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1 Statement of Adoption 

 
  



 

 

Planning and Compulsory Purchase Act 2004; The Town and Country Planning 
(Local Planning) (England) Regulations 2012 

City of Westminster 
 

NOTICE OF ADOPTION OF ‘BASEMENT DEVELOPMENT IN WESTMINSTER’ 
SUPPLEMENTARY PLANNING DOCUMENT 

 
In accordance with Regulations 11 and 14 of the Town and Country Planning (Local 
Planning) (England) Regulations 2012 (“the 2012 Regulations”), notice is hereby 
given that Westminster City Council adopted its Basement Development in 
Westminster Supplementary Planning Document (SPD) on 24 October 2014. 
 

Subject 
Matter and 
Area 
covered:  

The SPD provides advice and guidance on the application of adopted policies 
in the City of Westminster’s statutory development plan relating to basement 
development. It will help applicants make successful applications for 
developments which help deliver sustainable development in accordance with 
national and local policy. It applies to the entire area of the City of Westminster.  
 

Modificatio
ns 
(Changes) 
made:  

A draft version of the SPD was made available for public comment in 
accordance with Regulation 35 of the 2012 Regulations. A consultation 
statement accompanied this document. Details of representations and the 
council response to these are available on the council website and a schedule 
of modifications made to the SPD pursuant to section 23 (1) of the Act are 
attached to this document. 
 

Availability: 
 

In accordance with the requirements of regulations 14 and 35 of the 2012 
regulations, copies of the adopted SPD and of this statement are available on 
the council’s website here (www.westminster.gov.uk/basement-extensions). It 
can also be inspected at Westminster City Hall (address and contact details 
below) and all local libraries during their normal opening times. A full list of 
local libraries and opening times can also be found on the Council's website 
here. Alongside the adopted SPD, this adoption statement, the consultation 
statement, schedule of modifications and SEA Screening Report are also 
available for inspection. 

 
Queries: For further information, please contact: 

Planning Policy 
11th Floor, Westminster City Hall 
64 Victoria Street  
SW1E 6QP 
Tel:  020 7641 2503 
E-mail: planningpolicy@westminster.gov.uk  

 
Any person with sufficient interest in the decision to adopt the Supplementary 
Planning Document may make an application to the High Court for permission to 
apply for judicial review of the decision. Any such application must be made promptly 
and in any event no later than three months after the date on which the SPD was 
adopted.  

 
Ben Denton 
Executive Director of Growth, Planning and Housing  

https://www.westminster.gov.uk/basement-extensions�
https://www.westminster.gov.uk/library-opening-hours-and-contact-details�
mailto:planningpolicy@westminster.gov.uk�


 

 

 
2. Representations Received to public participation and Modifications 
made to SPD pursuant to Section 23 (1) of the Planning and Compulsory 
Purchase Act 2004 
 
Public Participation and Representations received 
 
The council is required by Regulation 12 and 35 (public participation) to publish the 
draft SPD and a supporting consultation statement on its website and make it 
available at its principal office for a period of at least four weeks. Following initial 
consultation on the guidance from October-December 2013, the draft Supplementary 
Planning Document was published along with its consultation statement, as required 
by the Town and Country Planning (Local Planning) (England) Regulations 2012, 
regulation 12 (b). Consultation took place for four weeks between 21.02.2014 and 
24.03.2014. An email dated 21.02.2014 also invited all interested parties to comment 
on our intention to adopt the document as SPD. All Councillors were also notified. 
During this time, the documents were made available on the Westminster website 
and placed for public inspection in Westminster City Hall and libraries and a number 
of other meetings were also held with specific stakeholders. The consultation 
statement originally published with the draft SPD can be found at Section 3. 
 
Modifications made to SPD pursuant to Section 23 (1) of the Act 
 
Following public participation, a number of modifications were made to the document 
pursuant to section 23(1) of the Planning and Compulsory Purchase Act 2004.  A 
schedule of main amendments is set out below. A full list of consultation comments 
from both stages of consultation and the council response to these can be found in 
the Cabinet Member Report dated 20 October 2014. This details where issues have 
been addressed in the SPD and amendments made and where they will be 
considered at a later stage as part of the emerging City Plan. This report and a 
marked up copy of the SPD showing changes is available on the council website at:  
http://committees.westminster.gov.uk/mgIssueHistoryHome.aspx?IId=4463&Opt=0 
  
Schedule of Modifications 
 
A schedule detailing the main amendments made is set out in the table below: 
 
Section Modification Shown struck through: deletions, Shown underlined: additions 
Foreword This is only one part of our wider approach. Building on this, we are now consulting 

on developing new planning policy on basements, which will form part of our 
emerging City Local Plan. 

1 Introduction 
and Purpose 
of Guidance  
 

The council … is working with local residents and stakeholders to develop one in 
revising our adopted emerging City Plan to incorporate detailed policy. Until this 
plan has been adopted, this Supplementary Planning Document has been prepared 
to provide more detailed guidance and advice on … It aims to: 

Explain when a planning application is required and what information you will need 
to submit (Section 3-4); 

Explain and provide more detailed advice and guidance on the current policy 
framework and how planning applications for basement development will be 
assessed in relation to this (Section 2 & 6); 

Provide advice on the other regimes used to control basement development and 
other useful sources of information and contacts (Section 7 and appendices). 

http://committees.westminster.gov.uk/mgIssueHistoryHome.aspx?IId=4463&Opt=0�
http://www.westminster.gov.uk/services/environment/planning/ldf/cityplan/�


 

 

Policy context, 
para 2.2 

The National Planning Policy Framework (NPPF), which was published in 2012 and 
its supporting Planning Practice Guidance, published in revised form in 2014.  

The council is currently developing previously consulted on the development of a 
separate City Management Plan (CMP) which contained more detailed City Plan 
development Management policies, which include a draft policy on 
basements. These will replace Unitary Development Plan Policy and will be merged 
with the adopted City Plan: Strategic Policies  We are not taking the CMP forward 
as a separate document but will be inserting the policies into the City Plan, to create 
a single local plan for Westminster. These detailed policies are unlikely to be used 
in planning decision-making until mid 2015 at the earliest so are not included in this 
document. Further advice on progress and the weight of emerging. 

Having regard to Government policy on the role of SPDs as set out in the National 
Planning Policy Framework (NPPF)and the Planning Practice Guidance. A 
consultation statement sets out how the public have been involved in preparation of 
the document. A Cabinet Member report dated 20.10.2014 details the council’s 
response to representations received. The adoption statement, a schedule of main 
changes and the SEA screening determination are available on the council website. 

As an SPD, this document guidance explains and gives guidance on the council’s 
existing adopted planning policies…. All policies referred to have reasoned 
justifications set out in their parent document. 

Following the adoption of the City Local Plan policy on basements, this guidance 
will be reviewed and updated to incorporate any additional requirements set out in 
the adopted basements policy, which do not form part of existing policy. 

3. What is 
basement 
development 
and when is 
planning 
permission 
required? 
 

Basement development includes any excavation to form new or additional 
floorspace under the ground level of an existing property or within its curtilage and 
under its garden. It may also include basements which are part of new build 
development.  

Most basement developments will require planning permission…. In some other 
circumstances, (for example for unlisted buildings outside a conservation area)…. 
New lightwells are also considered an engineering operation  meaning they will 
require planning permission.  

A number of council services are involved in assessing different elements of 
basement works and in managing and enforcing issues encountered in later phases 
of development, not covered by the planning regime.  

Permitted Development Rights allow certain alterations … The criteria under which 
basement works may be permitted development are complicated. For detailed 
advice … 

4. Submitting 
a Planning 
Application 
 

4.2 Given the complexity of the basement construction process…. We strongly 
recommend that a A structural suitably qualified engineer should form part of the 
initial design team and as details of the method of construction and how the 
process will be managed should also be prepared at this stage. 

4.3 It is always advisable for applicants for basement excavation to should 
consult with all neighbouring occupiers (., and We recommend that you provide 
them with details showing that structural matters have been considered by a 
chartered civil or structural engineer, You should also consult with anyone with a 
freehold interest in your property and ensure you have complied with their 
requirements before submitting an application. You should It will also be helpful to 
provide evidence of consultation  

For basement development, the main information you will need to submit is set out 
as follows overleaf. You should also go through the advice in Section 6, to ensure 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf�


 

 

you have addressed all issues relevant to your site. 

Validation requirements 

Noise Assessment, where external plant is proposed (or internal plant requiring 
external ventilation) 

Added below table: The council reviewed and consulted on its validation 
requirements and they were adopted on 12 March 2014. 

5: Advice for 
Neighbours 
 

The council welcomes comments as part of its consideration of planning 
applications. You can support or object to a proposal but you must should be aware 
that any representations made to the council will be public documents and will be 
read by others. You should al 

.3 Section 6 of this document provides more detail on the main issues we 
can take into account in determining planning applications and lists planning 
policies you may wish to refer to if making representations.  

5.4 Government legislation says that we cannot consider non-planning issues 
such as loss of property value, party wall and land and boundary disputes, the 
applicant’s personal circumstances or identity, the number of different construction 
projects going on at the same time or issues controlled by other legislation and 
regimes such as building control, including means of escape and structural integrity 
during the course of works. Whilst the council cannot refuse planning permission 
because construction works may cause noise and disturbance, it can apply 
conditions to reduce their impact, for example restricting hours of work specific to 
basement construction. The council as a whole also has a wide range of powers to 
take enforcement action on other issues (see Section 7). 

5.8 We welcome submission of any evidence of flooding or damage to your 
property as a result of adjacent basement excavation work, as this will help us with 
monitoring any ongoing impacts of basement development and assessing the 
effectiveness of our policies. 

6.1 
Sustainable 
Design  

 

Applicants will need to demonstrate that new basement development complies with 
the above policies and will meets the highest possible standards of sustainable 
design, contributing to the mitigation of, and adaptation to climate change, as well 
as minimising carbon emissions. In particular, applicants should set out how they 
have considered the following issues: 

Choice of materials, including potential for  re-use and recycled content and 
avoiding materials with high embodied carbon content, where possible; 

Incorporating Sustainable Urban Drainage measures, green infrastructure and 
design to minimise flood risk (see sections 6.2 and 6.3 below); 

Incorporating water conservation measures, throughout the development especially 
where swimming pools are proposed; 

6.1.3 Applicants should show identify potential negative environmental impacts and 
consider how these can be have been mitigated. , in particular in relation to waste 
management. In particular, the application should show how the amount of waste 
generated has been minimised and consideration given to reuse and recycling.  

Added: 6.1.5 Where water intensive uses such as swimming pools are proposed, it 
may be possible to incorporate water re-circulation, recycling and water recovery 
systems.  

6.1.6 Applicants are also encouraged to consider the use of renewables or 
retrofitting of energy efficiency measures throughout the building to offset carbon 
emissions, where appropriate  



 

 

6.1.7 The Mayor’s Sustainable Design and Construction SPG (2014)  includes 
some specific advice on sustainable design of basements. 

6.2 Trees, 
Gardens and 
Landscaping  

 

applicants should demonstrate that basement development will protect important 
trees* and the garden setting, and ensure surface water drainage is maintained, in 
accordance with the above policies. 

6.2.4 To achieve this, an adequate depth and volume of soil must should usually be 
incorporated above the basement itself to allow for new tree and shrub planting 
(see diagram below). This will help to provide a suitably landscaped setting for the 
development and also to regulate the flow of water draining into the surrounding 
subsoil and promote urban greening. 

6.2.5 Existing green infrastructure 
should be retained wherever practical and enhanced where possible, especially 
where this will contribute to the Mayor’s target to increase the amount of surface 
area greened in the Central Activities Zone by 5% by 2030*. We will expect the 
retention of ample protection for planting. In some cases it is desirable for a margin 
of unaffected land should to be left at the rear of the site. This can help ensure that 
green corridors and networks are maintained, allowing established mature and 
larger scale planting to continue to grow naturally and ensuring surface water 
drainage is maintained without increasing surface water flows onto adjoining 
properties. The retention of existing mature landscaping is will be particularly 
important in areas with characterised by large gardens such as St John’s Wood. 
Applicants should consider the desirability of retaining a margin of The amount of 
undeveloped garden land which it is desirable to retain will depend on taking into 
account the size and character of the site, the requirements to retain existing trees 
and the results of the analysis of the existing surface water and ground conditions 
in the structural statement and of any flood risk assessment (see sections 6.3 and 
6.4).  
 
INFORMATION REQUIREMENTS 

Any construction management plan should also cross-reference those measures 
set out in part (ii). 

Applications for basement development should be accompanied by an adequate 
landscaping scheme, which takes into account the above issues, as well as the 
character of the garden and its contribution to the setting of Heritage Assets, where 
appropriate (see Design and Heritage Assets, below).  

Conditions may be applied to ensure the implementation and retention of the 
approved landscaping scheme, including any replacement trees which have been 
agreed  and tree protection measures. 

6.3 Flood Risk 

 

Diagrams/ Tables Added: Map showing hidden rivers and table of streets at risk of 
surface water flooding. 

Before deciding to go ahead with an application for basement excavation or 
conversion and you should first determine whether the application property is 
located in a flood risk zone or within a area prone to surface water flood risk hotspot 
flooding.   

6.3.3 The table overleaf (Figure 4) shows locations where basement development 
will usually be unacceptable in different flood risk areas in Westminster and where 
flood risk assessments will be required. This is based on our current adopted policy. 
However, the Environment Agency has indicated they may not object to basement 
extensions in some of the locations we currently identify as unacceptable, in cases 
where it can be demonstrated that flood risk can be mitigated. This will therefore be 
reviewed in our emerging City Plan policy, and based on the evidence in the 
revised Strategic Flood Risk Assessment. Further advice on different types of flood 



 

 

risk is set out below. 

Figure 4 has also been amended to ensure complete consistency with current 
adopted policy. 

6.3.5 In addition to tidal flood risk, throughout Westminster there are a number of 
areas identified as having critical drainage problems, meaning that they are at 
greater risk of surface water flooding. During 2013/14, modelling of the City was 
undertaken This enhanced surface water modelling to identify those locations most 
at risk from surface water flooding in the city. These are shown on the indicative 
map on p23 and Fifteen ‘hotspot’ areas have been identified across the City.  areas 
which are at highest risk and these are shown at Figure 5. in dark blue on the map 
below. Enhanced mapping of surface water flood risk across the City is currently 
being compiled for  the council and once completed this will be made available on 
the Westminster website A list of those streets at particular risk is at the end of this 
section. 

6.3.6 The construction of a basement under a garden may reduce the infiltration 
capacity of the ground and could therefore result in additional surface water runoff 
from a site as well as reduced capacity of the ground to act as a store for rain 
water. Wherever possible, self-contained basement dwellings should be located 
outside areas prone to the Surface Water Flood Risk Hotspots. flooding. If building 
a basement extension in any area prone to surface water flooding you should take 
steps to avoid increasing (and where possible reduce) surface water flood risk for 
the site and beyond. There are A number of Sustainable Urban Drainage measures 
techniques available, which can be used to reduce the surface water runoff from a 
site including rainwater tanks, permeable paving and living roofs. Retrofitting of 
sustainable urban drainage systems will be encouraged where appropriate. 
Applicants should also show they have had regard should be had to the drainage 
hierarchy in the London Plan and justification provided where this is not practical or 
appropriate. 

6.3.7 In flood risk areas, where permeable surfacing and sustainable urban 
drainage measures are recommended in the flood risk assessment or structural 
statement, the council may secure their installation and retention by condition.  

6.3.7 Basements may be more susceptible to sewer flooding and potential for 
sewer flooding this should also be considered by the structural or civil engineer. As 
a minimum, it is recommended that all drainage connections from basements to 
sewers should be fitted with a one way valve to prevent the drains flooding the 
basement if they surcharge. Basements are in the vicinity of the historic routes of 
the Westbourne and Tyburn Rivers and their tributaries.   

6.3.11 In all basement development, applicants are encouraged to should consider 
incorporating flood resistance and resilience measures as part of the design. This 
includes measures to prevent water ingress and to reduce flood damage should 
flooding occur.  

6.4 Land 
Stability, 
Ground 
Conditions 
and Structural 
Issues 

 

 

Policy Framework 

Relevant London Plan policies include 5.3 (Sustainable Design and Construction), 
5.12, 5.13 (Sustainable Urban Drainage) and 7.20 (Geological Conservation). 
 

6.4.3 In line To comply with the advice in the NPPF, we will not validate planning 
applications for subterranean development unless they are supported by 
information which demonstrates that the ground conditions and impacts of the 
proposed development have been adequately considered using appropriate 
professional expertise, to ascertain that the development is suitable for its site and 



 

 

structural stability of neighbouring buildings will not be put at risk by proposals.  

6.4.4 In areas of higher risk (see paragraph 6.3.9), it is recommended applicants 
should request a greater level of detail. 

6.4.5 The council will cannot, however, approve a specific engineering solution as 
part of the planning application, as this falls within the requirements of the Building 
Regulations, but the statement is required to demonstrate that the issues have 
been adequately considered at an early stage and a basement level is suitable for 
the site and can be provided without undue risk.  

6.4.6 To assist applicants in ensuring they obtain that structural statements which 
are comprehensively prepared, the council has commissioned a background 
technical report by Alan Baxter and Associates, which sets out the types of issues 
which should be considered by the applicants and a structural or civil engineer 
when a basement project is being considered.  

6.4.7 Many difficulties arise during the construction phases of works. Applicants are 
therefore advised to appoint a suitably qualified main contractor who has overall 
responsibility for the sequencing, temporary works and quality of the construction 
itself. The council cannot recommend particular contractors but the Association of 
Structural Underpinning Contractors (ASUC) holds details of specialist contractors 
with experience in basement excavation. Building owners are also strongly advised 
to retain their structural or civil engineer during the construction stages and instruct 
them to review the method statements, sequence of construction and temporary 
works proposals and to visit the site during construction to monitor it is progressing 
generally in accordance with the proposals. In exceptional circumstances, the 
council may apply conditions to require works to be monitored by a suitably 
qualified engineer.  

INFORMATION REQUIREMENTS 

To comply with guidance in the NPPF, the council currently requests a Structural 
Methodology Statement will be required as supporting information with all 
applications for subterranean development. 

This statement must be prepared and signed off by a Chartered Civil Engineer 
(MICE) or Structural Engineer (MI Struct.E) and should include supplementary geo-
hydrology reports where this is not being provided by the same engineer.  We 
recommend that a structural engineer with expertise in historic buildings (CARE 
accredited) is must be appointed in most circumstances where heritage assets are 
affected, especially for works to or adjacent to any listed building. In areas where 
basement development may impact on the groundwater regime, the building owner 
should consider appointing a specialist geotechnical engineer and/or a geo-
hydrologist. 
 
For links to the relevant organisations who  will help you find an appropriately 
qualified engineer and contractor, see the Contacts sections in the Appendices. 

6.5 Heritage 
Assets 

 

6.5.7 Where scale is considered of such importance to be fundamental to 
significance, the creation of an additional storey will is likely to be unacceptable in 
principle. 

6.5.8 In some circumstances where an additional storey beneath a listed buildings 
is not considered acceptable, the creation of basement accommodation underneath 
the garden may provide a more acceptable alternative, which minimises the risk of 
harm to historic fabric, plan form and hierarchy of spaces.  

6.5.9 In any case where a new basement storey is considered acceptable in 
principle, the connections into new or extended floor levels should protect the 
historic layout and circulation pattern of the original building. The extent of Removal 



 

 

of original fabric and features to be removed should be minimised and should not 
harm must ensure the building’s significance is not compromised. This will include 
existing historic floor coverings and foundations.  

6.5.10 Where houses were built with a basement, these were often used for 
kitchens and service spaces and some may retain features which give an insight 
into their historic function for example stone flag floors, original ranges, wine cellars, 
larders and vaults with exposed brickwork.  

6.5.11 Tanking of existing basement areas can have a harmful impact on historic 
fabric and if this is required the method proposed must be included as part of the 
application submission. 

6.5.12 Structural integrity should be given particularly careful consideration when 
dealing with heritage assets and in particular listed buildings or buildings 
immediately adjacent to a listed building. Significant structural intervention which 
may be required as part of basement construction, which and this could adversely 
affect historic fabric. The most straightforward structural method may not be 
appropriate and you should seek the advice of specialist conservation engineers. 

6.5.13 Protection of historic fabric and specific features of interest during the course 
of construction works should also be considered. Although evidence suggests 
historic buildings tend to be more able to accommodate ground movements than 
more modern rigid structures, excavation work needs to be undertaken sensitively 
and appropriate protection put in place, so as not to affect delicate historic fabric 
and finishes and protect architectural detail from damage or theft. These issues 
should be addressed in both the structural methodology statement and construction 
management plan, which should identify potential impacts and measures to protect 
both the application property and any adjoining heritage assets.  

6.5.14 In certain cases, such as in mews properties, basement excavations may not 
be possible without may result in the substantial demolition of the existing building. 
In these instances the acceptability of demolition will be assessed in accordance 
with the tests set out in the NPPF3 and this may mean proposals are unacceptable 
in principle local and national policy3. On constrained sites, if permission for 
demolition is not being sought, the structural and construction methodology should 
set out how excavation can be undertaken without the need for substantial 
demolition. 

6.5.16 The impact of the proposals on other small-scale heritage assets, including 
boundary walls and curtilage structures must also be considered at application 
stage. Listed Garden structures and historic garden walls which are listed and/or 
those which contribute to the character of conservation areas should be retained 
and protected. 

6.5.17 Front vaults are a common feature of historic properties in Westminster and 
their presence, along with other features such as coal holes may mean that front 
area excavation is not desirable possible. The impact of construction on features 
such as front entrance steps, crossovers, porches, railings and porticos must also 
be considered as part of any proposal. 

6.5.23 Even where no archaeological investigation is required by condition, 
developers are advised to be vigilant for archaeological deposits, and to alert 
GLAAS if such remains are discovered during the course of construction works. 
Procedures to be followed should archaeological remains be discovered during 
construction works should be referenced in the Construction Management Plan, 
where appropriate (See Section 6.8). 

INFORMATION REQUIREMENTS 

…. Where these works are to a listed building or share a party wall with a listed 



 

 

building, we recommend the engineer should be CARE accredited. 

6.6 Visual 
Impact 

 

6.6.2 It is important that any such external features are sensitively designed and 
sited to minimise their impact on the appearance of the building, the character of 
the surrounding area, the landscape setting and the setting of heritage assets, as 
well as the amenity of adjoining occupiers, taking into account policies listed below. 

Lightwells and Skylights 

6.6.3 Open front lightwells are characteristic features in many streets in 
Westminster. Where there are existing traditional front lightwells, their further 
excavation and alteration will not be permitted if this will have a materially harmful 
adverse visual impact in street views or cause harm to the significance of a listed 
building. 

6.6.5 New lightwells may be allowed to the front of properties are more contentious 
but may be allowed where if they follow a prevailing characteristic or an established 
pattern within the street. …However, new lightwells set in shallow front garden 
areas are unlikely to be acceptable and will be particularly contentious in they will 
not be permitted to mews or similar properties where there is no visual buffer 
between the front elevation and the street, and lightwells do not form part of local 
character.  

6.6.6 In any location where the introduction of a new lightwell is considered 
acceptable in principle, its size and depth should relate sensitively to reflect the 
composition of the building and size of the garden area. To achieve this, in general 
new open lightwells should not be more than one additional storey in depth and the 
width of lightwells proposed should follow the established character within the street 
and the composition of the existing building. ..  Lightwells which span the full width 
of the elevation, or which detach a building from its garden setting, are unlikely to 
be acceptable.  

6.6.8 Skylights may be acceptable to the rear of buildings, and should be of minimal 
size, located within and flush to the hard landscaping and positioned adjacent to the 
rear elevation. Skylights and lantern lights set within the garden and away from the 
building typically form uncharacteristic features which are may be harmful to the 
garden setting by virtue of their design and light spill. 

6.6.9 In instances where creation of a new lightwell in an existing large front garden 
area is considered appropriate, the diagram at Figure 9 shows the sort of detail 
which will is likely to be acceptable be expected.  

6.6.11 Many basement extensions will require some form of mechanical ventilation 
and such equipment can have a visual, as well as environmental, impact.  

Use of 
Basements for 
living 
accommodatio
n  

 

Some of these issues are not enforced through planning legislation but dealt with 
by other codes and standards (see also Section 7). 

6.7.3 The quality of accommodation provided should also be considered. 
Extensions to create new living space accommodation at basement level will 
generally only be acceptable if used with the rest of the premises as part of a single 
dwelling. To comply with their standards, Environmental Health recommend that 
hese will be acceptable in principle if the proportion of subterranean living 
accommodation does not exceed the above-ground living space and the space is in 
addition or ancillary to the existing residential accommodation at ground level and 
above. Staff accommodation should not be located wholly within basements may 
not comply with their standards. 

6.7.4 New accommodation must meet the requirements of the Housing Act 2004 
and the Building Regulations (see other standards at section 7, below) and, 
although not enforced through planning, this may will affect your design.  

http://www.legislation.gov.uk/ukpga/2004/34/contents�


 

 

6.8 Managing 
the Impacts of 
Construction 

 

6.8.1 Basement construction can be complicated and lengthy and, if badly 
managed, may cause significant nuisance and disturbance for neighbours and 
others in the vicinity, due to additional traffic and to the noise, dust and vibration of 
construction itself. 

6.8.2 As construction works associated with basement developments have the 
potential to cause disruption which often lasts longer than other residential 
extensions, we usually request a construction management plan is submitted at 
planning stage to demonstrate that reasonable consideration has been given to 
issues such as access, working hours and impact on local amenity. Although we 
recognise full detail may not be available before any contract is let, the broad 
approach to construction method and management should be considered by the 
applicant and their design team at this an early stage.  

6.8.4 Property owners or developers undertaking basement development should 
maintain a dialogue with adjoining occupiers at all stages of the design and 
construction process and ensure all neighbours are aware of the phasing and 
programme of works and any changes to the schedule, especially where noisy 
works are likely to be involved.  

6.8.5 We strongly recommend works are carefully planned in consultation with 
neighbours and programmed so they can be completed in the shortest time 
possible and with minimum disruption. In planning the timetable for works, 
applicants should be aware that hours of work for basement excavation will usually 
be subject to additional control, restricting excavation to between 08.00 and 18.00 
Monday to Friday and not at all on Saturdays, Sundays, bank holidays and public 
holidays. This will be a condition of any permission granted. We also recommend 
contractors join the nationally recognised Considerate Constructors Scheme, as 
this will  help demonstrate your commitment to good site management. 

6.8.7 Arrangements for parking for contractors and visitors must also be 
considered, as well as the location of items such as skips. The contractor must 
minimise the use of on-street parking and obtain the permits and licences for any 
temporary uses of the Highway. Any damage to the highway will need to be 
repaired and the council’s highways team may take a deposit to secure this (See 
Section 7 Other Controls and Contacts). 
Handling Materials and Waste 
6.8.8…added. Special consideration should be given to waste removal if the site 
includes contaminated land (See para. 7.6). 

Noise, Vibration and Dust 
6.8.9 … Applicants should refer to the Mayor of London’s Guidance on Control of 
Dust and Emissions during Construction and Demolition and ensure they are aware 
of and can adhere to Environmental Health standards in relation to control of dust, 
noise and vibration. 

6.8.13 It should be noted that the planning system has limited powers to control the 
construction process and its impacts, and not all of these issues will be considered 
or enforced by planning officers. However, a number of other regimes and a large 
body of environmental and safety requirements allow the council as a whole to 
closely monitor and control processes and impacts which result from basement 
development construction works. This includes requirements relating to noise and 
vibration, dust and air quality, traffic and transport and protection of existing 
buildings and infrastructure from harm, disturbance or damage. The construction 
management plans are umbrella documents which may incorporate mechanisms 
which overlap with or refer to these other regulatory regimes (particularly highways 
and environmental health)  but which will not be enforced through planning. For 
further information, see Other Controls (Section 7) and contact details at Appendix 



 

 

5.  

6.8.14 In addition to the advice in this section, a list of questions to encourage best 
practice in construction management is provided at Appendix 2.  
 
INFORMATION REQUIREMENTS 

A Construction Management Plan is currently required with planning applications 
for basement development. This should be site-specific and  include sufficient 
information to demonstrate that you have followed the guidance in this section and 
should provide including…. Where appropriate, details such as hours of work may 
be assured through planning condition and, in some instances, a more detailed 
construction management plan may be required where adequate detail is not 
available at planning application stage. 

6.9 
DEVELOPMENT 
UNDER THE 
highway 

6.9.2 A large number of utilities and services are located under the highway 
including access cables, pipes and sewers…. The adopted UDP therefore sets out 
that the … 

7 Other 
regimes and 
controls 

7.1 The assessment and enforcement of applications for subterranean development 
intersects with a wide range of other legislation…. Although this does not form part 
of consideration of your planning application, it is important to note the different 
consents and licenses that must be applied for before you start works.  

Environmental Health (Noise, Vibration and Dust complaints) 
7..5…  This The Environmental Protection Act 1990 enables the council to impose 
requirements to prevent or abate nuisance from dust and smoke. Guidance is given 
on the Westminster website at https://www.westminster.gov.uk/information-to-
contractors-noise-and-atmospheric-pollution and in British Standard BS 5228: Parts 
1 and 2 (1984) and Part 4 (1986) entitled ‘Noise control on constructions and open 
sites’. 

Environmental Health (Consultation Teams) 
7.7 Habitable accommodation must…. Where it does not meet these standards, the 
dwelling may be considered for action under the Housing Act 2004 and 
Environmental Health would have the power to require works to improve natural 
light and the view to the affected rooms (which may require planning permission) or 
alternatively, where this is not practicable, to prohibit the use of those rooms.  

Other 
7.10 It will also be the applicant’s responsibility to ascertain whether any existing 
underground services including electric, gas or telecommunications services will be 
affected by works and notify utility companies and relevant parties of any impacts. 
Transport for London and London Underground should be contacted to confirm that 
works will not interfere with any of their assets.   

Party Wall Act  Added: The provisions of the Act apply when an adjoining owner is carrying out 
work in the ground within three metres of the party wall or within six metres if it falls 
below a line drawn at 45 degrees from the bottom edge of the foundation of the 
wall. Further advice on the Party Wall Act for both owners undertaking works and 
adjoining occupiers can be found on the planning portal. 

8.2 The Party Wall Act is civil legislation and this is therefore always a private 
matter between neighbours which does cannot involve the council. The Act can be 
used by neighbours to address issues where damage occurs and their Party Wall 
surveyor can request that a sum of money is held in ‘escrow’ in case of any 
damage.  

8.3 It is advisable to seek the advice of a structural engineer with experience on 
party wall matters. The Professional Institutes listed in the appendices can provide 
details of engineers with party wall expertise. Further advice on issues to consider if 

http://www.planningportal.gov.uk/uploads/br/BR_partywall_explain_booklet.pdf�


 

 

you need to enter into a Party Wall agreement is set out in the Alan Baxter’s 
Report, Section 9.  

Appendix 1: 
Contents of 
Structural 
Methodology 
Statement 
(SMS) 

The SMS should be submitted in the form of a report and supporting drawings. The 
level of content required will depend on the site, but in all cases it must be signed 
and validated by the structural or civil engineer. The following list is provided for 
guidance purposes only and to assist in the preparation of your SMS: 

 
NEW 
Appendix 2 

Entirely NEW APPENDIX (all new text) Setting out some additional advice to 
encourage best practice in construction management  

 
In addition to these modifications, some re-ordering of text has also been undertaken 
in places and new headings inserted without changing content. Minor typographical 
errors have also been corrected.  
  



 

 

3 Statement of Consultation (as published February 2014, 
to accompany draft SPD) 
 
Town and Country Planning (Local Planning) (England) Regulations 
2012 
 
Basement Development in Westminster Supplementary Planning 
Document (SPD), Statement of Consultation, February 2014 
 
This statement has been prepared to accompany the draft Basement’s SPD and to 
comply with Part 5 Regulation 12 (a) of the Town and Country Planning (Local 
Planning) (England) Regulations 2012. 
 
It sets out the details of those people consulted during the preparation of the 
document and is followed by details of the formal consultation process. Consultation 
on all SPDs follow procedures set out in Westminster’s adopted ‘Statement of 
Community Involvement’ (January 2007) as well as the requirements of the 2012 
regulations, the Planning and Compulsory Purchase act 2004 and other relevant 
legislation.   
 
2 Title of the Document: Basement Development in Westminster 
Supplementary Planning Document (SPD) 
 
3 Purpose and Reasoned Justification for production of the Basements 
SPD 
 
In recent years, there has been a significant increase in applications for basements 
excavations and extensions. The council is developing a specific planning policy on 
basements in its emerging City Plan. Until this has been adopted the supplementary 
planning document aims to provide advice both for applicants wishing to undertake 
basement development and local residents affected by such works. It aims to  

• Explain when planning permission is required and what information you need 
to submit; 

• Explain the current policy framework and how planning applications for 
basement development will be assessed in relation to this; 

• Provide advice on the other regimes used to control basement development 
and other useful information and contacts. 
 

3.  Consultation in connection with preparation of the SPD  
 
In advance of the formal period of public participation on our intention to adopt this 
guidance as an SPD, extensive consultation has been undertaken in relation to this 
issue. The decision to draft the document was taken following a series of consultation 
exercises undertaken on our emerging City Plan (November 2011 and 23rd March 
2012 and 24th January to 18th March 2011), where the issue of basements was 
raised as of significant concern to local residents.  A draft of a guidance note was 
prepared taking these concerns into account and this has been subject to a period of 
consultation, along with the emerging planning policy on this issue, between 10 
October and 29 November 2013. During this time, the draft was made available on 
the Westminster website and placed for public inspection in Westminster City Hall 
and Libraries.  A letter was emailed to 550 consultees inviting comments on the 
documents and officers attended the surgeries of all the area forums in October and 
November 2013 with copies of the consultation document. Specific workshops were 



 

 

also held at South and St John’s Wood Area Forums. A number of other meetings 
were also held with specific stakeholders. 86 responses were received to this 
consultation, although these do not all relate specifically to the content of the 
guidance note. A list of consultees is appended to this document. 
 
4. Issues Raised 
 
Main issues raised in consultation can be summarised as follows: 

• Construction impacts and highways issues; 
• Structural issues especially damage to adjoining properties 
• Concerns in relation to flood risk and hidden rivers; 
• Concerns in relation to the role of different council departments with regards 

to basement works and what planning can do. 
 
These comments have shaped the content of the current SPD, which in particular 
seeks to provide details of the range of different powers available to the council to 
tackle this issue, and to provide information which will be helpful both to applicants 
and to neighbours affected by basement development. All responses received are 
available for public inspection. 
 
5. Formal Consultation Process on Draft Supplementary Planning Document 
 
The Cabinet Member for Built Environment agreed that formal public consultation on 
the intention to adopt the guidance note as a Supplementary Planning Document on 
21/02/2014. The consultation period will last for four weeks from 21/02/2014-
24/03/2014.  
 
During this period, the revised document will be made available on the council 
website, at libraries and in City Hall. Consultation notification will be sent out by email 
to stakeholders who have been involved in the previous stages of consultation on this 
document. All adjoining boroughs will be consulted as part of the duty to cooperate. 
 
6. Availability of Documents 
 
During this period, the draft document will be available online and can be 
downloaded from the internet at:  
http://www.westminster.gov.uk/services/environment/planning/permission/basements
/. 
 
We are currently in the process of upgrading our website and once this new website 
is live (from March 5th) you will be able to find the documents on the website here: 
http://www.westminster.gov.uk/basements-planning-policy/. 
 
Documents can also be inspected at the main reception, City Hall, 64 Victoria Street, 
SW1 (Open 8.30am-6pm, Monday-Friday).  
 
Hard copies will also be made available at public libraries and provided on request 
(address for requests below, Part 7). 
 
7. How to comment on the draft SPD  
 
Representations on the draft SPD can be submitted in writing during the four week 
consultation period. Representations should preferably be made by e-mail and 
submitted to: ldf@westminster.gov.uk  

http://www.westminster.gov.uk/services/environment/planning/permission/basements/�
http://www.westminster.gov.uk/services/environment/planning/permission/basements/�


 

 

 
Alternatively they can be made by post to the following address:  
City Planning,  
Westminster City Council,  
City Hall, 
64 Victoria Street,  
SW1E 6QP 
 
Any representations may be accompanied by a request to be notified in future, 
at a specified address, of the adoption of the SPD. 
 
For further information please telephone: 020 7641 2503 
 
8.  Next steps 
 
Following public participation, the SPD will be revised to take account of any further 
comments received and the document and details of all consultation comments and 
how they have been addressed will be put before the Cabinet Member for Built 
Environment for a decision on whether to adopt. If adopted, all final documents will 
be published on the website, alongside the final Statement of Adoption. 



 

 

 
List of Consultees 
Carlton Hill Residents' Association  

Abercorn School 
Ambika House Limited 
American School in London 
Ancient Monuments Society 
One Housing Group 
Bayswater Residents Association   
Belgravia Residents Association (James 
Wright) 
Belgravia Residents Association(Helen 
Oratore) 
Bengali Cultural Association (two 
consultees) 
Bengali Women's Group 
Biomedic Foundation 
British Buddhist Association 
Brownie Guide Unit 6th East Paddington 
Cardinal Hume Centre 
Caxton Youth Organisation 
Central and Cecil Housing Trust 
Walsingham Planning 
Westbourne Park Family Centre  
Cosmic (Children of St. Mary's Intensive 
Care) 
Cotes House Tenants & Residents 
Association 
Covent Garden Community Association 
(Jo Weir) 
Covent Garden Community Association 
(Isabel Lee) 
DHA Planning (Laura Leatherbarrow) 
Davis Coffer Lyons 
Derwent London (Richard Hillebron) 
Dorothy Gardner Nursery Centre 
DPDS (Diane Bowyer) 
Deloitte Real Estate (Rebecca Burnhams) 
Pimlico FREDA (Moy Scott) 
Pimlico Toy Library (Maggie Harper) 
Pursuing Independent Paths  
Queen’s Park Crèche 
Queen's Park Estate Society Mary 
Nicholas 
Queen's Park Neighbourhood Forum 
Fitzrovia Court Residents' Association 
Forsterss Solicitors (Michael Cunliffe) 
Knight Frank LLP, Martin Fellows 
Freshwater Court Residents' Association 
The Garden History Society 
Great Portland Estates Plc (Toby 
Courtauld) 
Grosvenor Ltd (Ian Morrison) 
Hallfield Estate Residents' Association 
Imperial College Early Years Education 
Centre  
Independent Mothers Pre-School 
Jacs Club 
The Knightsbridge Association 
Landmark Hotels 

Loftus Family Property 
London Borough of Islington 
London Borough of Wandsworth 
Go Ahead London 
LHA London Ltd 
London Travel Watch 
London Wildlife Trust  
Lydford Estate Tenants & Residents 
Association 
M R Partnership  
Malcolm Scott Consultants Ltd 
Martlett Court Residents' Association 
Mary Paterson Nursery School 
Meanwhile Gardens Playhut 
Medical Foundation For The Care Of 
Victims of Torture 
Metropolitan Police Service Pat Youngs 
Metropolitan Police (Central Traffic Unit) 
Brian McDonnell 
Londonewcastle 
National Grid DPM Consultants 
Mono Consultants Ltd Ginny Hall 
Out and About Club 
Paddington BID Kay Buxton 
Paddington Waterways & Maida Vale 
Society Elizabeth Virgo 
Parkinson's UK 
Paul Dickinson & Associates Paul 
Dickinson 
PCCG Licensing Working Party Matthew 
Bennett 
Peacock and Smith Lucie Jowett 
Reliance Trust Ltd Brian Kingham 
Residents' Society of Mayfair and St 
James's  
Road Haulage Association Ltd 
Royal Borough of Kensington and Chelsea 
Preeti Gulatyagi) 
Alan Baxter and associates (Jim Gardiner) 
Salvation Army - Edward Alsop Court 
Sanctuary Housing Association - Dean 
Abbot House 
Save London Theatres Campaign 
Inner London Scope Nor-West Club 
Shaftesbury PLC 
Soho Family Centre 
Soho Society Matthew Bennett 
SSAFA Forces Help (Westminster 
Division) 
St George Central London Limited 
St James Group Ltd 
St. Andrews Club 
St. Christina’s School (RC) 
St John's Wood Pre-Preparatory School 
St. Judes Over 50s Club 
St. Marylebone Society 
St. Mary's Hospital Estates & Facilities 
St. Vincent’s Family Project 
Stephenson Harwood LLP 



 

 

Sustrans 
Tachbrook Nursery School 
The Berkeley Group 
The British Hospitality Association 
The Central London Gurdwara 
The Portman Estate 
The Strand, Aldwych and Trafalgar 
Square Association 
The Tree Council 
Westminster Society 
Thorney Island Society 
Travis Perkins (Hanah Bellamy) 
Trehearne Architects (Tim Kempster) 
The Twentieth Century Society 
University of Westminster (Eric 
Mackenzie) 
Westbourne Neighbourhood Association 
(Richard Perkins) 
Western Charitable Foundation 
Young England Kindergarten 
Marylebone Association Stephen Quinn 
Chris Thomas Ltd 
The Crown Estate 
English Heritage 
Transport for London (TfL) 
London Fire and Emergency Planning 
Authority (LFEPA) 
Cluttons LLP (Nigel Abbott) 
Firstplan (Kate Matthews) 
Heart of London Business Alliance (Sarah 
Porter) 
London Underground 
Grosvenor (Nigel Hughes) 
The Royal Parks Agency (Colin Buttery) 
Abbey Community Association Ltd/South 
Westminster Action Network 
Tom Ball Churchill Gardens Estate   
CityWest Homes Limited 
eas planning a trading name of Capita 
Symonds (Stuart Walburn) 
Corporate Property Division Alan 
Wharton 
Rolfe Judd Planning  
Canal & River Trust London 
Octavia Housing 
The Chelsea Society 
Brent Planning Service 
North Paddington Society 
Hyde Park Estate Association 
St John's Wood Society 
South East Bayswater Residents 
Association (SEBRA) 
Paddington Residents Active Concern on 
Transport (PRACT) 
Westbourne Residents 
Highways Agency 
Town Planning Network Rail 
Atkins Global (Peter Heath) 
Verizon Jim Igoe 
Thames Water Utilities Ltd 

Matthew Bennett 
New West End Company (NWEC) 
Richard Garland 
Essie Graham 
Westminster Senior Citizens Forum 
Carers Network Westminster 
Westminster Property Association (WPA) 
The Theatres Trust 
Charlotte Street Association 
London Diocesan Fund 
Alan Bradley 
Crossrail 
HCA International Ltd   
Fitzrovia Neighbourhood Association  
Covent Garden Area Trust 
Howard de Walden Estates Ltd 
Meard and Dean Street (David Bieda) 
Katherine Hosleyns 
St James's Conservation Area Trust 
Ms J Young 
Westbourne Neighbourhood Association 
Nicholas Evans 
Victoria Business Improvement District 
(BID) 
Fusion Online Ltd 
Mike Carless, London borough of Barnet 
Cross River Partnership 
St Marylebone Society 
Westminster Senior Citizens Forum 
GVA Grimley Ltd 
The Victorian Society 
The Georgian Group 
The Portman Group 
CB Richard Ellis (Keith Hearn) 
The Curch Commissioners 
ARUP  
Richard Coleman City Designer 
The Roman Catholic Diocese Of 
Westminster  
Fitzrovia Trust Sandra Edwards 
Moreton Triangle Residents Association 
Moy Scott 
Cargill PLC 
SSE Utility Solutions Damien Hutchins 
Gieves and Hawkes Mark Henderson 
BLD International Fashion Agency Ltd 
Julian Sterk 
Hunza (Peter Meadows) 
Condici Limited (Miles Fallman) 
Church Street Library 
Licensed Taxi Drivers Association Ltd 
Westminster Amenity Societies Forum 
(WASF) 
Natural England 
Phoebe May  
University of Westminster (Nick Bailey) 
Action on Hearing Loss 
Foundation for People with Learning 
Disabilities (FPLD) 
Mental Health Foundation 



 

 

Mind - National Association for Mental 
Health 
Spinal Injuries Association (SIA) 
Arthritis Care 
CBRE Ltd Caroline Keane 
Department for Environment Food and 
Rural Affairs (DEFRA) 
GMS Estates Limited 
London Business School 
First Base Ltd 
Victoria Palace Theatre 
European Land & Property Ltd  
Turley Associates 
Grosvenor Ltd 
Ashley Gardens Residents Association 
Pimlico FREDA Edward Reeve 
Langham Estate Management Limited 
A Liammari 
Joan Safran 
Stewart Ross Associates 
tp bennett LLP (Mike Ibbott) 
Derek Horne & Associates Ltd 
Pocket LivingMarc Vlessing 
Soho Society  
Foundation for People with Learning 
Disabilities (FPLD) 
Mental Health Foundation  
Colliers International 
Residents of Carlton House Terrace 
Westminster Academy 
Paddington Academy 
The Inland Waterways Association 
Andrew Smith 
London Forum of Amenity & Civic 
Societies Residents 
Osel Architecture 
Belgravia Residents Association 
Paddington Waterways and Maida Vale 
Society 
Churches Together in Westminster 
Shire Consulting 
Kensington Society 
Valentine Montagnani 
RNLI  
Butterfly Conservation 
Garden Square News 
Four Rivers Resident's Association 
Network Stadium Housing Association 
Nathaniel Lichfield & Partners 
Royal Albert Hall 
London Chinatown Chinese Association 
Stanley Tse 
Jeffrey Green Russell Limited  
Andrew Cotton  
Thornbury Castle 
Royal Air Force Club 
Richard Graham 
TCG Bars Limited 
Tim Carnegie 
Drew Planning & Development Ltd 

The British Antique Dealers’ Association 
(BADA) 
Colliers International 
Beverley Butler 
Savills (Alex Graham) 
Kirkwells 
Quod Tom Vernon 
NLP Planning (Claire Heathcote) 
Savills (Tom Elliot) 
Vern Pitt 
Scott Brownrigg Natalie Walter 
ESA Planning Hannah Murray 
CBRE - Central London Retail 
Stanhope Plc Jonathan Trout 
Genesis Housing Group Dominic Whiston 
Development Securities Plc Simon 
Hesketh 
Biomedic Foundation 
BNP Paribas Real Estate 
Libraries and Culture 
The Wigmore Hall Trust 
Environment Agency (London Office)  
Bennetts Associates 
Legal and General Property 
Shape Arts 
Subway Gallery 
Inner North West London PCT's 
Kensington and Chelsea with Westminster 
Friends of the Earth 
Leicester Square Association 
National Portrait Gallery 
Jonathan Glanz 
Patricia McAllister 
The Belgravia Society 
Rose Doyle 
BRE Global Limited 
Dolphin Square Foundation 
City of London (Department of Planning 
& Transportation) 
Hugh Cortazzi 
Phoebe May 
Matthew Ford 
Outdoor Media Centre 
Alan Wipperman and Co 
GMRA Committee 
British Beer and Pub Association 
Michael Bolt 
Quadrant Town Planning Ltd (Louise 
Morton) 
St James’s Conservation Trust 
Grosvenor 
Gerald Eve LLP 
Land Securities Group PLC (Robert Noel) 
Bayswater Village Patricia Bench 
Mary Travers 
Qatari Diar (Jeremy Titchen) 
Planning Potential Ltd (Rebecca Rogers) 
Savile Row Bespoke (Mark
 Henderson) 
Inner North West London PCT's 



 

 

Pimlico FREDA  
Churches Together in Westminster  
Joan Safran  
Kensington and Chelsea with Westminster 
Friends of the Earth  
City Of Westminster College 
Maryland Road Community Association 
Mayfair Residents Group 
Brewery Logistics Group 
Forextra Developments Ltd 
Cluttons LLP Owain Nedin 
Paul Wayne 
CgMs Consulting (multiple emails) 
Metropolis (Amir Aramfar) 
CAMRA 
Moreton Triangle Residents Association 
Exhitibition Road Cultural Group 
DP9 (Alex Walker-Robson) 
Colliers International (Jonathan Manns) 
DP9 (Angela Parikh) 
WCC Environmental Sciences Team 
London Borough of Southwark  
Simon Tarrant 
dp9 (Jenny Turner) 
Baker Street BID 
Sotheby's 
McCarthy & Stone 
Colliers Ltd (Timothy Cakebread) 
Public Health Intelligence and Social 
Determinants (Anna Waterman) 
Iceni Projects Limited (Ralph Salmon) 
Collins & Coward Limited (Ian Coward) 
GL Hearn (Simon Taylor) 
Robert Ward-Booth 
Basement Force (Simon Haslam) 
Berkeley Homes (Travis Crawford) 
Fusion Online Ltd (Sean Wildman) 
Soho Estates Ltd (Julian Greenhalgh) 
Preston Bennett Paul Jenkins 
Turley Associates Olivia Willsher 
Paul Kentish & Co 
Ruth Bloomfield 
Turley Associates (Will Lingard) 
Kingly Partners LLP Paul Rowntree 
Savills (UK) Ltd (Alex  Graham) 
Sanei Hopkins Architects 
Nicholas Taylor and Associates 
The Central London Gurdwara  
Carers Network Westminster  
PC Dalton Planning 
Turnberry Consulting Christopher 
Pattinson 
Katherine Hosleyns  
Church street Library 
Natural England 
Iceni Projects Ltd Jack Brudenell 
DP9 (Chris Beard) 
Carter Jonas Kieron Gregson 
British Land David Bloy 
pcdalton consultancy Phillipa Dalton 

Karen Buck MP 
P Strang 
Garden Square News Merritt Thornton 
Central and Cecil Housing Trust - Dora 
House  
Consultants Michael Thornton, IanPhillips 
DS2 Olivia Binder 
Pilbrow and Partners Catherine Jenkins 
Iceni Projects Limited Kieron Hodgson 
CGMS (Dan Fyall) 
Daniel Rinsler 
Kieron Gregson 
Savills (UK) Limited Joe Haines 
Joanne Ellingham 
Strutt and Parker Jennifer Thomas 
Strutt and Parker Jon Jennings 
GVA Grimley Ltd Tom Bradfield 
Savills (UK) Limited Mark Richards 
Wells Mackereth Architects Martin   
GL Hearn Greg Taylor 
Bective Angela McAdam 
TJR Planning Tracy Rust 
First Plan Tom Webber 
HDG Ltd Charlie Hammond 
GVA Ltd James McAllister 
Planware Ltd Oliver Mitchell 
deputy private secretary to the Prince of 
Wales Jonathan Hellewell 
Julia.buckley@gmail.com; Julia
 Buckley 
MSMR Architects 
Cranbrook Basements  (D Kavvanagh, K 
O’Conner) 
Brick Court Chambers 
Mary Ardant  
Bayswater Residents Association 
Rose Doyle  
Cotes House Tenants & Residents 
Association 
Peacock and Smith 
Dp9 (Jennie Turner) 
Save London Theatres Campaign 
St George Central London Limited 
St. Jude’s Over 50s Club 
All Westminster Councillors 
John Walker, Development Planning, 
Westminster City Council 
Barbara Terres Environmental health, 
Westminster City Council 
Anthony Deroche, Highways, 
Westminster City Council 
Jonathan Rowing Westminster City 
Council 
Sean Dwyer, Highways Planning, 
Westminster City Council 
Barbara Milne, Tree Officer, Westminster 
City Council 
Tony Fenton, District Surveyor, 
Westminster City Council 



 

 

 
 
 



 

 

4 SEA Screening Report and Determination 
  



 

 

Westminster City Council Basement Development in Westminster 
Supplementary Planning Document 
 
Screening Report and Determination on the need for Strategic Environmental 
Assessment (SEA) of the Draft Basement Development in Westminster 
Supplementary Planning Document, August 2014, under Regulation 9 of the 
Environmental Assessment of Plans and Programmes Regulations 2004. 
 
1  Introduction 
 
1.1    Westminster City Council has prepared a draft Supplementary Planning 
Document (SPD) on Basement Development in Westminster, in order to provide 
more detailed advice and guidance about a number of adopted policies in 
Westminster’s Development Plan and how we will apply these to help applicants 
make successful applications for basement development which will contribute to the 
achievement of sustainable development. This screening report explains the process 
the City Council has used to  determine whether or not the contents of the Basement 
Development SPD require a Strategic Environmental Assessment (SEA) and sets out 
its determination, in accordance with the European Directive 2001/42/EC and the 
Environmental Assessment of Plans and Programmes Regulations 2004, and taking 
into account advice in the government’s Planning Practice Guidance (2014).  
 
1.2   The Basements SPD has been prepared to provide more detailed advice and 
guidance about adopted policy in Westminster’s development plan, which comprises 
the following planning development documents: 
•  Westminster City Plan: Strategic Policies (2013); 
•  Saved Policies in the Unitary Development Plan (2007);and 
•  The Mayor of London’s spatial development strategy (the London Plan) (2011 
and as subsequently altered) 
All of the policies in the  documents making up the council’s development plan have 
been subject to a full Sustainability Appraisal. The draft Basements SPD explains 
how a number of these adopted policies apply to basement development, in 
particular: 

• Westminster City Plan: Strategic Policies: Sustainable Design (S28), Health 
Safety and Wellbeing (S29), Heritage (S25), Flood risk (S30), S31 (Air 
quality), Biodiversity and green infrastructure (S38) as well as a number of 
saved policies in Westminster’s UDP; 

• London Plan policy on Quality and Design of Housing Developments (3.5),  
Sustainable Design and Construction (5.3), Urban Greening (5.10), 
Geological Conservation (7.20) and Flooding and Sustainable Urban 
Drainage (5.12 and 5.13); 

•  Advice in the National Planning Policy Framework and Planning Practice 
Guidance. A full list of policies is set out in the SPD itself. 

 
1.3 The legislative background set out below outlines the regulations that require 
the need for this screening exercise. Section 3, provides a screening assessment of 
the likely significant environmental effects of the SPD and the need for a full SEA.  
 
2   Legislative Requirements for SEA  
 
2.1   The basis for Strategic Environmental Assessment (SEA) and Sustainability 
Appraisal (SA) legislation is the European Directive 2001/42/EC on ‘the assessment 
of the effects of certain plans and programmes on the environment.’ It is known as 
the ‘SEA Directive’. The SEA Directive was transposed into English law by the 



 

 

Environment Assessment of Plans and Programmes Regulations 2004, or the ‘SEA 
Regulations’. Detailed guidance on these regulations can be found in the 
Government publication ‘A Practical Guide to the Strategic Environmental 
Assessment Directive’ published in September 2005.  
 
2.2    It is considered best practice to incorporate the requirements of the SEA 
Directive into an SA. The Planning and Compulsory Purchase Act 2004 required 
local planning authorities to prepare an SA for each local development document 
(see section 39(2)). The Planning Act 2008 subsequently removed the requirement to 
undertake an SA for a Supplementary Planning Document (Part 9, Chapter 2, 
paragraph 180 of the 2008 Planning Act amended section 19, subsection 5 of the 
2004 Planning and Compulsory Purchase Act). However, an SEA may still be 
needed, as the requirement to undertake SEA applies to plans and programmes 
which are subject to preparation or adoption by an authority at a local level. 
 
2.3 The fundamental consideration in making this decision is whether the 
document may have ‘significant environmental effects’. The best way to determine 
this is to carry out a screening procedure. The Council must consult three statutory 
bodies on the SEA screening: Natural England, English Heritage and the 
Environment Agency. The next section of this paper therefore sets out the SEA 
Screening of the proposed SPD.  
 
3  Screening  
 
3.1    The ODPM practical guidance provides a checklist approach based on the SEA 
regulations to help determine whether SEA is required. This guide has been used as 
the basis on which to assess the need for SEA as set out below.  
 



 

 

 
 

Taken from: A Practical Guide to the Strategic Environmental 
Assessment Directive (2005) ODPM-p13 

 
3.2 Table 1 below sets out the 8 questions identified in the diagram above and sets 
out the determination of the City Council on each  with regard to the proposed SPD.  
 
 
Establishing the need for SEA 
Table 1  Stage Answ

er 
(Y/N) 

Reasons  Next step  

1  Is the SPD subject to preparation and/or 
adoption by a national, regional or local 
authority OR prepared by an authority for 
adoption through a legislative procedure by 
Parliament of Government (Article 2(a))  

Y  The SPD is to be adopted by 
Westminster City Council.  

Proceed to 
question 2.  

2  Is the SPD required by legislative, regulatory 
or administrative provisions? (Article 2(a))  

N The SPD is not required but 
has been prepared to  
provide more detailed advice 
and guidance on  current 
adopted policy and its 
application to basement 
development. The process 
for preparing SPDs is set out 

Proceed to 
question 3.  



 

 

in the Town and Country 
Planning (Local 
Development) (England) 
Regulations 2012.  

3  Is the SPD prepared for agriculture, forestry, 
fisheries, energy, industry, transport, waste 
management, telecommunications, tourism, 
town and country planning or land use, AND 
does it set a framework for future development 
consent of projects in Annexes I and II to the 
EIA Directive? (Art. 3.2(a))  

Y (to 
part 1) 
N (to 
part 2) 

The SPD will be for Town 
and Country Planning 
purposes. The framework for 
future development consents 
of projects listed in Annexes 
1 and 2 of the EIA Directive 
is set by the higher level of 
policy and the SPD provides 
guidance/advice on this.  

Yes to one 
criterion, go 
to question 4.  

4 Will the SPD, in view of its likely effect on 
sites, require an assessment under Article 6 or 
7 of the Habitats Directive? (Article 3.2(b))  
 

N A Habitats Regulation 
Screening Assessment was 
prepared for the City Plan: 
Strategic Policies and 
concluded that no significant 
effects would occur on 
European sites. A Habitats 
Screening assessment was 
also prepared for the London 
Plan. As the purpose of this 
draft SPD is to expand on 
adopted policies, the council 
has determined that a HRA 
is not required.  

 

5  Does the SPD determine the use of small 
areas at local level, OR is it a minor 
modification of a plan subject to Article 3.2? 
(Article 3.3)  

N The draft SPD/guidance does 
not determine the use of land or 
allocate land or identify sites 
for housing. It is not a minor 
modification of development 
plan policy , but provides 
guidance on and explains 
existing adopted policies.  

 

6  Does the SPD set the framework for future 
development consent of projects (not just 
projects in Annexes to the EIA Directive)? 
(Article 3.4)  

Y The development Plan policies 
which the SPD expands upon  
set the broad framework for 
future development consents. 
The draft SPD/guidance will 
provide additional guidance on 
the interpretation and practical 
application of these policies, 
and as such could be seen as 
part of  the framework for 
development consent of 
basement projects.  

Proceed to 
question 8.  

7 Is the SPD’s sole purpose to serve the 
national defence or civil emergency, OR is it a 
financial or budget plan, OR is it co-financed by 
structural finds or EAGGF programmes 2000-
2006/7? (Article 3.8, 3.9)  

N/ N/A  N/A  



 

 

8 Is it likely to have a significant effect on the 
environment? (Article 3.5)  

N No.  The purpose of the SPD 
is to provide guidance to 
assist in the interpretation of 
adopted development plan 
policies. the aim of which 
include the promotion of 
exemplary standards of 
sustainable design and 
protecting the amenity of 
local residents and 
businesses. Given this, it is 
the policies that will have 
significant (positive) 
environmental effects rather 
than the SPD which merely 
provides more detailed 
guidance/advice (including 
on procedural matters and 
providing information about 
sources of further advice) 
rather than the SPD.  
The policies to which the 
guidance relates were  
subject to SA and SEA 
through the Core Strategy 
and London Plan 
preparation processes.  
The draft SPD is will not in 
itself have any significant 
effects on the environment. 
In coming to this view, due 
regard has been had to 
Annex II of the SEA 
Directive (2001/42/EC). The 
considerations of Annex II 
(2)1 were fully examined as 
part of the SA report for the 
adopted Development plan 
policies. See table 2 below 
for detailed reasoning. 
 

Directive 
does not 
require SEA  

 
3.3 Table 2 below sets out the criteria for determining the likely significance of effects 

on the environment taken from Schedule 1 of the Environmental Assessment of 
Plans and Programmes Regulations 2004 and applies them to the proposed 
Basement Development SPD.  

 
Assessment of the likely significant effects of the SPD/ guidance 
Table 2 Criteria for determining the likely 
significance of effects on the environment 
from Schedule 1 of the Environmental 
Assessment of Plans and Programmes 
Regulations 2004 Criteria (from Annex II of 
the SEA Directive and Schedule 1 of 
Regulations)  

Assessment  

 
1. Characteristics of the SPD, having regard, in particular to:  
 



 

 

1a  The degree to which the plan or 
programme sets a framework for projects 
and other activities, either with regard to 
the location, nature, size and operating 
conditions or by allocating resources.  

The SPD will not set a framework for the allocation, 
size, activity or operating conditions of development 
within Westminster. The overarching framework is set 
out in higher level policy and the SPD will provide 
additional guidance on the existing policies these 
contain (which have already been subject to SA and 
SEA).  The SPD will provide advice and guidance on 
this  framework for basement development projects but 
this will be a finer grain of guidance on existing policies, 
which do not extend the purpose of the parent policies.  

1b  The degree to which the plan or 
programme influences other plans and 
programmes including those in a 
hierarchy  

The SPD will have less material weight than the 
London Plan, City Plan: Strategic Policies and Unitary 
Development Plan which have statutory development 
plan status. It only expands upon existing adopted 
policies and does not introduce new policies. The SPD 
will be at the bottom of this hierarchy and will have no 
impact on those documents above it as it cannot 
introduce new policies not already contained in higher 
order plans. 

1c  The relevance of the plan or programme 
for the integration of environmental 
considerations in particular with a view to 
promoting sustainable development  

The SPD/guidance will help with the delivery of plan 
policies and encourages development proposals to 
incorporate sustainable design, to help reduce the 
environmental impact of basements and enhance 
quality of life. These objectives are enshrined in 
national guidance and the SPD/guidance provides 
guidance on how this can be achieved and is intended 
to promote achievement of sustainable development by 
ensuring that development proposals fulfil the 
economic, social and environmental dimensions set out 
in higher level policy. 

1d  Environmental problems relevant to the 
plan or programme  

The SPD itself will not result in any environmental 
problems beyond those already identified in the SA for 
the City Plan: Strategic Policies.  Those which were 
highlighted through the Sustainability Appraisal and are 
particularly applicable to basement development are as 
follows: 
5) need to reduce greenhouse emissions and support 
climate change adaption 
7) need to reduce flood risk 
8) need to protect and enhance and create 
environments that encourage and support biodiversity 
9) need to improve air quality 
13) need to conserve and enhance the historic 
environment and architectural, archaeological and 
cultural heritage. 
All of these environmental issues are addressed 
through current adopted policy and the SPD provides 
guidance to support these adopted policies and explain 
how these can be applied to basement development to 
mitigate environmental impacts and problems, 
particularly associated with basements including 
flooding, land instability, loss of trees and vegetation 
and potential for damage to heritage assets. 

1e  The relevance of the plan or programme 
for the implementation of [European] 
Community legislation on the 
environment (for example, plans and 
programmes linked to waste 
management or water protection)  

 
The SPD and its parent plans fully comply with relevant 
European Union and national legislation and 
requirements. 



 

 

 
2. Characteristics of the effects and of the area likely to be affected [by the SPD], having regard, 
in particular, to:  
 
2a  The probability, duration, frequency 

and reversibility of the effects  
It is anticipated the SPD will have positive effects on the 
sustainability of the City by providing guidance to 
support adopted policies by showing how these apply to 
basement development and allow the preparation of 
successful planning applications which will assist in the 
achievement of sustainable development. However, it is 
not considered any effects will be significant in 
magnitude and these will not go beyond national and 
local policy frameworks.  

2b  The cumulative nature of the effects  Through providing clear guidance on adopted policy, the 
SPD will result in gradual delivery of better designed 
more sustainable basements. Although this effect 
should be positive, it is not considered to be significant 
in its magnitude and does not go beyond national and 
local policy frameworks.  
The cumulative impact of basement development on 
groundwater is frequently raised. Current policy on 
flooding seeks to ensure that flood risk  is taken into 
account and new development should not increase the 
risk of flooding and the SPD provides further guidance 
on how this relates to basements to reduce potential 
cumulative impacts. 
 

2c  The trans-boundary nature of the 
effects  

None. 

2d  The risk to human health or the 
environment (for example, due to 
accidents)  

Should have a limited positive impact by providing clear 
guidance on adopted policy and ensuring potential 
negative impacts of basement development on 
residential amenity (including through impact on noise, 
air quality etc)  have been mitigated.  

2e  The magnitude and spatial extent of 
the effects (geographical area and size 
of the population likely to be affected)  

The SPD applies to the whole of Westminster although 
basement development tends to be concentrated in 
limited parts of the City and any influence will be at a 
local level. Although it recognises that the character of 
different parts of Westminster should affect the 
approach, the SPD/guidance is provided in the form of 
general principles to improve the quality of design of 
basement development and provide additional clarity on 
existing policies that set the strategic policy framework. 
The guidance itself is not site-specific, nor does it set 
alternative approaches to different spatial areas. The 
SPD/guidance does not allocate land, specify land uses 
or identify sites for development.  

2f  The value and vulnerability of the area 
likely to be affected due to:  
i) Special natural characteristics or 
cultural heritage; ii) exceeded 
environmental quality standards or limit 
values; or iii) intensive land-use  
 

The SPD explains the adopted policies within the 
existing Plans and help deliver sustainable 
development.. The SPD/guidance encourages important 
and valued natural and built assets to be safeguarded, 
retained and incorporated within developments (rather 
than lost) and to maintain their settings where 
appropriate). This is in accordance with adopted policy. 
By promoting consideration of the environmental context 
and higher standards of design it is not considered this 
will have a significant effect beyond those of the parent 
policy, which promotes exemplary standards of 
sustainable design (City Plan: Strategic Policies S28). 



 

 

The SPD itself does not allocate land and will not result 
in any additional development or identify land uses. 

2g  The effects on areas or landscapes 
which have a recognised national, 
Community or international protection 
status.  

There is a significant concentration of heritage assets 
across Westminster. These are protected through 
adopted policy and The SPD provides further guidance 
on the implementation of policy in relation to basement 
development. 

  
 
4. Determination 
 
4.1 This section sets out the City Council’s formal determina5ion as regards the need for 

strategic environmental assessment of the draft supplementary planning document on 
Basement Development in Westminster, made in accordance with regulation 9 of the 
Environmental Assessment of Plans and Programmes Regulations 2004. It sets out the 
reasons for the determination, including the comments of the bodies the City Council is 
required to consult. 

 
4.2 On the basis of this screening process the City Council has determined that the 

Basement Development in Westminster SPD would not be likely to have significant 
environmental effects in itself. In coming to this conclusion regard has been had to the 
fact that the SPD will not have effects beyond those of the ‘parent’ policies in the 
Council’s adopted development plan which have themselves been subject to 
sustainability appraisal, the findings of which have been taken into account in this 
assessment. In view of this conclusion, the Council has determined that the SPD does not 
require a Strategic Environmental Assessment or a Sustainability Appraisal. In reviewing 
these criteria the Council has been mindful of all relevant considerations, and the 
following in particular:  

 
a.  The SPD/guidance would be applicable across the whole of the City of Westminster 

but would only apply to proposals for new basements, which tend to have limited local 
effects.  

b.  The SPD/guidance will provide guidance and add clarity on the existing and proposed 
design policies of the relevant adopted Development Plan Policies, which themselves 
have been appraised for their environmental impact.  

c.  The SPD/guidance does not present any new policies, does not amend any existing 
policies, nor allocate sites for any specific use.  

d.  The SPD seeks to guide design process to ensure development proposals have 
regard to the site characteristics and constraints, as well as those of the immediate 
wider context.  

e.  It sets out general good practice, that are not place or location specific, and which will 
assist in delivering better designed more sustainable places and help applicants to 
make successful applications.  

f.  The SPD guidance does not create or raise any trans-boundary issues.  
 
4.3 The City Council has consulted with the three statutory environmental bodies – English 
Heritage, the Environment Agency, and Natural England. Each of the consultation bodies 
confirmed they were happy with the screening exercise and commented as follows:  
 
English Heritage  
As a statutory consultee in respect of the Strategic Environmental Assessment (SEA) of plans 
we are pleased to review this document to ensure that the protection of the historic 
environment has been appropriately considered. Having done this, we advise that we concur 



 

 

with the City of Westminster’s conclusion that the SPD does not present new policies; amend 
any existing policies; or allocate land; and will not result in any additional development or 
identify land uses. For this reason, English Heritage is satisfied that the SPD itself cannot 
produce significant environmental effects on the City of Westminster’s historic environment 
and therefore does not require SEA. 
 
Environment Agency  
Confirm that, given the nature of the SPD, we do not wish to make a response to the 
screening report. 
 
Natural England  
Natural England does not consider that this Supplementary Planning Document poses any 
likely or significant risk to those features of the natural environment1 for which we would 
otherwise provide a more detailed consultation response and so we do not wish to make any 
substantive comments on this consultation. The approach and methodology used in the 
Screening Report are acceptable to Natural England an in line with advice that would be 
offered by us. Therefore, Natural England can also agree with the conclusion that in this 
instance and in respect of this document, which clarifies and reinforces higher level policies, a 
Strategic Environmental Assessment is not required. 
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