Delaware Mansions Limited
c/o Carringtons 318 Kensal Road London W10 5BZ

Westminster City Council 12 December 2016
Planning Department

Westminster City Hall

64 Victoria Street

London SW1E 6QP

Attention : Rupert Handley, Case Officer

Dear Sir

Planning Application : 16/10952/COFUL

Development: 111B Shirland Road London W9 2EL - Demolition of existing buildings and
redevelopment

We have examined the plans and are writing to object to the proposed development on the site.
We know the site well as we are the owners of the properties comprising Delaware Mansions on
Delaware Road.

Failure To Consult

The residents of Delaware Mansions are clearly affected by the development, yet only one
resident has been notified of the development and no public notices have been placed anywhere
along Delaware Road.

Also the Council claims that the relevant notices and documents are on the web-site - in fact
many are not there and one is not a coherent document.

The Council has fallen short of its obligations and the procedure should be restarted with the
correct consultation process with all relevant documents available and readable.

We also note that the Designing Out Crime Officer objects to the development as per email of
25/11/16 on the file and would suggest that there has been a further lack of consultation.

Loss of Amenity

We note from the plans that the proposal is that there will be access only from Shirland Road via
a secure gate and that vehicular access to the site will be from Delaware Road using an existing
access to Oak Tree House.

This development will have a significant impact on the character of the neighbourhood of
Delaware Mansions - the significant increase in traffic, parking, air pollution, noise and
disturbance on a quiet residential street.

One report states that “Access to the development will be from the existing access from Delaware
Road for the Oak Tree House residents. The access will be shared between the existing residents
and the care home and general needs flats.” Currently 11 residents of Oak Tree House use this
access. Under the proposed plans in excess of 180 residents and 30 staff plus visitors and
servicing and emergency services will use the Oak Tree House entrance. It is inconceivable to
suggest that this is within the concept of use of the existing access. The increase in noise and
impact created will be significant and detrimental. Access should be from Shirland Road a busy
urban 2 way street.



The same report states “There is also an opportunity to provide the required and expected
informal ambulance bay on- street immediately outside the development on Shirland Road for care
home use. This will allow for more convenient and suitable emergency access than using the
proposed Delaware Road access.”  We would believe that the Shirland Road access would be
more convenient and suitable for everyone - not just the emergency services and access for
everyone to the site should be from Shirland Road.

We note that “Discussions will take place with the planning authority to ascertain if a drop off
provision can also be provided on Shirland Road.” If this drop off provision can’'t be provided
where does the developer propose it be provided? We would reiterate that the development
needs to be reconfigured so that appropriate access is created in Shirland Road. By its own
admission in the report referred to above the developer recognises that Shirland Road access is
more suitable and convenient for the emergency services. We would say that it is more suitable
and convenient for all access.

Increase in Traffic
There will be a significant increase in traffic and associated noise and pollution from the
development which has not been reflected in the proposals.

We note the various transport assessments have been done which claim that there will be a
negligible amount of increased traffic. The assumptions and bases of these are plainly wrong.

The basis of the comparators were a residential home in a region with different demographics
and more importantly which is only 40-70% of the size of the proposed development here and
was carried out on a Saturday. Also the developer has used a school as a base comparator - in
fact the school on this site will have been closed for over 4 years by the time this planning
application is reviewed and so is not a valid comparator on any basis.

In our view the comparators are not realistic nor genuine comparators to reflect the increase in
traffic down a one way residential street. The increased noise, disturbance and pollution caused
by the increase in traffic on a one way residential street out ways any benefits the development
may bring.

The new development will require a significant number of visits out of hours which down a
quiet residential street will affect the amenity of the residents significantly from noise, air and
light pollution.

The Council itself recognizes the challenges of increased traffic on Delaware Road and
introduced traffic calming measures.

Access to the development should be wholly from Shirland Road - we assume the reason why it
isn’t is that it would mean a significantly smaller and therefore less profitable development. We
believe that access and egress to a development of this scale - including servicing should be
wholly from Shirland Road. Access currently already exists at that point. Shirland Road is a busy
two way main road and has the capacity to withstand the increased traffic flows arising from
such a development.

Currently the only servicing vehicles which use the road are the refuse trucks which are a
maximum of once per day and the BBC orchestra hgvs a handful of times per month. The
servicing requirements of the development which cause a substantial increase in this traffic.



Loss of Parking Amenity
The parking in the area is already at capacity and can not support any further development of
this scale which will stress more an already oversubscribed on-street parking provision.

The developers own parking assessment was carried out over 2 evenings in September, when
there were no events held at the BBC, nor was the College open. It showed at that point that
parking was already at 93% capacity and by its own admission “supports the fact that on-street
parking in Westminster is heavily subscribed”.

The Developer has also failed to take into the account the fact that Westminster College (located
100 yards from the end of Delaware Road) will re-open shortly and the increased traffic and
increased pressure on parking that will bring and also the fact that the BBC is located on
Delaware Road and the spikes in significant increased parking stress that brings. There are 223
dwellings on Delaware Road supported by a mere 56 resident only car parking spaces, plus a
further 59 mixed pay to park/resident spaces. Frequently residents are unable to park -
particularly towards the end of the road where access to this development is proposed.

Under the Westminster UDP - 44 parking spaces are required for a development of this size. 35
parking spaces for the general needs flats and 9 spaces for the care home. The Westminster
UDP also requires that one space per dwelling may be required for disabled users and the
London Plan also states that adequate parking spaces for disabled people must be provided
preferably on-site. We don't see how the net provision of 3 disabled spaces for the whole
development can go anywhere near delivering to the London Plan or the UDP.

The developer clearly envisages that residents can apply for a residents car parking space in an
area which by their own report (which we think is an understatement) is already at 93%
capacity. By the London Plan and UDP Standards it will create a need for a minimum of a
further 53 residents parking permits - which clearly can not be sustained by the amount of local
parking available.

The UDP also states that the permanent loss of any existing off-street residential car parking
spaces will not be permitted other than in exceptional circumstances. There are 19 off street
parking spaces within Oak Tree House which are currently being lost due the development and
only 11 of which have been re-provisioned. We don't see what exceptional circumstances the
Council can rely on to support the permanent loss.

We don’t see how on any basis the Council can approve a development which is so clearly
oversized for the impact on the quiet residential community it will create in a location where the
allocation of parking is already under provided.

The development is far too large for the parking capacity available and the size of the
development should be reduced to a size which is capable of being self sufficient for parking for
its residents, staff, servicing and visitors. The documents continually refer to there being 24
parking spaces available. This is simply not an accurate reflection. There are 24 parking spaces
in the development - this is to replace the existing 19 currently available to Oak Tree House.
Therefore 5 new parking spaces are being created - 2 of which are for a loading bay and 3 for
disabled drivers. At different places in the application it seems to be suggested that the loading
bays are 2 additional spaces and in others it suggests they are included within the 24. We have
assumed the latter.



So for a development that will have in total at least 186 residents and 30 staff (comprising 84
permanent residents, 30 staff and 31 flats) the only new parking capacity that has been created
is for 3 disabled vehicles . The effect therefore is that no new parking has been created to
support the residents and visitors to the development which according to UDP and London Plan
standards would require 44. This is far below any statutory recommended minimum and far
below even a reduced London level. We do not see how the Council can approve such a
disproportionate development.

Also despite the developer recognising that at least 3 of the 30 members of staff (all of whom
will be working shifts) will travel by car no parking allocation has been made for staff. Where
are the staff going to park?

We note that 43 cycle bays have been created to support the development. This would seem to
be an overprovision.

Overlooking and Loss of Views

In the report the developer claims that the balconies at the rear will be screened by current
retained trees along the boundary. It has not taken into account the properties in Delaware
Road that will now be overlooked and the impact of the loss of view on certain properties in
Delaware Road and the loss of sunlight.

The servicing bay and turning circle and lights from the parking cars will shine directly through
to Delaware Road and affect amenity of those flats.

Capacity of the infrastructure
The waste and recycling unit on Delaware Road is already overrun and regularly abused. What
measures will be taken to ensure this does not further deteriorate following the development.

Highways Safety

Despite the traffic calming measures motorists regularly speed down Delaware Road, slowing
only for the bumps and speeding up between them. Aside from the significant increase in
pollution, the increased traffic will create further road safety risks on a road where there is
parking on both sides. Also having such a major access and egress towards the end of a one way
quiet residential road will tempt drivers and cyclists to drive the wrong way down the street.
This is already a problem and this will seem likely to exacerbate it

Request To Speak At The Local Planning Authority Committee Meeting

We note that currently it is proposed that this application is dealt with my delegated powers. It
is our view that due to the nature and scale of the development this is not appropriate. It should
be dealt with at a Committee Meeting. Please take this as notice that we would like to speak at
the meeting of the committee at which this application is expected to be decided. Please confirm
that this application will not be decided under delegated powers and let us know as soon as
possible the date of the meeting.



pp-

Our Recommendations

Vehicular access to the site is currently from Shirland Road a busy 2 way main road - this access
should be enhanced and maintained and the development adjusted accordingly and a secure
gate installed which will allow only Oak Tree House residents access to the car park from
Delaware Road.

The size of the development should be scaled down to one which can ensure that parking
allocation can be included on site

The following should be included in the s.105 Agreement

a) staff working at the property must travel by public transport or bike;

b) staff can not use visitor parking or CPZ parking; and

c) no parking permits will be issued to residents of the development

d) all publicity and marketing materials to proposed residents and visitors must state
that there is no car parking either on site or within the vicinity of the development

e) all parking on Delaware Road should be made residents only and extended until
830pm and that resource should be allocated to provide parking attendants to
enforce it

Also due to the fact that neither Delaware Mansions Limited nor the residents directly affected
by the development have received notice we anticipate that we will submit further objections in

due course.

Yours faithfully

Owen Robertson
Chairman - Delaware Mansions Limited



