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Foreword 

 
The council is committed to setting out a clear planning framework for the 
development of Westminster. The objective of this planning brief is therefore to set 
out the council’s planning considerations relating to the potential redevelopment of 
the Dudley House and Harrow Road site.  
 
This planning brief has been prepared as a Supplementary Planning Document 
(SPD). It provides a site specific supplement to the policies and proposals of the City 
of Westminster Unitary Development Plan (2007) and the London Plan (2008). 
Together these form the development plan for the area. The SPD has also been 
written having regard to the council’s emerging Local Development Framework and 
in particular the Core Strategy which incorporates the site within a newly designated 
‘Paddington Opportunity Area’.  
 
The planning brief aims to promote a mix of suitable land uses in a development of 
high quality architecture and sustainable urban design. The brief sets out the 
background to bringing forward the redevelopment of the site and the wider aim of 
the council to ensure that any development constitutes a qualitative and quantitative 
improvement to the residential housing stock in the city. 
 

 
Councillor Robert David DL 
Deputy Leader of Westminster City Council 
Cabinet Member for Built Environment
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Executive Summary  
 
In March 2007 the Cabinet Member for Housing agreed to proceed with the 
acquisition, on a voluntary basis, of the leasehold interests in Dudley House and 139 
– 147 (odd) Harrow Road. Dudley House is now being considered as part of the 
council’s wider Community Build programme which is aimed at delivering additional 
new housing in and around existing housing estates. The council and Westminster 
Community Homes Ltd will implement key aspects of the programme and a planning 
application is likely to be submitted for the site later in 2009. Redevelopment of this 
site is unlikely to start before 2011 due to the complex processes involved in 
acquiring all leasehold interests. 

A planning brief for the Dudley House and Harrow Road site was adopted in April 
2002 as supplementary planning guidance. Given the length of time since the 
publication of the adopted brief, subsequent Cabinet Member decisions and the 
increase in major developments surrounding the site, it was considered that now 
would be an appropriate time to revise the adopted brief. This brief now supersedes 
the 2002 version by responding to the changing context of the site and providing an 
update on policy requirements and circumstances generally. As with the 2002 
version, the brief sets out the requirement for a primarily residential development with 
supporting services, including community uses, only at ground and lower ground floor 
levels.  

The site is located just outside the Paddington Special Policy Area (PSPA), as 
defined in the City of Westminster’s Unitary Development Plan (UDP). The council’s 
intention is to include it in a new Paddington Opportunity Area (POA). This forms part 
of the council’s emerging Local Development Framework (LDF). The POA has similar 
aims to the PSPA. The site is already included within the Mayor’s indicative boundary 
for the POA as was highlighted in the Greater London Authority’s (GLA) proposed 
London Plan alterations (September 2006). 

One of the principal issues that this brief considers in relation to applying relevant 
planning policies to the site is the future implications of its potential inclusion in to a 
revised POA. Given that the site is unlikely to be redeveloped before 2011, and in 
line with policy recommendations on similar sites nearby, it is considered appropriate 
in the drafting of this brief to refer to the policies in Chapter 5 of the UDP (Policies for 
North West Westminster) which deal with the current PSPA..  

The main objective is therefore to set out in this brief the council’s current planning 
considerations relating to the potential redevelopment of the site. It provides a site 
specific supplement to the provisions of the UDP and sets out the matters which 
would be required to be addressed in a planning application for the redevelopment of 
the site. In summary this brief seeks to: 

 
 Set out in detail the opportunities and challenges for the site’s redevelopment; 
 Outline the planning context and describe the studies and initiatives affecting the 

area including the relationship of the site to the Paddington Special Policy Area; 
 Promote suitable land uses which adhere to the core components of the UDP, in 

a development of high quality architecture and sustainable urban design; 
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 Assist the planning application and development process to meet council’s 
policies and local needs; 

 Set out the key issues arising from adjacent and nearby key sites. 
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1 Introduction 
 

1.1 The site that forms the subject of this planning brief includes the land occupied 
by the residential block ‘Dudley House’ and buildings 139 to 147 Harrow Road 
(odd). The site is located on the north side of North Wharf Road and is 
bounded by the Paddington Walk residential development to the east, North 
Wharf Road to the west and south and Harrow Road to the north. Being 
located on the north side of North Wharf Road the site is just outside the 
boundary of the Paddington Special Policy Area (PSPA), as defined in the City 
of Westminster’s Unitary Development Plan (UDP). A site location plan is 
included as Map 1. 

1.2 The Dudley House part of the site is owned by the council and is currently 
occupied by a block of 50 residential units with some ancillary communal open 
space and car parking. The Harrow Road properties are privately owned and 
comprise a mix of land uses including a café, place of worship, public house 
and small offices.  

1.3 A planning brief for the site was adopted in April 2002 as supplementary 
planning guidance. This brief was published in part as a response to the 
Housing Sub-Committee’s decisions to consider an options appraisal on the 
future of Dudley House. This arose as a result of the age and condition of 
Dudley House and the fact that it required significant investment to fund the 
works necessary to preserve the fabric of the building. It was recognised that 
given the quantity, quality and form of existing residential accommodation on 
the site, as well as it’s relationship to adjacent development proposals within 
the PSPA, it offered the potential for an increase in residential accommodation 
whilst concurrently improving the quality of the overall environment. It was 
acknowledged at this time, and reflected in the adopted brief, that a combined 
redevelopment of the Dudley House and 139 to 147 Harrow Road sites would 
bring forward greater benefits overall than developing the Dudley House site in 
isolation. 

1.4 To date the redevelopment of the site has not come forward. The council’s 
Department of Housing have however continued to consider and pursue future 
options for its redevelopment. Given the length of time since the publication of 
the adopted brief, the various decisions that have been taken and the increase 
in major developments surrounding the site it was considered appropriate to 
revise the adopted brief. This brief therefore aims to respond to the changing 
context of the site and provide an update on circumstances generally. The 
planning brief supersedes the 2002 adopted version.  

1.5 Under the Planning & Compulsory Purchase Act 2004 this Planning Brief will 
become a Supplementary Planning Document (SPD). The purpose of an SPD 
is to apply and expand local planning policies (currently contained within 
Westminster’s UDP, to be replaced in due course by a new Local 
Development Framework) to a particular site. The main objective of the brief is 
therefore to set out the council’s planning considerations relating to the 
potential redevelopment of the site. It provides a site specific supplement to 
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the provisions of the UDP and sets out the matters which would be required to 
be addressed in a planning application for the redevelopment of the site. 
Accordingly it provides information for potential developers and their 
consultants and representatives, surrounding landowners, residents and other 
stakeholders. 

1.6 This brief is a revised version of the draft planning brief for Dudley House and 
139-147 Harrow Road that was considered on the 27th January 2009 by the 
Planning Sub-Committee (Planning Briefs and Local Development 
Framework). Subject to a number of minor amendments the committee  
resolved to recommend to the Deputy Leader and Cabinet Member for the 
Built Environment that the draft brief should be published for public 
consultation. The Deputy Leader and Cabinet Member for the Built 
Environment subsequently approved the publication of the draft planning brief 
as a draft SPD and it was the subject of consultation with key stakeholders 
during March and April 2009.  

1.7 Where appropriate the key issues raised through consultation have been 
addressed in the revisions to this planning brief. A full report setting out the 
planning considerations on the representations made was presented to the 
Planning Sub-Committee (Planning Briefs and Local Development 
Framework) on 1 September 2009.  

1.8 Following consideration of the consultation responses and revised brief by the 
sub-committee on 27 October 2009 the Cabinet Member for Built Environment 
agreed that the revised brief should be adopted as an SPD. It is therefore now 
a material consideration in determining any planning applications for the site. 
The brief has been produced in line with the procedures set out in Planning 
Policy Statement Note 12 (PPS12 – ‘Local Spatial Planning’) and is in 
accordance with the planning policies in the City of Westminster UDP. It is 
also in general conformity with the London Plan.  

1.9 One of the principal issues that this brief considers in relation to applying 
relevant planning policies to the site is the future implications of its potential 
inclusion in to a revised PSPA / Paddington Opportunity Area as part of the 
LDF process. This site falls within the indicative boundary of the Mayor’s 
Paddington Opportunity Area as was highlighted in the Greater London 
Authority’s (GLA) proposed London Plan alterations (September 2006). The 
inclusion of the site in to a revised PSPA / Paddington Opportunity Area forms 
part of the council’s emerging LDF Core Strategy. It is therefore fully 
anticipated that the Dudley House site will be incorporated in to the area 
through the development and adoption of the LDF.  

1.10 On this basis, and in line with the draft planning brief for the North 
Westminster Community School site (March 2009) which is also located just 
outside of the PSPA, it is considered appropriate in the drafting of this brief to 
refer to the policies in Chapter 5 of the UDP (Policies for North West 
Westminster) which deal with the current PSPA. This issue is considered in 
more detail in section 4 of this brief however, it should be noted that in the 
event proposals that include development only applicable to the PSPA come 
forward in advance of the boundary being formally extended they will have to 
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be regarded as a departure from the UDP. This does not imply that such a 
proposal would necessarily be unacceptable however, the special 
circumstances to warrant such a departure would have to be set out and 
justified.  

1.11 The principal difference between the policies in the UDP which are applicable 
for sites within the PSPA to those outside relate to land use mix and the 
proportion of affordable housing that would be required on the site. For the 
reasons set out in this brief it is expected that the redevelopment of the site 
would be for primarily residential with supporting services, including 
community uses, only at ground / lower ground floor levels. PSPA policies 
which support a mix of uses similar to those within the city’s Central Activities 
Zone would not therefore be considered appropriate for this site. The 
exception to this is the potential for small scale business use at ground floor 
level to support the city’s creative industries sector. 
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2 Background  
 
2.1 Background to the Potential Redevelopment of the Site  
 
2.1.1 Following the consideration of options for the future of Dudley House an ‘in 

principle’ decision to dispose of the building was made by the Cabinet Member 
for Housing and Social Services in December 2003. In addition the Cabinet 
Member agreed to: 

 
 Formal consultation with residents on the proposal to dispose of Dudley 

House 
 The Head of Property entering into negotiations with Chelsfied (taken over 

by Paddington Development Corporation Limited and later European 
Land) 

 Tenants in Dudley House being given decant status and considered for 
rehousing immediately 

 Resulting voids being used for temporary housing 
 
2.1.2 In subsequent years the council’s Corporate Property Directorate worked to 

produce a scheme capable of redeveloping Dudley House and associated 
adjoining land in association with European Land who own a number of the 
Harrow Road properties. In 2007 it became apparent that a viable scheme 
involving European Land could not be achieved and therefore the council 
began to examine the viability of bringing forward a scheme in isolation. This 
involved looking at options for the demolition of Dudley House alone and 
redevelopment on the same site as well as the redevelopment of Dudley 
House along with the nearby properties on the Harrow Road.  

 
2.1.3 In March 2007 the Cabinet Member for Housing agreed to proceed with the 

acquisition, on a voluntary basis, of the leasehold interests in Dudley House 
and the interests in 139 – 147 (odd) Harrow Road. It was also agreed that if 
voluntary acquisition of all units could not be secured a further report 
recommending compulsory purchase of those that have not been acquired will 
be made. Dudley House is comprised of 50 flats and when this report was 
published a total of 23 units had been previously sold by the Council under 
‘Right to Buy’. Since the publication of this decision the council has acquired 
14 units bringing the total number of leasehold units at Dudley House now 
down to 9. Negotiations with the remaining leaseholders, including the Harrow 
Road properties, are on going. 

 
2.1.4 In order to bring a scheme forward the redevelopment of Dudley House is now 

being considered as part of the council’s wider Community Build programme 
which is aimed at delivering additional new housing in and around existing 
housing estates. The programme will be taken forward by a new development 
company, to be set up by the council, and by Westminster Community Homes 
Limited - the council’s new housing charity – who will manage the new 
affordable homes once they are completed. Architects have already been 
appointed to draw up a development proposal for the site of Dudley House 
and the adjoining commercial premises. It is likely that a planning application 
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will be submitted towards the end of 2009 although redevelopment of the site 
is unlikely to start before 2011 due to the complex processes involved in 
acquiring all leasehold interests.  
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3 The Site, Planning History and Surrounding 
Location 

 

3.1 The site 
 
3.1.1 The site is located on the north side of North Wharf Road and is bounded by 

the Paddington Walk residential development to the east, North Wharf Road to 
the west and south and Harrow Road to the north. It is located just outside the 
Paddington Special Policy Area (PSPA) being separated from it only by North 
Wharf Road. A site location plan is included as Map 1. 

3.1.2 Dudley House comprises a 1935 brick built five storey block which forms part 
of the council’s portfolio of affordable housing and contains 50 flats. As stated 
in Section 2, 23 of the units had been previously sold under the ‘right to buy’ 
and the council has now started to acquire leasehold interests of these 
properties back in order to bring forward the redevelopment of the site. The 
flats include 11 one bedroom units, 25 two bedroom units and 14 three 
bedroom units. The units are accessed from the car park at the rear of the 
building (east) and contain open deck access above ground floor level.  

3.1.3 Before the PSPA developments began to come forward Dudley House 
remained physically isolated from other residential uses. The A40 Westway to 
the north, Grand Union Canal to the south and surrounding derelict land all 
contributed to this separation. The block had works to improve it in the late 
1980’s however it would now require a large investment to meet the Decent 
Homes Standard that is required. 

3.1.4 The external environment of Dudley House is considered to be of a poor 
quality. The small rear amenity space is not secured for the exclusive use of 
Dudley House residents and is commonly used as a pedestrian shortcut. 
During the construction of the adjacent residential development Paddington 
Walk this area was also used for parking in association with the construction 
of the development. There is a toddlers play area to the west of the main block 
which was improved in association with an adjacent development however, it 
is considered that further improvements could be made.  

3.1.5 The commercial premises on the Harrow Road form a short terrace of mainly 
three storey 19th century properties which are currently in use as a Public 
House; small offices for the job brokerage Paddington First; a church and a 
café. It is understood from land use records that there has been residential 
uses on some of the upper floors. 

3.1.6 The site as a whole is surrounded on three sides by public highway. Access 
and egress to the Dudley House part of the site is currently via North Wharf 
Road. The Harrow Road properties are served from the cul-de-sac to the north 
of the site which was formed when Harrow Road was realigned as part of the 
construction of the A40 Westway in the late 1960’s. 
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3.2 Surrounding location 
 
3.2.1 As stated above the site is located just outside the PSPA. Map 2 shows the 

boundary of the PSPA in relation to the site as well as other nearby 
designations including conservation areas, listed buildings and public transport 
access.  

3.2.2 The PSPA comprises the largest development site in Westminster and is a 
site of strategic importance in London. There are major development and 
transport projects underway as well as new proposals for the area. 
Development achievements to date include 1.14 million sq. ft of 
office/retail/leisure space and 919 new homes. Other major proposals include 
mixed-use developments, public transport improvements and the proposed 
redevelopment of the Royal Mail site on London Street.  

3.2.3 The council maintains an up-to-date Factsheet on the progress of the 
regeneration programme within the PSPA, which also provides more detailed 
site histories. Updated versions of this factsheet can be viewed on the 
council’s Website at: 

www.westminster.gov.uk/environment/planning/majorprojects/paddington/facts
heet.cfm   

In order to read this planning brief in context regard should be had to the site 
histories of the development proposals as set out in the factsheet. Particular 
regard should be had to the completed developments at Paddington Walk (or 
Hermitage Street) to the east, The Point and Waterside to the south and to the 
proposed redevelopment of 55-65 North Wharf Road. 

3.2.4 For some years the architect and planner Sir Terry Farrell has proposed a 
series of public realm proposals to enhance the setting of and across the 
Euston-Marylebone Road corridor, an important and historic east-west 
highway. The redevelopment of this site has the potential to complement this 
work.  

3.3 Planning history 
 
3.3.1 There have been several applications for a variety of minor alterations across 

all buildings however, no applications for major works have been submitted. 

 



Planning Brief for Dudley House North Wharf Road & 139-147 Harrow Road, London W2 

 

14 

4 Planning Policy Framework 
 

4.1 General Principles 

4.1.1 This brief provides guidance to potential developers on the uses and form of 
development that may be considered acceptable on the planning brief site. 
The brief sets out the planning policies and other material considerations 
relevant to the development of the site, which will be taken into account by the 
council in considering any application. Proposals will be judged on their merits 
against the criteria set out in this planning brief, the current adopted Unitary 
Development Plan (UDP) 2007, the emerging Local Development Framework 
(LDF), the London Plan (2008) and relevant national guidance notes, policies 
and instruments. 

4.2 City of Westminster’s Unitary Development Plan and Local Development 
Framework 

4.2.1 The statutory development plan for Westminster is the UDP, adopted January 
2007. The council intends to “save” all the policies in the UDP for a minimum 
of 3 years, until at least January 2010. During this time the Core Strategy 
Development Plan Document (DPD) and City Management DPD are being 
prepared which when adopted, will supersede certain UDP policies. Some 
UDP policies may be saved beyond 3 years, subject to the approval of the 
Secretary of State. 

4.2.2 The Core Strategy Development Plan Document (DPD) is the key document 
within the LDF, sitting alongside the London Plan as the local policy 
document. All other local policy documents and guidance will flow from the 
Core Strategy. The Draft Core Strategy is expected to be published in late 
2009, and submitted to the Secretary of State in early 2010 for consideration. 
Adoption of the Core Strategy is expected by early 2011. 

4.2.3 Emerging DPDs’ policies can be a material consideration in the determination 
of planning applications, although the weight attached to the policies depends 
on the stage the policy has reached in the Development Plan process. Once 
the Draft Core Strategy has been submitted to the Secretary of State, careful 
consideration will be required to assess the weight that should be attributed to 
relevant emerging policies. 

4.2.4 A second DPD is also proposed within the LDF: the City Management Plan. 
This will contain the more specific policies for development control purposes 
and will run at a timetable at least 6 months behind the Core Strategy. Policies 
in this document likewise gain weight as a material consideration as they 
progress through the plan development process. 

4.2.5 Supplementary Planning Documents (such as this planning brief) cannot 
designate or produce policy. Rather this document gives guidance as to how 
the policies in the London Plan, and later the Core Strategy, should be 
implemented on a site specific basis.  
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4.2.6 The land between North Wharf Road and Harrow Road / Westway (including 
the Dudley House and Harrow Road site) is currently outside the Paddington 
Special Policy Area (PSPA) as defined in the UDP. This is because this land 
was expected to remain in educational and residential use at the time the plan 
was prepared. The North Westminster Community School site, which occupies 
part of this land, is no longer in operation as a secondary school and a draft 
planning brief has been prepared to guide the redevelopment of the site. 
Given the close connection that these sites have with the PSPA the April 2002 
version of the Dudley House brief raised the option of including the land to the 
north of North Wharf Road within the PSPA. It was raised again in consultation 
on the Issues and Options stage of the forthcoming Core Strategy part of the 
LDF and was not considered to be controversial. The inclusion of this land in 
the Paddington Opportunity Area (POA) forms part of the council’s emerging 
LDF Core Strategy.  

4.2.7 Because of the processes involved in LDF examination and adoption, it will be 
at least spring 2010 / 2011 before there could be any formal change in 
designation for this land. As the matter has been consulted on, and has not 
been controversial, it is regarded as an emerging proposal and is very likely to 
become part of the LDF.  

4.2.8 Due to site assembly issues the redevelopment of the Dudley House and 
Harrow Road site is unlikely to commence before 2011. For the purposes of 
this  brief, given its likely inclusion in to a redefined POA it is therefore 
regarded as land to which policies similar to those in Chapter 5 (Policies for 
North West Westminster – including PSPA policies) in the UDP are likely to 
apply in the future, as well as other policies in the Plan. The principal 
differences between the specific PSPA policies and the rest of the policies in 
the UDP relate to appropriate land use mixes and the proportion of affordable 
housing that would be required on the site.  

4.2.9 It should be noted however that in the event proposals that include 
development only applicable to the PSPA come forward in advance of the 
boundary being formally extended they will have to be regarded as a 
departure from the UDP. This does not imply that such a proposal would 
necessarily be unacceptable; however, the special circumstances to warrant 
such a departure would have to be set out and justified, including considering 
the stage to which the proposed policy change has advanced, and therefore 
its materiality to planning decisions.  

4.3 The London Plan (consolidated with alterations since 2004) 

4.3.1 The London Plan (consolidated with alterations since 2004) - published in 
2008 and hereon referred to as ‘the London Plan’ - is the Spatial Development 
Strategy for Greater London and together with the City of Westminster’s UDP, 
they form the current as well as the most important development plans to be 
considered for the purpose of understanding the policy context for this 
planning brief. 

4.3.2 As stated above the site subject to this planning brief currently lies outside of 
the PSPA as identified in the council’s UDP. However the Greater London 
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Authority’s (GLA) proposed London Plan alterations (September 2006) 
showed this site within the indicative boundary of their Paddington Opportunity 
Area (POA). The London Plan stipulates that the detailed boundaries will be 
refined through Sub-Regional Implementation Frameworks and defined as 
part of the LDF process. As set out above it is likely that following a review as 
part of the council’s LDF the boundary will be extended to include the Dudley 
House and Harrow Road site within a new POA designation.  

4.3.3 Taking in to consideration the GLA’s intentions for this site to be included in 
the POA the London Plan cites two strategic issues that affect the site, the first 
is the fact that it is categorised as an Opportunity Area. In relation to 
Paddington, this means that as a major transport hub it is capable of high 
density, good quality business and housing development. Secondly, it also 
states that future development should enhance environmental quality, support 
low car use and integrate with the surrounding neighbourhood.  

4.3.4 The implications of the adoption of the London Plan, and the weight to be 
afforded to its policies prior to adoption of the City of Westminster’s LDF are 
kept under review. It is noted that the Mayor’s ‘Making London Better’ outlines 
further proposed changes to the London Plan. It is anticipated that the Mayor 
will produce an entirely new London Plan before the next Mayoral election in 
2012. The Intention is for work to start immediately on the full revision, with a 
view to formal publication in the winter of 2011.  

4.4 Other Relevant Policies, Supplementary Planning Guidance and 
Supplementary Planning Documents 

4.4.1 In addition to the strategic policy framework set out in the London Plan and the 
UDP, the following supplementary planning guidance and documents will also 
be pertinent to the development of this site. 

 The Government’s Planning Policy Guidance (PPG) notes and 
replacement Planning Policy Statements (PPS), particularly: 
- PPS 1 (Delivering Sustainable Development), 
- PPS 3 (Housing) 
- PPG 4 (Industrial, commercial development and small firms) 
- PPS 6 (planning and Town Centres) 
- PPS 9 (Biodiversity and Geological Conservation) 
- PPS 12 (Local Spatial Planning), 
- PPG 13 (Transport), 
- PPG 15 (Planning and the Historic Environment) 
- PPG 16 (Archaeology and Planning) 
- PPG 17 (Planning for Open Space, Sport and Recreation) 
- PPS 22 (Renewable Energy) 
- PPS 23 (Planning and Pollution Control) 
- PPG 24 (Planning and Noise) 
- PPS 25 (Development and Flood Risk) 

 The Mayor’s Transport Strategy and revisions (2001 & 2004); 
 The City of Westminster’s 5 Year One City Programme, launched 

November 2005; 
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 The Westminster City Plan (Westminster’s Sustainable Communities 
Strategy) adopted November 2006; 

 The City Of Westminster Economic Development Strategy (April 2008); 
 The City of Westminster’s Supplementary Planning Guidance on 

Sustainable Buildings (March 2003); 
 The City of Westminster Open Space Strategy (February 2007) 
 The City of Westminster’s Supplementary Planning Guidance on Planning 

Obligations (January 2008); 
 The City of Westminster’s various other Supplementary Planning Guidance 

/ Documents including ‘Design Matters’. 
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5 Potential Land Uses 
 

5.1 General Principles 

5.1.1 This section considers the possible range of land uses which may be 
determined to be acceptable in any proposed redevelopment of the site. The 
land uses set out are not exhaustive and all proposals will be assessed on the 
overall balance of proposed uses and their impact on the townscape and 
amenity of nearby residential units. In summary the preferred land use mix on 
this site, and that which will be strongly encouraged, should be predominantly 
for residential with complementary ancillary / supportive uses at ground floor 
level. All redevelopment proposals should accord with the relevant criteria as 
set out in the UDP. 

5.2 Residential  

5.2.2 As set out in previous sections of this brief it is fully anticipated that the Dudley 
House and Harrow Road site will be incorporated in to the PSPA / Paddington 
Opportunity Area through the development of the LDF. Given that the 
redevelopment of the site is unlikely to take place before 2011 it is considered 
appropriate in the drafting of this brief to therefore consider the site as land to 
which the policies in Chapter 5 of the UDP (Policies for North West 
Westminster) are highly likely to apply.  

5.2.3 Policy PSPA 2 states that the overall development of the PSPA should include 
a significant proportion of housing. Paragraph 5.39 of the UDP stipulates that 
any housing development in the PSPA should reflect the policies in Chapter 3: 
Housing. The existing use of the site is predominantly residential and therefore 
policy H 1, which seeks to resist the loss of land or buildings in residential use, 
is relevant when considering development proposals for the site.  

5.2.4 As well as requiring a significant proportion of housing policy PSPA 2 seeks to 
ensure that that the overall development of the PSPA and individual sites 
where appropriate includes a mix of uses. Given the limited size of the Dudley 
House site, its physical constraints, the existing residential uses and 
application of policy H 1 and the council’s decision to redevelop it for an 
improvement to the housing stock in both qualitative and quantitative terms, it 
is not considered appropriate for this site to be developed for uses other than 
residential. The exception to this would be at ground / lower ground floor 
levels where in accordance with policies SS 1 (protecting A1 retail use), SS 2 
(protecting non-A1 retail uses), SS 10 (New retail floorspace in development 
schemes) and H 10 (provision of community facilities) the council will seek to 
ensure that alternative uses, including a similar range of uses to those 
currently at 139 – 147 Harrow Road, are provided for and that residents have 
adequate access to local convenience shops and services.  

5.2.5 The required land use mix set out above would also accord with policies that 
are applicable for sites outside of the PSPA in this area of the City and would 
therefore not be considered as a departure to UDP policy.         
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5.2.6 In accordance with policy H 1 the council will require the amount of proposed 
housing, in terms of both dwellings and floorspace, to be at least equivalent to 
the amount of housing that is currently on the site. The assembly of the 
Dudley House and Harrow Road sites together should present the opportunity 
to significantly increase the number of housing units. In accordance with policy 
H 3 the council will therefore seek to maximise the amount of housing on the 
site providing that development accords with all other criteria set out in the 
UDP and this brief.  

5.2.7 The council will expect the existing affordable housing units on the Dudley 
House site to be replaced as affordable housing units. This accords with policy 
H 4 which stipulates that developments resulting in the loss of affordable 
housing will not be permitted. 23 of the 50 units were previously brought out 
under the ‘right to buy’ scheme and the Mayor of London’s supplementary 
planning guidance on housing, is clear in stating that these units should be 
categorised as market sector provision. The total number of units to be 
reprovided as affordable housing in any redevelopment scheme should 
therefore be 27 plus the appropriate policy requirement on any net additional 
housing as set out below. 

5.2.8 In addition to the above given the likely application of PSPA type policies to 
this site the proportion of additional affordable housing that should be provided 
on any net increase of housing should be a minimum of 30% 

5.2.9 The proportion of affordable housing that is required on a site is one of the 
main areas where the PSPA policies differ to sites outside of this designation. 
For sites outside of the PSPA and Central Activities Zone the requirement 
would be for a minimum of 50% affordable housing. Should an application be 
submitted in advance of any formal change to the PSPA boundary with 
affordable housing proportions below 50% it would need to be treated as a 
departure to the UDP. This does not imply that such a proposal would be 
unacceptable, however the special circumstances to warrant such a departure 
would have to be set out and justified at that time.     . 

5.2.10 In accordance with UDP policy H10 (D) the council will encourage the 
provision of additional affordable housing in the city. Under this policy the 
council will also encourage the provision of intermediate housing including 
shared equity scheme and accommodation for employees engaged in 
essential services.  

5.2.11 An appropriate mix of residential unit sizes should be provided in order to 
meet housing need in the city. In accordance with UDP policy H 5(B), the 
council will require a range of unit sizes and that at least 33% of residential 
units should be of family size (i.e. 4+ habitable rooms, providing 3+ bedrooms) 
and 5% of this family housing will be required to have 5 or more habitable 
rooms.  

5.2.12 In accordance with policy H 8, the council will require that all new housing 
units meet the Lifetime Homes Standard, and that 10% of the dwellings should 
be designed to be wheelchair accessible or easily adaptable for residents who 
are wheelchair users. This percentage applies to both the market and 
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affordable housing elements of any residential scheme. In addition, dedicated 
off-street parking spaces must be provided in association with these units.  

5.2.13 The site lies within a zoned residential density range of 250 – 500 habitable 
rooms per hectare (Policy H 11(A)) however, density will be of secondary 
importance after taking account of the individual requirements of the site and 
the merits of the scheme. The council is generally more concerned that 
proposed developments meet other policies in the plan than the measure of 
their housing density and it is likely that ultimately the acceptable residential 
density on this site will be defined by the acceptability of the bulk and mass of 
a future proposal in design and amenity terms. 

5.3 Social and Community Uses 

5.3.1 The use of one of the Harrow Road properties as a church constitutes a social 
and community use and in accordance with policy SOC 1 the council seeks to 
protect such uses. Records indicate that the church has been in this property 
since the late 1940’s and is therefore a lawful use now.  

5.3.2 Through consultation it has been established that the entire church building is 
fully used by the fellowship as part of their activities. The Church serves both 
the immediate community as well as drawing members from other areas. 
Approximately half of the members are local. The Church is essentially a 
locally-focused fellowship, with a multi-ethnic membership which they consider 
to be of value in encouraging sustainability within the local community and is a 
major contributor to community cohesion.  

5.3.3 The Church have advised that they wish to continue to serve this community 
in the long term. The current church members have advised that they are 
committed to continuing the ministry within the community and want to co-
operate with the council in its plans for the physical regeneration of this area. 
The council’s Department of Housing have been in discussions with the 
church regarding acquiring the freehold interest of the property and as part of 
these discussions they have started to consider the church’s requirements for 
relocation, either on site or within the area. 

5.3.4 The council will consider the loss of a community facility if an adequate 
replacement is provided. As set out in paragraph 6.14 of the UDP in order of 
preference the replacement of such a facility should be (i) on site; (ii) in parts 
of Westminster where there is a need for the facility (iii) elsewhere in 
Westminster. Developers should therefore seek to provide accommodation for 
the existing church in redevelopment proposals or provide an adequate 
replacement facility on another appropriate site in the vicinity.  

5.3.5 In addition to the requirement to relocate the church facility Policy H 10 (B) 
stipulates that on sites where the amount of housing is likely to be 50 or more 
units the council will require the provision of community facilities in order to 
mitigate the additional demands placed on local services. Paragraph 6.2 of the 
UDP sets out the type of uses that are considered to be social and community 
uses and subject to other policies in the plan most of these would be 
considered to be acceptable land uses on the site.  



Planning Brief for Dudley House North Wharf Road & 139-147 Harrow Road, London W2 

 

21 

5.3.6 In response to the consultation version of this planning brief the council’s 
Children’s Services have advised that there is a childcare supply issue in the 
area and only one nearby affordable nursery. They demonstrate a clear 
demand for affordable childcare and recognise that the development of this 
site will increase that demand. They have suggested that North Wharf Road is 
an ideal location for childcare facilities linked to Paddington Green Children’s 
Centre. Children’s centres are primarily aimed at children and families living in 
areas of disadvantage and Paddington has been identified as an area of need.  

5.3.7 In addition to affordable childcare Children’s services have advised that the 
service areas that are in demand include family support (drop-in and play 
sessions; structured drop-in sessions; health); more health related services 
and early intervention services; space for a child health clinic or a health visitor 
one day per week; and employment (employability - careers advice interviews; 
ESOL classes –demand for improving skills for those who do not have English 
as a first language).  

5.3.8 It is recommended that future applicants fully engage with children’s services 
and other local organisations including the Local Area Renewal Partnerships; 
NHS Westminster, Paddington Development Trust; Paddington Waterside and 
relevant council departments to establish the needs of the area and consider 
what is the most appropriate social and community use that could be 
accommodated on the site. The planning department should also be engaged 
in these discussions.  

5.4 Play Space,  Private Amenity Space and Open Space  

5.4.1 Particular regard should be had to Policy SOC 6 (A) of the UDP, which 
requires children’s play space and facilities to be provided as part of new 
developments which include 25 or more family housing units. There are 
existing children’s play facilities on the site which were upgraded as part of a 
section 106 agreement linked to another PSPA development. These facilities 
should be replaced and improved as part of future development proposals and 
to accommodate the additional children a development will generate.  

5.4.2 As set out in the council’s Open Space Strategy (2007) the site is also located 
in an area which is deficient in publicly accessible play space. The feasibility of 
making any play facilities available to the wider public should therefore be fully 
explored. In the event that it is not considered practical to provide public 
access it is likely that a financial contribution towards improvements to public 
play facilities within the vicinity would be required. Proposals for publicly 
accessible play space should be discussed in detail with the council’s parks 
and leisure and children’s services. These discussions should also determine 
what age group the facilities should be provided for.  

5.4.3 High quality, accessible, and safe communal amenity space should be 
included in any redevelopment of the site. Provision of private amenity space 
is also encouraged. Policy H 10 sets out the requirement for the provision of 
amenity space, gardens, balconies, and roof gardens. Amenity space provided 
by balconies must be large enough to accommodate genuine usable space 
and not merely provide a visual interest to the façade. Such balconies will also 
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need to comply with the council’s planning policies relating to residential 
amenity / overlooking. Mechanisms should be put in place by the developer, 
their agents and successors to ensure that balconies are not used as external 
storage spaces.  

5.4.4 The site is located in an area which is deficient in publicly accessible open 
space. Given the extra demand for such amenity provision that any new 
residential accommodation would create the council would, in accordance with 
its adopted Supplementary Guidance on Planning Obligations (January 2008), 
encourage schemes that incorporate some open space within the 
development. If it can be justified that the provision of public open space is not 
appropriate, given site constraints, it may be appropriate to secure a financial 
contribution to improvements to existing or proposed public open spaces in 
the area. 

5.5 Shopping and Services 

5.5.1 As set out in paragraph 5.2.4 in accordance with policies SS 1 (protecting A1 
retail use), SS 2 (protecting non-A1 retail uses), SS 10 (New retail floorspace 
in development schemes) and H 10 (provision of community facilities) at 
ground floor level the council will seek to ensure that a similar range of uses to 
those currently at 139 – 147 Harrow Road is provided for and that residents 
have adequate access to local convenience shops and services.  

5.5.2 It is recognised that restaurants and cafés (Class A3) and bars and pubs 
(Class A4) can help bind a community. They can however be equally divisive 
in residential areas if not well managed, particularly in relation to noise 
disturbance. Given the presence of the existing Dudley Arms Public House, a 
similar replacement floorspace for restaurant and/or public house use may be 
suitable, subject to assurances over management control and ability to resolve 
conflict that may arise given close proximity of residents. The Council is likely 
to impose conditions limiting terminal hours to between 23.00 and midnight, in 
line with decisions on adjacent PSPA sites. The council’s policies in respect of 
mechanical plant should also be considered at the earliest design stage to 
ensure that they do not cause detrimental impacts in terms of their visual 
appearance and impact on residential amenity. 

5.6 Small Businesses 

5.6.1 As set out above the provision of some shops and services would be 
acceptable at ground floor level. It is however recognised that there are 
currently a number of vacant retail units on neighbouring sites.  

5.6.2 North West Westminster is home to a significant creative industries cluster, 
with large numbers of small creative businesses occupying ‘affordable’ 
business space premises such as those at Great Western Studios and 
Westbourne Studios. Whilst offering relatively cheap rents for workspace, 
these developments are extremely popular and enjoy 100% occupancy rates 
with long waiting lists. The City Council has commissioned two research 
studies demonstrating the shortage (and high demand) for this type of 
workspace, namely 'Westminster's Creative Industries' (published June 2007) 
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and 'Great Western Studios Relocation and Development Report' (published 
July 2005).  

5.6.3 The need for affordable business space is a priority within the City Council's 
Economic Development Strategy. The Council's economic development team 
administers a 'Civic Enterprise Fund' which contains resources for affordable 
business space projects and is willing to explore joint ventures to increase the 
supply of affordable business space in Westminster. Affordable business 
space meeting the demand from creative industries in this area or schemes in 
the form of 'business incubator' space for higher education leavers may be an 
appropriate use on the ground floor of this site.  

5.6.4 Again it should be noted that given the site’s location outside of the PSPA any 
proposals for this type of development that are submitted in advance of an 
amendment to the current boundary would have to be treated as a departure 
to the UDP. 

5.7 Unacceptable Uses 

5.7.1 The following land uses are considered inappropriate in this location:  

 Large retail units, because they would detract from the function of the 
Central Activities Zone and other key shopping frontages; 

 Large commercial uses as they would undermine the ability of this site 
to deliver a quantitative and qualitative improvement to the housing 
provision on the site; 

 Night clubs (sui generis), because they would be incompatible with the 
nearby residential properties;  

 Hot food takeaways (Class A5) because they are likely to detract from 
the quality of the area and cause noise, smell and litter nuisance;  

 Hotels, because the area is already adequately provided with this use, 
and they may prejudice the preferred uses set out in Policy PSPA 2. 
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6 Conservation, Design and Townscape Issues 

6.1 Existing Buildings  

6.1.1 The existing buildings on the site are neither listed nor located within a 
conservation area. If proposals come forward for their demolition in advance of 
planning permission for redevelopment, the demolition is therefore only likely 
to be subject to the ‘prior approval process’ under part 31 of the Town and 
Country Plan (General Permitted Development) Order 1995. The only issues 
that the local planning authority can control under this procedure are the 
methods of demolition, and the proposed restoration of the site, not the 
principle of demolition in townscape terms. 

6.2 General Design Principles 

6.2.1 Future proposals will be assessed in accordance with the detailed design 
principles set out in Chapter 10 of the UDP. In accordance with policy STRA 
27 and DES 1 the council will require a development that promotes the highest 
standards in terms of sustainable and inclusive urban design and architecture. 

6.2.2 Section 7 of this brief sets out important principles for the sustainable design 
of development and should be read in conjunction with this section on urban 
design.  

6.3 Local Context 

6.3.1 In urban design terms, the context of the site is set by the surrounding new 
buildings and public realm that forms part of the Paddington Special Policy 
Area (PSPA) along with the major roads and junction to the north. It is 
surrounded by major new developments to the east and south and by a site 
which has a resolution to grant planning permission for redevelopment to the 
west.  

6.3.2 The scale of the development opportunities in this area and absence of 
conservation area status allows greater scope to promote innovative designs 
and building methods. The design of any new development must however, 
meet the challenges of the physical constraints of the site and integrate well 
with the physical characteristics of the surrounding buildings (existing and 
proposed). The design, layout, scale and form should be developed to create 
and enhance coherent linkages and relationships to the urban form beyond 
the site boundaries.  

6.3.3 Whilst the site is located outside of a conservation area regard must be had to 
the impact of proposals on the Maida Vale Conservation Area, Paddington 
Green Conservation Area, St Mary’s Church which is designated as Grade II* 
listed and the Grade I listed Paddington Station. Whilst the station is located to 
the south west of the site on the other side of the Grand Union Canal and the 
Conservation Areas and church are located to the north of Harrow Road, with 
the listed parish church being opposite the North Westminster Community 
School site (see draft planning brief for North Westminster Community School, 
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January 2009) and severed by a 10 lane dual carriageway, the impact of the 
proposals on views from the conservation areas, and views in the setting of 
the listed buildings , will be important considerations when assessing the 
detailed design of proposals. 

6.4 Scale, Massing and Form of Development 

6.4.1 Adjacent developments are around 22 – 45 metres (m) high with the northern 
block of Paddington Walk peaking at 43.5m. To the west of the site the 
permitted (subject to completion of a S106 agreement), but not built, office 
building at 55-65 North Wharf Road varies in height between 71m to the core, 
63m to the canal side and 55m to the east. The permitted residential building 
of this scheme is 40.5m high. All buildings are of a contemporary design and 
comprise a range of materials. The drawings can be viewed on the planning 
pages of the Council’s website, using Registered Number 03/05999/FULL. 

6.4.2 The scale and massing of proposed development should be informed by the 
existing and proposed buildings surrounding the site. The relationship with 
adjoining buildings and the need to reflect the scale and height of surrounding 
development means that any development is likely to be more closely related 
to the scale and form of the adjacent residential development at Paddington 
Walk rather than the commercial developments in the vicinity including the 
scheme at 55-65 North Wharf Road. 

6.4.3 Notwithstanding the above the detailed planning permission that was granted, 
and since implemented, for the Paddington Walk scheme comprised buildings 
that are higher than those which were permitted in the original outline planning 
application for the site. The high quality of architecture and urban design on 
the detailed scheme was such that the increase in height was considered to 
be justified and appropriate. Applicants evolving proposals for Dudley House 
should therefore not assume that they can replicate the scale of Paddington 
Walk. There may be scope for taller incidences at the northern end of the site, 
though these should be no taller than the northern (highest) part of Paddington 
Walk. 

6.4.4 When considering the height of development regard must also be had to 
policy DES 3. The supporting text of this policy specifically states that whilst 
there is some potential for the location of high buildings within the designated 
PSPA the only location that could accommodate a very high building is at the 
eastern end of Paddington Basin. The council has already granted planning 
permission, subject to the completion of a section 106 legal agreement, for a 
43 storey tower at the eastern end of the basin. This building forms part of the 
Merchant Square scheme and is considered to constitute the one very high 
building that the PSPA could accommodate.  

6.4.5 Whilst Policy 4B.9 of the London Plan suggests that tall buildings may be 
suitable within opportunity areas, and Dudley House is included within its 
indicative Paddington Opportunity Area, it does state that the Mayor will work 
with Boroughs to help identify suitable locations for tall buildings. It is 
considered that the council has already undertaken this work through the 
preparation of the UDP and the study commissioned by the council on High 
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Buildings in Westminster (2000). Testing of sites within the PSPA against the 
council’s criteria has shown that it is unlikely that any other sites within the 
area would be appropriate for locating high buildings. High buildings that are 
significantly higher than their surroundings will not therefore be acceptable on 
this site.  

6.4.6 The acceptability of the final height of the building(s) will be dependent upon 
the detailed design, treatment of roofs and scale and massing of development 
proposals. In any event buildings should be located to prevent privacy 
concerns through overlooking of neighbouring residential windows that serve 
habitable rooms of existing and approved, but yet to be built, neighbouring 
buildings. Similarly, in accordance with policy ENV 13 any future development 
on this site must not cause significant shadowing of, or a significantly 
increased sense of enclosure to neighbouring residential windows and should 
be designed so as to ensure that there is no material loss in daylight or 
sunlight to existing and approved, but yet to be built, neighbouring buildings. 
Proposals should meet the standards set out in the Building Research 
Establishment (BRE) publication, Site Layout Planning for Daylight and 
Sunlight (1991), or any subsequent publication issued by the BRE on this 
subject. Any future applications for development of this site must be 
accompanied by a detailed daylight and sunlight report, which demonstrates 
compliance with policy ENV 13 using the methods of daylight and sunlight 
calculation set out in the BRE publication Site Layout Planning for Daylight 
and Sunlight (1991) and its appendices, or any subsequent publication issued 
by the BRE. In addition, as highlighted in paragraph 9.230 of the UDP the 
council will aim to ensure that there is a predominantly daylit appearance for 
habitable rooms within neighbouring residential buildings and as such 
minimum daylight values will normally be unacceptable.  

6.4.7 The above paragraph sets out the council’s policies on the impact of proposals 
on adjacent residential developments. As stated developers should seek to 
meet the objectives of this policy. Notwithstanding in this instance it is 
acknowledged that, in the context of the other policy aims for the development 
of this site, a degree of flexibility may be required in the application of this 
policy. Any variations from the council’s normal policy requirements would 
however need to be robustly justified.  

6.4.8 Residential buildings should have a distinctive character and form that sets 
them apart from other commercial buildings in the area. They should comprise 
high quality, durable and sustainable materials and should make full use of 
balconies, terraces and roof gardens to provide richness and visual interest to 
a façade. As set out in paragraph 5.4.3 balconies should be designed to 
ensure that they provide genuine usable space and appropriate mechanisms 
put in place to prevent them being used as external storage areas.  

6.4.9 Affordable housing should be integrated into the overall layout and should be 
indistinguishable from market housing. Residential buildings should be 
equipped with a central location for communal satellite dishes. Any plant 
should be incorporated into the fabric of the building design, including 
provision for cleaning and maintenance.  
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6.4.10 Development should respond positively to the site’s position on the curve of 
North Wharf Road through the design of its urban form. Building frontages 
should be located to follow existing building lines along Harrow Road and 
North Wharf Road. Projections beyond the existing buildings on the Harrow 
Road frontage are unlikely to be acceptable. Ground floor uses should 
encourage active frontages whilst avoiding service and vehicular entrances or 
refuse storage on the main frontages. Buildings should be designed to 
overlook public routes and open space to provide passive surveillance and aid 
security. Notwithstanding, the requirement to minimise overlooking will need to 
be balanced by the possible desire for private amenity space for residential 
development.  

6.4.11 The council will consider the height, bulk and form of the development from a 
number of viewpoints. It is essential that important local views are identified to 
ensure that they are protected or enhanced by development proposals. The 
height of the development will inform the number of locations that will require 
visual analysis. The key viewpoints that are likely to be required are identified 
in map 4. 

6.5 Public realm 

6.5.1 The site is relatively compact and bounded by existing public routes to the 
north, west and south. Although there is currently an informal route to the east 
of the site, between North Wharf Road and Harrow Road, new development 
would not be expected to maintain this route as this could be in conflict with 
the creation of usable and secure residential amenity space.  

6.5.2 The council expects that the design of the public realm, including surface and 
boundary treatments, materials, planting, street furniture and children’s play 
equipment will be of the highest quality, coordinated with the surrounding area 
and minimising clutter. Applicants should have regard to the following 
publications (and any subsequent revisions thereof) in the design of proposals 
for the public realm: ‘Paddington Special Policy Area Public Realm Strategy’ 
(2003); ‘Westminster Way  - a public realm manual for the City’ (2004) and the 
‘City of Westminster Open Space Strategy’ (February 2007). 

6.5.3 The provision of public artwork, including sculpture, statuary and mural 
decoration, will be encouraged where permission is sought for suitable 
schemes of development. Such artwork should be of a high standard of design 
and execution and use high quality materials, and spatially related to the 
development scheme and, where fixed to a building, integral to the design of 
that building. Proposals for public art should be brought forward at an early 
stage for consideration by the council’s Public Art Advisory Panel. A financial 
contribution in lieu of the provision of public art is unlikely to be acceptable. 

6.6 Open Space and Landscaping 

6.6.1 In accordance with policies ENV 4 and ENV 16 the council will require 
implementation of a scheme of soft and hard landscaping for all parts of the 
site not covered by buildings. This should be designed to complement the 
architectural treatment of the proposed building(s) and make a positive 
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contribution to the local environment. The landscaping scheme should include 
details of proposed shrubs and trees. The species chosen should reflect the 
diverse range found throughout the city focusing in particular on native 
species to encourage the preservation and enhancement of native species 
and wildlife found throughout the city. The landscaping design should be 
discussed at an early stage with the council and it will expect thorough ground 
works and aftercare of all landscaping. 

6.6.2 There is a potential to realign the Harrow Road gyratory to the north of the site 
as part of the obligations under the Long Term Vehicular Access (LTVA) which 
included the recent rebuilding of Bishop’s Bridge over the railway. This offers 
the opportunity for the reconsideration of the landscaping to the area of 
highway land to the north of the existing Harrow Road properties. Dependent 
on the access arrangements to the proposed development and the timing of 
bringing forward the realignment of the gyratory the landscaping of this area of 
land could form part of the development proposals. Although north facing and 
affected by traffic noise this area of land could be used in association with 
ground floor uses. It also offers the opportunity to form part of the ‘Greenway’ 
approach being promoted by Sir Terry Farrell to enhance the setting of and 
across the Euston-Marylebone Road corridor. Should the redevelopment of 
the Dudley House site be brought forward in advance of a confirmed scheme 
for the Harrow Road gyratory it is likely that funding towards future landscape 
enhancement works for this area would be sought as an appropriate planning 
benefit and secured through a section 106 legal agreement. 

6.6.3 The design of the open areas and the landscaping should take account of 
public safety. Careful attention should be given to maintaining good 
surveillance and avoiding landscaping which would conceal people. 

6.7 Archaeology 

6.7.1 Developers of the site must properly assess and plan for the archaeological 
implications of the proposals so that the scheme includes appropriate 
archaeological safeguards in line with policy DES 11 of the UDP. Such 
safeguards normally consist of design measures to ensure the permanent 
preservation of archaeological remains in situ or, where that is not appropriate, 
archaeological rescue investigations and recoding in advance of development. 
The advice set out in PPG 15: Planning and the Historic Environment and 
PPG 16: Archaeology and Planning should be taken in to consideration as 
should that given by the Greater London Archaeology Advisory Service. 
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7 Environment and Sustainable Development 

7.1 Sustainable and Resource Efficient Buildings 

7.1.1 The design principles listed below reflect Objective 6 of the London Plan: to 
make London an exemplary world city in mitigating and adapting to climate 
change and a more attractive, well designed and green city. They will enable 
natural resources to be used more efficiently, the reuse of resources, and a 
reduction in levels of waste and environmental degradation. Implementation of 
the Mayor’s environmental policies, particularly in the Energy Strategy, will 
help to mitigate climate change by reducing carbon dioxide emissions.  

7.1.2 It is recognised that paragraph 9.5(I) of the UDP  – making the best use of 
existing buildings – should not apply to proposals for this site given the poor 
quality and condition of the existing buildings and the overall benefits of 
redevelopment. 

7.1.3 The site represents an opportunity to demonstrate best practice in the design 
and construction of new buildings which utilises sustainable design and 
construction principles. The council has stated a clear policy aim to promote 
the efficient use of materials and the reduction of energy and water 
consumption in the UDP (Policy STRA 33: Sustainable design, construction 
and management of buildings). Accordingly, the council will strongly 
encourage that best practice sustainable development principles are adhered 
to in the design and construction of any future development on the site. 

7.1.4 The development of the site should conform to all relevant aspects of the City 
of Westminster Supplementary Planning Guidance on Sustainable Buildings 
(2003). Accordingly the design and construction of the development should 
conform with each section of the guidance, namely: design, energy, air, water 
and drainage, land, landscape and wildlife, transport, waste, materials, noise 
and site practices.  

7.1.5 The council will expect developers to address sustainable design criteria set 
out in policy ENV 1 and will require the incorporation of sustainable design 
measures including renewable energy generating plant to meet a proportion of 
the demand generated from the development. The council will expect the 
incorporation of energy conservation and efficiency measures. Applicants will 
be required to complete those elements of the Environmental Performance 
Statement applicable to their proposals as set out in Annex 9.1 of the UDP. 
The council would encourage independent appraisal of the sustainability of the 
building and where the development exceeds 50 residential units (or the large 
development thresholds set out in Table 9.2 of the UDP for other uses), an 
independent appraisal will be required. 

7.1.6 The opportunity should be taken to provide on-site renewable energy 
installations. The Mayor’s Energy Strategy (2004) states that a minimum of 
10% of energy demand must be provided for on-site by renewable energy 
sources, where feasible, but the 2008 London Plan goes further, requiring 
20%.  
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7.1.7 Solar thermal and Photo-Voltaic systems could be appropriate. Consideration 
should be given to building design to achieve natural ventilation to avert the 
need for air conditioning. Layout of the site should achieve orientation of the 
developments to optimise solar gain, and minimise energy use. Wind 
generators and borehole heating/cooling should both receive consideration. 
Biomass generators are unlikely to be suitable, due to the likely impact of their 
emissions upon air-quality.  

7.1.8 The Merchant Square development to the east of the site includes the 
provision of a combined heat and power plant (CHP). Applicants will be 
expected to have investigated the feasibility of integrating in to any existing or 
proposed CHP systems in the neighbourhood. The council would strongly 
encourage, as well as seek to ensure, that CHP is used on this site and in the 
event that it not feasible to integrate with the nearby systems the provision of a 
CHP system on the site itself should be considered. 

7.1.9 There is potential to incorporate green roofs into development proposals. 
Green roofs have several environmental benefits including encouraging 
biodiversity in urban areas, attenuating storm water run-off, providing an 
attractive open space for building residents / users, insulating the building from 
temperature extremes and absorbing air pollution and dust (see also the 
‘Biodiversity’ section below). 

7.1.10 The design of new development should incorporate the installation of a 
Sustainable Urban Drainage System (SUDS) to minimise rainwater run-off. 
The SUDS could ensure that rainwater run-off either soaks away on-site or is 
re-used. As stated a ‘green roof’ could retain water on-site. The development 
should achieve a high standard of potable water conservation through proven 
technology such as low flush or dual flush toilets, water saving taps and 
shower heads and grey or black water recycling on-site. 

7.1.11 When designing for the highest standards of sustainable design the emerging 
policy approach at regional and national level should be considered. The 
Mayor’s Energy Strategy (2004) proposed that by 2010 every London borough 
should have at least one zero-carbon development. On the 17 December 
2008 the Department of Communities and Local Government launched a 
consultation exercise which sets out the detailed requirements for plans to 
make all new homes zero carbon by 2016. A zero carbon home would include 
a very high level of energy efficiency and a minimum level of carbon 
reductions that would need to be achieved, compared to current Building 
Regulations, through a combination of energy efficiency measures, onsite 
energy supply and/or connections to low carbon heat. The remaining carbon 
emissions (including from cooking and appliances) would need to be 
addressed via a proposed list of allowable solutions. A copy of the 
consultation paper can be found via the following website 
http://www.communities.gov.uk/publications/planningandbuilding/zerocarbond
efinition      

7.1.12 In addition to measuring the carbon compliance level of buildings the Code for 
Sustainable Homes measures the overall sustainability of a new home against 
categories of sustainable design, rating the ‘whole home’ as a complete 
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package. The Code uses a 1 to 6 star rating system to communicate the 
overall sustainability performance of a new home. The Code sets minimum 
standards for energy and water use at each level and, within England, 
replaces the EcoHomes scheme, developed by the Building Research 
Establishment (BRE). 

7.1.13 On the 27 February 2008 the Government confirmed that a mandatory rating 
against the Code for Sustainable Homes will be implemented for new homes 
from 1 May 2008. All social housing now must be built to Code 3, with all 
housing to follow in 2010. From 2013 the target is that all housing built will 
meet Code 4 as a minimum, and from 2016 all housing will need to meet Code 
6.  

7.1.14 Given the limited size of the site, as well as the timing for bringing forward its 
redevelopment, it is recognised that a development with an overall rating of 
Code 6 may be difficult to achieve. Code 4 should be considered as a 
minimum for the development of the site with proposals being designed to 
maximise the code level credits thereby aiming for the highest code level 
achievable overall.  

7.2 Environmental Appraisal 

7.2.1 Given the size of the site (less than 0.5 hectare) it is unlikely that an 
Environmental Impact Assessment (EIA) will be required. Notwithstanding, 
whilst the EIA regulations set a system of thresholds and criteria to determine 
when an EIA is required even where these are not met one may still be 
required in some circumstances. The regulations provide a procedure that 
enables developers to apply to the planning authority for a ‘screening opinion’, 
to assess whether an EIA is needed in a particular case. The council will 
require future developers of this site to submit a screening opinion as soon as 
basic information can be provided about the proposal and well in advance of 
any formal planning application.  

7.2.2 If it is determined that an EIA is not required in accordance with policy ENV 2 
to ensure that the environmental effects of development are systematically 
assessed and considered the applicant will be expected to complete those 
parts of the Environmental Performance Statement (EPS) applicable to the 
proposals. The council uses EPS’s to ensure that proposals are assessed for 
their environmental effects, including the following aspects: air and water 
quality; contaminated land; noise; waste and recycling management; nature 
conservation; landscape; and archaeology. Their findings are used to 
encourage, and in specific instances to require, measures to reduce or contain 
likely adverse environmental impacts. The EPS should therefore influence the 
design and scope of any proposal at the onset. The requirements for an EPS 
are set out in Annex 9.1 to chapter 9 of the UDP. The EPS will be required to 
take in to account existing and proposed developments in the area and 
consider potential cumulative impacts. 

7.2.3 Traffic and transport issues will need to be the subject of a Transport 
Assessment, as set out in section 8 of this planning brief, Chapter 4 of the 
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UDP, Policy ENV 14 and Appendix 4.1. Any Transport Assessment should be 
cross-referenced to the EPS in development proposals for this site. 

7.3 Flood Risk Assessments 

7.3.1 The Environment Agency has identified this part of Westminster as Zone 1, 
and is therefore at low risk of tidal and fluvial flooding. As part of the council’s 
work on the emerging Strategic Flood Risk Assessment (SFRA), the council 
appointed consultants, Halcrow, in 2007 to identify areas most at risk of 
surface water flooding. The Dudley House site is not in a critical surface water 
flood location, however any development on this site should minimise the 
effect of flooding and if possible reduce the risk of flooding overall. 

7.3.2 In accordance with Planning Policy Statement 25 ‘Development and Flood 
Risk’ any planning application for development on this site should be 
accompanied by a Flood Risk Assessment (FRA). This should identify and 
assess the risks of all forms of flooding to and from the development and 
demonstrate how these flood risks will be managed, taking climate change in 
to account. The FRA should be prepared by the developer in consultation with 
the local planning authority.  

7.4 Nature Conservation and Biodiversity 

7.4.1 Planning policies in the UDP, the London Plan and Mayor’s Biodiversity 
Strategy recognise the potential for the built environment to support 
biodiversity and encourage good sustainable design, and set out specific 
requirements to achieve this. 

7.4.2 A biodiversity assessment will need to be carried out prior to any work starting 
on site, including demolition, to investigate the impact (with particular attention 
to the presence of protected species, including UK Biodiversity Action Plan 
and London Biodiversity Action Plan species). Biodiversity information is a 
material consideration in a planning decision and will therefore need to be 
submitted at the same time as an application.  

7.4.3 The council will expect development to increase the overall biodiversity value 
of the site and therefore features that protect and enhance biodiversity should 
be integral to the design of the development. Measures to provide habitats 
that will encourage local biodiversity will be encouraged. Green or brown roofs 
may have a role in relation to managing run off and attracting local 
biodiversity. They can provide important habitats for wasteland flora, 
invertebrates and birds. It is recommended that developers consult the 
following documents and guidance in developing schemes for the site: 

 English Nature report Green Roofs: their Existing Status and Potential for 
Conserving Biodiversity in Urban Areas (Report Number 498).  

 Design for Biodiversity 
 Biodiversity by Design 
 Improving Londoner’s Access to Nature 
 Right Trees for a Changing Climate 
 Adapting to Climate Change: A Checklist for Development 
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 Further information and guidance on providing green roofs with multiple 
benefits can also be found at www.livingroofs.org.uk 

  
7.5 Waste 

7.5.1 In line with policy ENV 12, provision must be made for the storage of waste in 
all development and provision should be made for the separation of recyclable 
materials, with at least half of the storage space for sorting recyclables. The 
provision on site of facilities for the composting of food waste would also be 
strongly encouraged. Developers should consult the council’s ‘Waste and 
Recycling Storage Requirements’ (March 2008) for further information. A 
waste management plan should be submitted as part of any planning 
application for this site. 

7.6 Noise 

7.6.1 The council aims to reduce noise levels throughout the City to below 
maximum levels set out in World Health Organisation guidelines. In 
accordance with policy ENV 6 the council will require design features and 
operational measures to minimise and contain noise from developments and 
to protect noise sensitive properties. In particular, the development should 
incorporate design features that ensure the occupants of the new flats will 
enjoy a good quality noise environment indoors, notwithstanding the presence 
of Harrow Road and Westway immediately to the north. For more detailed 
requirements applicants should refer to the text set out in policy ENV 6 in the 
UDP. 

7.7 Air Quality 

7.7.1 The whole of Westminster has been designated an Air Quality Management 
Area. As part of its duties under the Local Air Quality Monitoring process the 
council monitors levels of pollution and is currently engaged in updating its Air 
Quality Strategy and Action Plan as well as updating air quality policies in the 
LDF Core Strategy and Development Plan Documents. Part of the work that is 
underway is to seek to reduce emissions from development in Westminster  

7.7.2 As a result of proximity to the Harrow Road and Westway, high levels of air 
pollution, which will continue to exceed European and national standards are 
predicted for the area into 2010.  

7.7.3 Any future development of this site is expected to contribute to a reduction in 
air pollution, both in terms of emissions generated by the site in its 
development phase and its future use phase, and development proposals 
should include an air quality assessment using the London Councils’ Air 
Quality and Planning Guidance.  

7.8 Code of Construction Practice 

7.8.1 Developers will be required to conform to the council’s Code of Construction 
Practice (to manage the wider impacts of construction, particularly traffic, 
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noise, television reception etc.) and contribute to the funding of the 
Environmental Inspectorate.  

 
7.9 Land Contamination 

7.9.1 Planning Policy Statement 23: Planning and Pollution Control (PPS 23), and 
‘Model Procedures for the Management of Contaminated Land CLR11’ both 
provide a ‘risk management framework’ when dealing with land affected by 
contamination. These documents should be taken in to consideration when 
preparing development proposals for this site.  

7.10 Utilities 

7.10.1 Public utilities are available in the streets surrounding the sites, the services 
have been renewed and upgraded in association with The Point and 
Waterside 1 & 2, the first of the new buildings on North Wharf Road. The 
capacity of the renewed supply systems has been calculated in anticipation of 
other likely developments in the area, but the specific needs of each service to 
the development should to be checked with suppliers when the likely demand 
of the development is known. The introduction of a form of pipe subway may 
be an appropriate device to give flexibility for future servicing and proposals 
should address this issue.  

7.11 Other Constraints 

7.11.1 Given the complexity of transport infrastructure in the area, including the 
Bakerloo line tunnel which runs under 55-65 North Wharf Road, Transport for 
London requires developers to approach London Underground Infrastructure 
Protection for advice on constraints and conditions that may apply to the site. 
In addition they require Crossrail safeguarding in the Paddington area to be 
taken in to account however, this is not likely to impact on the site given that 
the safeguarding area is located on the southern side of the canal.. 
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8  Transport, Highways and Parking   
 

8.1  General Principles 

8.1.1 The council seeks to co-ordinate land-use and transportation policies so to 
reduce the need to travel and to ensure that the most appropriate means of 
transport is used for each journey. In pursuit of this objective, the transport 
policies set out in Chapter 4 of the UDP seek to increase accessibility, 
enhance and improve the environment, and maintain and improve the efficient 
operation of London’s road and rail networks so as to ensure the continued 
attractiveness and economic viability of Westminster.  

8.1.2 The council will assess development proposals at this site for their individual 
and cumulative impact in contributing to traffic generation, and on congestion, 
parking, safety, public transport, cyclists and pedestrians in line with policy 
TRANS 14(A). In accordance with this policy the council will require a 
Transport Assessment (TA) to be submitted in conjunction with any planning 
application(s) for the site. This assessment will be required to set out the 
details of the proposed development and its likely effects on the transport 
networks. In addition to a TA the GLA have confirmed that they would expect 
to see a travel plan, delivery and servicing plan and construction logistics plan 
submitted as part of an application. Where possible these plans will need to be 
aligned with the plans and initiatives for other major sites in the Paddington 
area to ensure the cumulative impact can be considered. The plans will also 
need to be coordinated with the council’s code of construction practice as set 
out in Section 7. 

8.1.3 In cases where it is shown that the existing transport networks cannot cope 
planning permission would normally be refused unless it is possible to devise 
suitable transport improvements. Where necessary the council will impose 
conditions on a planning permission or will seek legal agreements to enable 
such improvements to be carried out in conjunction with the development. 

8.2  Access and Egress 

8.2.2 The site is surrounded on three sides by public highway and as such highway 
issues are an important matter in the consideration of development proposals.  

8.2.3 Access and egress to the Dudley House part of the site is currently via North 
Wharf Road. The Harrow Road properties are served from the cul-de-sac to 
the north of the site which was formed when Harrow Road was realigned. 
Depending on the form of development options for either a single point to 
serve the site from North Wharf Road or use the cul-de-sac off of the Harrow 
Road should be considered. The onus will be on the applicant to demonstrate 
that such a provision is satisfactory in highway terms in respect of efficiency 
and safety of access, impact on local streets and networks and especially on 
the urban form, layout and amenity.  
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8.2.4 Parking should generally be located at basement level in line with other 
residential developments in the area. Servicing should also preferably be 
located at basement level, to minimise traffic delays and ensure least 
disturbance from deliveries. In any event parking and servicing associated 
with the development should be accommodated within the curtilage of the site.  

8.2.5 North Wharf Road is adjacent to the main east-west corridor of Harrow 
Road/Westway, and is now served by the number 15 bus route. Vehicle 
access and egress from North Wharf Road is via Harrow Road, which is only 
available in a westbound direction. Vehicular traffic resulting from the 
development should be directed back onto the strategic road network (Harrow 
Road) and therefore away from other residential areas as much as is possible.  

8.2.6 New pedestrian bridges have been provided and subways upgraded to help to 
alleviate the severance caused by the canal (1801), railway (1838) and 
Westway (1966), but there is scope for further enhancement.  

8.2.7 Pedestrians and cyclists accessing the site from the north could currently use 
the existing subway near the Paddington Central Development. A new surface 
facility from St. Mary’s Terrace east of the gyratory is due to be provided as 
part of the Hermitage Street scheme (Paddington Walk) and this is currently 
being considered in conjunction with the potential realignment and 
signalisation of the Harrow Road gyratory  (please see also draft planning brief 
for the North Westminster Community School site (2008) and adopted 
planning brief for 149-157 Harrow Road (2004)). The council will seek to use 
additional contributions to the Paddington Area Transport and Environmental 
Management Study (PATEMS) fund to ensure this surface crossing provides 
the most attractive possible environment, assisting in providing key linkages 
from the PSPA to areas to the north. This surface link will be a key point of 
access for pedestrians and cyclists to the development site.  

8.2.8 It is important that spaces available to the public between and beside buildings 
on the site are permeable routes, not dead-ends, and have capacity for 
passive surveillance from neighbouring buildings. Therefore spaces between 
blocks need to be fully connected to the pedestrian network and designed to 
be overlooked and to deter crime. Deep recesses, undercrofts and arcades to 
building facades should be avoided along public routes.  

8.2.9 Map 3 should be taken in to consideration when designing proposals for the 
site as it sets out the Paddington Area Proposed Movement Plan and 
illustrates existing and proposed pedestrian and cycle routes around the 
basin. 

8.3 Highway and Environmental Improvements 

8.3.1 As stated in Section 6 of this planning brief development will be required to 
consider the upgrading of the highway area to the north of the site. This could 
be considered in conjunction with any realignment of the Harrow Road 
gyratory and the provision of a new surface crossing as outlined above. As 
noted above, a "Green Gateway" along Harrow Road has been promoted by 
Sir Terry Farrell,  it may be appropriate to consider a "greenway" along the 



Planning Brief for Dudley House North Wharf Road & 139-147 Harrow Road, London W2 

 

37 

north boundary of the site with a footway and a cycleway amongst new 
planting and landscaping. Improvements to the existing public realm adjacent 
to the site on North Wharf Road would also be required as part of the 
development.  

8.3.2 The Paddington Area Traffic and Environmental Management Study 
(PATEMS) is a package of schemes to mitigate the effects of construction 
traffic and the additional load on the highway network that new development 
may bring. It is particularly important to address the possible migration of 
traffic to residential areas, and the measures in the study or revisions of it to 
deal with new issues will be the basis for contributions required to offset the 
effects of redevelopment.  

8.3.3 Developers will need to take in to consideration other highway works in the 
area including changes to the highway connected with the construction of 
Crossrail. The council’s code of construction practice, which the developer will 
be expected to enter in to and conform to, should take these works in to 
account. 

8.4  Public Transport 

8.4.1 Access to public transport from the site is very good with Paddington Station 
mainline and underground and Edgware Road underground lines being within 
easy walking distance. As stated above the number 15 bus now runs along 
North Wharf Road and bus stops for the number 18 bus heading west on 
Harrow Road are equidistant to the east and west of the site. Access to a bus 
stop on Harrow Road to travel east is not as easily accessible with the closest 
stop being located adjacent to the Paddington Green Police Station near the 
Edgware Road junction. The provision of a surface level crossing as outlined 
above and improvement to the subway as part of the Merchant Square 
developments will however, make this bus stop more accessible. 

8.4.2 The Paddington Area Transport Study (PATS) is a mechanism for establishing 
appropriate contributions to fund passenger transport improvements through 
Section 106 legal agreements. Contributions to this fund will be required as 
part of the package of planning obligations secured to help mitigate the 
impacts of development. 

8.4.3 In response to consultation on the draft version of this planning brief the GLA 
confirmed that TfL require a bus drivers’ facility in the area. They would prefer 
to see this provided as part of the redevelopment of the North Westminster 
Community School site however if this is not possible an alternative could be 
the Dudley House site. Developers should consider this requirement in 
developing schemes for this site however, it is recognised that given the 
constraints of the site and other land use requirements that this may be 
difficult to provide. The council is also concerned of the impact that such a 
facility would have on additional traffic, noise, disturbance and hours of use. 
The developer should seek further clarification from TfL as to their exact 
requirements for such a facility. 
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8.5 Parking standards 

8.5.1 Given the proximity of the site to a range of public transport options, parking 
for the residential elements will be set at a maximum of:  

 • 1 off-street parking spaces per residential unit of two bedrooms or less  

• 1 or 2 off-street parking spaces per residential unit of three bedrooms or 
more provided that the aggregate provision does not exceed 1.5 spaces per 
dwelling 

 
In the interests of achieving a highly sustainable development, the actual 
parking provision on site shall be the minimum required to ensure that all likely 
parking demands of the occupiers will be met within the site.  
 

8.5.2 In order to reduce the number of parking spaces the council would support 
proposals for on-site car sharing/leasing such as a ‘car club scheme’. 

8.5.3 Should non-residential uses of the site generate vehicular traffic by employees 
(such as retail or community uses) then some limited car parking facilities may 
need to be provided for employees consistent with the relevant UDP 
provisions. Again the actual parking provision on the site should be the 
minimum required. 

8.5.4 The level of car parking provision across the site will need to be clearly 
justified and designed to cater for special needs such as disabled users.  

8.5.5 Secure cycle parking will be required in accordance with UDP Policy TRANS 
10 , namely a minimum of:  

 • One space per dwelling  
• One space per 125 m² of office floorspace 
• One space for 10 staff in other non-residential land uses   
 
The council would welcome a higher provision of secure cycle parking on this 
site than the minimum levels set out in policy TRANS 10. 
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9 Planning Obligations 

9.1 The aim of this planning brief is to enable the development of the site to proceed 
in accordance with the requirements outlined in the brief and to ensure that any 
development meets the objective of the UDP, 2007, and the needs of the public 
and other stakeholders. The council encourages pre-application discussions 
with its Planning and City Development Department who may draw on specialist 
advice from statutory consultees or other local stakeholders as appropriate.  

9.2 The brief also gives the opportunity to establish any necessary planning benefits 
at an early stage taking into account the needs and requirements of key 
stakeholders. There is a balance to be struck between the need for schemes to 
mitigate the impacts which they give rise to, contribute to the City and promote 
economic prosperity. Planning benefits would usually be secured as ‘Planning 
Obligations’ through the use of planning conditions or Section 106 (S106) Legal 
Agreements.  

9.3 Following a review of s106 agreements, Central Government have decided to 
implement a dual agreement scheme; continuing to use Section 106 
Agreements as a mechanism to collect planning benefits in the immediate area, 
and a Community Infrastructure Levy to fund strategic / key-infrastructure 
developments. The council’s general approach to planning obligations is set out 
in UDP Policy STRA 7, with further site specific issues detailed in individual 
planning briefs. The council’s guidance will be reviewed once more information 
on Government proposals to introduce a Community Infrastructure Levy and 
change the scope of planning obligations becomes available. Under the new 
system, the council will be required to produce an annual investment plan for 
the Community Infrastructure Levy. 

9.4 The council’s Supplementary Planning Guidance on Planning Obligations was 
Adopted in January 2008. Future updates will depend on the progress of the 
council’s emerging LDF and greater clarity of Central Government’s views. 

9.5 Accordingly, the council will use the existing national and local guidance 
available at the time to negotiate the best method of addressing and 
ameliorating the impacts of any proposal submitted in accordance with this brief.  

9.6 In summary the following list provides the details of the types of planning 
benefits and policy requirements that may be sought from the redevelopment of 
the site. These are not in order of priority and will of course be dependent upon 
the final type of development that comes forward.  

 Provision of affordable housing; 
 Provision of Social and Community facilities;  
 Provision of Small / affordable business space; 
 Education financial contributions;  
 Public realm improvements and financial contributions to play space / open 

space provision in accordance with the council’s Open Space Strategy 
(2007); 



Planning Brief for Dudley House North Wharf Road & 139-147 Harrow Road, London W2 

 

40 

 Financial contributions to the Paddington Area Transport and Environmental 
Management Study (PATEMS); 

 Financial contributions to the Social and Community Fund Account; 
 Financial contributions to the Paddington Area Transport Study (PATS); 
 Code of construction practice and contributions to funding environmental 

inspectorate 

9.7 It is likely that where the Council applies for planning permission on its own 
land, but intends to sell on the site to a third party, any future developer that is 
not the council will have to first enter into a contract with the Council to transfer 
the land before a s106 agreement is completed. This is because the Council 
cannot enter into an agreement with itself as landowner to secure the 
obligations with itself. In order to ensure this, a Grampian condition may be 
attached to the planning permission making the planning permission conditional 
on appropriate arrangements having first been entered into to secure the 
obligations. This is necessary in order to secure the s106 obligations as the 
developer will then have sufficient interest in the land to give the s106 
obligations. The transfer documentation should also be made subject to a 
special condition that the transfer is subject to the planning permission, if 
implemented.  

9.8 Whilst the City Council cannot enter into a Section 106 agreement, because an 
agreement by definition must involve at least two parties, it is able to give a 
unilateral undertaking under Section 106(1) in relation to land in which it has an 
interest. Such an undertaking is binding not just on the council but on any 
person deriving title from the council and failure to comply with the obligation 
would be unlawful.. 

9.9 In order to address the funding of Crossrail in advance of a full review of the 
London Plan on 18 May 2009, The Mayor of London published drafts of (a) 
Proposed London Plan Alterations and (b) associated Supplementary Planning 
Guidance (SPG) on 'the Use of planning obligations in the funding of Crossrail' 
for consultation purposes. The drafts propose raising funds towards the costs of 
Crossrail from schemes which (i) are within the London Plan Central Activities 
Zone boundary and (ii) involve an increase of 500 sqm. or more in gross office 
space. No land uses other than offices are affected by the draft policy and SPG. 

10.1 The publication of these documents is a material consideration in planning 
terms, however leading counsel advises that they have only low weight in the 
determination of planning applications, due to the early stage they have reached 
in the statutory process. It is considered that the City Council is correct to 
continue to apply the policies of the statutory development plan in deciding what 
planning obligations should be secured in this case – namely the London Plan 
published in February 2008 (consolidated with alterations since 2004) and the 
Unitary Development Plan adopted in January 2007, supported by the Section 
106 Supplementary Planning Guidance – until the proposed alterations to the 
London Plan are adopted. 
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10 Contacts and Further Information 
 

CITY OF WESTMINSTER CONTACTS 

Rachael Ferry-
Jones 

Policy, UDP and planning 
brief issues 

020 7641 2418  
rferry-jones@westminster.gov.uk 
 

Oliver Gibson Planning applications: Land 
use and development 
control 
 

020 7641 2680 
ogibson@westminster.gov.uk 
 

David Clegg Design issues 
 

020 7641 3014 
dclegg1@westminster.gov.uk 
 

Matthew Blades Economic development 020 7641 2336 
mblades@westminster.gov.uk 
 

Don Murchie Highways planning 
 
 

020 7641 2517 
sdwyer@westminster.gov.uk 
 

Brent Turton Construction impact 020 7641 2581 
bturton@westminster.gov.uk 
 

Rebecca Cloke Open space / public realm 020 7641 3433 
rcloke@westminster.gov.uk 
 

Andrew 
Holdsworthwild 

Access and inclusion 020 7641 6347 
aholdsworthwild@westminster.gov.uk
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12 List Of Maps 
 

Map 1 – Site Location Plan of Dudley House and 139 –147 Harrow Road, W2 

Map 2 – Conservation Areas and Listed Buildings 

Map 3 – Paddington Area Proposed Movement Plan 

Map 4 – Viewpoints towards the Dudley House site 
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