
 
 

 

 

 
 
Cabinet Report 
 

Decision Maker: Cabinet 

Date: 27 June 2011 

Classification: For General Release 

Title: The Church Street and Paddington Green Masterplan 

Wards Affected: Church Street, Little Venice 

Policy Context: Living City – Strong Active and Engaged 
Communities 

Financial Summary: The financial implications are set out in section 5 

Report of:  Rosemary Westbrook, Director of Housing  

 

1. Executive Summary 

1.1 In April 2009 the Council secured £2M of funding from the LDA to prepare 
master plans, and undertake consultation on them, for the Council’s Housing 
Renewal Programme. This work included the Church Street & Paddington 
Green neighbourhoods as shown on the plan at Appendix 1. 
   

1.2 Urban Initiatives were selected, following a competitive process, to produce a 
master plan on which the Council would seek resident and business community 
feedback.  This preliminary master plan and consultation should be viewed as a 
starting point or catalyst for further, consultation based, work on specific 
proposals. 
 

1.3 The Master Plan was developed in 3 Stages : 
 
1.  Information gathering – Baseline Report (Dec 09- May 10)  
2.  Development of options and consultation (May 10-Oct 10) 
3.  The Futures Plan Preferred Option Report (Nov 10 –Jan 11) 

 
1.4 The master plan document on which consultation took place is called “The 

Futures Plan - Preferred Option Report” and is dated January 2011.   
 

1.5 Consultation took place over a six week period and ended on 29 March 2011 
and encompassed the main headings used in the master plan: 
 

 Housing 

 Community 

 Economy, Enterprise & Culture,  

 Public Realm 



 

 

 Movement & Streets 

 Parks & Open Space 

 Delivery 
 

1.6      The document setting out results of the consultation is called The Futures  
Plan:   Views from the Community published in April 2011; the key findings are 
summarised in Appendix 2.   The core objective of the exercise was to increase 
public awareness of the regeneration plans and to gauge initial response to the 
proposals within them. 

  
1.7      The next stage will be the production of site specific planning briefs; focus on            

early construction phases and capturing further public consultation to address            
concerns raised in the consultation exercise.  

 
1.8   The programme as set out in the Futures Plan is anticipated to continue for 

between 15-20 years. This period provides an excellent opportunity to ensure 
that condensation, dampness and mould associated with thermal bridging and/or 
poor insulation, low internal temperatures and inadequate ventilation problems in 
existing housing stock are considered and appropriate measures built into the 
packages of renovation works. Design for new buildings will consider measures 
to prevent these problems recurring as well as strategies to prevent summer 
overheating.  

 
2.0 Recommendations  

 
2.1 Cabinet is requested to note the Master Plan; “The Futures Plan – Preferred 

Option Report” and “The Futures Plan: Views from the community” as 
appropriate starting points for any future regeneration proposals.  The Cabinet 
agrees that on this basis officers can proceed with work on the two proposals set 
out in this report. 

     
2.2     Cabinet is asked to approve the following proposals for the next stage.   

 

 That proposals 1 and 2 set out in paragraph 4.9 should be taken forward 

  proposals 1 & 2 will only be implemented if a majority of the affected 
residents vote in favour of the final proposals that are developed for these 
areas. 

 Production of Supplementary Planning Guidance for  proposed key sites  

 Identification of existing service activity which needs to be relocated 

 Land Assembly and 

 Production/commissioning of sustainability, retail and other strategies 

 Methodology for on-going consultation and communication. 
 

It should be noted that all future proposals will be reported to Cabinet for 
approval before proceeding and provided that such proposals will have first 
received the support of a majority of affected residents. 

 
 
 
 
 



 

 

2.3      Cabinet is also asked to authorise Officers to enter into negotiations for the  
           City Council to acquire all interests in the properties and land listed in        

Appendix 3 by agreement commensurate with compensation which would be 
payable under compulsory purchase provisions.  This is to ensure the overall 
programme cannot be unnecessarily frustrated.  A prospective timeline for 
progressing these schemes is also outlined in Appendix 3. 

 
3.  Reason for Decision 
  
3.1 The proposals and recommendations in this report will formalise the framework 

for the long term regeneration of Church Street and Paddington Green.  Further 
work will produce a site specific planning briefs based on wide consultation to 
deliver new homes, a reduction in overcrowding, retail, leisure and community 
facilities. 

  
 In terms of the scale of development and outputs, full delivery of the current 

proposals would provide: 
 

 Proposal 1 
C56 new homes, 114 refurbished homes, 6 remodeled homes and 
c789 sq m retail provision. 

 Proposal 2 
C145 new homes, first stage community hubs 

 
4. Planning Overview & Next Stage – General Approach & Phase I 
 
4.1 The objective of producing a Master Plan was to have a vision and long term 

framework to enable specific proposals for change in the Church Street and 
Paddington Green areas to be co-ordinated in order to address the wide range 
of issues which affect the quality of life for local residents.  It is intended to be a 
starting point for ongoing consultation on specific regeneration proposals.  It 
was not intended for the Master Plan to become the subject of a formal 
planning application or have any formal planning status in itself, but for it to be 
informed by the Council’s Core Strategy to ensure that its recommendations 
were capable of being policy compliant.  Site specific planning briefs will now be 
produced, enabling the Strategic Director for Built Environment to set out the 
interaction of the master plan ambitions with local planning policy and for 
subsequent planning applications to be informed by forthcoming planning briefs 
produced by City Planning and adopted as Supplementary Planning 
Documents.   

 
4.2. This distinction and process is important because each SPD will be produced 

by reference to the master plan and its associated consultation exercises and 
prescribe development that will fit with the Council’s existing and emerging 
planning policies  and standards as well as ensuring the scale of each proposed 
development is potentially approvable.   Each SPD will set out a clear 
framework for development, including space standards, tenure mix, retail and 
community facilities, likely Section 106 heads of terms, and general planning 
guidance such as height, access and open space requirements. 

 
 
 



 

 

 
4.3 Each SPD is required to be submitted to the Planning Briefs and LDF 

Committee for approval to consult following which there would be six weeks’ 
statutory public consultation.  This six week period will ensure focused public 
consultation on a site specific and wider neighbourhood basis.  Compilation of 
the SPDS will enable the views of all consultees to be reviewed and embodied 
in the documents as appropriate.  The draft brief will then be reported back for 
adoption. 

 
4.4 Other strategies will be commissioned during this stage, for example strategies 

on retail, community facilities, sustainability and leisure and initiatives to 
generate employment and training opportunities for local people as early in the 
programme as possible. 

 
4.5 SPDs will become approved planning documents after public consultation and 

Committee approval and will therefore have planning weight and be a material 
consideration when individual planning applications are submitted. 

 
4.6 Within the current Master Plan four phases of development and five 

construction packages have been identified. Part of the next step will be to 
review this.  In parallel financial modelling will be required to ensure continued 
viability. The expected outputs of the next stage are set out below: 

 

 Approximately 200  additional new  homes including  new  family sized 
homes  

 Refurbishment of existing homes  

 Development of the first phase of Community Hub facilities to deliver 
new healthcare, childcare and other community facilities. 
 

4.7 The Master Plan includes recommendations to improve the retail core which will 
require a detailed Retail Strategy, including the consideration of existing leases 
and the potential for breaks, new lettings and management plans.   The strategy 
will also focus on methods to capitalise on existing high end trade and 
consolidate other businesses.   The Retail Strategy will be produced in 
accordance with existing national and local planning guidance.  Other 
recommendations in the master plan include further initiatives such as the 
creation of an enterprise centre and workshops, establishment of new 
circulation routes (including one to an improved waterfront/pier on the Regent’s 
Canal).  All of these proposals require more detailed work which will be 
undertaken during the next stage.   
 

4.8 Proposals 1 and 2 
 
 The following proposals have been identified in the “Futures Plan Preferred 

Options Report” as the first phase of development.  
 
 
 
 
 
 
  



 

 

Delivery Period 
2011-2014 

Description Output 

 
Proposal 1 

 
Parsons North (Parsons House Podium 
Site) 
Comprising Parsons House   Proposed 5-
7 storey redevelopment of car park 
podium. 
. 
 

 
c56 new homes 
114 homes refurbished 
6 homes remodelled 
Retail provision 
 

 
Proposal 2 

 
Cosway Street  New build on vacant 
college site. 
Luton Street 
Redevelopment to provide new homes 
and associated facilities; community hub 
and car park. 
Lilestone  Street  
Redevelopment of 4 Lilestone to provide 
stage I of new community hub.      
 

 
c35 new homes (CS) 
 
c102 new homes (LS) 
c16 homes demolished 
(LS) 
 
 
Stage 1 Community Hub 
C8 new homes 

 
 

Further consultation will be undertaken through the SPD process referred to 
above.  Additional consultation will also be carried out when scheme design and 
content is worked up and, of course, during the formal planning application 
process.    Once these proposals are advanced to a satisfactory stage it is 
intended that neighbourhood exhibitions are held and local people asked to 
vote on the proposal.   The catchment area will be sufficiently wide to engage 
with the affected local community.  For example the catchment for the Parsons 
North project would be the Hall Park Estate but other interested parties from a 
wider catchment would not be precluded from participating and making their 
views known but would not be able to vote.   

  
4.9 Subject to Members’ approval to go forward to the next work stage, delivery of 
 the project will be procured through an OJEU or equivalent notice for a 
 developer partner/s.  The estimated date for this process to start is July 2011.  
 
4.10 The process and content of the invitation will be the subject of a report to seek 

specific approval.   
 
4.11 Funding for the procurement route and the set up costs of the Partnership will
 be met from the Affordable Housing Fund. 
 
5.0 Financial Implications 
 
5.1 The Financial implications of the proposed Church Street development have 

been modelled by Urban Delivery using accepted methodology for such large 
scale housing development projects. This is based upon some key assumptions 
about the impact of development on residual land value. This shows that in 
terms of proposed development that phases 1 and phases 2 are NPV positive 
and potentially viable propositions.   

 
 
 



 

 

5.2 The model assumes that the HRA will receive compensation of £25k per 
property lost through demolition to compensate it for anticipated outstanding 
debt following self financing in April 2012. It also assumes that the lost retail 
units through redevelopment will be re-provided within the HRA. 

 
5.3 There will be a loss of housing units and rental income as a result of the 

redevelopment and for phases 1+2 this is estimated at around 93 units of HRA 
housing. There will also be adverse short term impacts on commercial income 
as the current leases are changed and break clauses inserted to allow 
redevelopment. The aim in the longer term will be for a significant uplift in 
commercial rental income, as the physical and management changes.  It is not 
possible to provide details at this stage as detailed work has to be carried out 
on the potential for relocation and other strategies to mitigate loss. This work 
will be incorporated into wider housing and retail strategies. 

 
5.4 However following the realisation of the new financing regime for Council owned 

social housing there are opportunities for the HRA to procure the new housing 
units produced and thus to benefit from better quality, fit for purpose, lower 
maintenance housing that will generate future positive cash flow within the 
HRA.  This will be developed through refinement of the delivery model.  

 
5.5 It is important that given the size and complexity of the project and the number 

of phases within each construction package that the Council ensure close 
ongoing monitoring of the assumptions underlying the financial viability of the 
model.   

 
5.6 The acquisition of the Cosway Street site will be undertaken utilising funding 

from the Affordable Housing Fund.   
 
5.7  Funding for the proposed compensation measures and packages is dependent 

upon the successful procurement of a development partner, or other available 
resources such as s106 monies.  It is possible that the forward funding may be 
available from the HCA, but at this stage this remains uncertain.  The 
compensation package to acquire properties from lessees is based on open 
market value plus home loss and disturbance payments.   

 
6.0 Legal Implications  
 
6.1 Westminster City Council has a duty to provide housing for the homeless and 

has power to promote the regeneration of its area under its well being powers 
(section 2 of the Local Government Act 2000). 

 
6.2 In order to effect the proposals under the Master Plan, Westminster City 

Council will need to consider using Compulsory Purchase Order powers if 
property cannot be acquired by agreement.  

 
 6.3 A local authority may purchase property by agreement (private treaty) for the 

purposes of their functions or the benefit or improvement of their area under 
Section 120 of the Local Government Act 1972 and Section 17 of the Housing 
Act 1985.  

 



 

 

6.4  Westminster City Council is not under an explicit duty to acquire property at 
market value but must have regard to its fiduciary duties, best value and the 
wellbeing powers.  

 
7.0      Overview of Consultation  

 
Detailed statistics can be found in the “Views from the Community Report” 
referred to above and in the appendices and background papers, however, a 
brief summary is set out below: 
 

7.1 There is now a strong general awareness of the proposals. Copies of the 
consultation document were sent to over 5000 households.  1195 different 
households were met face to face by the Paddington Development Trust 
consultation team to discuss the proposals.  This represents 27% of all 
households in the wider Master Plan area and 61% of households where 
demolition/ redevelopment were proposed.   

 
7.2 Paragraphs 2.3 and 2.4 of the “Views from the Community” break feedback 

down into various statistical and subjective analyses but overall the response 
was in favour of implementing the master plan, with a number of significant 
caveats.  The picture is complex and more work has to be done particularly to 
respond sensitively to petitions which were received during the consultation on 
the following issues:  
 
a) opposing any regeneration 
b) concerns that cyclical maintenance and major works would be abandoned   
c) a range of notified concerns around such things as logistics of demolition 

and options and guarantees about re-housing.   
 

7.3 Overall the “Views from the Community Report” indicates that the next stage of 
site specific consultation needs to be focused to enable officers to obtain 
relevant feedback on detailed proposals.   It is recognised that it is difficult for 
some people to understand how a broad master plan will affect them 
personally, and it is hoped that the site specific consultation associated with the 
production of planning briefs will enable more detailed comments to be 
submitted.   However, responses have enabled the Council to identify that there 
is general support for improvements to the area, particularly in relation to 
housing and the quality of the environment.  Observations on these areas will 
be addressed in more detail within the next stage of the renewal programme.   

 
 Both during and after the consultation exercise a number of site specific 

representations were made by both groups and individuals, these are 
reproduced in “The Futures Plan – Views from the community” but are set out 
below: 

  
4RA  
Alpha House  
Central London Healthcare 
Church St Ward Planning & Licensing Review Group 
City of Westminster College 
Cockpit Theatre 
King Solomon Academy 



 

 

Newpin 
NHS Westminster 
Paddington Green Resident Associations 
Safer Neighbourhood Police Team 
Vital Regeneration 
Westminster City Council Community Hubs Project 
Westminster Society for People with Learning Disabilities 

 
   The objections, suggestions and observations are valuable to the Council and 

will be taken into consideration during the compilation of SPDs and ongoing 
consultation.    However, at this early stage of the master planning process it is 
not possible to simply omit proposals as this could have an overall 
disadvantageous effect.  The most appropriate solution is for the Council to 
carry out detailed work on Proposals One and Two in line with consultation 
feedback.  This will result in fine tuning of the proposed development options, 
including financial modelling and the potential for change.  This incremental 
approach should allow the Council the flexibility to review further phases of 
regeneration and adapt or remove proposals. 
 

7.6 A positive response has been received from Central London Healthcare in 
support of the proposals for a new health and community hub.  Further NHS 
Westminster is supportive and is keen to see new facilities provided in any early 
phase.   

 
7.7 Transport for London, the Highway Authority for Edgware Road, is also broadly 

supportive of the proposals.  Further more detailed consultation with these 
organisations will take place during the next stage. 

 
7.8 Children’s Services are generally supportive of the objectives of the master plan 

to provide improved premises and facilities for children, young people and their 
families.   The proposals provide Children’s Services with an opportunity to 
review and reconfigure the childcare provision in the Church Street area to 
meet local need and to reconsider the effective use of Council premises to meet 
demand for services with re-alignment of delivery agreement linked to 
premises.   

 
7.9 To provide residents with information on the re-housing options and guarantees  
 given by the Council two documents have been produced, the first is the “Guide  
 to Housing Options” which has been made widely available through the  
 Consultation process and the second Appendix 4 - Estate Renewal – Charter  
 for Residents’ Choice.     

 
8.0  Risks  
 
8.1 Consultation and Local Support   

 
A programme of consultation has already commenced and initial responses 
embodied in the “Views from the Community” report.  This initial and valuable 
feedback will help officers develop a strong strategy and ensure both the 
concerns of residents as well as their aspirations are fed into site specific SPDs. 
A robust Communications Strategy and re-housing offer will be key to success.  
 



 

 

The production of SPDs will formalise the process and give residents more 
detail on which to comment.  The risk of maintaining the status quo or “do 
nothing” will require significant major investment in some properties over the 
15-20 year regeneration period with concomitant resident upheaval.  This may 
not have been fully appreciated during current consultation.  Therefore, to allay 
residents concerns that no planned major works or cyclical maintenance will 
occur it is important we reassure them as soon as possible.   
 

8.2 Financial 
 

Whilst economic recovery remains uncertain it has been reported that lending to 
individuals is increasing both generally and through the availability of new 
mortgage products.  Finance for developers appears to remain constrained 
although some major house builders have reported an improvement in sales 
which bodes well for the future.  The role of Registered Providers remains 
unclear due to the unavailability of grant but this does not preclude joint 
ventures with developer partners being viable.   Interest from either developers 
or Registered Provides to developing in Church Street is likely to be high given 
that values are reasonable and still affordable in a borough noted for achieving 
high values.  Officers will soft market test interest with potential partners before 
moving to formal OJEU procurement. 

 
8.3 Land Assembly & Development  
 

The greatest proportion of the land required for redevelopment is in the 
Council’s freehold ownership, subject to business leases and long leases 
granted under Right to buy; other property is subject to secure tenancies 
granted under the Housing Act 1985 or in the ownership of Registered 
Providers.   Allowances for the cost of acquisition and ancillary costs have been 
made in the business plan.  
 
The cost of land assembly and securing vacant possession, where necessary, 
is intended to be met by private sector partners as part of the joint venture 
although in the short term it may need to be supported by the Council if 
necessary. 
 
The potential for using Compulsory Purchaser Orders to acquire the property 
has been recognised; a clear strategy to deal with the procedure and general 
communication will be addressed during the next stage. Risk and cost sharing 
will be the subject of discussion with the development partners.  

 
8.4 Re-housing 
 

Temporary housing of residents during development works will need to be 
carefully managed once specific schemes are advanced to the appropriate 
stage.    An in principle re-housing offer has been developed and is being 
refined based on consultation feedback.    A draft phasing plan has been 
devised in order to demonstrate that the proposals are deliverable.  Early 
phases concentrate mainly on vacant sites to develop housing that will assist in 
managing the re-housing strategy.   It is hoped that a “demonstration” or “show 
home” complex can be delivered early on to show residents model new homes 
and their unique re-housing offer. 



 

 

 
8.5 Interfaces with other Public Services 
 

Buy in and support from all key partners and stakeholders around Church 
Street and Paddington Green will be required to ensure that efficient use of land 
is maximised.  The development of the master plan was subject to wide 
consultation with stakeholders and overseen by an officers steering group with 
representatives from a range of statutory services. 

 
8.6 Planning 
 

There is a risk that planning permission will not be granted, although the 
production of planning applications in accordance with the forthcoming planning 
brief SPDs would significantly reduce that risk.   The development of the master 
plan has taken place within the context of the Council’s existing planning 
policies and in consultation with planners; however some current proposals do 
not fully comply with planning policy and may therefore need to be revised in 
light of the forthcoming SPDS referred to in Section 4 of this report.  The SPDA 
process of engagement and consultation with the community should help to 
refine the detailed proposals for the sites in Phase 1.   There are a number of 
planning concerns around proposals on retail, parking, amenity space, heights 
and massing of building and the phasing of development – all these issues will 
need to be resolved as proposals develop.  
 

9.0      Business Plan Implications 

 

9.1      The strategy is central to delivering on key objectives in the overall Westminster  

            Housing Strategy 2007/08 to 20011/12 and responding to recommendations            

made by the independent Westminster Housing Commission in 2006.  It also             

supports the delivery of the Leader’s Living City project to increase access to a 

wider range of affordable options in the intermediate housing sector.  

 

9.2 The regeneration of Church Street and Paddington Green would meet several 

Living City pledges, including: 

 

 delivering a series of joined up community hubs, making it easier to 
access services and make payments 

 the implementation of our housing renewal scheme which will deliver 
c2,500 new mixed tenure homes for the community across the borough 

 encourage the creation of thriving community groups and where practical 
explore giving such groups the opportunity to run and deliver their own 
local services, including a great say over local planning 

 help deliver a thriving civic community 
 

10.     Equality & Diversity 

 
In accordance with the Council’s policies an Equality Impact Assessment 
exercise will be commenced during the next stage.  This will expand on The 
Futures Plan: Draft Equalities Impact Assessment Initial Screening and Scoping 
Reports conducted by Urban Initiatives. 



 

 

 
11.0 Staffing Implications 
 
 In order to ensure that residents are fully informed about the regeneration  
 proposals and the next stage of work further consultation exercises will  
 take place, especially focusing on owners/occupiers whose property interests  
 are to be purchased and where relocation is necessary.  It is possible that 

further resources will be required to undertake this work and any compulsory  
purchase procedures that need to be implemented.   
 

 

If you have any queries about this Report or wish to inspect any of the 
Background Papers  please contact Minal Goswami: Tel: 0207 641 2604 

 
 
APPENDICES 
Appendix 1 – Study area, showing all sites the subject of this report 
Appendix 2 – Appendix 2 – Key findings from “The Futures Plan – Views from the    
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Appendix 3 - Schedule of interests to be acquired 
Appendix 4 - Estate Renewal – Charter for Resident’s Choice 
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