slightly incoherent rhythm of front doors, a number of which have
no function.
6 . 1 2 Within the building, the replacement homes are accessed from a single stair and lift core.
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A range of apartments are offered with generous floor to ceiling heights. The apartments
also benefit from full floor-to-ceiling windows to the rear south elevation. However, the
full-length windows have implications on the elevational designs, discussed previously.
Harm
6 . 1 2 The building is visible in long views from the west on Cromwell Place, from the north on
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Exhibition Road and from the east on Thurloe Square. In these views, the massing to the
proposed mansard storey sits reasonably well in the townscape, and as noted by Historic
England the roof extension reads as a recessive element of a traditional character from
the front. Unfortunately the junction between the slate roofing and the metal cladding
panels discussed previously does detract from the success of this element and the
appearance of the building (see Figure 6 below). At ground floor, the shop fronts have
been modelled on the surviving historic shopfront to 26 Thurloe Street and largely respect
the original framework to a degree, with a positive visual impact on the appearance of the
street scene in long and short views. Overall, the architecture is well conceived,
responsive to context, and well detailed. However, the building has a number of impacts
detracting from its design quality and resulting in impacts on townscape views.
6 . 1 2 The modern materials, including solid insulated metal cladding panels around the dormers
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and glazed aluminium sliding doors to the dormers, is out of keeping with the context that
typically sees lead faced dormers with timber sash windows. The dormers will appear
particularly alien in closer views of the building and is particularly evident in the
inharmonious relationship that the proposed dormers have with the existing retained
historical façade to Thurloe Street.
6 . 1 2 These impacts need to be viewed in light of the existing buildings current positive
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contribution to the character and appearance of the Conservation Area and particularly
given that its contribution lies in more than its front facade. Notwithstanding that the
existing internal arrangement does not lend itself to providing high quality homes, the loss
of such a substantial proportion of historic fabric within the Conservation Area causes less
than substantial harm to the character and appearance of the area.

6 . 1 2 Whilst the existing rear facades are plain, there is an attractiveness to their solidity and
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brick construction. They also have a relationship to the front façade in that the individual
townhouses are read as such. The new rear elevation would not relate to the retained
front elevation and appear alien to it. This impact is slightly mitigated through the use of
glazing to imitate the existing recesses, but the resultant level of glazing to the rear is
significant in comparison to the current situation and would be visually at odds with its
character as a secondary elevation. The hit and miss brickwork proposed may help to
alleviate this and is to be secured by Condition 3, but the overall impact would still remain.
6 . 1 2 Therefore, the creation of what is effectively a large, monolithic building, notwithstanding
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the design details intended to introduce a rhythm of smaller elements to the rear, would
appear as a single large built form. This would erode an important element of the
character of the Conservation Area which is the use of terraces and other larger blocks of
development to forming striking design elements within the townscape, but where their
nature as smaller individual properties can be easily read through elements such as the
rhythmic patterns of closet wings, windows, doors etc. This is echoed at roof level by the
presence of regular runs of party walls and chimneys. The creation of a monolithic roof
extension structure would similarly, therefore, be harmful to the character and appearance
of the Conservation Area.
6 . 1 3 The proposed roof addition will be visible in views from Exhibition Road and neighbouring
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streets. The current proposals are not contextual for the reasons described above. This
impact can be seen in figure 6 below.

Figure 6: View 18 from Townscape Assessment (Exhibition Road/Cromwell Gdns)
6 . 1 3 In addition, the projecting area of roof plant would be a visible and insensitive addition,
1
particularly visible in long views from Exhibition Road, again seen in Figure 6.
6 . 1 3 The reinstatement of the traditional shopfronts is welcomed and this part of the scheme
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does enhance the existing situation. However, it should be noted that the shopfront to 34
Thurloe Street, one of three surviving historic shopfronts, will be demolished in order to
provide Step Free Access.

6 . 1 3 As well as its partial demolition and the proposed built form resulting in harm to the
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Conservation Area, the building itself is a non-designated heritage asset. Paragraph 197
of the NPPF makes clear that the impact of a proposal on the significance of a
non-designated heritage asset must be taken into account, and that a balance judgment
is required having regard to the scale of any harm or loss, and the significance of the
asset. However, as a non-designated heritage asset, identified harm to the asset itself is
not subject to the tests set out in NPPF paragraphs 195 and 196, but in accordance with
paragraph 197 of the NPPF the extent of harm and the significance of the non-designated
heritage asset needs to be weighed in general when considering the planning heritage
balance. The extent of harm should also be considered in relation to the Conservation
Area which is in itself a designated heritage asset, an exercise which has been
undertaken above.
6 . 1 3 Given the loss of historic fabric to the building, and the impact of the proposed
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replacement built form on the significance of the building, it is considered that the
proposals would result in substantial harm to the non-designated heritage. The integrity
of the building will be lost with its demolition and any remaining surviving features
internally lost. As above, this substantial harm is not subject to the same tests in NPPF
paragraphs 195 and 196 which apply to designated heritage assets, but must be weighed
in the overall planning heritage balance, which is set out in the Issues and Balancing
section of this report.
Conclusion
6 . 1 3 Therefore, taking all the above into account, for the purposes of paragraphs 195 and 196
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of the NPPF, because of the substantial loss of historic fabric behind the retained front
façade and the introduction of an out of context mansard roof addition and new rear
elevation which do not respond sensitively to the rhythm of elements within the existing
building and the surrounding townscape, the proposals are considered to result in less
than substantial harm to the character and appearance of the Conservation Area, and to
the setting of the neighbouring listed buildings on Thurloe Street and the station building
itself.
Pelham Street
Proposals
6 . 1 3 The new buildings here will demolish the entirety of the existing wall and run the length of
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the north side of Pelham Street and will comprise mixed retail, residential and office use.
The height and massing will vary along the street, with five stories proposed at the
western end of the street closest to the station complex, dropping to four stories further
east.
Form, Scale, and Massing
6 . 1 3 The height of the taller five storey west block relates well to the Malvern Court mansion
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block on the opposite side of the street and the proposed four storeys to the middle and
east blocks respond well to the drop in height from Malvern Court to the Victorian
properties on the south side of the street. However, the height to the proposed roof
storey appears almost equal to the height of the storeys below and its mass does not
angle away from the front elevation like the mansards to the existing properties on the
south side of the street. Despite being set back from the front elevation, this gives the roof
level a top heavy and overly dominant appearance that is incongruent with the street
scene, as well as the other roof storeys in the area. The overtly contemporary design
contributes to this as there is no raised parapet and the clean simple lines, and lack of
embellishment don’t allow a clear visual hierarchy to be established.
Architectural Design

6 . 1 3 The architectural design here adopts a contemporary language with contemporary
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detailing and materials. The proposed building would infill and consolidate the urban
grain and urban block by completing the gap between the station (at the junction of
Pelham Street and Old Brompton Road) and the gap site to the south west corner of
Thurloe Square, which is positive.
6 . 1 3 In terms of the vertical hierarchy, the proposals to Pelham Street adopt a traditional
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hierarchy of base middle and top. However, this is not typical to Pelham Street, where it
is more typical to have a main body and recessive top. This therefore relates somewhat
poorly to the south side of the street although this is slightly mitigated by long views of the
building where it does read as two hierarchical elements and where the building framing
to the three district blocks is more apparent.
6 . 1 4 The buildings detailing, proportion of the roof storey, and the elevational articulation is not
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contextual, however, because it replicates a language from within the scheme rather than
responding to one that is reflective of the local area.
6 . 1 4 At roof level, the proportions read as overly dominant due to their height and form, failing
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to respond to the historic rooflines of the terraces and Malvern Court mansion block. The
proposed roof levels appear tall and bulky, with the darker colouration highlighting the
effect when compared with the lighter coloured lower levels. The roof levels to all three
blocks appear awkward and are not sufficiently recessive, particularly compared to the
mansard treatment of the upper floor of Malvern Court and 4-24 Pelham Street. Overall,
the roof levels draw undue attention and appear overbearing.
6 . 1 4 The elevational composition and rhythm have a distinctive architectural language of brick
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faced panels and large, vertically arranged window openings, which has little resemblance
to the neighbouring context which features punched, multi paned windows. The effect is
to give the new buildings a commercial appearance, despite this use being reserved to
the western end of the block. The strong language of vertical banding of solid elements
used in other parts of the scheme appears particularly overwhelming in the context of the
existing buildings to Pelham Street, especially the residential properties in the middle and
east where there is a finer grain to the windows that do not always vertically align.
6 . 1 4 The overall effect is a façade that appears alien in terms of its architecture. The vertical
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banding is more appropriate to the taller proposed western block which has a commercial
use and is also situated opposite Malvern Court Mansion block, which has a vertical
rhythm of tall windows. But even here, the vertical rhythm is interrupted by continuous
horizontal brick courses as well as the addition of two bay windows that extend upwards
from the second to fifth floor.
6 . 1 4 The brick colouration to the vertical panels at the first and second floor level of the taller
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western block have been coloured dark red in reference to the ox-blood coloured faience
to the adjacent station building and the dark red brick to Malvern Court. The bricks to the
panels in the shorter middle block have also been coloured red to reference the red brick
Victorian property on the opposite site of the street, while the bricks to the panels in the
eastern block have been coloured light grey/white in reference to the white colour of
numbers 4-10 and 20-24 Pelham Street. The colouration is intended to ease townscape
fit and while its intention is welcome and offers a visual link to the context, overall it is not
especially beneficial, as the proposals largely read as reconstituted stone/precast
concrete famed buildings with coloured panels that provide an accent tone.
Functionality
6 . 1 4 The layouts are well planned with legible ground floor entrances to the new homes.
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Internally, to the west the retail and office uses are access from two separate cores, with
the large window openings at ground floor helping to activate and animate the adjoining
streets to the east, which are more public in character. The office accommodation on the
upper floors are open plan and arranged around two separate circulation cores, one with

a stair core and two lifts, and the second with a stair core and ambulant and accessible
toilets at every level. The uninterrupted open plan office layout allows great flexibility, with
dual aspect views on to Pelham Street to the south and overlooking the station to the
north.
6 . 1 4 The shorter middle block includes back of house (including bicycle storage, refuse
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storage and plantrooms) at the ground floor level with apartments spread across the
upper levels, accessed from a single circulation core. The shorter block to the east side
of Pelham Street incorporates a ground floor plantroom and three maisonettes with
ground and first floor level accommodation. Further apartments are spread across the
upper levels and accessed from a single circulation core. The three maisonettes are set
back slightly from the proposed building line to provide small front garden spaces. The
apartments also benefit from full floor-to-ceiling windows on the north and south
elevations, although, the full-length windows have implications for the elevational designs
as discussed previously.
Harm
6 . 1 4 The building remains largely obscured in long views from neighbouring streets but is
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partially visible in long views from the west on Old Brompton Road and from the east on
Pelham Street. In these views, the massing sits reasonably well in the townscape, with
the five storey west block relating to the eight storey height of Malvern mansion block and
the shorter four storey middle and east blocks relating to the four and five storey
residential properties from 4 to 24 Pelham Street. However, the overall massing is let
down by the proportion and form of the roof storey, which appears overly dominant along
the entire elevation.
6 . 1 4 The modern materials to the roof storey provide some mitigation, working well in
8
harmonizing with the contemporary detailing of the middle and base sections below.
However, the form of the roof storeys does not angle away from the front building line as
is evident in Malvern Court mansion block and the existing Victorian terraced properties
on the south side of the street. The top heaviness of the roof storey was also noted by
the Council’s Architectural Appraisal Panel in July 2019, whose comments are appended
to this report (Appendix 1 – nb. this application pre-dates the Council’s current Quality
Review Panel). This issue remains unresolved and where it should read as a recessive
element, it instead is a dominant part of the buildings form. While the proposed street
width would provide legibility in regard to the street function and hierarchy, as well as
providing a coherent and comfortable scale to the street, the proposed roof lines do not
relate well to the context.
6 . 1 4 Whilst the architecture expresses a tripartite hierarchy of base, middle and top, similar to
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its neighbours, it also has a distinctive architectural language of piers, spandrels and
large, uniform window openings. The tall uniform floors and full floor-to-ceiling windows
stretch the elevations and the language of brick faced precast cladding panels and full
height metal framed windows give the building a commercial appearance, in contrast to
the punched-hole facades of its domestic context. Although this language is appropriate
in the taller west block which has a commercial use, it is not appropriate for the shorter
middle and east blocks which should feel residential in character.
6 . 1 5 The colouration currently attempts to tie in the building to its context by colouring the
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brickwork panels to the shorter middle and east blocks with red brick and grey/white brick
to relate to the colour of the elevations to the Victorian properties on the south side of the
street. The banded brick cladding panels to the taller west block are also coloured in a
dark red brick with a view to relating to the ox-blood coloured faience elevation to the
adjacent station building. The colouration is not especially helpful, as the proposals
largely read as reconstituted stone/precast concrete framed buildings with coloured
panels that provide an accent tone, as opposed to the bold monolithic expression of
colour seen in the neighbouring buildings.

6 . 1 5 The language of vertically stacked elements has a well ordered appearance that is
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engaging, but the same language has been used on the proposed elevations to Thurloe
Square and the Bullnose, despite all three site conditions being particularly different in
character.
6 . 1 5 The scale, massing and continuous form of the proposals is therefore harmful to the
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character and appearance of the Conservation Area. This is primarily due to the lack of
variation along the street and the visually dominant roof storey. Looking at the existing
buildings across the street, there are a variety of building heights present and varying
architectural styles. The proposals have taken the taller buildings as their starting point
and have one consistent architectural language running the length of the street.
6 . 1 5 The massing, design and verticality of the proposed roof level are not characteristic of
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roof additions within the Conservation Area. The floor to ceiling heights appear largely
the same as the lower levels which makes the top storey feel more dominant than
neighbouring buildings. The roof storey extends vertically from the host building and uses
the same architectural language and choice of materials as the lower stories. This all
contributes to create an overly dominant form that in turn would be an overly dominant
element along this relatively modest street.
6 . 1 5 Whilst there is no objection to the principle of contemporary architecture, this should be
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contextual and sympathetic to its surroundings. The Conservation Area is predominantly
composed of traditional buildings, of brick construction, with modest window openings and
a hierarchy of scale. The proposed design does not pick up on any of these design cues,
instead introducing large expanses of glazing and panelling. This leads the proposed
development to be visually more striking and adds to the sense of overdominance as a
result.
Conclusion
6 . 1 5 Therefore, whilst the proposals will repair an area of broken townscape, the scale and
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massing of the development means it would not preserve or enhance the current
streetscape. The massing, particularly at roof level, is over-dominant in relation to the
buildings on the South side of the street.
6 . 1 5 For the purposes of paragraphs 195 and 196 of the NPPF, these part of the proposals
6
would result in less than substantial harm to the character and appearance of the
Conservation Area and the setting of the neighbouring listed buildings on Pelham Place,
Thurloe Square, and the listed station building.
Thurloe Square
Proposals
6 . 1 5 The proposals are for a five-storey terrace, following the building line of the existing
7
Thurloe Square terrace. There has been considerable work from the Applicant to respond
to the context of this part of the site and assessment of neighbouring building heights and
proportions have been undertaken.
Form, Scale, and Massing
6 . 1 5 The proposed building is five storeys tall and fronts Thurloe Square (west) and the east
8
end of Pelham Street, infilling the currently vacant site here.
6 . 1 5 The massing, height, and form take design cues from the existing terrace on Thurloe
9
Square (west), referencing the arrangement of base, middle, top and roof. At an urban
scale, the proposed massing generally reconnects the southern end of the terrace with
Pelham Street, completing the Square and consolidating the urban block in conjunction
with the mass of the proposals to Pelham Street. However, the proportion of the proposed

massing and form to the roof storey is taller than that of the existing terrace and its mass
does not angle away from the front elevation like the mansards to the existing terrace do.
The result is a roof level that appears equal in height to the lower levels, despite being set
back from the front elevation. This gives the roof level a top heavy and overly dominant
appearance that is inconsistent with the existing terrace to Thurloe Square (west), as well
as the other terraces around the Square.
6 . 1 6 Given the sensitivity of the context and the historic design intention for the buildings on
0
the Square to be read as a set piece, the proposed massing and form of the application
building are a fundamental factor in the reading of the street as a whole and the
contribution the proposal would make to the character and appearance of the street,
Square, and Conservation Area. As such, the massing currently fails to adequately reflect
the local context and character, and the designated heritage assets in the vicinity of the
site.
Architectural Design
6 . 1 6 The building adopts a contemporary language and detailing that draws reference from the
1
adjacent terrace to the northwest side of Thurloe Square. It completes the gap in the
terrace that became vacant when the southern end of houses were demolished to make
room for the railway in 1866. The main architectural considerations are whether the
proposed building, reads harmoniously as a component part of an elevational set piece to
Thurloe Square (west) and a wider set piece of Thurloe Square in general.
6 . 1 6 The vertical hierarchy referenced from the existing terraces on the west side of Thurloe
2
Square, adopts a traditional hierarchy of base, middle, top and roof.
However, the
proportion of the roof section reads as overly dominant due to the height and form. This
dominance is compounded by the materiality, which also provides a noticeable point of
difference that breaks up the reading of the whole terrace. Full height, vertically seamed,
grey zinc panels set within dark grey reconstituted stone/precast concrete columns and a
top beam are proposed. These are out of keeping with the adjacent existing terrace, as
well as with the roofscape to the existing ‘set piece’ terraces to the north, east and south
sides of the Square, which are intentionally similar in form, mass and material finish. As
such, the roof materials and detailing would currently fail to adequately respond to local
context and character, as well as to the vernacular of local Conservation Areas and
nearby listed buildings.
6 . 1 6 The elevation composition and rhythm has a calm, well-ordered appearance with a
3
richness of detailing that is engaging. However, whilst the architecture expresses a
hierarchy of base, middle, top and roof, similar to its neighbours, it also has a distinctive
architectural language of brick piers and large, uniform window openings that do not pick
up on the descending arrangement of window sizes evident to that of its neighbours. It
also fails to acknowledge the descending hierarchy of decorative elements to that of its
neighbours. The existing adjacent terrace has little to no decoration at roof level, with
decorative elements increasing as one progresses down the elevation, as seen in the
descending decoration around windows and the decorative cast iron balustrading and
railing at first and ground floor level.
6 . 1 6 While the proposed architectural style is minimal and reductive in its language, an
4
interpretation of the descending decorative elements would have provided a more
harmonious reading of the elevations, as would an acknowledgment of the descending
window proportions. The strong vertical banding of solid elements is a language used in
other parts of the development and is used on the Thurloe Square (west) elevation to
overwhelming effect in terms of its discordant reading with the remainder of the street
elevation. This is particularly evident in the section of wall between the first and second
floor levels, where the windows are divided by 10 courses of brickwork without any
vertical interruption. On the proposed elevation, there is no brickwork between the first
and second floor windows. Instead these windows are separated by reconstituted stone
spandrel panels, set back within the reveal and recessed from the strong punctuating

brickwork piers. The overall effect is a robust equally spaced vertical rhythm that bears
little resemblance to that of its neighbours.
6 . 1 6 On the rear west elevation, the same hierarchical datums are employed as the Thurloe
5
Square elevation, although these are less pronounced.
The vertically stacked
arrangement of floor to ceiling windows and precast cladding panels with brick facing runs
from ground to roof level on the rear elevation, so there is less of a visible difference
between the base and middle of the elevation. The overall effect is an elevation that
appears too open in its ratio of solid to void, especially when compared with the
punched-hole openings and multi-paned fenestration of its neighbours to the north. Its
enclosed location would likely mean that it is obscured from wider contextual views,
however, this elevation would remain highly visible from the station. While the colouration
of the proposed building is largely successful on all elevations and helps to ease
townscape fit, it is not enough to counter the overall discordant building articulation.
Functionality
6 . 1 6 The building is well planned, benefiting from two street elevations. Legible street
6
entrances are provided at ground level, which also accommodates a plantroom, bicycle
storage and a shared entrance lobby and circulation core for the upper level apartments.
Internally, maisonettes and apartments are provided across five levels. The two-bedroom
maisonettes are positioned with their entrances facing Thurloe Square (west), either side
of the centrally positioned core and lobby. These maisonettes have access to a shared
rear garden on the west elevation of the building that overlooks the station. There is a
three-storey maisonette with its entrance positioned on the Pelham Street gable end of
the building. The apartments on the upper floor levels are accessed off the single central
stair and lift core and apartments are provided with floor to ceiling heights of
approximately 2.7m throughout, which will provide decent amenity, whilst the penthouse
level appears to be slightly more generous. The apartments also benefit from full
floor-to-ceiling windows on all elevations, although, as on the other parts of the site the
full-length windows have implications for the elevational designs.
Harm
6 . 1 6 The building is visible in long views from the east on South Terrace and the east side of
7
Pelham Street, from the north on Thurloe Square (west) and from the south on Pelham
Place. In these views, the massing sits reasonably in the townscape but is let down by the
proportion and form of the roof storey, which appears overly dominant. While the modern
materials to the roof storey could work well with the contemporary detailing of the top,
middle and base sections below, the form of the roof storey does not angle away from the
front building line which adds to the top heaviness.
6 . 1 6 This is exacerbated by the elevational composition to Thurloe Square (west) which takes
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cues from the adjacent historic terrace but does not successfully harmonize with it in its
window proportions and ratio of solid to void. The window proportions to the existing
historic Thurloe Square terraces have a descending arrangement, with the window sizes
being smallest at the top and larger/wider as one progresses down the elevation. This is
in contrast to the window proportions of the front elevation, which are full height at every
level and appear equal in width and length across the first to third floors and roof levels.
The building reads as a separate piece within the streetscape, as opposed to an integral
component of a set piece, intended to be read as a whole. While the proposed
colouration of the building is successful and in part helps to relate the building to its
context, the window proportions coupled with the vertically stacked arrangement of brick
piers and openings give the building an overly dominant architectural language that
emphasizes the verticality of the elevations. This can be seen in figure 7 below.

Figure 7: View 14 from Townscape Assessment (Thurloe Square Southerly View)

6 . 1 6 The south gable elevation, which is highly visible in views from the south on Pelham
9
Place, is rightly less articulated than the front façade to Thurloe Square (west).
Contextually, the gable ends to buildings in the area typically have a language of less
articulated facades where window openings are expressed but blocked up and the base
levels are mostly solid, providing little to no street activation. This is evident in the existing
gable end to 13 and 20 South Terrace, 44 and 45 Thurloe Street, 34 Thurloe Place, and
29 Pelham Place. The application building should seek to mirror the language of 29
Pelham Place to form a cohesive pair of gable ends, as is seen in the pair of gable ends
on the opposite east side of the square on numbers 19 and 20 Alexander Place. While
these gable elevations do have a front door, they follow the same principle of less
articulated elevations with bricked up window openings and a predominantly solid base
level with little street activation, all of which mirror the opposite elevation to provide a
cohesive pair. Unfortunately, the proposed gable elevation to Pelham Street does not
incorporate this language. This can be seen in figure 8 below.

Figure 8: View 12 from Townscape Assessment (Jcn. Pelham Pl, Pelham St, Thurloe Sq)

6 . 1 7 The elevation adopts a contemporary architectural language and incorporates the same
0
vertical hierarchical datums as the Thurloe Square elevation. Here, there is a strong
sense of base, middle, top and roof, although they are articulated differently to the
Thurloe Square elevation. Its middle section is dominated by large expanses of solid
panels and vertically stacked full height glazing that runs from the middle to roof sections.
The elevation is split vertically into three equal bays with the bays to the ground level
composed entirely of full height glazing, only interrupted by the reconstituted stone panels
that divide the bays from ground to roof levels. In terms of its ratio of solid to void, there is
a greater sense of openness to the gable south elevation at ground level, which is
inconsistent with the gable end to number 29 Pelham Place on the opposite side of the
street, as well as the prevailing language of gable ends in the area as noted above. The
overall effect is an overly articulated elevation that provides activation of a part of the
street that should read a lot more recessively. It also fails to pair with the opposite gable
end to number 29 Pelham Place, which would give legibility to the corner and provide
consistency with the corner condition of buildings in the area.
6 . 1 8 Therefore, similarly to the development along Pelham Street, the proposals are harmful to
0
the setting of the listed buildings on Pelham Place and Thurloe Square, as well as the
character and appearance of the Conservation Area, through the introduction of a
contemporary building of substantial scale with a large and uncharacteristic roof storey.
This harm is categorised as less than substantial in each instance.
6 . 1 8 Again, whilst the principal of contemporary architecture is acceptable, it is important to
1
consider that this is a highly sensitive part of the application site where the existing
buildings read as part of a set piece. Therefore, any new architecture, be it contemporary
or traditional, must attempt to harmonise with the townscape to be successful. The use of
panelling, full length glazing and a vertical top storey are uncharacteristic features and
make the building jar with the regimented streetscape.
6 . 1 8 While efforts have been made to contextualise the proposed building by marrying up the
2
floor levels and attempting to create a rhythm that reflects the existing townhouses along
Thurloe Square, the final execution is let down largely by the top storey, which remains

over dominant in relation to the existing top storey additions that are prevalent in this
area.
6 . 1 8 The justification for the roof addition is largely the massing of the neighbouring Pelham
3
Place property, but this has previously been extended and does not represent the
established pattern. Further steps were made to soften its impact in the January 2021
amendments, including introducing a light grey zinc, but the building continues to appear
as overly dominant in relation to the neighbouring buildings and fails to reflect the
residential character of the townscape, nor does it read as individual townhouses. This is
harmful within this uniformly residential setting.
Conclusion
6 . 1 8 Due to its massing, architectural composition and roof element, the proposed building
4
does not harmonise with the neighbouring buildings and makes the development appear
more dominant as a result. Therefore, as a result, and for the purposes of paragraphs
195 and 196 of the NPPF, this part of the scheme would cause less than substantial harm
to the character and appearance of the Conservation Area and would also cause less
than substantial harm to the setting of the Grade II* terrace on Pelham Place to the south
and the Grade II Thurloe Square to the north.
South Kensington Station
Significance
6 . 1 8 South Kensington Station is a Grade II listed building, of high significance not just
5
architecturally but as the centre point of the Conservation Area due to the number of
people who use the station in order to access the museums and surrounding area. The
original station dates from 1868 and at that time terminated the world’s first underground
railway. The station was designed by Sir John Fowler, engineer to the Metropolitan Line.
The surviving arcaded revetments dating from this time are of high heritage significance.
6 . 1 8 The ox-blood tiled building fronting Pelham Street was added for the District Line in 1905
6
by Leslie Green.
6 . 1 8 The station arcade and wrought iron screen, date from 1907 by architect, George Sherrin
7
and some of the shopfronts survive from this time. The historic frontages have either
bronze or timber frames and each shop is divided by a stucco pilaster.
6 . 1 8 The listing description states that ‘the special interest of South Kensington Station resides
8
in the survival of the arcaded 1867-68 revetments, which belong to the first generation of
underground architecture anywhere in the world. Sherrin's arcade possesses special
interest as a fine survivor of Edwardian retail architecture. The rest of the station is not
regarded as possessing special interest, although the 1907 Leslie Green-designed
frontage on Pelham Street clearly makes a positive contribution to the Conservation Area.’
6 . 1 8 The pedestrian subway to the station which accesses the museums is also a Grade II
9
listed structure. The list description states that ‘the subway is well-preserved, its structure
and finishes largely original.’
Proposals
6 . 1 9 As part of the development, Step Free Access to the underground is proposed, as are
0
alterations to reinstate the historic form of the listed arcade retail units.
6 . 1 9 The improvements to the station arcade are considered a heritage benefit and the works
1
to improve the undercroft likewise. This part of the scheme offers the opportunity to
enhance this designated heritage asset, improving the character and appearance of this
part of the station. This is a significant design benefit of the proposals.

6 . 1 9 Works are also proposed to the subway and include openings for new retail units.
2
Harm
6 . 1 9 Two openings are proposed into the western wall of the arcade and this will result in a
3
loss of fabric to this surviving Victorian wall. This part of the wall is not publicly visible but
does survive from Fowler’s original station design and has historic interest. This part of
the proposals will result in less than substantial harm.
6 . 1 9 The main harm to the station is in regards its setting, which will be adversely affected by
4
the bullnose building and the loss of the rear elevation of Thurloe Place. The character of
the station will also be changed as the sense of openness found at platform level will be
altered, this is not necessarily harmful, but the surrounding new Bullnose and the new
buildings at Pelham Street and Thurloe Square, and new rear elevation and roof additions
at Thurloe Street will be highly visible from this location.
6 . 1 9 Similarly, elements of the wall to the subway will be removed. Again, this will result in less
5
than substantial harm through the loss of historic fabric
Conclusion
6 . 1 9 The station is of heritage significance and its setting will be affected by the proposals as
6
will the historic fabric of the station itself. For the purposes of paragraphs 195 and 196 of
the NPPF, this impact on the stations setting, combined with the small loss of fabric, will
result in less than substantial harm to the station.
Heritage Conclusion – Impact of Proposals on Significance of Heritage Assets
6 . 1 9 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as
7
amended) sets out the obligation on local planning authorities to pay special regard to
safeguarding the special interest of listed buildings, its setting or any features of special
architectural or historic interest which it possesses. Section 72 places a duty on the Local
Planning Authority to pay special attention to the desirability of preserving or enhancing
the character or appearance of the conservation area in exercising planning functions.
6 . 1 9 Government guidance on how to carry out this duty is found in the National Planning
8
Policy Framework (NPPF). At the heart of the framework is a presumption in favour of
‘sustainable development’ where protecting and enhancing the built and historic
environment forms part of one of the three overarching interdependent objectives
(economic, social and environmental).
6 . 1 9 Paragraphs 193 and 194 of the NPPF expect great weight to be placed on the
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preservation of heritage assets, and this expectation is paralleled in both the London Plan
and Local Plan. Any harm to, or loss of, the significance of a heritage asset requires clear
and convincing justification. Having assessed the proposals on each part of the site, it
has been concluded that there are a range of impacts to heritage assets as a result of the
proposals, with the key impacts identified above summarised as:
· The loss of historic fabric along Thurloe Street
· The inappropriate roof addition at Thurloe Street
· The proposed massing and roof addition to Thurloe Square
· The proposed massing along Pelham Street
· The relationship of the Bullnose building to the station building
6 . 2 0 It is also recognised that there are design/heritage benefits resulting from the proposals,
0
including the significant improvement to the character and appearance to the listed station
arcade as a result of the works to this part of the site as well as the enhancement to the
setting of the revetment walls proposed, and the enhancement of the Thurloe Street

shopfronts. These benefits are to be given weight in the heritage planning balance.
6 . 2 0 With regards to the Thurloe Estate and Smith’s Charity Conservation Area, all of the new
1
buildings as well as the proposed partial demolition of Thurloe Street and demolition of
the existing Bullnose, are identified as having failed to preserve or enhance the character
and appearance of the Conservation Area, the detailed reasons for which have been set
out previously. This impact is considered to result in less than substantial harm to the
Conservation Area, which is a designated heritage asset. This harm must therefore be
considered in the planning heritage balance expected by paragraphs 196 of the NPPF, an
exercise which is carried out in the Issues and Balancing section of this report
(paragraphs 6.352 to 6.373).
6 . 2 0 The proposals are also identified as resulting in harm to a number of listed buildings,
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namely Grade II* Pelham Place, Grade II Thurloe Square, Grade II Thurloe Street
properties, and the Grade II listed South Kensington Station building itself, the detailed
reasons for which have been set out previously. This impact is considered to result in
less than substantial harm to these listed buildings, which are designated heritage assets.
This harm must therefore be considered in the planning heritage balance expected by
paragraphs 196 of the NPPF, an exercise which is carried out in the Issues and Balancing
section of this report (paragraphs 6.352 to 6.373).
6 . 2 0 The proposals also result in harm to a number of non-designated heritage assets
3
surrounding the site, including 20 – 34 Thurloe Street itself, the unlisted Thurloe Street
properties (north side) and those on the south side of Pelham Street. Paragraph 197 of
the NPPF sets out an expectation that this impact is to be given due regard and the harm
to the significance of these non-designated heritage assets is to be given appropriate
weight and consideration, an exercise which is carried out in the Issues and Balancing
section of this report (paragraphs 6.352 to 6.373).
6 . 2 0 The conclusion on harm has been arrived at having due regard to the responses of a
4
range of consultees, including the views of Historic England, the Council’s Sustainable
Design and Heritage team, relevant design review panels, and members of the public and
local resident groups. These views are briefly discussed below.
6 . 2 0 The views of Historic England are appended to this report, but in summary they conclude
5
less than substantial harm is caused to the Conservation Area as a result of the proposed
works to 20 – 34 Thurloe Street as well as the out of context nature of the Pelham Street
and Thurloe Square buildings, and the closure of the view from Onslow Square to the
Natural History Museum as a result of the Bullnose. Historic England has concluded that,
overall, there would be low-moderate harm to the significance of the conservaiton area
and to the Grade II listed station building. They have not formally objected to the
proposals, however, and have provided the necessary authorisation for the Council to
determine the application.
6 . 2 0 The views of the Council’s Sustainable Design and Heritage team are also reflected in the
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assessment, and who also concluded less than substantial harm to the character and
appearance of the Thurloe Estate and Smith’s Charity Conservation Area, the setting of
the Grade II listed station complex, the setting of the Grade II* Pelham Crescent and the
setting of numerous designated and non-designated heritage assets. They consider the
harm is towards the higher end of the spectrum.
6 . 2 0 In accordance with Policy D4 of the London Plan, the proposed development was
7
reviewed by the Council’s Architectural Appraisal Panel, whose comments on the
development is appended to this report. The scheme was also presented to the Mayoral
Design Advocate Panel and their report is also appended. These reviews occurred in July
and May 2019 respectively, and while the proposals have progressed since this point, the
views of the panels are relevant given that the Applicant has a duty to demonstrate how
they have responded to the reviews. This has been done in detail within the submitted
Design and Access Statement, and the views of the panels informed development of the

scheme. It should be noted that the Mayoral Design Advocate Panel in particular
disagree with the views set out in this report, finding that the scheme is an appropriate
contextual response.
6 . 2 0 The significant number of objections received by residents also support the identification
8
of harm, although there is contention from a number of local resident associations that the
proposals result in substantial harm. This contention is set out within detail reports
submitted on behalf of the associations, which includes a views study commissioned by
them.
6 . 2 0 The heritage report accompanying the views study suggests that there is substantial harm
9
to the Conservation Area, the Bullnose, South Kensington Station, and less than
substantial harm to 6-14 Cromwell Place, 15-18 Cromwell Place, Natural History Museum,
Queens Tower, and V&A Museum.
6 . 2 1 It is not agreed there is substantial harm. The bar for this is high and is not met by these
0
proposals as evidenced by the assessment above, which finds less than substantial harm.
Substantial harm is typically concluded if the impact on significance was so serious such
that very much, if not all of the significance was drained away. The impacts of this
scheme do not come close to such a definition. Nor is it considered there is less than
substantial harm to the museums – the proposals do not directly affect their setting nor
their listed fabric. Where views of the museums are impacted by the proposals as
assessed previously, less than substantial has been identified to the Conservation Area
given that these views add to its character and appearance.
6 . 2 1 For the avoidance of doubt, the harm arising from the development proposals is identified
1
as less than substantial. The Council’s Sustainable Design and Heritage team have
concluded that this is towards the upper end of the spectrum, whereas Historic England
have identified the less than substantial harm as low-moderate. Due to the impacts on the
significance of heritage assets the proposals fail to comply with local policies for
preserving the historic environment contrary to Local Plan policies CL2, CL3 and CL4,
and London Plan Policy HC1. Clear and convincing justification is required to justify this
harm.
6 . 2 1 The harm identified above must be outweighed by the public benefits of the proposals, in
2
accordance with Paragraph 196 of the NPPF, or permission should be refused. The
balancing of this harm against the public benefits of the proposals is set out in the Issues
Balancing section of this report (paragraphs 6.352 to 6.365).
Living Conditions
6 . 2 1 Local Plan Policy CL5 requires development to ensure good living conditions for
3
occupants
of new, existing, and neighbouring buildings. Evaluation of the living conditions of new
residents in relation to housing quality and living conditions within the new properties was
set out in the Housing section of this report. This section therefore evaluates the impact
on existing neighbouring buildings and residents.
6 . 2 1 To ensure good living conditions for existing occupants, the Council requires Applicants to
4
take into account the prevailing characteristics of an area, ensure good standards of
daylight and sunlight, require reasonable visual privacy, require that there is no harmful
increase in the sense of enclosure to existing buildings and spaces, gardens, balconies,
and terraces, and that reasonable enjoyment of buildings, gardens, and other spaces is
not harmed due to traffic, servicing, parking, noise disturbance, odours or vibration, or
other microclimatic conditions.
Daylight and Sunlight
6 . 2 1 Local Plan Policy CL5 indicates that the Council will ensure good standards of daylight

5

and
sunlight are achieved in new development and in existing properties affected by new
development; and where they are already substandard, that there should be no material
worsening of the conditions.

6 . 2 1 Within the policy’s explanatory text it states that in assessing whether sunlight and
6
daylight conditions are good the Council will have regard to the most recent Building
Research Establishment (BRE) guidance, both for new development, and for properties
affected by new development.
6 . 2 1 A daylight and sunlight assessment has been submitted with the application, which
7
considers the impact of the development on the provision of sunlight and daylight to
nearby surrounding sensitive receptors.
6 . 2 1 To assess daylighting, the Vertical Sky Component (VSC) test has been carried out in
8
accordance with BRE guidance. VSC is a measure of the amount of visible sky available
from a point on a vertical plane, usually a point at the centre of a window. The BRE
guidelines explain that diffuse daylight may be considered material if, after a
development, the VSC is less than 27% and where the resultant amount is less than 80%
of its former value. The VSC test has also been supplemented by the No-Sky Line (NSL)
and Average Daylight Factor (ADF) tests.
6 . 2 1 To assess the impacts of the proposals on sunlight, the Annual Probable Sunlight Hours
9
(APSH) for habitable rooms surrounding the application site have been assessed. BRE
guidelines recommends that the APSH in the proposed situation should be at least 25%
of the annual total of which 5% should be from the winter months. When the proposed
value falls short of this standard the reduction should be within 0.8 times its former value.
Only residential properties that face within 90 degrees of due south are considered by the
test, with windows to main living rooms given the most importance in the criteria.
6 . 2 2 The assessment has analysed the impacts of the proposed development on 635 rooms
0
within 39 properties around the site. Figure 9 below identifies the properties assessed for
daylight and sunlight.

Figure 9:Properties Assessed for Daylight/Sunlight (Site in Green, Assessed Properties in
Red)

6 . 2 2 Across the assessed properties, 23 of the 39 would fully meet the BRE guidelines for both
1
daylight and sunlight. In terms of rooms, 573 of the 635 (90%) will meet BRE criteria for
daylight, and 428 of 429 (99%) would meet the criteria for sunlight. The 17 properties
which have rooms where there are departures from the BRE criteria are listed below and
shown in Figure 10 below.
· Malvern Court (2 Pelham Street)
· 4 – 22 (even) Pelham Street
· 24 – 26 Pelham Street
· 29 Pelham Place
· 52 Thurloe Square
· 14 Thurloe Street
· 16 Thurloe Street

Figure 10: Properties Exceeding BRE Criteria (site in green, affected properties in red)

6 . 2 2 Of these, 14-16 Thurloe Square would see limited impact, meeting BRE criteria for VSC
2
but having a single limited transgression each for NSL. The impacts would likely not be
noticeable for occupants and retained daylight and sunlight is acceptable.
6 . 2 2 At 29 Pelham Place, four windows would not meet BRE criteria. Of these, three would
3
retain high levels of both VSC and NSL, all falling in the mid-teens and above for VSC
and retaining good levels of NSL. The impacts to these three windows are unlikely to be
noticeable. The fourth window would see a 45% loss in VSC, and a 97% loss in NSL
retaining values of 14.4 (from 26.5%) and 0.2% (from 10.4%) respectively. While these
losses are likely to be noticeable to occupants of the room, retained levels of VSC in the
mid-teens are entirely reasonable in a town centre location and the existing NSL to the
window are already relatively low. The impacts to this one window are therefore not
sufficient to be considered materially harmful to the living conditions of the occupant.
6 . 2 2 At 52 Thurloe Square, likewise there would be four windows falling short of the BRE
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requirements. Here, three of the windows to two rooms retain reasonable levels of VSC
overall to the room, as are also served by other windows which meet the BRE criteria.
The relevant rooms (a reception and a study) also comply with BRE criteria for NSL.
Therefore, there is unlikely to be a material impact on the living conditions within these
rooms. The fourth window serving a bedroom, would see a 66% reduction in VSC from
35.6% to 12.1%. There would also be an accompanying loss of 74.3% to NSL in this
room. This loss would be noticeable to occupants of the bedroom. However, while the
VSC falls below the mid-teen level, there are other instances within the study area that
have existing levels around or below this without the development in place. In addition,
because of the nature of their use, bedrooms are considered less important when
assessing against the BRE criteria. It should be noted that 52 Thurloe Square is also the
only property which see’s conflict with the BRE criteria for Annual Probable Sunlight
Hours, with two windows failing the criteria. However, one window retains 21 hours
against a target of 25 and the other serves a room that continues to meet the BRE
criteria. Therefore, while there would be an impact to the property, the daylight and
sunlight remains at such a level that there would not harm to the living conditions of
residents at 52 Thurloe Square.

6 . 2 2 Within the Malvern Court (2 Pelham Street), 4 – 22 (even) Pelham Street, and 24 – 26
5
Pelham Street there are a more significant proportion of overall losses, as demonstrated
by figure 11 below.

Figure 11: Summary VSC/NSL Results from Daylight and Sunlight Report

6 . 2 2 Within these properties, a significant number are considered to be on the minor end of
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impacts when considering the existing levels, overall retained levels considering mid-teen
criteria and considering urban context, or use of the affected rooms. However, there will
be instances where the losses to rooms will be noticeable to occupants. There are also a
number of mitigating circumstances that account for some of these losses, including:
· Windows serving bedrooms which are not as important in the eyes of BRE
guidelines for NSL
· Existing openness on north side of Pelham Place which is unusual for such an
urban context
· Existing low levels of existing VSC (c.10% and under) mean that even small losses
in overall VSC disproportionately inflate percentage losses in VSC, but in reality
given existing low levels would be unlikely to be a noticeable loss for occupiers.
6 . 2 2 Given the north side of Pelham Street is undeveloped, it is very likely that any level of
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development on this side of Pelham Street would give rise to impacts in excess of the
BRE criteria given the two sided street relationship that is being introduced by the
proposals.
6 . 2 2 However, on the whole, the retained levels of overall VSC and NSL across all properties
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do remain good for an urban environment and certainly for such a prominent town centre
location. The poorest performing windows in terms of overall percentage losses have
clear mitigating circumstances and which largely all retain VSC in the mid-to late teens,
and in some cases mid 20% retained levels.
6 . 2 2 Where there are overall retained levels lower than the mid-teen levels, while the losses
9
would be noticeable to residents and the concerns raised on these points are valid, in the
character and context of this area and the overall reasonable retained levels of daylight
and sunlight, it is not uncommon that there would be a small number of poorer performing
windows in relation to daylight. These levels, however, are not so poor that it can
reasonably be concluded that the impact would be significant enough to cause harm to
the living conditions of residents
6 . 2 3 Further, it is important to note that retained VSC levels of the mid-teens have been
0
deemed a reasonable alternative criteria by the Council on a number of schemes, being

commensurate to the historic urban townscape found in the borough. This range of
retained daylight and sunlight has also been found acceptable in a range of appeal
decisions in Central London locations, where it has been accepted that for a high density
urban area these mid-teen levels of daylight and sunlight are reasonable.
6 . 2 3 It is also important generally speaking that the BRE guidelines need to be applied flexibly
1
in an urban environment, and even where it is concluded that a development breaches
the BRE guidelines this does not equate to a harmful impact or unacceptability. For
example, the Mayor of London’s Housing SPG is relevant as it gives guidance for
application of the BRE guidelines; at para. 1.3.45 it states “an appropriate degree of
flexibility needs to be applied when using BRE Guidelines to assess the daylight and
sunlight impacts of new development on surrounding properties, as well as within new
developments themselves. Guidelines should be applied sensitively against higher density
development, especially in opportunity areas, town centres, larger sites and accessible
locations, where BRE advice suggests considering the use of alternative targets. This
should take into account local circumstances; the need to optimise housing capacity; and
scope for the character and form of an area to change over time.”
6 . 2 3 The explanatory text to the Council’s Local Plan Policy CL5 also indicates flexibility in
2
applying the guidelines, setting out at para. 22.3.37 that “Issues of daylight and sunlight
are most likely to occur where the amount of adjoining habitable accommodation is
limited, or situated within the lower floors of buildings with openings on to lightwells.
Mathematical Calculation to assess daylighting and sunlighting may be an inappropriate
measure in these situations; on-site judgment will often be necessary”.
6 . 2 3 Further, Policy CL5(b) is focused on ensuring good standards of daylight and sunlight are
3
retained and more generally to ensure good living conditions overall for existing
surrounding residents. It also states that where standards of daylight and sunlight are
already substandard there should be no material worsening of the conditions.
6 . 2 3 Therefore, breaches of the BRE guidelines need to be viewed in the context of this policy
4
and the guidance above. The retained levels in this development are good for any urban
environment, and certainly for this highly central town centre location. The retained levels
of daylight and sunlight would continue to ensure that the living conditions of surrounding
residents were good and would meet the test required by Policy CL5(b).
6 . 2 3 It is also important to note that the impact of the proposals from overshadowing has also
5
been undertaken. The assessment shows that the proposals would fully comply with the
BRE guidance and ensure that all surrounding terraces or gardens relevant for
assessment would continue to receive at least 2 hours sun on the ground, to 50% of the
space, at 21 March each year
6 . 2 3 Local resident association groups have commissioned a review of the submitted daylight
6
and sunlight assessment. This review raises concerns about the scale of impacts of the
development on daylight and sunlight, particularly to those addresses highlighted above
on Pelham Street. This report does not dispute the results of the review, but disagrees
with the level of harm that should be attributed to the reductions in daylight and sunlight.
6 . 2 3 In particular, the review queries the use of the ‘mid-teens’ alternative criteria and suggests
7
a more rigid application of the BRE criteria should be applied, suggesting the level of
harm should be found unacceptable. However, as outlined above, the application of
these alternative target values has been consistently accepted by the Council. In
addition, as set out above, irrespective of the alternative criteria these levels of daylight
and sunlight are entirely reasonable for this location. Lastly, the review makes no
reference to the test set by Local Plan Policy CL5, which again as above requires the
Council to ensure no material worsening of living conditions for residents and that failure
to comply with BRE criteria does not equate to failure of this policy test. Therefore, while
the review rightly tests the Council to ensure a robust assessment of the submitted
daylight and sunlight report, its contents does not change the assessment set out in the

preceding paragraphs of this report.
Sense of Enclosure
6 . 2 3 The sense of enclosure on existing buildings and spaces has been assessed based on
8
the relationship between the proposed buildings and the existing neighbouring context
having undertaken an on-site assessment of the relationship. Assessment of the
relationship between the development and surrounding neighbours is taken in turn below.
Thurloe Street
6 . 2 3 The addition of the mansard to Thurloe Street has no harmful impact on sense of
9
enclosure, due to the existing height and massing of the building, and the distance
between the two sides of Thurloe Street.
Bullnose
6 . 2 4 The increased height of the Bullnose would have a limited impact on the sense of
0
enclosure experienced by existing residents, including those on the north side of Thurloe
Street (which is 15m north of the building) and those on Cromwell Road (which at its
closest is 23m from the Bullnose). The height of the building is typical of an urban street
pattern and very typical in terms of the relationship between buildings on a typical
residential street, let alone when located directly adjacent to a major transport hub.
Pelham Street
6 . 2 4 At present the north facing dwellings on Pelham Street have a particularly high level of
1
openness, uncommon in such a dense town centre location such as this. Therefore, any
redevelopment on the north side of Pelham Street would undoubtedly have some
impact on this openness.
6 . 2 4 The proposed buildings on the north side would consist of four predominant storeys, with
2
a setback fifth, at the western end opposite Malvern Court and for the remainder of the
street three predominant storeys, with a setback fourth storey. The addition of buildings
of this height and massing on the north side therefore inevitably reduce the openness and
introduce a sense of enclosure to the street, given the current lack of built form here at
present. Therefore, it is important to consider whether the presence introduced here is
such that it results in a ‘harmful increase’ in the sense of enclosure, which is the test
required by Policy CL5(d).
6 . 2 4 In this case, the closest distance (façade to façade) between the existing buildings on the
3
south side of Pelham Street and the proposed buildings, is approximately 13m and the
proposed buildings would at their highest point above their neighbours to the south be two
storeys and approximately 5m-6m taller.
6 . 2 4 While this clearly reduces the level of openness to the north for the existing Pelham
4
Street properties, it is not a level of enclosure that is uncommon for the Borough or even
for the area. It represents a very typical street pattern and relationship between buildings,
with similar examples of distances (or less) seen in local streets including Alexander Place
(11m), South Terrace (13m), Bute Street (10m), and is broadly comparable (although
slightly less) than the relationship between the existing residential buildings on Thurloe
Street.
6 . 2 4 Therefore, while the proposals would reduce the openness, it would certainly not be to a
5
level that could be considered a harmful enclosure likely to impact on the residents of
Pelham Street having their living conditions harmfully impacted.
Thurloe Square
6 . 2 4 On Thurloe Square, there is a negligible impact on surrounding properties, largely as a
6
result of the proposed buildings location atop the railway bridge, which is not matched by
development on its eastern side. The proposed building would increase the enclosure of
the street to 49 Pelham Street, on the southeastern corner of Thurloe Square, but this is

an office building and appears to have already compromised aspect due to internal
room/window configuration.
6 . 2 4 To the south, 29 Pelham Place has three north-facing windows that would look out onto
7
the proposed Thurloe Square building’s. Views from these windows would be more
enclosed as a result of the proposed building, although two are at a high level and would
experience negligible change in enclosure. The window at first floor level would be more
enclosed, given the height of the proposed building, but the distance between the building
elevations at this corner measures 11m and is very typical of many residential streets in
the Borough and the local area. It would not harmfully increase sense of enclosure.
Overlooking and Privacy
6 . 2 4 The proposal would result in new buildings whose occupants would have views of the
8
surrounding residential properties, most notably on Pelham Street. As noted in regards to
sense of enclosure, the new buildings are sites such that there are reasonable separation
distances between the existing and proposed buildings and that these distances are
reflected in similar relationships in the local area.
6 . 2 4 The distance between building facades would mean that there would be a typical street
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relationship between the buildings, and views from within the existing and proposed
buildings would not compromise the privacy of the existing residents nor future residents
of the development itself.
Noise, Disturbance, and Vibration
6 . 2 5 Local Plan Policy CE6 states that the Council will carefully control the impact of noise and
0
vibration generating sources that impact upon amenity and this is supported by London
Plan Policy D14. An assessment measuring the existing noise levels in the vicinity of
surrounding sensitive properties and around the proposed development site, as well as
vibration within the existing building, was included in support of the application and this
assessment was reviewed by the Council’s Environmental Health team.
6 . 2 5 The submitted noise report establishes the ambient and background noise levels and
1
vibration throughout the site. Unsurprisingly, noise and vibration from the London
Underground railway are the dominant source of both noise and vibration on the site
Operational Acoustic Impact of the Development
6 . 2 5 With regards to the impact on existing neighbouring dwellings, the noise report details the
2
noise emissions for building services plant and the report outlines there would be no
significant adverse effects as a result. To ensure compliance with the Council’s noise
criteria, mitigation is required including control on hours of use, controls on sound
propagation, appropriate selection of plant, and appropriate louvred acoustic enclosures.
Conditions to secure compliance with the limits are secured by Conditions 27 and 28.
Acoustic Performance – Proposed Buildings
6 . 2 5 With regards to noise levels within the development itself, the submission outlines that
3
unsurprisingly, noise and vibration from the adjacent underground lines are the primary
issue that needs to be mitigated within the proposed dwellings. The noise report outlines
that mitigation will include whole building vibration isolation, as well as appropriate
acoustic insulation built into the facades. The information provided is sufficient to indicate
that suitable mitigation would achieve a good standard of acoustic insultation and
mitigation against vibration and subject to Conditions 29, 30, 31 and 32, the acoustic
environment for the proposed dwellings would be acceptable.
Construction Noise

6 . 2 5 The demolition and construction process for this development grapples with a significant
4
constraint, being the operational railway lines. Therefore, there is going to be a
requirement for night-time working, part of which will include the disruptive piling process.
This process, and the construction works as a whole would give rise to a significant level
of noise and disturbance, some of which would be generated during the night when works
could occur around the night closure of the underground lines. From the submitted
documents, it appears that significant mitigation may be required during the construction
process
6 . 2 5 Quite fairly, the potential impacts from this noise have been raised by local resident
5
associations and individual objectors. The submissions suggest that the level of noise
and nuisance because of the development are unacceptable and would be contrary to
Local Plan Policy CE6, London Plan D14, and the NPPF.
6 . 2 5 While this impact is significant, and the concerns raised on this matter are legitimate and
6
warranted, the temporary impacts do not in themselves warrant refusal of an application,
given there is mitigation that can be secured to manage this impact. To that end, it is
proposed that the s.106 secures the requirement to carry out a comprehensive
assessment of the impacts of night time working, which shall undertake a detailed further
study of the noise generated by night time working, and identify all mitigation required to
overcome any temporary impacts from construction noise. Subject to this mitigation, the
proposals would comply with Policy CE6 of the Local Plan and D14 of the London Plan.
Microclimatic Conditions
6 . 2 5 The reasoned justification for Policy CL5 outlines that the level and type of activity
7
generated by development can affect living conditions through increased traffic, parking,
noise, odours and vibrations. The anticipated level of activity as well as the effects on the
local microclimate should be taken into consideration
6 . 2 5 As set out in the transportation section in more detail further in this report, the proposals
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would have a very modest impact on the level of vehicular and pedestrian activity in and
around the site. The most noticeable impact would likely be along Pelham Street, with
increased pedestrian activity along its entire northern boundary due to the introduction of
the residential use. The trip generation suggests 81 daily additional pedestrian trips
associated with the development. In the context of existing daily pedestrian movement on
Pelham Street, which has a weekday peak of over 1000, this is a very modest addition.
6 . 2 5 Likewise, the remainder of the development would see very minor increases in trip
9
generator across all modes.
6 . 2 6 In order for the development to result in an unacceptable impact in line with CL5(e), the
0
projected level of vehicle movements and associated impacts on disturbance, vibration
and local microclimatic effects, must be so significantly above the baseline position that
the reasonable enjoyment of people’s homes and gardens would be compromised.
6 . 2 6 This is a high test, and it is considered in this instance that the levels of vehicle
1
movements projected, even were there to be an upwards variation in the numbers
projected, would not result in an increase so far beyond the baseline that mitigation and
management of the vehicles trips proposed would result in an adverse effect that
materially alters the enjoyment of neighbouring residents homes, gardens, and other
public spaces
6 . 2 6 As indicated previously, this is not to say there would not be an impact. There would be a
2
very slight impact overall, with Pelham Street experiencing an increase, which would be
particularly noticeable along the eastern stretch of the street which is currently
undeveloped. Notwithstanding this slight increase, however, the proposals would not
result in such an increased level of activity in the surrounding area that the reasonable
enjoyment of people’s homes and gardens would be compromised

Transportation
Location and Accessibility
6 . 2 6 Clearly, the development benefits from excellent access to public transport services with
3
the station itself directly adjacent as well as nine bus routes within a 35m distance. In
transport terms the site is considered to be suitable in principle for a high trip generating
use and acceptable with regards to Local Plan Policy CT1(a) and London Plan Policy T1.
Trip Generation
6 . 2 6 The trip generation of the development has been forecast and identifies the increases or
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decreases in trip generation across each use, as follows:
Imperceptible change as a result of most trips being pass-by
Retail
trips made as part of an existing journey and likely on foot.
Increase of 86 2-way trips (AM Peak) and 79 2-way trips (PM
Peak) as a result of office floorspace increase. Accommodated
Office
by sustainable/active travel and no material impact on the
highway.
Increase of 10 2-way trips (AM Peak) and 12 2-way trips (PM
Peak) as a result of new residential dwellings. Accommodated
Residential
largely by sustainable/active travel and no material impact on the
highway.
Given the context of the South Kensington Neighbourhood Town
Centre and major location on the Transport for London network,
Overall
it is not considered that trip generation would have any material
impact on the highway or on public transport networks.
6 . 2 6 The transport assessment commissioned by resident associations raises concerns over
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the impact on pedestrian movement and safety on the Pelham Street footway due to the
increase in activity arising from the new development. An appeal decision at nearby 40
Pelham Street is referenced under which a refusal of planning permission for a mixed-use
development with retail frontages on Pelham Street was upheld on grounds of highway
safety. Despite the application site being in relatively close proximity to number 40
Pelham Street, these two situations are considered to be materially different and therefore
not comparable.
6 . 2 6 Importantly the footway is materially narrower to the frontage of number 40 Pelham Street
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at c.2m in width. Existing instances of pedestrians stepping out into the carriageway in
order to pass opposing pedestrians or ‘overtake’ other pedestrians moving more slowly
are not uncommon and the addition of retail frontages in this location was considered to
materially exacerbate these significant existing issues. The footway along the application
site is already wider (2.8m compared to 2.0m) than at 40 Pelham Street and is considered
to operate efficiently in its current state. The amended proposals also include localised
setback areas at the residential entrances, cycle stores and refuse storage areas to allow
for suitable waiting areas away from the pedestrian desire line, further increasing the
width of the pavement here, where there was no increased footway widths proposed at 40
Pelham Street. These are considered appropriate to satisfactorily mitigate any potential
conflict between lateral and longitudinal movements occurring on this footway. When
viewed in the context of the South Kensington Town Centre and considering the existing
operation of Pelham Street it is not considered that the proposals would unduly impact
upon pedestrian movement or safety along this footway.
Cycle Parking – Long Stay
6 . 2 6 The proposals would include 157 long stay cycle parking spaces which meet the number
7
required in the London Plan and would be split between the various uses as follows.

6 . 2 6 The commercial uses are provided with a single 64 space store to meet the requirement
8
and includes the provision of appropriate changing/showering facilities. The approach is
considered broadly acceptable, albeit some minor changes to the type of and
configuration of storage should be considered in due course and are proposed to be
secured by Condition 11.
6 . 2 6 For the residential dwellings, cycle storage would be provided in the relevant part of the
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site with 36 spaces at Thurloe Street, 36 on Pelham Street, and 33 for Thurloe Square.
These spaces are broadly in acceptable locations and means of storage is broadly
acceptable, although slight amendments could result in the spaces being more desirable
and user friendly. Therefore, further details of the residential storage including precise
locations and means of storage are to be secured by Condition 11.
Cycle Parking – Short Stay
6 . 2 7 110 short stay cycle parking spaces covering all uses will be provided around the site via
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tubular racks, although the location of these is not clear from the submitted details. It is
assumed that these will be required to be placed on the public highway either on the
footways around the site or as on-carriageway stands. These would need to be well
considered to ensure that they are suitably placed such that they do not impact upon
pedestrian movement or safety.
6 . 2 7 Concerns have been raised by residents over the impact that this requirement for short
1
stay cycle parking would have upon the quality of the public realm and specific examples
are highlighted where there would be a resulting impact upon pedestrian movement and
restrictions of footways.
6 . 2 7 It is agreed that many of the indicative locations put forward would be unsuitable for the
2
placement of large amounts of short-stay cycle parking and this issue would need to be
carefully considered to ensure that there is no undue impact on the quality of the
pedestrian environment surrounding the site. Given the cycle parking spaces would be
provided on the public highway it is considered appropriate that the Council secures a
financial contribution via the s.106 agreement for the delivery of these stands within the
vicinity of the site. The difficult balance between maintaining high quality public spaces
and footways with the need to meet London Plan cycle parking requirements is
acknowledged and depending on suitable opportunities this may ultimately result in a
lower provision of spaces than the required figure.
Deliveries and Servicing
6 . 2 7 The application is supported by a draft Delivery and Servicing Management Plan, which
3
assesses the likely impact of the proposals from each part of the site. The assessment
considers the existing and projected levels of servicing.
Bullnose and Thurloe Street
6 . 2 7 All servicing for the existing Thurloe Street and the majority of the Bullnose servicing is
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currently carried out from Thurloe Street which is restricted to between the hours of 7:00
and 10:00. A small amount of the servicing for the Bullnose takes place informally from
the opposing side of the site on Pelham Street. The Applicant estimates that the
proposals will result in only a marginal increase in servicing requirements for these and
this is considered likely given the proposed land use changes, specifically the modest
reduction in retail floorspace. Subject to appropriate controls on timings and management
of servicing it is not considered that there would be any undue impact as a result of the
proposals upon Thurloe Street or the wider highway.
Pelham Street
6 . 2 7 This section of Pelham Street is currently undeveloped and therefore all servicing trips

5

associated with this element of the scheme would be new and additional. The projected
increase in daily servicing trips associated with this part of the site, for all uses, are
estimated to be 5 cars/LGVs, 3 MGVs, and 2 HGVs (10 total).

6 . 2 7 Pelham Street is a two-way street with a continuous stretch of parking bay on its southern
6
side along the majority of its length. This narrows the carriageway such that whilst
two-way traffic is maintained, there is no scope for kerbside servicing between the Pelham
Place and Old Brompton Road junctions without obstructing traffic flow. The Applicant
notes that some informal servicing does take place on the northern side of Pelham Street
at the junction of Old Brompton Road where the carriageway is wider and allows for
vehicles to position themselves without blocking traffic. It should be noted that this
section of carriageway is subject to no loading restrictions and is not suited for servicing
activity given its traffic sensitive location
6 . 2 7 In order to accommodate the servicing requirement for Pelham Street the Applicant
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proposes the addition of an inset loading area at this location on the western extreme of
Pelham Street This would be integrated into the existing expanse of footway and would
measure 12m in length in order to accommodate the largest size of vehicles proposed.
This would also accommodate the existing level of informal servicing which takes place
here.
6 . 2 7 Given the limited opportunities to service from Pelham Street itself, the proposed loading
8
bay is considered essential to ensure that that there is no undue impact upon the function
of the highway as a result of the additional servicing requirements.
6 . 2 7 The provision of a loading bay within the South Kensington apron would unbalance the
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existing layout of this area of public space as well as resulting in the loss of two existing
trees, lamp columns, and the relocation of the existing flower stall which currently
operates from with this area. This issue has been raised by local resident associations
and in a significant number of individual objections. It is disappointing that the proposed
loading bay does not consider or propose any amendments to the wider public realm in
order to mitigate the impacts on public space as a direct result of the loading bay. A
suitable replacement public realm layout needs to be designed, approved and
implemented (under a S278 agreement) prior to the full occupation of the development
and a planning obligation to that end will be required. Subject to such a requirement it is
not considered that the reallocation of this area of public highway to facilitate on-street
loading opportunities associated with the new development would be prejudicial to the
function of the local highway or materially impact upon the amenity value of this area.
Thurloe Square
6 . 2 8 All servicing trips associated with the 12 residential properties on Thurloe Square would
0
be new and additional. The Applicant projects that there would be an additional four
servicing trips associated with this section of the development. Sufficient single yellow
line exits adjacent to the site to accommodate the increased servicing requirement
Overall Servicing Impact
6 . 2 8 The overall daily servicing requirements for the site would be a total of 46. When this is
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compared to the existing situation, this represents an additional 16 trips in total. Given
the modest increase, subject to appropriate mitigation in the form of securing highways
works and the servicing bay, and a suitable replacement public realm layout (s.106
agreement), and a final detailed delivery and servicing management plan (Condition 15),
the proposals would not have any undue impacts upon the function of the highways and
are acceptable in regards to servicing.
Refuse, Recycling, and Waste Management

6 . 2 8 The approach to refuse and waste management is outlined use by use.
2
6 . 2 8 For commercial uses in the Bullnose and Pelham Street, a single area is identified on
3
Pelham Street with waste to be consolidated prior to collection and transferred to this area
at the end of each day. The retail units on Thurloe Street and Bullnose will be managed
as existing with refuse collected daily, with bags left on the highway prior to collection.
While both approaches are considered acceptable in principle, it will need careful
management and coordination and final details for this area will need to be secured in the
Delivery and Servicing Management Plan.
6 . 2 8 For the residential uses, Pelham Street and Thurloe Square would be provided with
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dedicated stores. While the presence of dedicated stores is welcome, the present
arrangement is not particularly convenient and internal changes could improve the
usability of these spaces for future residents. In addition, no internal store is indicated for
the Thurloe Street properties. Therefore, details of refuse and recycling storage to these
dwellings is secured by Condition 16.
Step Free Access
6 . 2 8 As set out in the planning history for the site, planning permission and listed building
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consent was granted in 2019 for Phase 1 of works to deliver Step Free Access (SFA) at
the station. These works included:
1. an increase in size of the paid ticket hall;
2. construction of lift shafts between ticket hall and Circle and District line platforms;
3. reintroduction of Platform 5 (northernmost platform) into active service;
4. new staircase from platform to ticket hall;
5. new canopy to platform; and
6. other associated works
6 . 2 8 This would leave a gap to deliver full SFA at the station, a gap which this application
6
proposes to complete. The current proposals therefore include the following:
1. Providing Step Free Access between Thurloe Street and the station ticket hall,
including new waiting areas;
2. Installation of new lifts within the lift shafts from ticket hall to Circle and District line
platforms;
3. Fire escape stairwell from the island platform to Thurloe Square
6 . 2 8 This application therefore includes proposals to deliver Phase 2 of the works, and which
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would (when complete) link up with the Phase 1 works to fully deliver SFA to the Circle
and District Lines at the station. Critically though, the Phase 2 works currently proposed
do rely on the completion of much of the Phase 1 consented works before the full delivery
of SFA can be secured.
6 . 2 8 It is noted that numerous concerns have been raised in submitted reports by local resident
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associations, and within individual objections from a number of residents, with regards to
the ‘pausing’ of the consented Phase 1 works by Transport for London and that this
means the benefits included within this scheme should be given limited weight. However,
this ‘pausing’ carries limited weight in weighing the benefit to be derived from the
proposed SFA. The Phase 1 works benefit from prior approval and listed building
consent, and the works pursuant to these have commenced.
6 . 2 8 Clearly, the uncertainty relating to the Phase 1 works has a bearing on the perception of
9
the benefit, but ultimately should planning permission be granted, there would be planning
permission and listed building consent in place to deliver both phases of the SFA works
and this would secure full delivery of SFA to the Circle and District lines. This would be a
significant material benefit of the scheme and should be given weight accordingly in the
planning balance.

6 . 2 9 In order to ensure public benefits materialise at appropriate times it is entirely appropriate
0
to secure the delivery of these through a s.106 agreement. Given the uncertainty
regarding the Phase 1 works and the critical nature of these to actually delivering the
Phase 2 works, a restrictive approach is proposed to be included within the s.106
agreement should planning permission be granted. This approach would restrict the
commencement of the Bullnose and the Thurloe Square buildings, until such time that
Step Free Access had been practically completed and available for use by members of
the public.
6 . 2 9 In practice, this has the result of ensuring delivery of this critical benefit, prior to the most
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harmful elements of the proposals coming forward. This is a significant restriction and
one which will incentivise the Applicant to invest in and progress the SFA works as a
priority as part of this development. The Pelham Street part of the development contains
the affordable housing, and the Thurloe Street development is a reprovision of housing
and contains the SFA infrastructure. Therefore, allowing these elements to proceed is
reasonable.
6 . 2 9 Concern has also been raised in the aforementioned objections that this development is
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not required in order for the Phase 2 SFA works to come forward and that again the
benefits associated with it should therefore be discounted. This again is not a relevant
material consideration. This scheme does deliver SFA, nothing else has been brought
forward independently to deliver it, nor is it clear how such works would be financed. This
scheme directly links with the works required to deliver Phase 2 of the SFA works.
6 . 2 9 Lastly, further concern has been raised that this scheme does not truly deliver SFA
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because the Piccadilly Line platforms do not fall within its scope. This is not correct. The
Piccadilly Lines are not within the scope of this application, nor were they at any time.
That this related but entirely separate aspiration does not fall within the scope of this
application again does not count against the proposals.
6 . 2 9 Therefore, the delivery of the Phase 2 works and by association the completion of SFA to
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the Circle and District lines is a significant and material public benefit resulting from the
proposals and one that would be tightly secured through a s.106 agreement. Therefore,
appropriate weight should be given to this benefit in the planning balance. In applying
such weight, regard must be had to the London wide role this station plays in
accommodating a vast number of visitors to the South Kensington Cultural Quarter.
Construction Traffic
6 . 2 9 Given the complexity of the development and the requirement to take appropriate
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approaches depending on the various contexts around the development, the Applicant
has indicated that the five elements of the scheme will be constructed in three separate
and largely independent operations. As such, the application is supported by draft
CTMP’s for each part of the site with an overarching strategy for coordination to consider
cumulative impacts.
6 . 2 9 The proposed methodologies outlined within each of the draft CTMPs are considered
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largely acceptable and demonstrate that consideration has been given to the constraints
posed by the site. Importantly, the Applicant has included an overarching plan to ensure
that vehicles movements across all four sites are managed holistically to reduce any
potential cumulative impacts arising from the four work sites which sit in close proximity.
6 . 2 9 The proposals provide individual vehicle routing plans for all four sites to assist in
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distributing vehicular traffic across the local network. It is welcome that vehicles are to
avoid movements along Thurloe Square where possible as well as other primarily
residential streets. It is not, however, sufficiently clear why certain routes have been
discounted as feasible options and further consideration needs to be given to the use of
the wider road network to spread the impacts of construction movements. Clear

justification is required where the use of certain key routes to and from site are not
considered suitable.
6 . 2 9 During the peak months of activity across all four sites (currently projected to be
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Feb/March 2024) there will be a total of 31 deliveries/collections per day. The total figure
of daily vehicles will be significantly less for the remainder of the project and it is
considered that the methodologies proposed would allow this to be suitably managed
without resulting in any detrimental impacts upon the local highway network. The
permitted construction times would restrict vehicular movements to between 9:30am and
4:30pm in order to avoid peak AM and PM traffic periods on the local highway network.
The exception is for the Pelham Street Platform works where, due to the nature of the
proposals, some deliveries are required to take place outside of generally permitted
development hours during the overnight period and it is accepted that this is unavoidable.
The application commits to these exceptions being kept to essential deliveries only and
the final CTMP should outline all phases when this would be required and provide robust
indications of the levels of vehicle movements that will be required
6 . 2 9 The proposals include the use of the inside lane on Cromwell Place adjacent to the
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Bullnose to accommodate deliveries throughout the works programme. This would be
restricted to between the hours of 9:30 and 4:30pm for the duration of the works. This
requires the closure of one existing pedestrian crossing, however, the signalised crossing
points directly adjacent to the north and south would be retained and it is not considered
that there would be any undue impact upon pedestrian movement around the station as a
result.
6 . 3 0 The application also includes the closure of the northern Pelham Street footway between
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Onslow Square and Thurloe Square during the later phases of the works when vehicles
can no longer be accommodated within this worksite. This is a heavily trafficked footway
and whilst a temporary closure would be acceptable in principle, much greater detail is
required in a final CTMP to demonstrate how pedestrians would be suitably managed and
a clear outline of the phasing of these works to ensure that any required closures are as
short as is possible.
6 . 3 0 Therefore, in summary, while the draft CTMPs do present broadly acceptable
1
methodologies and a level of detail that gives comfort that the proposals would allow for
the continued safe and efficient operation of the highway, more detail and confirmation as
to the detailed methodology would be required through submission of final CTMPs for the
development and these are required by Condition 13.
Thurloe Square Emergency Access
6 . 3 0 The proposal also includes the reopening of an existing but unused platform within the
2
Underground Station which requires a new emergency escape point. This is proposed to
be located on Thurloe Square and would be integrated into the proposed residential site
at ground floor. It is noted that this would only be used in the event of an evacuation from
the District and Circle line platforms. During the peak travel hour this could however result
in a significant number of people egressing onto the Thurloe Square footway. The access
is set back from the remaining building line providing a depth of c.6m of clear footway and
it is not therefore considered that there would be any undue impact on the footway or
pedestrian safety when this egress point is in use.
6 . 3 0 To ensure the egress point is used in case of emergency only, Condition 12 is
3
recommended,
Highways Works
6 . 3 0 The proposed development would result in changes to the existing building line,
4
specifically for the Bullnose where the building line would be set back from its existing line
at regular intervals. In order to maintain the quality and consistency of the entire footway

any additional areas of footway should be adopted by the highway authority under a S72
agreement (secured via the s.106 agreement).
6 . 3 0 There is an existing vehicular access on the western side of Thurloe Square which
5
provides access to the area of light industrial commercial space currently in use as a
builder’s yard. This access would no longer be required under these proposals and a
condition requiring its removal with the footway reinstated in materials to match the
existing footway should be suitably secured.
6 . 3 0 The proposal includes the addition of a new loading bay on the western side of Pelham
6
Street at the junction with Old Brompton Road. This will involve significant alterations to
the existing on-street arrangement including the relocation of the existing Flower Kiosk
and the removal of two trees. The application does not however consider or propose any
amendments to the wider public realm in order to mitigate the impacts on public space as
a direct result of the loading bay. We would have expected potential landscaping
interventions to have been explored with local stakeholders before the submission of the
planning application. A suitable replacement public realm layout needs to be designed,
approved and implemented (under a S278 agreement) prior to the full occupation of the
development. This requirement is therefore to be secured in the s.106 agreement.
6 . 3 0 Local Plan Policy CV14 identifies the need to improve existing connections between
7
South Kensington and other key district and major shopping centres, including Brompton
Cross and specifically identifies the need to improve pedestrian links along Pelham
Street. Given the likely increase in the number of trips generated by the site, and the
likely associated increase in local activity, improvements to the pedestrian environment
along Pelham Street, specifically the addition of a raised entry treatment across the
Thurloe Square junction on the northern side of Pelham Street are required. This should
be delivered as part of a S278 agreement between the developer and the Council
(secured via the s.106 agreement).
Conclusion
6 . 3 0 Local resident associations have commissioned a study of the potential transportation
8
impacts of the proposals. This study broadly suggests the following key issues:
· inaccuracies in the Transport Assessment
· insufficient assessment of the transport impacts including road safety
· servicing impacts would impact on the public realm and road safety
· construction traffic would harm living conditions of residents and road safety
· no opportunity taken to improve the existing situation
6 . 3 0 In relation to the submitted information, it is considered to be a robust and fair
9
representation of the development proposals on which to make a robust assessment of
the development against the Development Plan. It is considered to include information
that allows an assessment of all elements of the proposals including from increased
pedestrian movement, operational traffic including servicing and waste collection, and
from construction traffic.
6 . 3 1 It is not agreed that the proposals would give rise to servicing impacts that would harm the
0
safety of road users and the efficient operation of the road network, given the assessment
above.
6 . 3 1 Nor would the proposals give rise to an increase in traffic movements or pedestrian
1
activity that would impact upon the local transport network. Requests were made within
the residents’ commissioned study to undertake an in depth study of the capacity of local
crossings, for example. However, the travel demand of this development is not that great
in comparison to the existing situation. The station itself is a very significant trip
generator, and other modes in the local area pale into significance.

6 . 3 1 For the reasons set out in detail above, the proposals are considered to have been
2
robustly assessed and would overall ensure the safe and efficient operation of the local
transport network.
Sustainability and Environmental Matters
Sustainability and Carbon Reduction
6 . 3 1 Policy CE1 of the Local Plan sets out that the Council will require all development to make
3
a significant contribution towards government targets to reduce national carbon dioxide
emissions. To achieve this, the policy requires reduction in CO2 emissions in line with
London Plan standards and the energy hierarchy identified in CE1(c). As a major
residential development, it is also required to be zero carbon and in line with the London
Plan there is a target of a 35% reduction over Part L Building Regulation levels to be met
on site.
6 . 3 1 Since the submission of the Application, the London Plan has been adopted. The plan
4
includes a suite of new environmentally focussed policies which now apply to the
development, including SI2 Minimising Greenhouse Gas Emissions, SI4 Managing Heat
Risk and SI7 Reducing waste and supporting the circular economy.
6 . 3 1 The proposals include a range of measures to facilitate compliance with these policies
5
and deliver a scheme that achieves high sustainability credentials. These include:
· Ambient loop heat pump system, facilitating heat recover and load sharing
· Car free scheme and provision of cycle storage
· 204 South Facing PV Cells
· Modular heat recovery system
· Natural ventilation where possible
· BREEAM Targets as follows:
· Shell and Core ‘Excellent’ for Bullnose and Pelham Street
· Shell Only ‘Very Good’ for Bullnose, Pelham Street, and Thurloe Street
· Comfort cooling
· Operational energy and metering
6 . 3 1 The developments sustainability and carbon reduction credentials have been assessed
6
using the prescribed GLA Be Lean, Be Clean, Be Green, Be Seen energy hierarchy,
which seeks to reduce the energy demands of the development. The assessment
demonstrates that the residential use would achieve a 65.2% reduction on baseline
emissions and the commercial a 44.6% reduction. Overall, this equates to a reduction of
51% on baseline emissions for the development. Residual emissions would be offset
through a carbon offset contribution. In addition, the building is designed with a
comprehensive energy management system, reporting on overall consumption and there
will be real time metering of each dwelling available to occupiers. Reporting and
monitoring of energy consumption in accordance with London Plan Policy SI2 and the
Mayor of London’s draft ‘Be seen’ energy monitoring guidance is to be secured by s.106
agreement. The approach to energy is in accordance with relevant Development Plan
policies.
6 . 3 1 The London Plan, adopted since submission of the Application also now requires the
7
submission of a Circular Economy Statement and Whole Life Cycle Carbon Assessment.
Given the application was submitted prior to adoption of the plan, and that the planning
guidance to support the provision of those documents has not yet been published, the
application is not supported by these documents in full. However, summary details
outlining the approach to these documents has been provided.
6 . 3 1 This summary includes a commitment to establish embodied carbon performance, review
8
capital and whole life embodied carbon, retain major element including the Thurloe Street
façade, ongoing review of design against optioneering for potential embodied carbon
savings, and HVAC strategy facilitating a 25% whole life carbon saving. The submitted

documents including the Energy Strategy and Sustainability Strategy outline the key
matters relating to energy and sustainability and demonstrate that the development can
deliver upon the requirements of relevant London Plan policies, however, to ensure that
the development continues to achieve high levels of energy reduction and sustainability,
and compliance with relevant policies of the Development Plan it is recommended that
Conditions 37 and 38 (Energy Performance), 46 (Water Efficiency), 41 (Circular Economy
Statement), and 42 (Whole Life-Cycle Carbon Assessment) are secured.
Trees
6 . 3 1 The proposals would see the removal of two Category B trees within the public realm, in
9
order to facilitate the introduction of the proposed servicing bay. These are good quality
oak trees with a strong degree of visual prominence and amenity/townscape value and
with a life expectancy in addition of 20 years.
6 . 3 2 However, their removal is essential to facilitate appropriate optimisation of this site while
0
ensuring no impact on the local highway network. A scheme of public realm works are
proposed to be secured within the s.106 agreement, which will include appropriate
replacement planting within the public realm.
6 . 3 2 Conditions 43 and 44 also secure wider details of landscaping, as well as details of tree
1
protection for all other street trees surrounding the site, to ensure no other trees of
townscape value are harmed as a result of the proposals. Subject to the above
obligations and conditions, the proposals would be acceptable.
Air Quality
6 . 3 2 The entirety of the Royal Borough is an Air Quality Management Area for two pollutants
2
-nitrogen dioxide (NO2) and small particles (PM10). Policy CE5 of the Local Plan reflects
this by outlining that the Council will carefully control the impact of development on air
quality and ensure that development is carried out in a way that minimises the impact on
air quality and minimises exceedances of air pollutants.
6 . 3 2 The application includes an Air Quality Assessment (AQA) that focusses on any impacts
3
from pollutants from the demolition, construction and operational phases on local existing
occupiers or new occupiers of the development, and includes an assessment of dust and
emissions from the demolition and construction periods. The AQA also includes an
assessment to demonstrate the proposals are Air Quality Neutral. In this instance,
demolition and construction works, as well as the operational phase of the
development may give rise to the following:
· Risk of dust release during demolition and construction
· Potential adverse impacts on local air quality from pollutants from
construction traffic
· Potential adverse impacts on local air quality from pollutants from increased
operational traffic, and emissions from CHP plant and boilers, and impacts of
introduced built form
· Potential adverse impacts on air quality to future occupants of the proposed
buildings
Air Quality Neutral
6 . 3 2 Policy CE5(a) requires that developments are air quality neutral and London Plan Policy
4
SI1 requires development to be at least Air Quality Neutral. The submitted Air Quality
Neutral assessment demonstrates the energy demand for space and water heating will be
met by Air Source Heat Pumps and total building emissions will be zero. Transport
related emissions for the building are well below relevant targets. The proposals are
therefore Air Quality Neutral.

Demolition and Construction Impacts
6 . 3 2 Local Plan Policy CE5(d) and London Plan Policy SI1D requires that emissions are
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controlled during demolition and construction and that appropriate risk assessments are
undertaken to identify potential impacts and any mitigation, as well as any required
monitoring. The AQA indicates potential impacts from demolition and construction
activities, including a medium risk of impacts from dust and particulate matter throughout
the entire construction period. The assessment outlines that mitigation measures will be
implemented and these will be taken from the Mayors Control of Dust and Emissions from
Construction and Demolition SPG but will include dust monitoring, water spraying,
dampening of vehicles, secure covering of materials/equipment, and ensuring no idling of
vehicles. Full and final details of the mitigation are secured by Condition 25 and 26
(Demolition and Construction Environmental Management Plans), as is a full Air Quality
and Dust Monitoring Plan (Condition 23). The proposals would comply with Policy
CE5(d).
Operational Impacts
6 . 3 2 Policy CE5(b) outlines that the Council will resist development that would result in a
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material increase in exceedance levels of local air pollutants, and have an unacceptable
impact on amenity or health, unless the development mitigates the impact through
physical measures or financial contributions to implement proposals in the Council’s Local
Air Quality and Climate Change Action Plan. Policy SI1 of the London Plan also broadly
outlines similar requirements.
6 . 3 2 The intensification of the site itself would give rise to very limited operational impacts. As
7
set out in the transport section, there are limited additional vehicular trips and travel plans
will be secured to ensure users are increasingly encouraged to adopt active travel
methods. In addition, no combustion plan is proposed and Air Source Heat Pumps are
proposed to be used.
6 . 3 2 The submitted AQA identifies a number of existing sensitive receptors, including the
8
residential dwellings on Thurloe Street and Pelham Street and the impacts of the
development on these receptors has been modelled. In the current situation, the poorest
air quality is experienced at ground level on the Cromwell Place junction, whilst
concentrations improve as you progress eastwards down Pelham Street, particularly at
first and second floors. The majority of Pelham Street is not expected to breach the long
term Air Quality Objectives for NO2, PM10, or PM2.5 at ground level, first floor or second
floor level.
6 . 3 2 The Council’s Air Quality officer has reviewed the proposals in detail. Their review of the
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scheme confirms that modelled concentrations are all below Annual Mean Objectives,
there would not be a material increase in exceedance levels nor would there be an
unacceptable impact on local amenity or health, with the concentrations insignificant.
6 . 3 3 Conditions 20 to 26 would secure final confirmation and mitigation to ensure the
0
operational impacts remained as projected. Therefore, subject to these conditions, the
proposals would comply with Policy CE5(b) and London Plan Policy SI1.
Air Quality to Proposed Dwellings
6 . 3 3 Future dwellings were also factored into the above modelling, with it being modelled for
1
concentrations of NO2 and PM at heights of 1.50 m (ground level) and 4.00 m (1st floor
level) for 2025 (estimated to be the opening year for the development) and were found
not to breach the long term Air Quality Objectives for NO2 or PM.
6 . 3 3 The development will include mechanical ventilation to supply fresh air to the new
2
buildings, with ventilation inlets to be located at roof level to ensure good air quality levels
are maintained within the building. Ventilation extracts, chimney / boiler flues are to be
located a minimum of 2 metres away from fresh air ventilation intakes and openable
windows. Details of this ventilation are secured by Condition 21 and 22.

Flooding and Sustainable Drainage
6 . 3 3 The site is in Flood Risk Zone 1 (low flood risk from the river) but is located within the
3
Sloane Square Critical Drainage Area.
The submitted Flood Risk Assessment
demonstrates there is a risk of surface water flooding and mitigation is proposed including
waterproofing basement, raising the ground floor level above potential surface water
levels, flood resilient doors, retention of existing pumping system, and safe access and
egress routes.
6 . 3 3 The requirements of Policy CE2(g) (Sustainable Drainage) of the Local Plan in relation to
4
sustainable drainage apply. The requirements of the policy are stringent, and given the
constraints of the site, there are limitations to the interventions that can be achieved to
meet the on site reductions required. Notwithstanding this, the proposals would result in
reductions to surface water run off that appear to meet greenfield run off rates as
required. This is to be secured through SuDS measures including blue roof systems.
Final details of these SuDS and demonstrated compliance with Policy CE2(g) is secured
by Condition 39.
Biodiversity and Ecology
6 . 3 3 The NPPF requires local authorities to avoid and minimise impacts on biodiversity and to
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provide net gains in biodiversity when taking planning decisions. In addition, in England,
under Section 40 of the Natural Environment and Rural Communities Act 2006, all public
bodies are required to have regard to biodiversity conservation when carrying out their
functions. Policy CE4 of the Local Plan and G6 of the London Plan requires that
development takes opportunities to enhance and attract biodiversity.
6 . 3 3 Given the nature of the site being largely cleared or already developed upon, as well as
6
being an active London Underground station, there is limited opportunity for biodiversity
although within the wider context the residential gardens and street trees do provided
habitat opportunities. A bat roost assessment was submitted with the application. No
roosting bats were recorded during the building inspection and no bats were recorded
emerging from any of the buildings or structures.
6 . 3 3 The proposals include potential improvements through introduction of blue roofs and
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landscaping features, and Condition 39 and 43 would secure details of these as well as
the landscaping with specific reference to seeking opportunities to improve biodiversity
value of the site and providing opportunities for pollinators and foraging, while Condition
45 secures bird and bat box opportunities at the site thus addressing the NPPF
requirement for net gain to biodiversity.
Land Contamination
6 . 3 3 The proposals have been assessed for potential risk from land contamination through the
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submission of a preliminary risk assessment provided with the application. The
assessment is acceptable in setting out the risk, and as a result of the finding of this
report further information will be required at appropriate stages of the development to
ensure the site is appropriately investigated, remediated, and any remediation verified.
Conditions 33 to 36 secure this information and subject to these conditions the proposals
comply with Local Plan Policy CE7.
Fire Safety
6 . 3 3 Policy D12 of the London Plan outlines that all development must achieve the highest
9
standards of fire safety, and that major development be supported by a Fire Statement
outlining at a high level the fire safety measures proposed for the development.

6 . 3 4 To that end, the application is supported by an independent Fire Statement in accordance
0
with Policy D12. The statement contains a range of proposed measures including:
· Sprinkler systems to residential dwellings
· Smoke control ventilation lobbies
· Evacuations lifts
6 . 3 4 The statement demonstrates that the general fire safety principles of the development
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have been well thought through and incorporated into the general design of the building.
Critically, the detailed matters relating to means of escape, internal and external fire
spread, and fire firefighting access within the site, will be covered in more detail by the
design team as part of their duty to comply with the Building Regulations. However, for
the purposes of Policy D12 of the London Plan, the proposals and the submitted Fire
Statement is acceptable.
Housing Delivery Test
6 . 3 4 On 19 January 2021 the Ministry for Housing, Communities, and Local Government
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(MHCLG) published its latest Housing Delivery Test (HDT) results for 2020. The HDT
results show that the Council has delivered 814 (49%) of the 1,678 homes required over
the previous three years.
6 . 3 4 Paragraph 11(d) of the NPPF provides as follows in the context of decision taking:
3
where there are no relevant Development Plan policies, or the policies which are most
important for determining the application are out-of-date (footnote 7 of NPPF), granting
permission unless:
i.
the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed (footnote 6 of NPPF); or
i.

any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole

6 . 3 4 Footnote 7 of paragraph 11 of NPPF sets out that for applications involving the provision
4
of housing (which the application proposal does) the policies most important for
determining the application should be considered out-of-date where the HDT indicates
delivery was below 75% of the requirement over the previous three years.
6 . 3 4 With the Council’s delivery at 49% over the previous three years the NPPF therefore
5
prescribes that the relevant Development Plan policies are to be considered out of date,
and permission granted, unless either limb (i) or (ii) of paragraph 11(d) are engaged. If
either limb is satisfied the presumption will no longer apply.
6 . 3 4 With regards to limb (i); the ‘areas or assets of particular importance’ relevant here are the
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surrounding Thurloe/Smith’s Charity Conservation Area, as well as the Grade II* listed
Pelham Place, Grade II listed station, and Grade II listed Thurloe Square. As set out in
this report, in the assessment of the proposals impact on these designated heritage
assets, less than substantial harm has been found in relation to all of these assets.
However, as set out in the Issues and Balancing section below, this harm is considered to
be outweighed by the public benefits of the proposals and therefore the harm does not
provide a clear reason for refusing the development. Limb (i) is therefore not met.
6 . 3 4 With regards to limb (ii); again as set out in this report and summarised in the Issues and
7
Balancing section below, less than substantial harm has been identified, as have a
number of conflicts with policies of the Development Plan. There are also public benefits
associated with this development. However, these conflicts and harms are not so
significant that they significantly and demonstrably outweigh the identified benefits, a bar

which is very high. Therefore, limb (ii) is not satisfied.
6 . 3 4 Therefore, the presumption in favour of sustainable development is engaged in
8
determining this application.
6 . 3 4 Notwithstanding the above, Paragraph 12 of the NPPF makes clear that the presumption
9
in favour of sustainable development does not change the statutory status of the
Development Plan as the starting point for decision-making. Paragraph 2 of the NPPF
reaffirms that planning law requires applications to be determined in accordance with the
Development Plan unless material considerations indicate otherwise. The NPPF is a
material consideration in decision taking.
6 . 3 5 The Local Plan and London Plan were both adopted after the publication of the NPPF
0
and are considered consistent with it.
6 . 3 5 The tilted balance is a material consideration which suggests permission should be
1
granted in this instance.
Issues and Balancing
6 . 3 5 In accordance with the requirements of the NPPF, the Town and Country Planning Act
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1990 and Planning and Compulsory Purchase Act 2004, the benefits and harms of the
development proposals as a whole must be considered and balanced in reaching a
decision and applications for planning permission be determined in accordance with the
Development Plan, unless material considerations indicate otherwise. Statutory duties
and national guidance must be adhered to. In addition, as discussed above, the
presumption in favour of sustainable development has been engaged.
6 . 3 5 Considerable importance and weight has been attached to and special attention has been
3
paid to the desirability of preserving or enhancing the character or appearance of the
Conservation Area, under s.72 and to the need for special regard to the desirability of
preserving the building or its setting or any features of special architectural or historic
interest which it possesses, under s.16 and s.66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, as amended.
6 . 3 5 The principle of the proposed land uses is strongly supported, introducing appropriate
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town centre uses into this key centre. The commercial uses would assist in ensuring the
viability, function, and vitality of the South Kensington District Centre, while the residential
use would further contribute to this as well as assist the Council in meeting its annualised
housing target set out in the London Plan. The proposals would therefore be supported
by Local Plan policies CF1, CF2, CF3, CF5, CH1, and CV14 as well as London Plan
policies SD6, E1, E2, E9, and H1.
6 . 3 5 There would be 50 high quality homes provided, of which 29 are net additional. These
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new homes are located in a highly desirable location with the highest level of access to
public transport. Of the 50 homes, 17 would be genuinely affordable Discounted London
Living Rent homes capped at the lowest ward levels in the Borough. However, the
proposals would fail to deliver upon the affordable housing requirement for 50% by
habitable room on public sector land required by Policy H4 of the London Plan, as well as
the 35% floorspace requirement set out in Policy CH2 of the Local Plan. In addition, no
social rented homes would be provided, contrary to Policy CH2(b) of the Local Plan, the
Community Housing SPD, and London Plan Policy H6(a). Through the viability tested
route, the Applicant has demonstrated this is the maximum reasonable amount of
affordable housing. Notwithstanding the viability position, the failure to provide a quantum
and tenure split in accordance with the Council’s housing need moderates the housing
benefits of the scheme. Despite this failure, given the results of the housing delivery test
show a considerable failure to meet housing delivery targets in the borough, and the
identified need for homes in the Borough, the provision of these new homes is a
significant public benefit from the proposals. Given the scheme’s viability position the

proposals would comply with Policy CH1, CH2, CH3 of the Local Plan, and D6, H1, H4,
H5, and H6 of the London Plan. This is a matter of considerable importance.
6 . 3 5 In design terms, despite the architecture, materiality, and functionality of the new and
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replacement buildings being of a high quality, there is a failure to respond to local context
or character. The local context is incredibly sensitive to change, with an array of
designated and non-designated heritage assets in the immediate setting of the site. The
new Bullnose as well as the buildings on Thurloe Square and Pelham Street would
appear alien in the setting of the Conservation Area, failing to preserve its character and
appearance and resulting in less than substantial harm to it. These buildings also appear
as incongruous additions in the setting of a range of listed buildings through there detail
and architecture, including the Grade II* Pelham Place terrace, Grade II Thurloe Street
buildings, Grade II Thurloe Square, and the Grade II listed South Kensington Station
building. The proposals would cause less than substantial harm to the designated
heritage assets. Furthermore, the substantial harm to the non-designated 20 – 34
Thurloe Street requires consideration in the balancing exercise, with due regard being
had to this harm and its impact on the significance of the asset, as required by paragraph
197 of the NPPF. In addition, the lack of a contextual approach would conflict with Policy
CL1 and CL2 of the Local Plan. This less than substantial harm must be accorded
considerable importance and weight in the planning heritage balance expected in
paragraph 196 of the NPPF.
6 . 3 5 Turning then to that balance. As required by Paragraph 196 of the NPPF, “where a
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development proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm should be weighed against the public benefits of the
proposal including, where appropriate, securing its optimum viable use.”
6 . 3 5 The NPPF does not define public benefits, although Planning Practice Guidance indicates
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they might include ‘anything that delivers economic, social or environmental objectives as
described in the National Planning Policy Framework’. Given the identified
harm, consideration has been given to the public benefits of the scheme to be weighed
against that harm. In addition to the heritage benefits from the enhancement of the station
arcade and historic Thurloe Street shopfronts, the most prominent public benefits are:
1. the provision of new high-quality residential development (including affordable
housing) optimising this highly accessible location for much needed homes;
2. the delivery of Step Free Access which would be secured through the grant of
planning permission and delivery clauses in a s.106 agreement; and
3. the delivery of high quality commercial floorspace to support the function and
vitality of the town centre, a critical location in the Borough.
6 . 3 5 It is recognised that the extent of these benefits has been questioned through the large
9
number of objections and technical reports produced by local resident groups, and due
consideration has been given to the concerns raised. Weight to be attributed to the public
benefits of the scheme is a matter for the decision taker and where the weight should be
moderated, this has been identified in this report.
Housing
6 . 3 6 The Council’s results in the Housing Delivery Test show that housing delivery has
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consistently fallen below housing requirement. In this context, net additional housing has
to be viewed as a very significant public benefit. This proposal would include 29 net
additional homes in a highly accessible location which is appropriate for additional
housing and densification. The homes would be high quality, meeting the requirements of
the London Plan.
6 . 3 6 The overall number of homes being proposed is 50, with the 21 above the net additional
1
29 homes being a re-provision of existing homes in the Thurloe Street building. These
homes are currently poorly laid out and many suffer poor daylight, level changes, and are

constrained. The improvement of these homes to high quality modern homes should also
be seen as a significant benefit.
6 . 3 6 The scheme includes 17 affordable homes. The Council has a need for affordable homes
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and has a poor record of delivery in recent years. Whilst the scheme does not include
any social rent housing, for which the need is greatest, there remains a significant need
for intermediate housing which would be available to households that cannot afford rent
on the open-market. The applicant has demonstrated that they are providing the
maximum reasonable amount of affordable housing through the viability tested route. For
these reasons, the benefits from the affordable housing should be given significant
weight.
Step Free Access
6 . 3 6 In addition, the proposals offer the opportunity to secure the final stages of works to
3
deliver improvements to South Kensington Station, most critically delivery of Step Free
Access to the Circle and District lines.
6 . 3 6 South Kensington Station is heavily used and a significant Zone 1 transport node serving
4
the South Kensington Strategic Cultural Area. The station serves in excess of 30 million
visitors a year. Chapter 14 of the Local Plan recognises the role of the area in defining
London as a world city and the station as a gateway to the area. In 14.4 the Local Plan
also states that delivery of Step Free Access is one of the Council’s priorities for the area.
Policy CT1(k) states that the Council will ‘work with partners to ensure that step-free
access is delivered at all Underground stations and rail stations by 2028… and ensure it is
delivered at Underground and rail stations in the borough where there is a redevelopment
opportunity.’
6 . 3 6 There can be no doubt that Step Free Access is of strategic and local importance.
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6 . 3 6 For those with disabilities or who cannot manage stairs, this station is currently
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inaccessible. Additionally, the fact that the site serves the South Kensington Cultural Area
used heavily by families, even the simple navigation of children and prams is problematic.
Providing dignified, safe, accessible travel for all is of great importance.
This
redevelopment provides the opportunity to finally deliver step-free access to the Circle
and District line platforms. The weight to be attributed to it should be tempered as it does
not provide Step Free Access to the Piccadilly Line, however, very significant weight
should be attributed to this benefit given the context and importance of this matter as
described.
Commercial uses
6 . 3 6 The provision of new offices in town centres is strongly supported by town centre policies
7
in the development plan. The proposed offices would be high quality modern facilities in
a location with excellent accessibility and local facilities. This is a benefit of significant
weight.
6 . 3 6 The proposals include a slight reduction in retail floorspace overall, however, it is
8
negligible in the context of the town centre a whole. Furthermore, the scheme includes
the loss of a retail unit to provide the access to the lifts to the station ticket hall. The
modernisation and reconfiguration of the existing units, and the provision of a range of
shop sizes, which will increase their attractiveness to a range of potential end occupiers,
should weigh in favour of the scheme. Accordingly, when seen in the round, this is a
benefit of moderate weight.
Harm vs public benefits conclusion
6 . 3 6 When all of these factors are considered and set in the heritage balance, while attaching
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considerable importance and weight to the identified heritage harms, it is considered that
the combined public benefits of the proposals would outweigh those harms. Therefore,
the proposals would be in accordance with, and not conflict with, the relevant tests in the
NPPF.

6 . 3 7 Moving now to impacts on living conditions. In terms of their relationship to neighbours,
0
the buildings would not have a harmful impact. Levels of daylight and sunlight would
remain good, with these being comparable to surrounding levels and any worsening
would not be harmful to living conditions of residents. The design and siting of the
development responds to its neighbours, ensuring appropriate setbacks and separation to
maintain privacy and retain acceptable openness. It is recognised that the impacts of the
demolition and construction process on adjacent residents is likely to result in significant
noise and vibration disturbance. This impact would be a temporary one, and there are
regimes in place to manage and mitigate impacts of the construction process. Therefore,
while likely to result in temporary harm to living conditions, given the mitigation that can be
secured this impact would not warrant refusal of the development. The proposals would
therefore comply with Policy CL5 and CE6 of the Local Plan and Policy D14 of the
London Plan.
6 . 3 7 Traffic associated with the development would not be significant, as it would be car and
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permit free, with suitable management of deliveries and servicing, as well as a sound
strategy for management of construction vehicles, subject to final details secured by
condition. The proposals would encourage active travel through high quality cycle parking
provision meeting the relevant standards, as well as being very well connected to public
transport networks. The proposals would also deliver Step Free Access to the Circle and
District lines as well as general improvements to South Kensington Station. This is a
significant station, the gateway to the Museum Quarter a key pan-London cultural
destination. The delivery of Step Free Access would be secured through the s.106
agreement, and this is a significant public benefit of the proposals to be weighed in the
balance. The proposals are in accordance with policies CT1 and CR7 of the Local Plan
and policies T1, T2, T3, T4, T5, T6, T6.1, T6.2 and T6.3 and T7 of the London Plan.
6 . 3 7 The proposals would also ensure that environmental issues are appropriately addressed
2
and deliver a sustainable building that meets the climate change and sustainability
objectives within the Development Plan and ensures that there would be no adverse
impact from the development on local air quality, drainage, or from land contamination.
The proposals would therefore comply with policies CE1, CE2, CE3, CE5, and CE5 of the
Local Plan, as well as policies G4, G5, G6, G7, SI1, SI2, SI3, SI4, SI5, SI7, SI8, SI12,
SI13, GG1, and GG2 of the London Plan.
6 . 3 7 Although it is considered the less than substantial harm to designated heritage assets is
3
outweighed by the public benefits of the proposals, there remain conflicts with the
Development Plan in regards to the design impacts of the proposals. These conflicts are
with policies CL1, CL2, CL3, and CL4 of the Local Plan. These conflicts also need to be
weighed in the planning balance against the public benefits of the proposals. These
benefits are outlined in detail above. The planning balance is tilted towards granting
planning permission given the Council’s failure in relation to the Housing Delivery Test
and the engagement of the presumption in favour of development. Owing to the
significant public benefits and the application of the tilted balance, it is considered that
there are material considerations of sufficient weight and importance to indicate a
decision should be made otherwise than in accordance with the development plan.

7.

Necessary associated infrastructure improvements

7.1

This development would place additional pressure on local services and infrastructure.
The Council requires local services and infrastructure to be improved alongside
development and to be funded by the developer in accordance with its Supplementary

Planning Document setting out the relevant costs (see paragraph 5.2). In this case these
improvements can be secured through an undertaking or agreement under S106 of the
Planning Act 1990 completed before planning permission is granted. Details of the
funding and projects are shown below.

Financial Contributions
1.

Construction Phase Skills and Training Contribution

£84,000.00

2.

End User Employment and Training Contribution

£74,352.73

3.

Local Procurement Code Fee

£8,000.00

4.

Sport and Leisure Contribution

£30,634.27

5.

Library Facilities Contribution

£7,595.27

6.

Parks and Open Space Contribution

£40,676.91

7.

CTMP Assessment Fee

8.

Travel Plan Fee

£2,800
plan
£1,200
plan

9.

Air Quality Contribution

£55,290.00

10.

Carbon Offset Contribution

£52,896.00

11.

Monitoring Fee

£15,320.13

per
per

Economic Development Obligations
12.

Submission of a Training, Employment, and Business Strategy so as to secure a
strategy for addressing local economic needs as well as potential benefits and
impacts of the development during the construction process
13.
Submission of an Employment and Skills Plan to secure employment, training,
and skills targets and delivery, and to create opportunities for apprenticeships
and training opportunities, as well as non-compliance contributions in the event of
failure to deliver on the opportunities agreed
14.
Submission of a Local Procurement Schedule to ensure local supply of goods
and services during the construction process so as to comply with the Local
Procurement Code
Housing Obligations
15.

To provide 17 homes as affordable at Discounted London Living Rent, capped to
Notting Dale Ward levels and provided in the following unit mix:
· 5 x 1 Bedroom
· 6 x 2 Bedroom
· 2 x 3 Bedroom
· 4 x 4 Bedroom
16.
To provide to the Council 100% nominations to the affordable housing on first lets
and all subsequent re-lets.
17.
Two Stage (Early and Late) Viability Review Mechanism in accordance with the
Mayor of London’s Affordable Housing and Viability SPG
Transport Obligations
18.

Permit free nature of the new dwellings

19.

A S278/S72 to secure:
· Dedication of new areas of the footway to be adopted by the Council at
the Bullnose

·

20.

A scheme of public realm works including the provision of a new loading
bay, new pitch for florist stall, and new planting works
· Straightening of the kerb line on Pelham Street and associated works to
improve highways operation and safety
· Raised entry treatment on Thurlow Square/Pelham Street junction
· Removal of the existing crossover on Thurloe Square and reinstatement
of the footway
· Any new cycle parking required in addition to the on-site provision
Delivery of Step Free Access in accordance with the following restriction:
Not to commence or permit commencement of the Bullnose or Thurloe Square
(save for emergency exit) until the Step Free Access Works have been practically
completed and Step Free Access is available for use by the general public.
For the avoidance of doubt, the Step Free Access Works, will be broadly defined
as follows:
“the Step-Free Access Works” means the works to South Kensington
Underground Station allowing step-free access from Thurloe Street to the District
& Circle line platforms by means of a new lift from the platform to street level via
the ticket hall

Other
21.
22.

Public art strategy for public art to be provided on site in a form to be agreed
between the parties
Secured by design accreditation

23.

Retail Management Strategy for the retail units in the development

24.

Monitoring /reporting of energy demand in accordance with the Mayor of
London’s ‘Be seen’ energy monitoring guidance.
Payment of the Council’s reasonable professional and legal fees in relation to the
completion of the deed whether or not the matter goes to completion.
Night time working impact assessment and mitigation

25.
26.

8.

Community Infrastructure Levy Information

8.1

If permitted and built, it is estimated that the additional floorspace in the proposal would
require a payment of approximately £1,330,835.50 towards funding additional
infrastructure under the Borough’s Community Infrastructure Levy and a payment of
approximately £466,669.87 towards funding Crossrail under the Mayor of London's
Community Infrastructure Levy. This amount is only approximate and final CIL liability will
only be confirmed by the Council’s CIL team should planning permission be granted.
Consultations carried out
Comments from interested parties

9.1

Initial Consultation
· 3104 nearby owners/occupiers were notified directly of the application.
· The application was advertised in the Gazette on 17 July 2020
· Statutory site notices advertising the application was posted near the site on 17
July 2020

9.2

Re-consultation
· All 3104 nearby owners/occupiers, as well as all those who had commented on the
application as at 20 January 2021 and not included within the 3103 households,
were notified of the amended application in a bespoke letter on 15 January 2021.

·
·
9.3

Further advertisement of the amended application in the Gazette was undertaken
on 15 January 2021
Further statutory site notices advertising the amended application were posted
near the site on 15 January 2021

Support Comments
689 letters were received supporting the application. All representations made in support
of the application are available on the public file and have been read in full and
considered in preparing this report and arriving at the recommendation. A summary of
these representations is provided in the table below.
This includes letters of support from the following organisations:
· Action Disability Kensington & Chelsea
· Discover South Kensington
· Exhibition Road Cultural Group
· Institut Francais du Royaume-Uni
· Imperial College London
· Natural History Museum
· Royal Albert Hall
· Royal College of Art
· Royal Commission for the Exhibition of 1851
· Science Museum
· Victoria and Albert Museum
Comment
Response
Supportive of the redevelopment of
1.
Noted and agreed.
the station
Delivery of Step Free Access is
strongly supported as are the overall
2.
improvements to public transport Noted and agreed.
which would improve the station
accessibility and safety
Provides much needed homes
3.
Noted and agreed.
including affordable homes
Support the proposed uses that
4.
Noted and agreed.
would support the town centre
Proposals would support the local
cultural institutions and reflect the
quality of the local cultural offer. The
5.
Noted and agreed.
redevelopment will help to create
and promote real equality and
opportunity in the area.
Proposals would improve the visual
appearance of the area, particularly
the Bullnose and Pelham Street Noted. However, the proposals are considered
given the poor quality of the existing to result in less than substantial harm to the
6.
Bullnose and the lack of activation to Conservation Area and other local designated
Pelham Street and would respect the and non-designated heritage assets. Please
surrounding area. It also has see from paragraph 6.64 for full assessment.
improved as a result of the
amendments in January 2021.
Noted and agreed, subject to appropriate
Proposals would improve the public
7.
public realm improvements secured through a
realm
s.106 agreement.
Noted – a Retail Management Strategy and
Efforts should be made to retain restrictions on the size and number of
8.
commercial units and their use should provide
existing retail occupiers
an appropriate mix of retail occupants to

support the town centre.
9.
10.

11.

12.

13.
14.

9.4

Proposals will improve access to
Noted and agreed.
museums in South Kensington.
The proposal provides needed
refurbishment to the station arcade
Noted and agreed.
and restores the historic façade of
the Thurloe Street building.
The proposals will provide a renewed
sense of arrival at South Kensington Noted and agreed.
Station.
The proposed redevelopment will
improve the quality and appearance
of the area around South Kensington Noted and agreed.
Station for both visitors and
residents.
The proposals improve the overall
Noted and agreed.
safety of the area.
The proposed works to the station
will increase footfall and support Noted and agreed.
local businesses.

General Comments
45 letters were received making general comments on the application. Many of the points
reflect those already identified in the table of objections, summarised below, and are not
therefore repeated here
Comment
The proposed design
1.
appropriate for this area.
2.

3.

4.

5.
6.

Response
not Noted. Please see from paragraph 6.65 for
full assessment of the proposed design
Noted. The proposals will introduce new cycle
Opportunities should be taken to
parking for the proposed users as well as
improve local cycle infrastructure
visitors.
Proposals
should
take
the Noted. However, this does not form part of
opportunity to mitigate railway noise the proposals and there is no requirement for
through decking over the station.
it to do so.
Noted. The proposals, combined with Phase
Proposals should seek to relieve 1 of the capacity upgrade works, would
congestion in the station
delivery congestion easing measures for the
station.
Noted, although this is not a matter to be
Subway tunnels should open earlier
controlled under this planning application.
Proposals should retain existing retail Noted, although this is not a matter to be
occupiers, including the pharmacy
controlled under this planning application.
is

7.

Supportive of affordable housing

8.

Existing
buildings
preserved

9.

10.

should

Noted and agreed.

be Noted. Please see paragraph 6.65 for full
assessment of the proposed design
Noted, the proposals would deliver Step Free
Proposals should deliver Step Free
Access to the Circle and District lines but the
Access including to the Circle and
Piccadilly Line falls outside the scope of this
District, and Piccadilly lines.
application.
Noted and agreed. The proposals would
deliver 10% wheelchair accessible dwellings
Proposals should deliver accessible
and the remainder would be accessible and
dwellings
adaptable, in accordance with accessibility
requirements.

9.5

Objection Comments
1,939 letters were received objecting to the application. A summary of these objections is
provided in the table below. The purpose of the table is not to reproduce, word for word,
the content of the very significant number of objections received, but to provide a
summary of these objections on a topic-based approach. All objections made in relation to
the application are available on the public file and have been read in full and considered
in drafting this report and the recommendation. All matters relevant to the
recommendation have been addressed in the main report. Matters raised by objectors
that are not material planning considerations have also been read but are not included in
the table below.
Included within the 1,939 objections received are comments from the following
organisations and resident associations:
· Ashburn Courtfield Gardens RA
· Boltons Association
· Brompton RA
· Chelsea Society
· Earls Court Square RA
· Egerton Gardens Mews RA
· The Kensington Society
· Knightsbridge Association
· Milner Street Area RA
· Onslow Neighbourhood Association
· Ovington Square RA
· Pelham RA
· Pond House RA
· Princes Gate Mews RA
· Save Britain’s Heritage
· South Kensington Estates
· South Kensington & Queen’s Gate RA
· Thurloe Owners and Leaseholders Association
· Councillor Gregory Hammond (Courtfield Ward)
· Councillor Quentin Marshall (Courtfield Ward)
· Councillor Janet Evans (Courtfield Ward)
· Councillor Sof McVeigh (Brompton & Hans Town)
· Councillor Mary Weale (Brompton & Hans Town)
· Tony Devenish (London Assembly Member for West Central)
· Felicity Buchan MP (Member of Parliament for Kensington)
A number of technical reports were submitted by local resident associations. These
reports have been reviewed and meetings were held to discuss the content of these
reports with representatives of the associations. These reports are not summarised in full
below but have been addressed within the body of the report itself, where relevant and
are available to review on the case file.
Comment

Response

Design and Conservation
1.

General Design Comments / Applies to All Buildings

a.

The scale, massing, and height of the buildings is
out of keeping with the local scale, character and
context and would have a materially harmful
impact on the character and appearance of the
Conservation Area and to a range of local listed
buildings.

The proposals are considered
to result in less than
substantial harm to the
Conservation Area and local
listed buildings. Please see
from paragraph 6.65 for full
assessment.

b.

The proposed materials used do not reflect local
context or character.

c.

The proposals represent overdevelopment.

d.

Design does not follow the TfL Design Brief

e.

The proposals taken as a whole are contradictory
to Paragraph 195 of the NPPF which only
considers
demolition
appropriate
where
'substantial public benefits outweigh the harm'.

f.

Proposals are contrary to Tall Buildings Policy
CL12

g.

There are factual errors in the historic townscape
assessment.

h.

Proposals would harm protected views including
of the Natural History Museum turrets and the
V&A Museum

i.

Proposals lack good quality public realm and
green space, and would not improve existing
public realm.

j.

The amendments to the design of the buildings
does not overcome the harmful impact they have
on the surrounding townscape character,

Some of the materials used
do not reflect local context or
character and contribute to
the harm identified as a result
of the proposals. Please see
from paragraph 6.65 for full
assessment.
The design led optimisation of
this site is entirely reasonable,
and the density proposed is
acceptable in principle.
The TfL Design Brief is not an
adopted planning guidance or
document.
It carries no
material
weight
in
the
determination of this planning
application and there is no
statutory requirement for the
Applicant to follow the design
brief.
Paragraph 195 of the NPPF is
not engaged. Substantial
harm has not been identified,
nor do the proposals result in
the ‘total loss’ of a designated
heritage asset.
The proposed buildings do not
fall within the category of ‘Tall
Buildings’ in this location and
do not require assessment
against Policy CL12.
The submitted HTVIA is
considered to be robust and is
a reliable document on which
to assist in the assessment of
the townscape impact of the
development.
Views of the Natural History
Museum turrets are blocked
by the proposals and it is
agreed that this results in less
than substantial harm to the
Conservation Area.
The proposals have limited
opportunity to expand the
existing public realm while
delivering a reasonable level
of development on the site
and this is not considered
unreasonable.
The s.106
agreement would include
obligations to ensure positive
enhancements to the nearby
plaza, if such opportunities
arose.
Noted. Harm has been
identified as a result of the
proposals. Please see from

Conservation Area, or listed buildings
2.
a.

b.

c.
3.

Bullnose

b.

The part demolition of the historic eastern wall of
the Bullnose is harmful.

4.

Thurloe Street

c.

full

The station arcade and Oxblood Building would
Noted and agreed. Please
be dominated by the scale of the Bullnose
see from paragraph 6.65 for
building and the immediately adjoining 5-storey
full assessment.
buildings on Pelham Street.
This is not agreed. The partial
demolition within the subway
provides an opportunity to
The partial demolition of the subway would result activate and enliven this key
in harm to the listed station.
public route, and would bring
with it distinct benefits. Please
see from paragraph 6.65 for
full assessment.
The
listed
retained
columns
will
be
The proposed columns would
overshadowed by the new supporting columns of
be retained and no harm
the proposed Pelham Street building.
would arise.

The existing Bullnose should be protected.

b.

for

South Kensington Station and Subway

a.

a.

paragraph
6.65
assessment.

The Bullnose, while curtilage
listed,
is
of
limited
architectural value and makes
little contribution to the
townscape or Conservation
Area. Its loss is acceptable in
principle.
The proposals would result in
some loss of historic fabric to
this wall and this is considered
to result in less than
substantial harm.

The design of the new proposed mansard to the
Thurloe Street properties does not reflect the
This is agreed. Please see
character or context of either the building nor the
from paragraph 6.65 for full
Conservation Area, and results in harm to both
assessment.
the character and appearance of the building and
the Conservation Area.
While it is not considered
The demolition behind retained façade of the
sufficient to warrant refusal of
Thurloe Street properties is unacceptable and
the application, it is agreed
would result in harm to the character and
that there is harm associated
appearance of the Conservation Area and the
with this partial demolition.
harm would be offset by any benefits of the
Please see from paragraph
proposals.
6.65 for full assessment.
The proposals would provide
a range of shop sizes that
The large basement retail unit in the Thurloe would ensure attractiveness to
Street terrace would result in a bland collection of a range of end occupiers and
high street chains. This development would put ensure the viability of the
the unique local businesses in 20-32 Thurloe units. A retail management
Street, which have served the local community plan is to be secured by
for years, at risk of being replaced by larger retail planning obligation to ensure
controls on the type of end
chains.
occupiers and ensure no
significance amalgamation of

units can occur.
5.

Pelham Street

a.

Development on Pelham Street would result in a
canyon.

The scale of the development
would result in a technical ‘air
quality canyon’.
This is a
technical term that makes no
inference as to acceptability of
height and massing, which is
considered
broadly
reasonable but with some
issues.
Please see from
paragraph
6.65
for
full
assessment.

b.

The approach to Pelham street should reflect the
approach and architecture of the south side

Noted.

c.

The proposed building line would make Pelham
Street feel narrow and claustrophobic

Noted.
However,
the
relationship
between
the
south side and proposed
building line to the north is
reflective of a typical street
pattern in much of the
Borough and is considered
acceptable.

6.

Thurloe Square

a.

No development
Square.

b.

c.

It
is
reasonable
for
development to occur on
Thurloe Square.
Comparing the resistance of
upwards
extensions
on
existing buildings is materially
The proposals should not be allowed given that
different to considering new
upwards extensions have been resisted in the
buildings in gaps in the urban
local townscape.
environment. They must be
considered on their own
merits.
It is noted there is a dispute in
the interpretation of the
historic townscape in this
location.
However, the
Justification for scale of development based on application
has
been
incorrect historical information
assessed on its own merits
based on the townscape and
heritage impacts. Please from
paragraph
6.65
for
full
assessment.
should

occur

on

Thurloe

Land Uses and Housing
7.
8.

9.

The proposals would result in the loss of retail
floorspace in the town centre and this would be
harmful to the town centre.
The proposals would include too much retail and
office space.

Small, local independent shops will be lost due to
the configuration of the retail units.

The proposals provide a good
amount
of
commercial
floorspace, which is supported
by local plan policies and
would add to the vitality and
viability of this town centre
location. See from paragraph
6.2 for full assessment of the
proposed land uses.
The proposed unit sizes are
considered to balance the

10.

11.

12.

13.

14.

need to ensure a range of end
occupiers.
The
s.106
agreement would secure a
retail management strategy to
ensure a range of different
retailers were able to occupy
this space.
The application has followed
the viability tested route and
demonstrates
that
the
proposals
include
the
Maximum
Reasonable
The amount and type of affordable housing
Amount of affordable homes.
proposed is not acceptable.
The proposed tenure does not
comply
with
local
requirements or need and
therefore the benefits from the
housing is moderated by this.
The proposals are weighted
towards the delivery of smaller
1 and 2 bedroom units, but
The proposed housing mix does not address overall the proposed unit mix
local needs focussing on delivery of 1-2 bed flats is
considered
acceptable
rather than much needed 3-4 bed flats in the taking into account the
area.
characteristics of the site as
required by Policy CH3.
Please see from paragraph
6.16 for full assessment.
The proposed new homes are
all of a very high quality.
There is a lack of access to
private
amenity
in
the
The new homes are of poor quality including development but this is not
having a lack of access to private amenity space considered
unacceptable
given the constraints of the
application site. Please see
from paragraph 6.16 for full
assessment.
The site is located in the
South Kensington District
There should be no non-residential uses in this Town
Centre
and
residential area.
non-residential
uses
are
present
and
strongly
supported in this location.
There is an acute housing
shortage across London and
in the Borough, with the
Council being required to
New homes should not be built here
deliver 448 new homes a
year.
Housing is strongly
supported in this highly
accessible
town
centre
location.

Living Conditions

15.

The proposals, due to their excessive height,
would have a harmful and unacceptable impact
on the daylight and sunlight of surrounding
residents and spaces, including to properties on

Some properties would see
reductions beyond the BRE
criteria, but these impacts
would not be harmful to the

Thurloe Street, Thurloe Square, Pelham Street,
Pelham Place and the station arcade itself; the
development would not accord with BRE
guidelines.

16.

The height, scale, and massing of the proposed
buildings would be overbearing and would result
in a harmful increase in sense of enclosure for
surrounding residents, including the 'canyoning'
of Pelham Street

17.

The increased number of people associated with
the development would impact upon the privacy
of residents on Pelham Street and Thurloe
Square where the intensification is particularly
significant

18.

The application does not address or consider the
noise and the concerns over ventilation from the
station for new residents of the development

19.

The submitted daylight and sunlight assessment
is flawed and should not be relied upon to make
an assessment of the proposals

20.

The proposals would result in an unacceptable
impact to the day to day lives of residents
through an extensive construction process that
would include night working.

living conditions of residents
surrounding the site. Please
see from paragraph 6.213 for
full assessment.
The proposals would not
result in a harmful sense of
enclosure and the living
conditions of residents would
be safeguarded. Please see
from paragraph 6.213 for full
assessment.
The intensification of the site
would not give rise to a
significant increase in the
pedestrian movement around
the site, including on Pelham
Street, to a level that could be
considered harmful to the
living conditions of residents.
The assessment is supported
by a noise impact assessment
that considers the impacts of
the development on local
noise conditions, as well as a
strategy
for
mechanical
ventilation. Compliance with
these matters are secured by
Condition 21 to 22 and 29 to
32.
The submitted Daylight and
Sunlight
Assessment
is
considered sound and reliable
to make an assessment of the
impacts of the development.
Please see from paragraph
6.213 for full assessment.
The proposals may result in
noise and disturbance during
the construction process.
This may require mitigation,
including particularly impacts
resulting from the night
working.
However, these
impacts would not warrant
refusal of the application and
Condition 13, and 17 to 19
therefore
secures
management
of
the
construction process, and the
s.106 agreement secures
night
time
working
assessment and mitigation.

Transport
21.
22.

The scheme is car free, which
is a required of the London
and Local Plans and is
strongly supported.
Inadequate refuse, servicing and loading facilities The
proposed
servicing
The proposals do not provide any parking for
new residents

will drive increased traffic, noise, and rubbish
long term

23.

24.

25.

26.

27.

28.

strategy is considered to be
appropriate and subject to
Condition
15
and
the
proposed highways works
secured as per Section 7, the
development
would
be
acceptable in this regard.
Please see from paragraph
2.263 for full assessment.
There would be a short term
construction
impact
from
vehicles and the proposals
are supported by a series of
There would be an unacceptable level of vehicle robust
draft
Construction
movements associated with the construction of Traffic Management Plans.
the development and they would impact the While these present a broadly
safety of local road users and pedestrians, acceptable methodology to
including local schools.
the
management
of
construction traffic, final plans
are secured by Condition 13
prior to commencement of the
development.
The proposals would deliver
Step Free Access to the Circle
and District Lines. The s.106
The pausing of Step Free Access Phase 1 works agreement
would
secure
means that this application does not deliver Step restrictions on development to
Free Access and no benefits can be attributed to ensure that full Step Free
the Phase 2 works which these proposals would Access, including the Phase 1
otherwise bring forward. The proposals must works and those included
deliver Step Free Access to the Circle and under this application, were
District lines.
fully
delivered
prior
to
construction of the Bullnose
and Thurloe Square buildings.

The development should deliver Step Free
Access to the Piccadilly Line.

Noted, however, this does not
and has not ever formed part
of these proposals.

The proposals would not give
rise to a significant increase in
The local area is not capable of handling the
vehicle
or
pedestrian
increase in pedestrian, cycle, and vehicle activity
movements and the local
associated with the development and will result in
highways network is capable
impacts from congestion and to local parking
of
accommodating
the
conditions.
proposals without any undue
impact.
The s.106 agreement would
secure the completion of
Station enhancement works should be completed
station improvement works
prior to the rest of the development proceeding to
and delivery of Step Free
ensure these works are done.
Access
prior
to
the
construction of the Bullnose
and Thurloe Square buildings.
The ticket hall needs to be expanded to Noted. The capacity upgrade
accommodate the volume of people using the works and Step Free Access
would contribute to this and
station.
are a key benefit of this

29.

30.

development.
It would not be appropriate to
have
underground
passengers
utilising
an
Thurloe Square should have an access/egress entrance/exit
on
Thurloe
from the station.
Square due to the likely
impacts on living conditions
and pedestrian movement in
this location.
Noted, although the provision
of Step Free Access in this
The location of the Step Free Access is location is supported and is
inappropriate as is harmful to the character of capable
of
being
Thurloe Street and will result in congestion and accommodated in this area
safety issues in this location at the northern end without having an impact on
of the arcade
the
safe
and
efficient
movement of people around
the area.

Environmental Issues
31.

32.

33.

34.

This is not agreed. Please see
Proposals would result in unacceptable impact
from paragraph 6.313 for full
on local air quality
assessment.
Concerns are noted, although
when considered as a whole
the proposals meet relevant
Demolition of the proposed Thurloe Street
environmental
and
building is not sustainable and should be
sustainability measures in the
retained.
Local and London Plan and
would
be
secured
by
Conditions 37, 38, 41, and 42.
The proposals would result in
the loss of two street trees in
relation to the introduction of
The existing trees, many of which are mature
the loading bay within the
planes, are liable to suffer collateral damage,
plaza. A scheme of public
through loss of light and water, and root damage
realm
improvements
to
and disturbance.
mitigate this are to be secured
by s.106 agreement as per
Section 9 of this report.
The proposals meet relevant
Proposals do not include sufficient sustainability
environmental
and
measures including through the use of energy
sustainability measures in the
intensive materials, lack of renewable energy,
Local and London Plan and
require utilisation of air conditioning through
would
be
secured
by
excessive glazing
Conditions 37, 38, 41, and 42.

Other

35.

The submitted viability assessment
accurate and should not be accepted

is

not

The
submitted
viability
assessment has been robustly
reviewed by an independent
assessor appointed by the
Council.
Adjustments have
been made by the assessor
but the conclusion of the
report – that the scheme is
providing
the
maximum
reasonable
amount
of
affordable housing
- is
considered sound.
Please

36.

Insufficient infrastructure for the quantum of
development proposed.

37.

Proposals would result in the loss of the flower
stall on the plaza.

38.

Application includes inaccuracies in a range of
the submitted documents

39.

Proposals do
consultation

40.

Proposals will increase crime

not

respond

to

community

see from paragraph 6.49 for
full assessment.
Local infrastructure including
the transport and water
networks can accommodate
the level of development
proposed.
The existing location of the
flower stall would be lost.
However, mitigation and a
new location for the flower
stall are to be secured by the
s.106 agreement as set out in
Section 7 of this report.
S
e
v
e
r
a
l
amendmen ts/cla rification s
were made in relation to a
range of
documents in
response to concerns from
local residents. The suite of
documents relied upon to
assess this application are
considered sound.
The application is supported
by a Statement of Community
Involvement which sets out
how the Applicant considers
they have responded to
community consultation.
The proposals would be
required to achieve Secured
by
Design
accreditation
through the s.106 agreement.

Statutory consultees
Consultee

Comment

Environmen t
Agency

No objection.

Where in the report
this is considered
Paragraph 6.313 to
6.341

Proposals would be accommodated by
Paragraph 6.333 to
Thames Water infrastructure and is
6.334
acceptable, subject to conditions.
Overall, proposals result in less than
substantial harm to the significance of the
conservation area and to the Grade II station
building, this harm is at the low-moderate
end of the spectrum.
H i s t o r i c
From Paragraph 6.64
England
January 2021 amendments improved
Thurloe Street mansard, making it read more
recessively.
Thames Water

Authority is given to LPA to determine.
GLAAS

No archaeological requirement.

N/A

Me t r o p o l i t a n
Police

Proposals should achieve Secured by Secured by Design to
required
by
Design accreditation and this should be be
planning
obligation
secured by condition/obligation

(See Section 7, Draft
Heads of Terms)
Transport for
London
Lead
Local
Flood Authority
London
Fire
Brigade

No objection.
No objection, subject to conditions.
Satisfied with the proposals in relation to the
fire precautionary arrangement.

From Paragraph 6.263
Paragraph
6.334
Paragraph
6.341

6.333

to

6.339

to

Other consultees and organisations
Consultee

Comment

Where in the report
this is considered

The
Parks

No objection

N/A

Royal

Director
of
Transportation
and Highways

Proposals would not have an impact on the
safe and efficiency operation of the transport
network or pedestrian movement and would From Paragraph 6.263
encourage sustainable travel. Proposals are
acceptable subject to condition.

Director
of
Environmental
Health
(Air Proposals meet relevant environmental
Paragraph
Quality, Land standards and policies, and would be 6.341
Contamination, acceptable subject to conditions.
Noise)
Cons ervation
Objection: proposals result in less than
and
Design
substantial harm to a range of designated
Officer
and undesignated heritage assets.
R B K C
E c o n o m i c Section 106 agreement should secure
relevant Economic Development objectives
Development
R B K C
P la n n i n g
Policy
RBKC Ecology
Victorian
Society
RBKC Waste

6.313

to

From Paragraph 6.64
Section
7
(Draft
E c o n o m i c
Development Heads of
Terms)

Proposed commercial uses are acceptable
and supported, however, the proposed
affordable homes do not align with tenure
requirements in the Local Plan and
Community Housing SPD.

Paragraph 6.2 to 6.64

No response to date.

Paragraph
6.337

6.335

to

Objection to; partial demolition of Thurloe
Street building; height of proposed Bullnose; From Paragraph 6.64
architecture of Thurloe Square building.
No response to date; comments on
refuse/recycling storage and collection From Paragraph 6.263
provided by RBKC Transport and Highways.

10. Recommended conditions if the application is granted
1.

Time Limit
The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
Reason - As required by Section 91 of the Town and Country Planning Act 1990,
to avoid the accumulation of unexercised Planning Permissions.

2.

Compliance with approved drawings
The development shall not be carried out except in complete accordance
with the details shown on submitted plans RSHP-A-00010-P-00 Rev P1;
RSHP-A-00020-P-00 Rev P1; RSHP-A-00999-P-B1; RSHP-A-01000-P-00 Rev
P1;
RSHP-A-01001-P-01
Rev
P1;
RSHP-A-01002-P-02
Rev
P1;
RSHP-A-01003-P-03 Rev P1;
RSHP-A-01004-P-04
Rev
P1;
RSHP-A-01005-P-05
Rev
P1;
RSHP-A-01006-P-06 Rev P1; RSHP-A-01099-P-B1; RSHP-A-01100-P-00 Rev
P1;
RSHP-A-01110-P-01;
RSHP-A-01120-P-02;
RSHP-A-01130-P-03;
RSHP-A-01140-P-04
Rev
P1;
RSHP-A-01150-P-05
Rev
P1;
RSHP-A-01199-P-B1; RSHP-A-01200-P-00 Rev P1; RSHP-A-01210-P-01 Rev
P1;
RSHP-A-01220-P-02
Rev
P1;
RSHP-A-01230-P-03
Rev
P1;
RSHP-A-01240-P-04
Rev
P1;
RSHP-A-01250-P-05
Rev
P1;
RSHP-A-01299-P-B1; RSHP-A-01300-P-00 Rev P1; RSHP-A-01310-P-01;
RSHP-A-01320-P-02;
RSHP-A-01330-P-03;
RSHP-A-01340-P-04;
RSHP-A-01350-P-05; RSHP-A-01399-P-B1; RSHP-A-01400-P-00 Rev P1;
RSHP-A-01410-P-01
Rev
P1;
RSHP-A-01420-P-02
Rev
P1;
RSHP-A-01430-P-03
Rev
P1;
RSHP-A-01440-P-04
Rev
P1;
RSHP-A-01499-P-B1;
RSHP-A-01500-P-00;
RSHP-A-01505-P-00;
RSHP-A-01510-P-01
Rev
P1;
RSHP-A-01520-P-02
Rev
P1;
RSHP-A-01530-P-03
Rev
P1;
RSHP-A-02000-S-AA
Rev
P1;
RSHP-A-02001-S-BB
Rev
P1;
RSHP-A-02002-S-CC
Rev
P1;
RSHP-A-02003-S-DD
Rev
P1;
RSHP-A-02004-S-EE
Rev
P1;
RSHP-A-02005-S-FF Rev P1; RSHP-A-03000-E-N Rev P1; RSHP-A-03010-E-S
Rev P1; RSHP-A-03020-E-E Rev P1; RSHP-A-03030-E-W Rev P1;
RSHP-A-04000-D-XX
Rev
P1;
RSHP-A-04001-D-XX
Rev
P1;
RSHP-A-04002-D-XX
Rev
P1;
RSHP-A-04003-D-XX
Rev
P1;
RSHP-A-04004-D-XX
Rev
P1;
RSHP-A-04005-D-XX
Rev
P1;
RSHP-A-04006-D-XX
Rev
P1;
RSHP-A-04007-D-XX
Rev
P1;
RSHP-A-04008-D-XX
Rev
P1;
RSHP-A-04009-D-XX
Rev
P1;
RSHP-A-04010-D-XX
Rev
P1;
RSHP-A-04011-D-XX
Rev
P1;
RSHP-A-04012-D-XX
Rev
P1;
RSHP-A-04013-D-XX
Rev
P1;
RSHP-A-04014-D-XX
Rev
P1;
RSHP-A-04015-D-XX
Rev
P1;
RSHP-A-09999-P-B1;
RSHP-A-10000-P-00
;
RSHP-A-10001-P-01
;
RSHP-A-10002-P-02;
RSHP-A-10003-P-03
;
RSHP-A-10004-P-04
;
RSHP-A-10005-P-05;
RSHP-A-11000-P-00;
RSHP-A-11999-P-B1;
RSHP-A-12000-P-00
;
RSHP-A-12100-P-01;
RSHP-A-12200-P-02;
RSHP-A-12300-P-03;
RSHP-A-12400-P-04;
RSHP-A-12500-P-05;
RSHP-A-13000-P-00;
RSHP-A-14000-P-00;
RSHP-A-14999-P-B1;
RSHP-A-15000-P-00;
RSHP-A-15100-P-01;
RSHP-A-15400-P-02;
RSHP-A-20000-S-AA;
RSHP-A-20001-S-BB;
RSHP-A-20002-S-CC;
RSHP-A-20003-S-DD;
RSHP-A-20004-S-EE;
RSHP-A-20005-S-FF;
RSHP-A-30000-E-N;
RSHP-A-30001-E-S;
RSHP-A-30002-E-E;
RSHP-A-30003-E-W;
RSHP-A-30000-E-N;
RSHP-A-30001-E-S;
RSHP-A-30002-E-E; RSHP-A-30003-E-W.
Reason - The details are material to the acceptability of the proposals, and to
ensure accordance with the development plan.

3.

Submission of details - Thurloe Street
Prior to commencement of the relevant part of the development, full
particulars of the following shall be submitted to and approved in writing by

the local planning authority and the development shall not be completed
otherwise than in accordance with the details so approved:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

Detailed elevational drawings showing details and distribution of
external facing materials and identifying retained fabric (which shall
include details of hit and miss brickwork);
Detailed elevations, plans, and sectional drawings of external windows
and doors at a scale of 1:20;
Detailed elevations, plans, and sectional drawings of the mansard roof
level;
Detailed drawings of shopfronts at 1:20;
Signage strategy for the Thurloe Street shops;
Detailed drawings of the Step Free Access lobby;
Detailed drawings of all external plant and PV units;
Samples, including sample panels, provided and retained on site for
inspection of all external facing materials.

Reason – To ensure these elements are of the highest architectural and urban
design quality, maintain the architectural quality of the scheme, and contribute
positively to the townscape, and to ensure compliance with policies CL1,CL2,
CL3, and CL4 of the Local Plan 2019.
4.

Submission of details - Bullnose
Prior to commencement of the relevant part of the development, full
particulars of the following shall be submitted to and approved in writing by
the local planning authority and the development shall not be completed
otherwise than in accordance with the details so approved:
(a)
(b)
(c)
(d)
(e)
(f)

Detailed elevational drawings showing details and distribution of
external facing materials;
Detailed elevations, plans, and sectional drawings of external windows
and doors at a scale of 1:20;
Detailed drawings of shopfronts at 1:20;
Signage strategy for the Bullnose shops;
Detailed drawings of all external plant and PV units
Samples, including sample panels, provided and retained on site for
inspection of all external facing materials.

Reason – To ensure these elements are of the highest architectural and urban
design quality, maintain the architectural quality of the scheme, and contribute
positively to the townscape, and to ensure compliance with policies CL1,CL2,
CL3, and CL4 of the Local Plan 2019.
5.

Submission of details - Pelham Street
Prior to commencement of the relevant part of the development, full
particulars of the following shall be submitted to and approved in writing by
the local planning authority and the development shall not be completed
otherwise than in accordance with the details so approved:
(a)
(b)
(c)
(d)
(d)
(e)

Detailed elevational drawings showing details and distribution of
external facing materials;
Detailed elevations, plans, and sectional drawings of external windows
and doors at a scale of 1:20;
Detailed drawings of shopfronts at 1:20;
Signage strategy for the Pelham Street shops;
Detailed drawings of all external plant and PV units
Samples, including sample panels, provided and retained on site for
inspection of all external facing materials.

Reason – To ensure these elements are of the highest architectural and urban
design quality, maintain the architectural quality of the scheme, and contribute
positively to the townscape, and to ensure compliance with policies CL1,CL2,
CL3, and CL4 of the Local Plan 2019.
6.

Submission of details - Thurloe Square
Prior to commencement of the relevant part of the development, full
particulars of the following shall be submitted to and approved in writing by
the local planning authority and the development shall not be completed
otherwise than in accordance with the details so approved:
(a)
(b)
(c)
(d)
(e)

Detailed elevational drawings showing details and distribution of
external facing materials;
Detailed elevations, plans, and sectional drawings of external windows
and doors at a scale of 1:20;
Detailed drawings of South Kensington Station Emergency Exit;
Detailed drawings of all external plant and PV units
Samples, including sample panels, provided and retained on site for
inspection of all external facing materials.

Reason – To ensure these elements are of the highest architectural and urban
design quality, maintain the architectural quality of the scheme, and contribute
positively to the townscape, and to ensure compliance with policies CL1,CL2,
CL3, and CL4 of the Local Plan 2019.
7.

Use Class Restriction - Pelham Street Commercial
The five commercial units at ground floor level on Pelham Street forming the
subject of this permission, as identified on approved drawing
RSHP-A-01300-P-00 as being used for Retail, shall be used only for retail
use (being the uses previously falling within Use Class A1 and A2), and for
no other purpose(s) including any other purpose within Use Class E of the
Town and Country Planning (Use Classes) Order 1987, as amended, or in
any provision equivalent to that Class in any statutory instrument revoking
and re-enacting that Order with or without modification.
Reason - To ensure the vitality and function of the town centre and to minimise
disturbance to occupants of surrounding residential properties and so accord
with policies of the Development Plan including Policy CF1, CF2, and CL5 of the
Local Plan 2019.

8.

Use Class Restriction - Bullnose Commercial
The floorspace at First Floor, Second Floor, and Third Floor within the
'Bullnose' building forming the subject of this permission, as identified on
approved drawings RSHP-A-01510-P-01 Rev P1, RSHP-A-01520-P-02 Rev P1,
and RSHP-A-01530-P-03 Rev P1, as being used for Office, shall be used only
for Office use (being the use previously falling with Use Class B1), and for
no other purpose(s) including any other purpose within Use Class E of the
Town and Country Planning (Use Classes) Order 1987, as amended, or or in
any provision equivalent to that Class in any statutory instrument revoking
and re-enacting that Order with or without modification.
Reason - To ensure the vitality and function of the town centre, not to give rise to
congestion, and to minimise disturbance to occupants of surrounding residential
properties and so accord with policies of the Development Plan including Policy
CF1, CF2, CF5, CR7 and CL5 of the Local Plan 2019.

9.

Restriction on Amalgamation - Pelham Street Commercial
The five commercial units at ground floor level on Pelham Street forming the
subject of this permission, as identified on approved drawing

RSHP-A-01300-P-00 as being used for Retail, shall not at any time be
amalgamated and shall form five separate retail units only at the sizes
shown on the approved drawings.
Reason - To ensure the vitality and function of the town centre and to minimise
disturbance to occupants of surrounding residential properties and so accord
with policies of the Development Plan including Policy CF1, CF2, and CL5 of the
Local Plan 2019.
10.

Restriction on Amalgamation - Thurloe Street Commercial
The six commercial units at ground floor level on Thurloe Street (numbers
20, 22, 24, 26, 30 and 32 Thurloe Street) forming the subject of this
permission, as identified on approved drawing RSHP-A-01200-P-00 Rev P1
as being used for Retail, shall not at any time:
1. be amalgamated to form less than three units, and
2. amalgamate more than two individual units as shown on the approved
drawings into a single unit;
3. amalgamate any units previously amalgamated as allowed by 1 and 2
above.
Reason - To ensure the vitality and function of the town centre and to minimise
disturbance to occupants of surrounding residential properties and so accord
with policies of the Development Plan including Policy CF1, CF2, and CL5 of the
Local Plan 2019.

11.

Provide cycle storage prior to occupation
Prior to commencement of works on the superstructure of each building,
details of the cycle storage facilities for the relevant building, including the
storage and the allocation of the spaces to each use shall be submitted to,
and approved in writing by, the Local Planning Authority. The approved
cycle storage shall only be carried out in accordance with the approved
drawings, shall be provided prior to occupation of the relevant part of the
development, and shall thereafter be retained for use at all times.
Reason - To ensure the safe and sustainable movement of traffic on
neighbouring highways, in accordance with policies of the development plan in
particular policy CT1 of the Local Plan 2019.

12.

Thurloe Square Emergency Exit
The emergency exit from the eastern end of South Kensington Underground
Station onto Thurloe Square shall at no time be used except in the event of
an emergency.
Reason - To ensure that the development does not lead to the
obstruction of adjacent streets, and to minimise the impact upon highway
safety and nearby residents’ enjoyment of their properties in accordance with
policies CT1 and CL5 of the Local Plan 2019.

13.

Construction Traffic Management Plan (CTMP)
Prior to commencement of each building a Construction Traffic
Management Plan for the relevant building shall be submitted to, and
approved in writing by, the local planning authority. The statement should
include:
a) routeing of demolition, excavation and construction vehicles, including a
response to existing or known projected major building works at other sites
in the vicinity and local works in the highway;
b) access arrangements to the site;
c) the estimated number and type of vehicles per day/week;
d) details of any vehicle holding area;
e) details of the vehicle call up procedure;
f) estimates for the number and type of parking suspensions that will be

required;
g) details of any diversion or other disruption to the public highway during
preparation, demolition, excavation and construction work associated with
the development;
h) work programme and/or timescale for each phase of preparation,
demolition, excavation and construction work associated with the
development;
i) details of measures to protect pedestrians and other highway users from
construction activities on the highway; and
j) where works cannot be contained wholly within the site a plan should be
submitted showing the site layout on the highway including extent of
hoarding, position of nearby trees in the highway or adjacent gardens,
pedestrian routes, parking bay suspensions and remaining road width for
vehicle movements.
The development shall be carried out in accordance with the approved
Construction Traffic Management Plan. A one page summary of the
requirements of the approved CTMP shall be affixed to the frontage of the
site for the duration of the works at a location where it can be read by
members of the public.
Reason - To minimise the impact of construction works upon highway safety and
nearby residents’ enjoyment of their properties in accordance with the
Basements SPD and policies CL7, CT1 and CL5 of the Local Plan 2019. It is
necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the
Development Plan.
14.

Travel Plan – Details reserved
Prior to the occupation of each building, a travel plan for that building shall
be submitted to, and approved in writing by, the local planning authority
with details relating to both the commercial and residential uses. The travel
plan shall be monitored and reviewed in accordance with any targets within
the plan, and such record made available upon request by the local
planning authority.
Reason - To ensure the safe and sustainable movement of traffic on
neighbouring highways, in accordance with policies of the development plan in
particular policy CT1 of the Local Plan 2019.

15.

Delivery and Servicing Management Plan
Prior to the occupation of each building, a final Delivery and Servicing
Management Plan (including hours of servicing) for that building shall
be submitted to, and approved in writing by, the local planning authority.
The development shall be carried out only in accordance with the details so
approved, and so maintained thereafter.
Reason - To ensure that the development does not lead to the
obstruction of adjacent streets, and to minimise the impact upon highway
safety and nearby residents’ enjoyment of their properties in accordance with
policies CR7, CT1 and CL5 of the Local Plan 2019.

16.

Refuse and Recycling Strategy
Prior to the occupation of each building, a refuse and recycling strategy for
that building shall be be submitted to and approved in writing by the Local
Planning Authority. The strategy shall include final details of all storage
facilities and the strategy for collection of refuse and recycling for both the
residential and commercial uses. The development shall not be occupied
until the storage is available and measures outlined in the strategy are in
place, and the facilities shall thereafter be retained for use at all times.

Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policies CL5 and CE5 of
the Local Plan 2019.
17.

Code of Construction Practice
Prior to commencement of each part of the development:
A) An Appendix A Checklist and Site Construction Management Plan
(SCMP) for the relevant part of the development have both been
submitted to, and approved in writing, by the Council’s Construction
Management Team, and then
B)
Copies of the approved Checklist and Plan, and their written
approval, have been submitted to the local planning authority to be placed
on the property record.
The development shall be carried out in accordance with the Appendix A
Checklist and SCMP so approved, or in accordance with a subsequent
Checklist or SCMP as may be approved under this condition.
Note - The Council’s Construction Management Team work independently of
the planning department. For further information regarding the Code and
how the required details should be submitted to them, the Council’s
Construction
Management
Team
can
be
contacted on
email
at: dehcmt@rbkc.gov.uk
or tel: 020 7361 3002
Reason - To mitigate the impact of construction work upon the levels of amenity
that neighbouring occupiers should reasonably expect to enjoy, and to comply
with the Basements and Transport and Streets SPDs and policies CL5, CT1,
CE5 and CE6 of the Local Plan 2019. It is necessary for the condition to be on
the basis that “No development shall commence until” as compliance with the
requirements of the condition at a later time would result in unacceptable harm
contrary to the policies of the Local Plan 2019.

18.

Considerate Constructors Scheme (CCS)
No development shall commence on the relevant part of the site until such
time as the lead contractor, or the site, is signed to the Considerate
Constructors Scheme (CCS) and its published Code of Considerate
Practice, and the details of (i) the membership, (ii) contact details, (iii)
working hours as stipulated under the Control of Pollution Act 1974, and (iv)
Certificate of Compliance, are clearly displayed on the relevant part of site
so that they can be easily read by passing members of the public, and shall
thereafter be maintained on display throughout the duration of the works
forming the subject of this permission.
Reason - To mitigate the impact of construction work upon the levels of amenity
that neighbouring occupiers should reasonably expect to enjoy, and to comply
with the Basements SPD and policy CL5 of the Local Plan 2019. It is necessary
for the condition to be on the basis that “No development shall commence until”
as compliance with the requirements of the condition at a later time would result
in unacceptable harm contrary to the policies of the Development Plan.

19.

Professional management of engineering works
No development of the relevant part of the site shall commence (save for
site clearance and enabling works) until:
(A) a Chartered Civil Engineer (MICE) or Chartered Structural Engineer (MI
Struct.E) has been appointed for the duration of building works and their

appointment confirmed in writing to the Local Planning Authority, and
(B) the name, and contact details of the person supervising engineering and
construction on the relevant part of the site for the duration of building
works have been confirmed in writing to the Local Planning Authority.
In the event that either the Appointed Engineer or Appointed Supervisor
cease to perform that role for whatever reason before the construction
works are completed, those works shall cease until a replacement chartered
engineer of the afore-described qualification or replacement supervisor has
been appointed to supervise their completion and their appointment
confirmed in writing to the Local Planning Authority. At no time shall any
construction work take place unless an engineer and supervisor are at that
time currently appointed and their appointment has been notified to this
Authority in accordance with this condition.
Reason - The details are considered to be material to the acceptability of the
proposal, and for safeguarding the amenity of neighbouring residential properties
and to comply with the Basements SPD and policy CL7 of the Local Plan 2019. It
is necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the
Development Plan
20.

Emergency Diesel Generators
Part A: Prior to commencement of works on the superstructure of the
relevant building, details of emission certificates and the results of the NOx
emissions testing of any Emergency Diesel Generator plant shall be
submitted to and agreed in writing with the Local Planning Authority. The
details should include the number, generator specification sheets, the
associated NOx emissions, details of routine testing, efflux velocity and
location/height of the exit flue.
Part B: Prior to commencement of works on the superstructure of the
relevant building, details demonstrating that any Emergency Diesel
Generator Plant and associated abatement technologies shall meet a
minimum dry NOx emission standard of 95 mg/Nm-3 (at 5% O2) respectively
by an accredited laboratory shall be provided following installation and
thereafter on an annual basis to verify compliance of the relevant emissions
standards. Where any combustion plant does not meet the relevant
emission standards stated above, it should not be operated without the
fitting of suitable secondary NOx abatement equipment/technology as
determined by a specialist to ensure comparable emissions.
Part C: Prior to occupation of the relevant part of the development the
approved system shall be installed and be operational. Details to
demonstrate where secondary abatement is used for any Emergency Diesel
Generator the relevant emissions standards in Part B are met within 10
minutes of the generator commencing operation. During the operation of
the emergency diesel generators there must be no persistent visible
emission. The maintenance and cleaning of the systems shall be
undertaken regularly in accordance with manufacturer specifications. The
diesel fuelled generators shall only be used for a maximum of 48 hours
when there is a sustained interruption in mains power supply to the site, and
the testing shall not exceed a maximum of 12 hours per calendar year.
Reason - To comply with the requirements of the NPPF, Policy SI1 of the

London Plan, and policy CE5 of the Local Plan 2019 in ensuring that impact
upon air quality in the area is minimised, in accordance with the London
Councils 'Air Quality and Planning Guidance' recommended format.
21.

Ventilation Strategy
Prior to commencement of works on the superstructure of the relevant
residential building, a Ventilation Strategy report for that building shall be
submitted to and approved in writing by the Local Planning Authority in
order to mitigate air pollution. The assessment should be supported with
dispersion modelling to predict façade concentrations at sensitive receptor
locations and specific ventilation requirements to ensure that the national
Air Quality Objectives for Nitrogen Dioxide (NO2) and Particulate Matter
(PM10 and PM2.5) are not exceeded at receptor locations. The Ventilation
Strategy report should include the following information:
a) Details and locations of the air intake locations;
b) Details and locations for Habitable Rooms (Bedrooms, Living Rooms)
where non-openable windows can be used for ventilation other than short
term purge;
c) Details and locations of ventilation extracts to demonstrate that they are
located a minimum of 2 metres away from the fresh air ventilation intakes,
openable windows, balconies, roof gardens, terraces;
d) If part (a) is not implemented details of the mechanical ventilation system
with Nitrogen Dioxide (NO2) and Particulate Matter (PM2.5, PM10) filtration at
air intakes where there is an exceedance of the relevant air quality
objectives shall be provided. The filtration system shall have a minimum
efficiency of 75% in the removal of Nitrogen Oxides/Dioxides, Particulate
Matter (PM2.5, PM10) in accordance with BS EN ISO 10121-1:2014 and BS
EN ISO 16890:2016.
The whole system shall be designed to prevent summer overheating and
minimise energy usage. The maintenance and cleaning of the systems shall
be undertaken regularly in accordance with manufacturer specifications and
shall be the responsibility of the primary owner of the property. Approved
details shall be fully implemented prior to the occupation/use of the
development and thereafter permanently retained and maintained.
Reason - To comply with the requirements of the NPPF, policies D6, SI1,
and SI4 of the London Plan, and Policy CE5 of the Local Plan 2019 in
ensuring that impact upon air quality in the area is minimised, in accordance with
the London Councils 'Air Quality and Planning Guidance' recommended format.

22.

Ventilation Strategy (Compliance)
Prior to occupation of the relevant part of the development, details of a post
installation report of the approved ventilation strategy (as secured by
Condition 21) shall be submitted to and approved in writing by the Local
Planning Authority. Approved details shall be fully implemented prior to the
occupation of the development and thereafter permanently retained and
maintained.
Reason - To comply with the requirements of the NPPF, policies D6, SI1,
and SI4 of the London Plan, and Policy CE5 of the Local Plan 2019 in
ensuring that impact upon air quality in the area is minimised, in accordance with
the London Councils 'Air Quality and Planning Guidance' recommended format.

23.

Dust and Air Quality Monitoring Plan
Prior to commencement of each part of the development (save for
demolition) a site-specific Dust & Air Quality Monitoring Plan for the relevant
part shall be submitted to and approved in writing by the Local Planning

Authority. The Plan shall include Air Quality Monitoring of NO2 and PM and
used to prevent levels exceedances of the agreed site threshold trigger
level for PM10 concentrations - 150 µg/m-3. The development shall only be
carried out in accordance with the details within the Plan thereby approved.
Reason - To comply with the requirements of the NPPF, policies SI1 and
SI2 of the London Plan, and Policy CE5 of the Local Plan 2019 in ensuring
that impact upon air quality in the area is minimised, in accordance with the
London Councils 'Air Quality and Planning Guidance' recommended format.
24.

Non-Road Mobile Machinery
All Non-road Mobile Machinery (NRMM) used during the course of the
development that is within the scope of the GLA ‘Control of Dust and
Emissions during Construction and Demolition’ Supplementary Planning
Guidance (SPG) dated July 2014, or any successor document, shall comply
with the emissions requirements therein.
Reason - To comply with the requirements of the NPPF, policy SI1 of the London
Plan, and policy CE5 of the Local Plan 2019 in ensuring that impact upon air
quality in the area is minimised, in accordance with the London Councils 'Air
Quality and Planning Guidance' recommended format.

25.

Demolition Environmental Management Plan (DEMP)
No development of the relevant part of the site shall commence until a site
specific Demolition Environmental Management Plan has been submitted to,
and approved in writing by, the local planning authority, and the
development shall be carried out only in accordance with the Plan so
approved
Reason - To comply with the requirements of the NPPF and policies CE3, CE5,
CE6, and CL5 of the Local Plan 2019 in ensuring that effects upon air quality in
the area are minimised and to accord with the Mayor of London’s Best Practice
Guidance ‘Control of dust and emissions from construction and demolition’. It is
necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the
Development Plan.

26.

Construction Environmental Management Plan (CEMP)
No development of the relvant part of the site (save for demolition) shall
commence until a site specific Construction Environmental Management
Plan has been submitted to, and approved in writing by, the local planning
authority, and the development shall be carried out only in accordance with
the Plan so approved
Reason - To comply with the requirements of the NPPF and policies CE3, CE5,
CE6, and CL5 of the Local Plan 2019 in ensuring that effects upon air quality in
the area are minimised and to accord with the Mayor of London’s Best Practice
Guidance ‘Control of dust and emissions from construction and demolition’.

27.

Noise from building services plant and vents
Noise emitted by all building services plant and vents shall not exceed a
level 10dBA below the existing lowest LA90(10min) background noise level
at any time when the plant is operating, and where the source is tonal it
shall not exceed a level 15dBA below. The noise emitted shall be measured
or predicted at 1.0m from the facade of the nearest neighbouring residential
premises or at 1.2m above any adjacent neighbouring residential garden,
terrace, balcony or patio. The plant shall be serviced regularly in
accordance with the manufacturer's instructions and as necessary to
ensure that the requirements of the condition are maintained. If at any time
the plant is determined by the local planning authority to be failing to
comply with this condition, it shall be switched off upon written instruction

from the local planning authority and not used again until it is able to
comply.
Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policy CL5 of the Local
Plan 2019.
28.

Anti-vibration mounts for air-conditioning/ extraction equipment
All plant and equipment, including that associated with lifts, shall not
operate unless it is supported on adequate proprietary anti-vibration mounts
to prevent the structural transmission of vibration and regenerated noise
within adjacent or adjoining premises, and these shall be so maintained
thereafter. Structure borne noise shall not exceed 25 dB LAmax(fast) at any
time. If at any time the plant is unable to comply with this Condition, it shall
be switched off and not used again until it is able to comply.
Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policy CL5 of the Local
Plan 2019.

29.

Sound Insulation - Facade Construction
Prior to commencement of works on the superstructure of each residential
building, details of the facade construction, including glazing, with
commensurate composite sound insulation performance predictions, and
which demonstrate that noise levels within habitable rooms shall comply
with the recommendations of BS8233: 2014 Sound insulation and noise
reduction for buildings', shall be submitted to and approved in writing by the
Local Planning Authority.
Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policy CL5 and CE6 of
the Local Plan 2019

30.

Sound Insulation Between Commercial Uses and Dwellings
Prior to commencement of works on the superstructure of each relevant
building, a scheme of sound insulation designed to prevent the
transmission of excessive airborne and impact noise between the
commercial floorspace and residential dwellings in the development, shall
be submitted to, and approved in writing by the Local Planning Authority.
The measures shall limit noise intrusion such that it does not exceed 15 dB
LAeq(5 minutes) at any time. The sound insulation shall be installed and
maintained only in accordance with the details so approved. None of the
approved dwellings shall be occupied until the approved insulation scheme
has been fully implemented.
Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policy CL5 and CE6 of
the Local Plan 2019

31.

Re-Radiated Noise Limits and Mitigation
Re-radiated noise, as a result of vibration affecting the development, should
not exceed 35dBLAmax(s) mean-plus-one standard deviation within the
proposed residential dwellings. Where it is predicted that noise from this
source will exceed the above limit then proposals to mitigate re-radiated
noise to acceptable levels shall be submitted to and approved in writing by
the Local Planning Authority.
Reason - To prevent any significant disturbance to residents of the new dwellings
and to comply with development plan policies, in particular policy CL5 of the
Local Plan 2019.

32.

Vibration Dose Values
Vibration Dose Values (VDV’s), as defined in BS 6472:2008 shall not exceed

those of Table 1 of BS 6472:2008 for ‘low probability of adverse comment’.
The measured or calculated VDV’s, generated as a result of vibration
affecting the site shall be adjusted as necessary to allow for transfer
functions from the ground to the foundations and to upper floors of the
proposed development. Where it is predicted that VDV's will exceed the
values of Table 1 of BS 6472:2008 for ‘low probability of adverse comment’
then proposals to mitigate VDV's to acceptable levels shall be submitted to
and approved in writing by the local planning authority prior to occupation
of the residential dwellings. The development shall be carried out only in
accordance with the details so approved.
Reason - To prevent any significant disturbance to residents of nearby properties
and comply with development plan policies, in particular policy CL5 of the Local
Plan.
33.

Contamination – Site Investigation Scheme
No development shall commence until a Proposed Intrusive Site
Investigation Design for the site and surrounding area are submitted to, and
approved in writing by, the local planning authority [The Proposed Intrusive
Site Investigation Design shall be prepared in accordance with the
Environment Agency’s current Land Contamination Risk Management
Guidance and the Council’s guidance or any subsequent updates].
Reason - To ensure any risks from land contamination are minimised, and
comply with the NPPF and development plan policies, in particular policy CE7 of
the Local Plan 2019. (You are advised that the Scheme must be based upon and
target the risks identified in the approved preliminary risk assessment and shall
provide provisions for, where relevant, the sampling of soil, soil vapour, ground
gas, surface and groundwater, and will be a matter of public record). It is
necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the
Development Plan.

34.

Contamination – Preliminary risk assessment report and proposed site
investigation
No development shall commence (except for site clearance and enabling
works undertaken at ground level) until the approved Proposed Intrusive
Site Investigation Design has been fully implemented and a report including
full details of the intrusive site investigation, Risk Assessment, an Options
Appraisal and a Remediation Strategy has been submitted to, and approved
in writing by, the local planning authority [The intrusive site investigation,
Risk Assessment, Options Appraisal, Remediation Strategy and any
associated reporting shall be undertaken in line with the Environment
Agency’s current Land Contamination Risk Management Guidance and the
Council’s guidance or any subsequent updates]
Reason - To ensure any risks from land contamination are minimised, and
comply with the NPPF and development plan policies, in particular policy CE7 of
the Local Plan 2019, and to accord with CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK
requirements for sampling and testing).

35.

Contamination – Verification report
Prior to occupation of the relevant part of the development the approved
Remediation Strategy shall be implemented in full and a Verification Report
shall be submitted to, and approved in writing by, the local planning
authority. The Verification Report shall include full details of requirements
for ongoing monitoring and maintenance and be prepared in line with the
Environment Agency’s current Land Contamination Risk Management

Guidance and the Council’s guidance or any subsequent updates. Ongoing
monitoring and maintenance shall be implemented in line with the
approved Verification Report.
Reason - To ensure any risks from land contamination are minimised, and
comply with the NPPF and development plan policies, in particular policy CE7 of
the Local Plan 2019.
36.

Contamination – Unexpected
If during development, contamination not previously identified is found to be
present at the site, development work shall cease and not be recommenced
until a report indicating the nature of the contamination and how it is to be
dealt with has been submitted to, and approved in writing by, the local
planning authority. The approved measures shall be implemented in full.
Reason - To ensure any risks from land contamination are minimised, and
comply with the NPPF and development plan policies, in particular policy CE7 of
the Local Plan 2019, and to accord with CLR 11: Model Procedures for the
Management of Land Contamination (Defra 2004) or the current UK
requirements for sampling and testing).

37.

Energy Performance - Residential
The development shall be constructed in accordance with the submitted
SWECO Energy Strategy dated March 2020, demonstrating how the
residential part of the development will follow the hierarchy of energy
efficiency, decentralised energy and renewable energy technologies to
secure an 65% reduction in CO2 emissions beyond the baseline of Part L of
the Building Regulations 2013 as outlined in the strategy. Prior to
occupation of the relevant part of the development, evidence shall be
submitted to the Local Planning Authority to demonstrate that the
development has been carried out in accordance with the approved Energy
Strategy including meeting the 65% reduction in CO2.
Reason – To ensure that the development contributes to the attainment of
sustainable development and to comply with policy CE1 of the Local Plan 2019
and Policy SI2 of the London Plan.

38.

Energy Performance
The development shall be constructed in accordance with the submitted
SWECO Energy Strategy dated March 2020, demonstrating how the
commercial part of the development will follow the hierarchy of energy
efficiency, decentralised energy and renewable energy technologies to
secure a 44% reduction in CO2 emissions beyond the baseline of Part L of
the Building Regulations 2013 as outlined in the strategy. Prior to
occupation of the relevant part of the development, evidence shall be
submitted to the Local Planning Authority to demonstrate that the
development has been carried out in accordance with the approved Energy
Strategy including meeting the 44% reduction in CO2.
Reason – To ensure that the development contributes to the attainment of
sustainable development and to comply with policy CE1 of the Local Plan 2019
and SI2 of the London Plan.

39.

Sustainable Urban Drainage System (SuDS)
Prior to commencement on the superstructure of each building, a
Supplementary Drainage Strategy shall be submitted to, and approved in
writing by, the Local Planning Authority, for the relevant building and
including the following details:
(a) A detailed analysis of surface water run-off and explanation of how
opportunities to maximise reductions in run-off rates will be taken on the
site. Policy CE2g requires major development to achieve greenfield run-off

rates including climate change in the calculations and factoring in all flows
into the sewer system including groundwater, if these targets are not
achieved the revised SuDS strategy should outline detailed justification for
not meeting this requirement. Calculations should show the existing and
proposed surface water run-off rates for the 1 in 1yr, 1
in 30yr, 1 in 100yr and 1 in 100 plus 40% CC yr events
(b) Details for all the final SuDS: their location, attenuation capacity,
specification, structural integrity, construction, operation, access, and
maintenance.
(c) Section/profile drawings of the SuDS if relevant (green roofs, blue roofs,
sub-base attenuation, permeable paving, planters, species, etc.); and
(d) Drainage plans to show clearly how surface water run-off will be
conveyed to the SuDS and any connections to the sewer system (including
pumps and hydrobrakes) if necessary.
(e) Details of surface water management during construction and any
exceedance routes if applicable.
The SuDS shall be fully implemented in accordance with the details hereby
approved and thereafter maintained.
Reason – To reduce flood risk and to contribute to sustainability in accordance
with policy CE2 of the Local Plan 2019.
40.

Accessible and Adaptable Dwellings
The dwellings hereby approved shall be designed and built to meet the
requirements of Part M, Volume 1 of the Building Regulations as follows:
(a) A minimum of 5 dwellings to meet the requirements of M4(3) Category 3:
Wheelchair user dwellings
(b) A minimum of 41 dwellings to meet the requirements of M4(2) Category
2: Accessible and adaptable dwellings.
Prior to commencement of the development, floorplans shall be submitted
to and approved in writing showing the location and the distribution of the
dwellings within the categories.
Reason – To ensure satisfactory provision for people with disabilities and meet
the changing needs of households in accordance with development plan policies
in particular policy CH2 of the Local Plan 2019

41.

Circular Economy Statement
Prior to the commencement of the development hereby approved a Circular
Economy Statement shall be submitted to, and approved in writing by, the
Local Planning Authority, demonstrating:
1) how all materials arising from demolition and remediation works will be
re-used and/or recycled
2) how the proposal's design and construction will reduce material demands
and enable building materials, components and products to be
disassembled and re-used at the end of their useful life
3) opportunities for managing as much waste as possible on site
4) adequate and easily accessible storage space and collection systems to
support recycling and re-use
5) how much waste the proposal is expected to generate, and how and
where the waste will be managed in accordance with the waste hierarchy
6) how performance will be monitored and reported.
Reason - To ensure waste reduction is minimised and material re-use and
recycling is maximised during construction and that the proposed building is

designed for adaptation, reconstruction and deconstruction; in accordance with
policy SI7 of the London Plan.
42.

Whole Life-Cycle Carbon Assessment
Prior to commencement of development a Whole Life-Cycle (WLC) Carbon
Assessment shall be submitted to, and approved in writing by, the Local
Planning Authority. The submitted Assessment shall demonstrate
compliance with draft GLA 'Whole Life-Cycle Carbon Assessments
Guidance' (October 2020) on how to calculate and reduce whole life-cycle
carbon emissions to capture the development's carbon impact.
Reason - To ensure suitable measures are taken to minimise the carbon
life-cycle of the development and to comply with policies of the Development
Plan including London Plan Policy SI2.

43.

Trees and landscaping – Details required
Prior to commencement of works on the superstructure, a scheme of
landscaping, to include all existing trees and shrubs and proposed trees
shrubs (which shall include species that provide opportunities for
pollinators) and paths and their surfacing materials, has been submitted to
and approved in writing by the local planning authority, and the
development shall only be carried out and maintained in accordance with
the details so approved.
Reason - To protect the appearance and amenity of the area and to accord with
policies of the development plan, in particular policy CR6 of the Local Plan 2019
It is necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the
Development Plan.

44.

Protection of trees during construction – Details required
No development shall commence until full particulars of the method(s) by
which all existing trees on the site and adjacent land (except the two trees
permitted for removal in the Plaza) are to be protected during site
preparation, demolition, construction, landscaping, and other operations
on the site including erection of hoardings, site cabins, or other temporary
structures, shall be submitted to and approved in writing by the local
planning authority and the development shall be carried out only in
accordance with the details so approved.
Reason - To ensure that the trees are adequately protected, to safeguard their
contribution to the appearance and amenity of the area and accord with policies
of the development plan, in particular policy CR6 of the Local Plan. It is
necessary for the condition to be on the basis that “No development shall
commence until” as compliance with the requirements of the condition at a later
time would result in unacceptable harm contrary to the policies of the Local Plan
2019.

45.

Bird and Bat Boxes
Prior to occupation of each part of the development, details of a scheme of
'artificial nesting opportunities' shall be submitted to and approved in
writing by the Local Planning Authority. These details shall incorporate bird
and bat boxes. The details to be submitted to the Local Planning Authority
for approval shall include a timetable for provision and shall be implemented
in accordance with the approved timetable and thereafter retained in
accordance with the approved details.
Reason - To ensure that satisfactory provision is made for 'artificial nesting
opportunities' within the development in accordance with Policy G6 of the
London Plan and Policy CE4 of the Local Plan.

46.

Water Efficiency
Water efficient fixtures and fittings shall be provided in all residential units
to achieve a water use target of no more than 105 litres per person per day.
Reason - To ensure efficient use of water and minimise waste, in accordance
with Policy SI5 of the London Plan.

47.

Undercroft Improvement Scheme
Notwithstanding the approved drawings listed in Condition 2, prior to
commencement of the Pelham Street building a scheme of improvement
works to be carried out to the South Kensington Station Pelham Street
Undercroft shall be submitted to and approved in writing by the Local
Planning Authority. The development shall only be carried out in
accordance with the details so approved, and so maintained thereafter.
Reason - To ensure these elements are of the highest architectural and urban
design quality, maintain the architectural quality of the scheme, and contribute
positively to the townscape, and to ensure compliance with policies CL1,CL2,
CL3, and CL4 of the Local Plan 2019.

INFORMATIVES
1

Your attention is drawn to the Conditions of this Permission and to the Council's powers
of enforcement, including the power to serve a Breach of Condition Notice under the
Town and Country Planning Act 1990, as amended. All Conditions must be complied
with. If you wish to seek to amend a Condition you should apply to do so under s.73 of
the Act, explaining why you consider it is no longer necessary, or possible, to comply with
a particular condition.

2

Conditions numbers 13, 17, 23, 40, 41, 42, and 44 impose requirements which must be
met prior to commencement of the development. Failure to observe these requirements
could result in the Council taking enforcement action, or may invalidate the planning
permission and render the whole of the development unlawful.

3

Planning permission is hereby granted for the development as shown on the approved
drawings. Any variation to the approved scheme may require further permission, and
unauthorised variations may lay you open to planning enforcement action. You are
advised to seek advice from the Directorate of Planning and Place, before work
commences, if you are thinking of introducing any variations to the approved
development.
Advice should urgently be sought if a problem occurs during approved works, but it is
clearly preferable to seek advice at as early a stage as possible. Use the following link to
see how advice can be obtained: Planning Advice Service

4

This property is within a Conservation Area. All building works should, therefore, be
completed with great care. External facing work and detailed treatment should be finished
in a manner sympathetic to the existing building. If there is any doubt about the way in
which work should be carried out, you should seek the advice of the Directorate of
Planning and Place.

5

You are reminded that no work should commence on implementing this Listed Building
Consent until all matters, samples, and details reserved by condition have been
submitted to, and approved by, this local planning authority. It is an offence to carry out
work to a Listed Building unless all such conditions have been complied with. Any
proposed departure from the works specified in the approved drawings should be brought
to the attention of the planning department for further consideration before the work is
carried out. The Council will use its enforcement powers, including use of Breach of
Condition Notices or Prosecution, to ensure compliance with conditions and prevent harm
to the special historic character and historic interest of Listed Buildings. You are advised
that there is currently a maximum fine of £20,000 if the offence is dealt with summarily,

and if the offence is dealt with by indictment the fine is unlimited.
6

You are reminded that the original historic fabric of the listed building should be retained
unless specifically authorised for removal by the Council as part of a listed building
consent. Historic fabric which must be retained would include lath and plaster ceilings and
walls, floor boards, original skirting boards, dado rails, cornice, fireplaces, staircases, and
any other surviving historic fabric. Where these elements are in poor condition, repair and
restoration could be undertaken by competent workmen, with the minimum amount of
intervention to the historic fabric.
You are reminded that the installation of recessed ceiling lights and speakers in most
cases will require listed building consent. Any proposals for these particular works must
be first approved by the Council as part of a listed building consent before they are
installed within the listed building. Use the following link to see how advice can be
obtained: Planning Advice Service
Advice can be sought if a problem has occurred during consented works, but it is clearly
preferable to seek advice at as early a stage as possible.

7

This consent does not cover the removal or alteration of any currently hidden features of
architectural or historic interest that may be revealed during the course of building works;
removal or alteration of any such features may well require listed building consent.

8

Separate approval for the works hereby granted permission/consent may be required by
the Building Act 1984 and the Building Regulations 2018 (as amended), and the grant of
planning permission does not imply that such approval will be given. The District
Surveyor, Town Hall, Hornton Street, W8 7NX should be consulted before works
commence.

9

Any proposals for external fire escapes, exit housings, roof walkways, or safety railings
arising from the requirements of approved document B of the Building Regulations 2010
may require further planning permission, and approval under those Regulations does not
imply that planning permission will be granted. The Directorate of Planning and Borough
Development will be pleased to advise on the implications of any such changes.

10

You are reminded that, if not properly managed, construction works can lead to significant
negative impacts on the local environment, reducing residential amenity and the safe
function of the highway. No vehicles associated with the building operations on the
development site shall be parked on the public highway so as to cause an obstruction.
Any such wilful obstruction is an offence under Section 137 of the Highways Act 1980.
The Council can prosecute developers and their contractors if work is not managed
properly. For advice on how to manage construction works in the Royal Borough please
see Advice for Builders on the Council's website; from this page you will also find
guidance on what to include in Construction Traffic Management Plans (where these are
required) which are very valuable instruments in limiting the impact of large scale building
work.

11

You are required to give formal notice under Section 80 of the Building Act 1984 to the
building control department that you intend to demolish the whole or part of a building.
Such work should not commence until 6 weeks have elapsed or you have received a
notice under Section 81 from the Council.

12

Your attention is drawn to the British Standards Code of Practice for Demolition, the
Control of Pollution Act 1974, the Environmental Protection Act 1990 relating to
nuisances, and BS 5528: Parts 1 and 2, 2009, relating to Noise and Vibration Control on
Construction and Open Sites, the observation of which should considerably reduce the
risks and nuisance inherent in demolition work (particularly in relation to fire hazards
arising from the practice of burning materials on site) both to operatives on site and to the
general public. The Council may impose appropriate controls over the construction

methods, noise screening, and protection of site, noise, or hours of work and routing of
construction traffic. You are advised to consult the Director of Environmental Health,
Council Offices, 37 Pembroke Road, W8 6PW at an early stage.
13

Construction and demolition work is controlled by the Council under sections 60 and 61 of
the Control of Pollution Act 1974. The Council has adopted a Code of Construction
Practice which sets out best practice standards expected in the borough and applies to
new development projects from April 2019. Under the terms of the Code, works heard at
the boundary of the site are restricted to:
Monday to Friday 8am – 6pm
Saturday, Sunday and public holidays – none permitted
The code also introduces a further set of restricted hours for high impact activities such
as demolition and concrete breaking. Undertaking noisy works outside of the Code hours
may be liable for prosecution and a fine of up to £5000 where a notice has been served
under the Control of Pollution Act 1974.
It is recognised that, for some development, works outside of these hours will be
neccessary. For this, you will need to discuss the neccessary approvals with the
Council's Construction Management Team, who can also be contacted in relation to the
Code of Construction Checklist and Site Construction Management Plan (SCMP). Please
contact the Construction Management Team on 020 7361 3002 or by email at
dehcmt@rbkc.gov.uk

14

Your attention is drawn to Section 61 of the Control of Pollution Act 1974, which allows
developers and their building contractors to apply for ‘prior consent’ for noise generating
activities during building works. This proactive approach involves assessment of
construction working methods to be used and prediction of likely construction noise levels
at sensitive positions, with the aim of managing the generation of construction noise
using the ‘best practicable means’ available. You are advised to engage an acoustic
consultant experienced in construction noise and vibration assessment and prediction to
complete your s.61 application. Relevant information can be found here S.61 Control of
Pollution Act 1974

15

You should engage with neighbours and local residents associations in advance of
submitting your Construction Traffic Management Plan (CTMP). It also advisable to
engage in further pre-application discussions with the Local Planning Authority prior to
submission of the CTMP. You are reminded of the purpose of the CTMP, which is to
mitigate impact upon the living conditions enjoyed by residents of neighbouring properties
as well as to ensure the safe and unobstructed function of the highways in the vicinity.
You are also reminded of the membership of the Considerate Constructors Scheme,
required by condition and which has similar objectives. Care and sensitivity is required
when carrying out development in residential areas.

16

In order to discharge the requirements of condition X in respect of the Construction Traffic
Management Plan, the Councils pro forma must be used which can be found via the
following link:
http://www.rbkc.gov.uk/environmentandtransport/transportandstreets/roadsandpavements
/managingconstructiontraffic/ctmpguidance.aspx

17

You are advised that Technical Approval in accordance with the Design Manual for Roads
and Bridges BD2/12 will be required for any structural works/alterations/repairs to
structures over, under or adjacent to the public highway. The procedures only grant
approval under the Highways Act. The granting of planning permission and building
consent does not imply that such approval is given. Please contact the Directorate of
Transportation and Highways for advice on 020 7341 5220 or email
highways@rbkc.gov.uk.

18

You are reminded that, if not properly managed, construction works can lead to negative
impacts on the local environment, reducing residential amenity and the safe function of
the highway. The Council can prosecute developers and their contractors if work is not
managed properly. For advice on how to manage construction works in the Royal
Borough please see the Council's website:
www.rbkc.gov.uk/environmentandtransport/adviceforbuilders.aspx. From this page you
will also find guidance on what to include in Construction Traffic Management Plans
(where these are required).

Background papers:
Documents associated with the application (except exempt or confidential information) is
available at www.rbkc.gov.uk/PP/20/03216 or electronically in our Customer Service
Centre, Town Hall, Hornton Street.
Contact officer:
Mr. J. Whitworth
Telephone: 07739-313-792

