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Committee Report Item No.  06

Planning Committee on 21 February,
2013

Case No. 12/2924

INTRODUCTION

This application was deferred from the Planning Committee meeting of 13 February 2013 in order to allow the
consultation period on the application to be completed before the matter was formally considered by
Members. For clarity the relevant press notice expired on 14 February 2013.

The report has been changed since it appeared in the agenda for the 13 February 2013 meeting specifically
in terms of updating any consultation responses that have been received (including comments from
Councillors Sneddon and Powney), the floor space figures for the new building, the latest response from TfL
and amending the recommendation in order to take account of the deferral.



Planning Committee Map

Site address: Willesden Green Library Centre, 95 High Road, London, NW10 2SF

© Crown copyright and database rights 2011 Ordnance Survey 100025260

This map is indicative only.



RECEIVED: 2 November, 2012

WARD: Willesden Green

PLANNING AREA: Willesden Consultative Forum

LOCATION: Willesden Green Library Centre, 95 High Road, London, NW10 2SF

PROPOSAL: Demolition of the existing Willesden Green library building, retention of the
former library building on the High Road frontage, and the erection of a new
Cultural Centre, including cafe and retail space, along with 95 residential flats
(46 one and 49 two bed units) to the rear of the site, with associated car
parking

APPLICANT: Galliford Try PLC

CONTACT: URS

PLAN NO'S:
See Condition 2.

__________________________________________________________
RECOMMENDATION
The Committee resolve to agree in principle to grant subject to.

(a) any direction by the Mayor of London  to refuse the application. In accordance with Article 5 of the
Town & Country Planning (Mayor of London) Order 2008 following the Council’s determination of this
application, the Mayor is allowed 14 days to decide whether to allow the draft decision to proceed unchanged
or direct the Council under Article 6 to refuse the application;

(b) Satisfactory prior completion of a Section 106(s) under the Town & Country Planning Act 1990
and/or other form(s) of agreement/undertaking in order to secure the S106 matters as detailed in this report.

SECTION 106 DETAILS
The application requires a Section 106, or other legal, agreement in order to secure the following benefits:

Payment of the Council's legal and other professional costs in (a) preparing and completing the
agreement and (b) monitoring and enforcing its performance
A phasing plan to ensure that a number of residential units shall not be occupied until WGCC built
and fitted out.
Up to £40,000 towards improvement of local bus stops.
“Permit free” on housing element of scheme.
Achieve sustainability checklist of a minimum of 50%, BREEAM Excellent and as far as the
residential element is concerned, Code Level 4.
Site wide CHP (Combined Heat and Power).
Join the Considerate Contractors Scheme (CCS).
Travel Plans for WGCC and housing element.
Training Package “Brent in2 work.”
S278 Highway Works, relating to works to Grange Road, High Road, Brondesbury Walk and
Brondesbury Park, which will include streetscape enhancements.
Not less than £30,000 of the build cost of the WGCC element towards public art in the public areas of
the building.
up to £10,000 for the promotion and implementation of “car clubs” in the locality.
Servicing Management Plan for WGCC.
Mechanism for reviewing the information in the financial appraisal on which Section 106 contributions
were based, including post-sales information.
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This application is liable for Community Infrastructure Levy.(CIL) .  The Mayor's contribution would be
£218,960.00.

EXISTING
The Willesden Green library centre is located on the southern side of Willesden High Road immediately to
the west of the junction with Brondesbury Park. To the west of the site is Grange Road which is
pedestrianised at its northern end.

The very northern section of the site falls within the Willesden Green Conservation Area, with the boundary of
the Area falling between the old detached library and the newer library Centre. The detached old library
building is a locally listed building and until recently provided accommodation for the Brent Irish Advisory
Service.

The existing main library building, which has in the past incorporated, amongst other things, a café, a
bookshop and a cinema, was built in the mid-1980’s. In terms of its external appearance and relationship with
its surroundings, the building is not considered to make a positive contribution to the locality.

There is a large car park to the south of the site that provides a total of 73 parking spaces, vehicular access
to which is gained off Brondesbury Park. The existing car park is provided for visitors to the library centre and
managed by a system of issuing permits within the centre.

DEVELOPMENT SCHEDULE
The table(s) below indicate the existing and proposed uses at the site and their respective floorspace and a
breakdown of any dwellings proposed at the site.

Floorspace Breakdown

USE
Number Primary Use Sub Use
1 non-residential institutions museum / library

2 dwelling houses housing - private

FLOORSPACE in sqm
Number Existing Retained Lost New Net gain
1 5761 4382 1379 4382 -1379
2 0 0 0 7631 7631

TOTALS in sqm
Totals Existing Retained Lost New Net gain

5761 4382 1379 12013 6252

PROPOSAL
This application includes the retention of the original library building at the northern apex of the site, with a
new four-storey Cultural Centre building attached to the rear which provides a total of 4,382m2 floor area for
various uses. These include:

Library (1,613m2)
Museum (500m2)
café (116m2, 35 covers)
function rooms/“creative clusters” (339m2)
offices (802m2)
circulation space and toilets.
staff numbers are proposed to increase from 39 to 69.



No off-street car parking is proposed for the centre.

The residential development to the rear is for a total of 95 private self-contained flats (46 x 1-bed & 49 x
2-bed) in four blocks. A total of 61 off-street car parking spaces (incl. ten blue badge disabled) are proposed
(59 of which are in a 2.4m high undercroft car park), with access via a new access road utilising the existing
vehicular access point from Brondesbury Park.

Works are also proposed within the length of Grange Road to the west of the site between Cornwall Gardens
and High Road. These include provision of a new raised carriageway surface and revised landscaping,
including bicycle parking and a children’s’ play area, together with alterations to on-street parking bays to
provide some on-street disabled car parking and servicing facilities for the Cultural Centre.

A new pedestrian link, to be known as Brondesbury Walk, is shown along the rear of the Cultural Centre
building. Brondesbury Walk will also serve as a public open space and the use to which it will be put is
discussed further below.

As explained above, the development is formed of two discrete elements, but the phasing of the future works
will need to be controlled through a legal agreement to ensure that the new Cultural Centre is provided in a
timely manner.

HISTORY
84/1334

Planning permission was granted for the new Willesden Green library centre in 1984. It opened in 1989 and
the complex originally included a cinema, an arts complex, cafe/retail and commercial space, as well as the
library itself. For the information of Members, the Willesden Green Conservation Area was not designated
until 1993 and, consequently, the original approval was granted without having to take into account the policy
issues that are relevant now and which are discussed below.

12/1190

This planning application proposed demolishing all buildings on the site and the erection of a new cultural
centre, cafe and retail space, along with 92 residential flats. The application was withdrawn on 3 July 2012
prior to a decision being made on it.

12/1191

This Conservation Area Consent application proposed demolishing the old library building. It was also
withdrawn on 3 July 2012.

12/1234

This planning application to change the use of the ground floor of the Brent archive at 2 Grange Road to a
temporary lending library was granted permission on 2 January 2013.

12/2925

This current Conservation Area Consent application seeks consent for partial demolition works to the rear of
the old library building to facilitate its link to the proposed Willesden Green Cultural Centre. A report into this
case appears elsewhere on this Agenda.

POLICY CONSIDERATIONS
National Planning Policy Framework (NPPF)

The NPPF was published on 27 March 2012 and replaced Planning Policy Guidance and Planning Policy
Statements with immediate effect.  It seeks to secure positive growth in a way that effectively balances
economic , environmental and social progress for this and future generations. It includes a presumption in
favour of sustainable development in both plan making and decision making. The NPPF is intended to



provide a framework within which local people and Councils can produce their own distinctive Local and
Neighbourhood Plans. It aims to strengthen local decision making and reinforce the importance of keeping
plans up to date.

Saved policies from the adopted UDP will have increasingly less weight unless they are in conformity with the
NPPF and can be demonstrated to be still relevant. The Core Strategy will also need to be in conformity with
both the London Plan and the NPPF. In doing so it has significant weight attached to it.

The recommendation here is considered to comply with the 12 Core Principles set down in the NPPF:

•Planning should be genuinely plan led empowering people to shape their surroundings. Plans should be kept
up-to-date and provide a practical framework within which decisions on planning applications can be made.
•Creation of the opportunity to be creative in finding ways to enhance and improve places in which people live
their lives.
•Proactively drive and support sustainable economic development to deliver homes, business and industrial
units, and thriving local places that the country needs. Plans should set out a clear strategy for allocating
sufficient land which is suitable for development in their area taking account of the needs of the residential
and business communities.
•Secure a high standard of design and levels of amenity.
•Promote the vitality of the main urban areas whilst protecting the Green Belts around them, recognising the
intrinsic character and beauty of the countryside.
•Aim for a low carbon future in a changing climate and encourage the use of renewable resources.
•Conserve and enhance the natural environment and reduce pollution. Allocations of land for development
should prefer land of lesser environmental value.
•Encourage the use of brownfield land provided it is not of high environmental value.
•Promote mixed use developments.
•Conserve heritage assets in a manner appropriate to their significance.
•Manage patterns of growth to make the fullest use of public transport, walking and cycling focussing
significant development on locations which are or can be made sustainable.
•Support strategies which encourage health, social and cultural well being for all and deliver community and
cultural facilities and services to meet local needs.

Mayors London Plan 2011

The relevant issues set down in the London Plan, and identified by the GLA, are as follows:

Social Infrastructure
Mix of Uses
Housing
Affordable Housing
Density
Historic Environment
Urban Design
Inclusive Access
Sustainable Development
Transport
Crossrail.

In terms of the enabling housing development, the site is currently car parking which is being re-provided at a
significantly reduced level, thus freeing up a site for housing and making more efficient use of land.  The
more effective use of land is a core principle of the Government’s new National Planning Policy Framework
(NPPF) published in March 2012. The reduction in car parking provision is appropriate to the location, which
has very good public transport access, and is in accordance with policy of minimising car use and promoting
the use of alternative modes of travel (London Plan policy 6.1 and UDP policy STR5). Providing additional
housing to meet a growing need is a key concern of Government.

Emphasis in the NPPF is for local planning authorities to identify and update annually a supply of deliverable
housing sites (paragraph 47). The publication of figures from the Census 2011 have emphasised the need to
identify additional land for housing, particularly in London and in Brent where the actual population increase
has significantly exceeded all projections.  Brent has a significant problem with people living in unsuitable
accommodation therefore there is an imperative to maximise the supply of new homes.  This need is
recognised in London Plan policy 3.3, Increasing Housing Supply, which highlights the pressing need for
more homes in London.  The provision of 95 new homes will be a welcome addition to the housing supply in
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Brent. In terms of the density of housing, it is necessary to consider policy 3.4 of the London Plan, which
states that development should optimise housing output for different types of location within the relevant
density range shown in table 3.2.

Also relevant is Brent Core Strategy policy CP17 on Protecting and Enhancing Suburban Character in Brent.
In terms of density, the number of units proposed is appropriate for the site as it is within a range considered
by the London Plan to be appropriate for this type of location (urban) and which benefits from very good
public transport accessibility.

Adopted in July 2010, the Core Strategy has 12 strategic objectives:

Objective 1:        to promote economic performance & regeneration
Objective 2:       to meet employment needs and aid the regeneration of industry and business
Objective 3:        to enhance the vitality and viability of town centres
Objective 4:        to promote the arts and creative industries
Objective 5:        to meet social infrastructure needs
Objective 6:        to promote sports and other recreational activities
Objective 7:        to achieve housing growth and meet housing needs
Objective 8:        to reduce the need to travel and improve transport choices
Objective 9:        to protect and enhance Brent's environment
Objective 10:       to achieve sustainable development, mitigate & adapt to climate change
Objective 11:       to treat waste as a resource
Objective 12:       to promote healthy living and create a safe and secure environment

The following spatial policies are considered relevant to this application:

CP 5      Place making. Sets out requirements for place making when major development schemes are
considered

CP 6       Design & density in place shaping. Sets out the requirements for appropriate design and density
levels for development

CP17  Protecting and Enhancing Suburban Character in Brent.
CP18      Protection and enhancement of Open Space, Sports & Biodiversity. Protects open space from

inappropriate development.
CP 19     Brent strategic climate mitigation and adaptation measures. Highlights the need for new

development to embody, or contribute to, climate mitigation objectives, especially in growth areas
CP 23   Protection of existing and provision of new community and cultural facilities.  Encourages new

accessible community and cultural facilities and protects existing facilities. Sets a standard for the
provision of new community facilities

Unitary Development Plan 2004

Strategic
STR3     In the interests of achieving sustainable development (including protecting greenfield sites),

development of previously developed urban land will be maximised (including from conversions and
changes of use).

STR5      A pattern of development that reduces the need to travel, especially by car, will be achieved.
STR11   Seeks to protect and enhance the quality and character of the Boroughs built and natural

environment and resist proposals that have a harmful impact on the environment and amenities.
STR12    Planning decisions should protect public health and safety and in particular, support the

achievements of targets within the National Air Quality Strategy.
STR13    Environmentally sensitive forms of development will be sought.
STR14    New development to make a positive contribution to improving the quality of the urban environment

in Brent
STR15    Major development should enhance the public realm.
STR19   New housing developments should provide adequate amenity, reduce need for car   travel and

improvement to public infrastructure.

Built Form
BE2        On townscape: local context & character states that proposals should be designed with regard to

their local context, making a positive contribution to the character of the area.
BE3        Relates to urban structure, space and movement and indicates that proposals should have regard

for the existing urban grain, development patterns and density in the layout of development sites.
BE4        States that developments shall include suitable access for people with disabilities.



BE5        On urban clarity and safety stipulates that developments should be designed to be understandable
to users, free from physical hazards and to reduce opportunities for crime.

BE6        Landscape design in the public realm and draws particular attention to the need to create designs
which will reflect the way in which the area will actually be used and the character of the locality and
surrounding buildings.

BE7        Public Realm: Streetscene
BE8        Lighting and Pollution
BE9       Seeks to ensure new buildings, alterations and extensions should embody a creative, high quality

and appropriate design solution and should be designed to ensure that buildings are of a scale and
design that respects the sunlighting, daylighting, privacy and outlook for existing and proposed
residents.

BE12      States that proposals should embody sustainable design principles commensurate with the scale
and type of development.

BE24     Locally Listed Buildings. The special character of buildings on the local list will be   protected and
enhanced.

BE26     Alterations & Extensions to Buildings in Conservation Areas. They should retain the original design
and materials or where not practicable be sympathetic to the original design.

BE27     Demolition & Gap Sites in Conservation Areas.

Environmental Protection
EP3        Noise and vibration
EP3        Requires developments within Air Quality Management Areas to support the achievement of

National Air Quality Objectives.
EP6        Contaminated land

Housing
H11         Housing on brownfield sites
H12        States that the layout and urban design of residential development should reinforce or create an

attractive and distinctive identity appropriate to the locality, with housing facing streets, and with
access and internal layout where cars are subsidiary to cyclists and pedestrians.  Dedicated
on-street parking should be maximised as opposed to in-curtilage parking, and an amount and
quality of open landscaped area is provided appropriate to the character of the area, local
availability of open space and needs of prospective residents.

H13         Notes that the appropriate density for housing development will be determined by achieving an
appropriate urban design which makes efficient use of land, particularly on previously used sites.
The density should have regard to the context and nature of the proposal, the constraints and
opportunities of the site and type of housing proposed.

H14         The appropriate land density should be achieved through high quality urban design, efficient use of
land, meet housing amenity needs in relation to the constraints and opportunities of the site.

Transport
TRN1      Planning applications will be assessed, as appropriate for their transport impact on all transport

modes including walking and cycling.
TRN2      Development should benefit and not harm operation of public transport and should be located

where access to public transport can service the scale and intensity of the proposed use
TRN3      Directs a refusal where an application would cause or worsen an unacceptable environmental

impact from traffic, noise, pollution it generates or if it was not easily and safely accessible to
cyclists and pedestrians.

TRN4      Measures to make transport impact acceptable
TRN10     Walkable environments
TRN11     The London cycle network, schemes should comply with PS16
TRN12     Road safety and traffic management
TRN14     New highway layouts, visibility splayed and accesses to and within development should be

designed to a satisfactory standard in terms of safety, function, acceptable speeds, lighting and
appearance.

TRN22     On parking standards for non-residential developments requires that developments should provide
no more parking than the levels listed for that type of development.

TRN27  Loss of existing off-street parking
TRN34    The provision of servicing facilities is required in all development covered by the plan’s standards in

Appendix TRN2.
TRN35     On transport access for disabled people and people with mobility difficulties states that

development should have sufficient access to parking areas and public transport for disabled
people, and that designated parking spaces should be set aside for disabled people in compliance



with levels listed in PS15.
PS12      Car parking standards – Class D1
PS15      Parking standards for disabled people
PS16      Cycle parking standards
PS19      Servicing standards

Tourism, Entertainment & the Arts
TEA2      Location of small-scale tourist, visitor and arts, culture and entertainment facilities.

Community Facilities
CF5        Location of large scale community facilities
CF4       Community facilities capable of holding functions should have an acceptable transport impact.

Where the number and/or scale of functions could have an unacceptable impact on residential
amenity these will be limited by condition.

CF14       Places of worship permitted where there would be no loss of residential amenity or unacceptable
transport impact.

Brent Council Supplementary Planning Guidance and Documents

SPG 17 “Design Guide for New Development”
Provides comprehensive and detailed design guidance for new development within the borough.  The
guidance specifically sets out advice relating to siting, landscaping, parking, design, scale, density and layout.

SPG19 “Sustainable Design, Construction & Pollution Control”
This supplementary planning guidance focuses on the principles and practice of designs that save energy,
sustainable materials and recycling, saving water and controlling pollutants. It emphasises environmentally
sensitive, forward-looking design, and is consistent with current government policy and industry best practice,
aiming to be practicable and cost-effective.

The Council has previously received a request for an Environmental Impact Screening (EIA) on the site. It
assessed other possible impacts and effects of the development, and on 31 January 2012 determined that it
considered that there were none that were significant enough to warrant an EIA.

SUSTAINABILITY ASSESSMENT
Major applications need to ensure that they meet sustainability requirements in accordance with London Plan
and Council policy. London Plan policy 5.2 requires that residential and non-domestic schemes should
provide a carbon reduction of 25% above the Target Emission Rate (TER) outlined in Part L Building
Regulations 2010. There is a presumption also for 20% renewables onsite. Council policy CP19 in the Core
Strategy expects that major development will achieve BREEAM “Excellent” rating for non residential. For the
residential buildings, Code for Sustainable Homes Level 3 is required outside of Growth Areas, but in this
case the applicants have confirmed that they will achieve Code Level 4. The Council also requires the
completion of a sustainability checklist where a score of 50% is expected.

The submitted energy strategy breaks down the expected carbon savings in accordance with the London
Plan Energy Hierarchy. Respective savings are made at each stage of the hierarchy amounting to an overall
saving of 40% above the 2011 Part L baseline level. Officers have checked the benchmark assumptions,
stated energy outputs and respective savings, shown in the hierarchy against standard outputs, and find them
to be accurate and realistic.

For Lean measures (improving the fabric of the buildings), the residential units will benefit from improved U
values for floors, walls and windows and improved air tightness above Part L, and energy efficient lighting.
The Cultural Centre also makes the above provisions as well as a number of other provisions such as water
efficient fittings, energy metering, sensor activated lighting reacting to activity and light levels. These are
shown in the BREEAM summary of sustainability commitments. The above provisions make an initial saving
of 10% saving above Part L Building Regulations 2010.

In accordance with the Clean aspect (on site energy regeneration) of the London Plan energy hierarchy and
the London wide aspiration for 25% of heat and power used in London to be generated through the use of
decentralised energy systems by 2025, the submission explores the feasibility of a CHP (Combined Heat and
Power) and CCHP (Combined Cooling Heating & Power) system.  A CHP system is proposed here in the
undercroft area below Block D towards the south of the site making an estimated 29% reduction over the
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Lean case. The decision not to proceed with a CCHP unit is explained in the submitted energy statement.

In terms of the submitted Sustainability checklist, the submitted checklist scores 60.7. Although Officers have
arrived at a lower figure, even this still meets the Councils SPG19 expectation and, in any event, the
obligations signed up to in the checklist will be secured via the legal agreement where opportunities to
enhance the offer still further can be explored.

CONSULTATION
Members will be aware that, as explained above, a proposal for a similar form of development was withdrawn
early last year. Although no formal decision was made at that time there was a good deal of concern about
the form of development and, as a result, a summary of the initial application is set out below.

Previous Consultation (12/1190 & 12/1191)

Over 750 individual objections to the proposal were received in early 2012 and two petitions incorporating
several thousand signatures were also submitted. The main focus of the petitions was opposition to the
demolition of the locally listed building and called on the Council to prevent that demolition.

A summary of the content of the main objections is set down below:

1 – loss of original locally listed library building.
2 – reduction in facilities and loss of particular uses that existed within the building.
3-   loss of open public space.
4 – car parking issues.
5. – loss of the existing car park.
5 -  impact of housing element on people living nearby.
6 – impact on tree to High Road frontage
7 – design of the new development and impact on the Willesden Conservation Area.

Consultation on Current Application (12/2924 & 12/2925)

As far as this current application is concerned a total of 2964 consultation letters were sent out on 8
November 2012. This joint letter made reference to both this Conservation Area Consent application, but also
the planning application, a report into which appears elsewhere on this Agenda.

For clarity, all those who had submitted a formal response to the first withdrawn scheme were also notified of
this second submission.

A total of 18 site notices (which included 9 relating to the Conservation Area Consent application) were
posted at various locations around the application site advertising the proposal as a Departure to the
Development Plan and affecting a Conservation Area on 13 November 2012. In addition, a Press Notice was
published on 15 November 2012.

A further clarification letter was sent out to all third parties who were either on the original consultation list or
who weren’t on that list, but had written in subsequently, on 27 December 2012 explaining that the red line
application site had been amended to correctly include land to the north of Grange Road within the site,
rather than being shown separately as being highway works relating to the development. A further 18 site
notices were posted in the locality on 18 January 2013 and a Press Notice appeared on 24 January 2013.
There was no change, at all, to the form of the development proposed, which remained unchanged, and the
letter simply sought to clarify the question of the application site which was identified in a different way in the
original submission.

In response to comments from the GLA (expanded upon in the “Remarks” section) two new pedestrian gates
have been introduced to the Block B boundary to Grange Road. Those residents living on the opposite side of
Grange Road to these new gates were re-consulted about the change on 24 January 2013.

Representations Received

In terms of considering representations on the proposal it is necessary to set out all those received for the
sake of completeness. Although 12/2924 relates to the planning application and 12/2925 to the Conservation
Area Consent, the comments received are in certain cases not only about a specific application (ie:
comments could have been made about the redevelopment proposals on the Conservation Area Consent



application reference) and so all representations are listed in full below.

12/2924

Comments (this option is given on-line) 31
Support 73
Objections 323

12/2925

Comments 3
Support 0
Objections 54

OBJECTIONS

The principal issues that have been raised are set out below:

1. The development would have a detrimental impact on the Willesden Conservation Area. The new
library building will over-dominate the area.
2. The new building would lose the sense of openness towards the front of the site that the existing
building provides for.
3. The loss of the open space to the front of the existing library is unacceptable in itself. It is well used
by the community. The proposed open space is hidden around the back of the new library building
and will not be welcoming.
4. Loss of car park to the rear.
5. The residential element would provide for high-density accommodation in an already
over-populated area.
6. Loss of bookshop.
7. The facilities in the new building will be less/worse than what is available at present. Existing
building should be refurbished, not demolished.
8. The scheme should incorporate affordable housing.
9. No attempt to consult the community on the future of the site. The motives of the Council are
questioned and the proposal benefits the Council and the applicants with no benefit to the
community.
10. The development will cause traffic problems in the area.
11. To knock a building down only 25 years after it was built is a waste of money.
12. The development would have an unacceptable impact on the existing residents because of its
height and its location. Certain residents have a “Right to light” protected by law, although as
Members will be aware these are not material planning considerations.
13., The residential element of the proposal is over dense. Too many flats are being proposed.
14. The changes to library services that the Council has undertaken recently mean that the new
library here must actually be larger to compensate.
15. No consideration is being given to the cumulative impact of the developments in Willesden Green
on services and infrastructure.
16. Lack of continuity of facilities for when the development is taking place.
17. The quality and source of letters supporting the development are questioned.
18. The validation of the application and the consultation undertaken on it are queried.
19. The Council is giving land away to a private developer.
20. The works, and the manner in which they will be carried out (eg: site hoardings) will present a
danger to the general public.
21. Health risks from electricity sub-station.
22. To demolish even a small part of the locally listed building would destroy a part of Willesden's
history.

SUPPORT

The following points have been made:

1. Proposal will provide a new library with improved facilities.
2. The development now keeps the locally listed library building which is welcomed.
3. The design of the building is improved.
4. The development will help to regenerate Willesden.



5. The existing facilities (eg: One Stop Shop services) do not provide the level of customer service
needed for the future.
6. The existing open space to the front of the library building is not as welcoming as it could be.
7. The new building will be very sustainable and environmentally friendly.

For the information of Members, a large number of the supporting letters were submitted to the Council via
the agents acting for the applicant on 14 January 2013. The letters are in semi-template form, in so far as
much of the text is the same in each submission. All letters received raising material planning considerations
and other issues have been summarised in this section of the report and the planning considerations are
discussed more fully in the report below.

Representations from Councillors

Ward Councillors Jones and Hunter have written in supporting the application. Councillor Jones states that
she feels that Willesden deserves a higher profile centre with good facilities. Pleased at the retention of the
old library. She feels that the rebuilt centre will be a busy and vibrant place, with better services, including
more Customer Service desks which are much needed. Councillor Hunter states that whilst she understands
the objections to the proposals, she endorses these views and wishes to support the scheme.

Ward Councillor Sneddon has written to say that while he agrees in principle with the idea of redeveloping
the library in conjunction with a residential development, he is concerened with the design which should truly
reflect the local character of the area and complements the architecture of the historical library. He is also
concerned about car parking in the area.

Councillor James Powney has written to confirm support for the application. The proposed development
should enhance the existing cultural facilities, improve the environmental quality of the building and meet, and
enhance, the uses of the building in the immediate area. He also raises a concern about future surface water
flooding and there is a drainage condition (number 30) that will hopefully address this point.
Councillor Shaw has written in explaining that she is opposed to the planning application, on the grounds that
it will have an unacceptable impact on her residents.

Members will be aware that in order to give them the best opportunity of appreciating the views expressed in
relation to the current scheme a copy of all the representations have been made available for Planning
Committee Members at the Town Hall. 

Representations from MPs

Sarah Teather MP has written in objecting to the development on the grounds of loss of open space,
inappropriate residential development, the loss of the bookshop and Brent Irish Advisory Service, as well as
the interim arrangements that will be put in place whilst any new library is being built.

PRE-APPLICATION CONSULTATION

In February 2011 Brent Council’s Executive agreed in principle to the redevelopment of the Willesden Green
Library Centre, provided that it could be done at zero cost to council tax payers. Since then, both before and
after the first planning application on the site was submitted, there has also been a considerable amount of
consultation undertaken by the Council which falls outside the statutory planning application process. The
Consultation Strategy agreed by the Executive engaged with stakeholders in a variety of ways in order to
develop and refine the brief for the new building. It is evident that a number of objectors to this planning
application have made a number of comments about this consultation and in their view they do not consider
that it has been successful in engaging with residents.

CONSULTEES RESPONSES

SUPPORTING STATEMENTS

It is evident from the comments of the users of the current building, set out below, that it is an inefficient
building with many factors limiting its performance, costing more to use than a building that was fit for
purpose. As a result running costs are currently very high. A BREEAM Assessment has revealed that the
current building has a very low rating, whereas the new building would achieve BREEAM Excellent rating,
supporting the sustainability credentials of the new Centre.
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The existing spaces are poor and inefficiently laid out, with limited waiting areas for people visiting the
Customer Service Centre. There are no meeting rooms for the Customer Centre to use, which is a challenge,
and the existing community spaces are considered to be of poor quality.

GLA (LONDON MAYOR)

The application has been referred to London Mayor and his comments on the proposals are set down in
some detail within the report.

VICTORIAN SOCIETY

The Society welcomes the retention of the old library building. They are reassured that the value of the
building has finally been recognised. The proposal must include full restoration of the exterior of the building,
including reinsertion of front door and authentic colour scheme.

ENGLISH HERITAGE

No objection raised.

URBAN DESIGN MANAGER

No objections. Further discussion on the subject can be found in the “remarks” section below.

ENVIRONMENT AGENCY

The development does not meet the criteria that require the EA to be consulted, in terms of flood risk.

TRANSPORTATION ENGINEER

No objection to the proposal, subject to a number of conditions/amendments as set down in the “remarks”
section and the applicant entering into a legal agreement for the highway/streetscape works and travel plans.

TREE PROTECTION OFFICER

The revised scheme should mean that less works are likely to take place within the vicinity of the important
London Plane tree on the High Road frontage. Tree protection measures would need to be agreed in order to
ensure that important landscaping features are retained. Conditions are suggested.

ENVIRONMENTAL HEALTH OFFICER

The EHO has suggested a number of conditions that they consider are necessary in order to ensure that the
environmental impacts of the development are acceptable, as far as they relate to noise transmission, air
quality and details of the CHP.  

MUSEUMS SERVICE

The Brent Museum has low visibility and a poor location in the existing building, meaning that the correct
environmental display conditions (eg: the amount of unfiltered light coming into the area) are difficult to
achieve. The potential to secure future high profile loans from organisations such as the British Museum is
limited for this reason.

The development proposal will provide opportunities to refresh the museum service and work to ensure a
growth in the number of visits and levels sustained over the longer term through more comprehensive
programming and product renewal. Brent Museum & Archives work with over 2000 pupils every year and
there is potential to work with more schools by offering a more diverse, targeted and engaging learning
experience, which can be supported by a new museum and temporary exhibitions programme.

Community Gallery and Education Room

These spaces are located in the entrance area of WGLC and suffer from the extreme weather changes that
affect the walkway through the building. The Education Room is disjoined from the main Museum spaces and
school groups are regularly disorientated in the building and clear staff guidance has to be provided to



facilitate their visit to the museum. The location of the children’s library adjacent to the Education Room
results in sound overspill from the library into workshops and schools sessions in the Education Room,
interrupting the sessions themselves. In the new building the Education Room is next to the museum, this
was a fundamental requirement of the brief.

Archives

The inclusion of a fit for purpose and climate controlled on-site store for Brent Archives would support the
preservation of the boroughs resources and create an environment where more people could have access to
this material. The situation of the Archives on top of the children’s library is distracting for researchers too, as
the sounds from the library filter into the search room.

LIBRARIES SERVICE

The Head of Brent Libraries, Arts & Heritage states that the redevelopment of the Willesden Library Centre
will meet the vision for the library service. The current building is poorly designed and the relatively inflexible
internal spaces cannot easily be adapted to modern library needs. Refurbishment would not provide the
opportunities to provide a building that would deliver a 21st Century building, comparable in quality to the new
Civic Centre. They endorse the points made elsewhere about the poor quality of existing community spaces
within the building.

The proposed layout of spaces, adjacencies and functionality of the accommodation means that the new
building will be far better able to meet the aspirations of the Service. It is hoped that the new building will
increase the number of casual visitors (there are a limited number at present) who enter the library centre at
the moment and begin to take the opportunity to explore the improved offer.

CUSTOMER SERVICES (previously One Stop Shops)

The Assistant Director of Brent Customer Services supports the scheme as they say that the current
accommodation presents a number of limitations in terms of capacity and the facilities available to
customers. There are currently a total of 14 customer booths with no dedicated waiting area and no private
interview rooms.  There is no space in the current location to expand the number of booths and the lack of
space available for a waiting area has meant that we have had to create this within the library space and at
some significant distance from the booth location.

The new WGCC will provide improved facilities for customers. This will include increased number of booths
(22), access to 3 private interview rooms, and a 25 seat waiting area that bleeds into the library enabling
much more flexible use of the space between these 2 functions.  The Customer Service centre has been
located so that it is adjacent to children and family facilities in the building including play areas, toilets and
baby changing areas.

REMARKS

MEMBERS SITE VISIT OF SATURDAY 9TH FEBRUARY 2013

The Planning Committee recently visited the library site and at that time a number of points were raised. They
are set out below. Many of them are already covered in the main body of the report and where they are not
further explanation is given in brackets below.

Concern at the timing of The Village Green Inquiry and the Planning Committee

Re-confirm that the Conservation Area boundary currently runs along the southern side of the High
Road between the detached locally listed building and the main library building.

• The relationship the new residential Block A to the footprint of the library centre.

• The accurate height of the London Plane tree in relation to the proposed building.

• This scheme is asset stripping and town cramming with no public benefit.



• No affordable housing.

• This application has been pre-determined. The Council are already asking schools to help with
murals in/on the new building. (The actual instruction for any artwork has not yet taken place. The
initiative will continue, albeit in a different form, even if the library redevelopment does not take
place).

• There has been no consultation on the proposals. The car park is been given away without consulting
people.

• The supporting letters are illegal. They are forged and have been submitted in blocks of identical
letters. (Further submissions have been made in connection with this point. Councillors, and the GLA
if the matter is referred onto them, should contrast the way that these letters were submitted with the
number of individual objections sent in). 

• The new building will be half the footprint and double the height of anything that is around.

• The internal atrium will be dangerous as people will be able to throw things off. The present building
has more security guards than librarians. (This will be an internal management issue and not a
planning reason to refuse).

• The scale of the buildings is unacceptable. Block A on Brondesbury Road comes forward of the BP
frontage and Block B is two storeys too high in terms of relationship with No.15 Grange Road
building. The scheme is “backland” development.

• Impact on No.148 Brondesbury Park (adjacent to the access road) unacceptable. This relationship
was specifically discussed on the site visit and is expanded on further below.

• Overspill car parking from the many events that are going to take place in the WGCC building at
times when CPZ is not in operation not considered.

• Opening hours of the library queried and whether the floorspace given over to library space will be
controlled in the future.

• Brent has closed half its libraries and is then telling everyone to come to this brand new one. The
building needs to be much bigger than the existing to accommodate all the new visitors.

The play nodes that are being proposed throughout the public element were queried.

INTRODUCTION

Following an initial assessment of the principle of the development, this section is divided up into a
number of subject areas looking at the new WGCC and the residential scheme as two distinct
elements.

PRINCIPLE OF DEVELOPMENT

This application represents a revised scheme for the redevelopment of this site following the
withdrawal of a scheme in early 2012 (12/1190 & 12/1191). Members will be aware that the proposal
initially involved completely demolishing the existing locally listed building at the northern end of the
site but the opportunity was taken to revisit the proposal, consider the points that had been made in
connection with it, specifically the strong desire to retain the old library building, and revise the
scheme accordingly. As mentioned above, a range of further engagement activities were held with
interested parties following on from the withdrawal of the scheme. 

As explained elsewhere, those who are going to occupy the new library building have confirmed that
it will provide better facilities than exist at present and the new Centre will become the main customer
facing hub in the south of the Borough.  The applicants consider that the existing building would be
less able to provide the modern, sustainable, state of the art customer services envisaged for the
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future, and that the physical condition of the building is such that substantial work, and cost, would
have to be expended just to bring the facilities up to a minimum acceptable standard. The applicants
have, therefore, concluded that it is more effective and sustainable to pursue a new facility. There is
no planning, design or sustainable policy reason to justify the retention of the existing 1980’s building
or not to accept the position that has been reached by the applicants. 

The key issue for planning policy in relation to the future of the community provision is how it reflects
local needs. While the current provision in general quantative and qualitative terms is important,
community needs may change over time and it is not the role of the planning assessment to be
overly prescriptive in the way that various elements are catered for. However, it seems clear that the
reprovision of a modern building with the facilities envisaged meets the policy requirement and offers
scope to do this in a far more effective and flexible way.

In terms of access and use of the facilities, the applicant has reviewed how the current building and
services have operated.  They have confirmed that the needs of future users have been taken in
account in the design of the primary facilities, the supporting facilities, access arrangements and the
way in which services will be provided in the future.

As far as the loss of the existing car park is concerned, while the site is not identified specifically as a
housing site in the adopted Brent UDP, or the adopted documents of the LDF, the development of it
for housing purposes is acceptable in principal, subject to the discussion of relevant policies and
issues that are set out below. UDP policy TRN27 states that it will resist the loss of essential
off-street parking. Essential parking is defined as (c) public off-street parking strictly necessary to
serve public buildings, facilities and spaces. This is not considered to be the case here, as expanded
upon below.

In addition to the relative merits of replacing the existing library centre`, there are a number of key
planning considerations that inform an assessment of the principle of development.

The impact of the development on the Conservation Area.

The impact of the development on the locally listed old library building.

Loss of the existing car park.

The provision of outside space.

Relationship to the public realm, highway and access arrangements

The merits of the new residential development, in terms of standards, relationship to what is around and
the absence of affordable housing.

Scale and design of the new development

Implications for servicing of the library.

Continuity of library services whilst existing building is closed.

NEW CULTURAL CENTRE

FACILITIES WITHIN THE NEW CULTURAL CENTRE

Set out below is a table outlining the spaces within the existing building, an indication of what was proposed
through the 2012 withdrawn submission (which involved the demolition of the old library building) and the
current proposals.



COMPARISON OF AREAS IN EXISTING AND PROPOSED WGCC

At the site visit on Saturday 9th February 2013 the matter of the floorspace figures of both the existing and
the proposed building was raised. As a result, the following revised table has been produced comparing the
existing building, the scheme that was submitted in 2012 and subsequently withdrawn, as well as the current
application proposal.

For the information of Members, there was an error in the original table as the line at the bottom of the table
labelled “Gross Internal Area (GIA)” should have read “Gross Internal Floor Area (GIFA)”. For clarity, the
difference between these two measurements is that the GIA is defined in the RICS code of measuring
practice as the area of a building measured to the internal face of the perimeter walls at each floor level. The
GIFA, sometimes referred to as the Total Room Area (TRA), is the sum total of all Gross Room Areas in the
establishment, building or floor, depending on which level you are looking at. Effectively it is the area of floor
covering you would need for all rooms.

 COMPARISON OF AREAS IN
EXISTING AND PROPOSED WGCC
Nov ‘12

Existing Area
(m2)

Previous
Proposals

(m2)

Current
Proposals

(m2)

Library 1517 1395 1613

Customer Service Centre 138 192 194

Museum 500 500 500

Archive 71 70 70

Foyer/ Reception 454 153 70

Community Spaces 344 362 339

Commercial space 333 117 116

Localities 0 164 inc

Offices 282 327 460

Data Centre/ IT 15 97 18

Hygiene Areas 104 146 62

Front of House 12 24 24

Back of House 87 74 68

Cinema 255 0 0

Circulation / misc 604 402 395

Plant 363 230 314

Total NET 3381 3362 3454

Gross Internal Floor Area 5079 4252 4243



Gross Internal Area 5692 4353 4382

Net/ Gross 59% 77% 79%

Looking at these revised figures, the net to gross ratio for the existing and proposed buildings has been
recalculated and the revised figures show that the net to gross efficiency would be improved by 20% in the
new proposals. The increase in the area for the existing building does seem to confirm what has been said
that the existing WGLC is an inefficient building with a large amount of the space given over to things like
columns, partitions and spaces which cannot be counted as rooms.

In planning terms, as was mentioned at the site visit, the key point is not that the new building is smaller, or
larger, than the existing building. The main report does explain that users of the existing building consider
that the new one may well be more efficient, but the key issue from an assessment of the planning merits of
the development is that it includes the principal elements that the Council's Library and related services feel
are required for a modern facility.

The applicants have carried out a thorough analysis of the proposed building, as compared to the original
client brief to ensure that the client brief can still be delivered with the inclusion of the locally listed building
and a larger library. This has been achieved by reducing the size of the staff offices and the foyer/reception
space from the previous proposals. The area comparison above shows that all major spaces in the new
building are now either the same as existing, or larger than in the current building. The one exception is the
community space which is 5 square metres smaller than previously. This reduction is as a result of the third
community space being reduced in size with a view to improving affordability for prospective users. The fact
that the old library building will in the future operate as an additional community space, managed in a similar
way to the library lab, means that it too will be available for community use. All services are replicated, or
expanded, in a more efficient, sustainable way.

Concern has been raised that there is no specific condition on the size of the library which could lead to
alternative uses of floorspace that largely falls within the D1 use class (non-residential institutions). Whilst this
point is noted it is not felt appropriate to condition the development in this way, as it is considered reasonable
to have flexibility within the use class.

FACILITIES OUTSIDE THE BUILDING

The development proposes to change the current open areas around the building – principally by providing
the new ‘Brondesbury Walk’ and improvements to the public realm in Grange Road. In terms of the external
spaces a comparison of both existing and proposed is provided within this application. The range of current
outside areas includes the space to the rear of the library, the small children’s play area adjacent to it and the
space to the front of the library building. It is this space that is subject to the current Village Green application
awaiting a Public Inquiry in February 2013. This is discussed later in this report.

The application scheme creates a new street entitled ‘Brondesbury Walk’ to the rear of the new library which
provides a single space larger than any of the single areas that exist at present. However, the space would
be some 65 square metres smaller than a combination of the existing space to the rear and the open area to
the front (total 565 square metres rather than 625 square metres). This small reduction is acknowledged.
However, in qualitative terms it is considered that the proposed spaces will, at least, be equal to the existing
offer and will be able to be used for a range of uses, as explained below. The intention is that the space will
be used as a new local square for use by existing and future communities. It will be predominantly hard
paved, but will include mature trees to provide visual interest and shade. The level change between the
WGCC and the residential Block A will allow for a double terrace of seating to be provided for visitors of the
Centre to use. The WGCC will open directly out onto Brondesbury Walk and it is this relationship that will, it is
anticipated, help to encourage interaction between what happens inside and outside the building. The cafe
proposed for the Brondesbury Park side of the WGCC will contribute to this interaction. At the same time the
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fact that the space is overlooked by residents in Block A should provide the level of natural surveillance and
visibility that would serve to benefit those wishing to use the outside areas.

It is proposed that the new WGCC building will sit in a sensitively interpreted civic space which will provide a
high quality setting for the building. The spaces will not only provide formal civic amenity, but interesting play
facilities making the public space around the centre as much of a destination as the building. The quality of
landscape interpretation, including the use of level changes, has allowed a sensitive designed progression
from the civic public spaces adjacent to the Cultural Centre to the semi-private and private areas of the
residential development behind. 

As far as the use to which the outside space could be put, as well as the more informal activities described
above, Brondesbury Walk would also allow opportunities for more formal uses to take place. Service nodes
are proposed to be built into the space to allow traders (the application submission gives examples of how
market stalls could be laid out) or other event hosts to draw power and have access to services close to
whatever it is that they are doing within the space.

In terms of other spaces, the applicants also highlight the value of the changes to the space at the northern
end of Grange Road, near to the junction with High Road. While this area is intended to provide access to
disabled car parking bays the proposals also include means to promote its visual integration into the
landscaped area which should help to strengthen the look and feel of this area as being part of a pedestrian
zone. The space, whilst not new, will be significantly improved by the introduction of a paving treatment that
will unify all spaces around the WGCC, provide new seating and play clusters. All of these works will take
place around the retained London Plane tree.

DESIGN OF THE NEW CULTURAL CENTRE

As explained above, the scheme has developed over time, partly in response to concerns expressed
previously, with virtually all of the locally listed building (and all of the original structure) now being retained
and being incorporated into the new development. A discussion about the partial demolition of the rear wall of
the original library building can be found elsewhere on this Agenda as it is the subject of a Conservation Area
Consent (CAC) in its own right. The determination of this CAC falls to the Secretary of State because Local
Authorities are unable to determine applications for Conservation Area Consent that they have submitted
themselves. Although Brent Council are not the applicants here, a judgement was made that in the particular
circumstances of this case, and this site, it would be appropriate to refer the matter on.

The decision to retain the old library clearly has an impact on the form of the new building and the existing
and new could be linked in a variety of ways. The architects  have decided on a relatively simple, low (it would
be the same height as the eaves of the old library) flat roofed glazed connection that provides for entrance
points on both the Brondesbury Park and Grange Road frontages. The dimensions of this link space (approx.
5.5 metres wide and a maximum of approx. 16.0 metres from Grange Road to Brondesbury Park frontages at
its widest point) has increased in discussions leading up to the submission of the new application and
provides a useable internal foyer area. The new entrances in this link structure are set back from the front of
the old library on both frontages which helps to maintain the visual integrity of the retained original locally
listed building.

The retention of the old library, and the link described above, results in the mass of the new building reading
as a clearly separate form. The applicants architects have spent a good deal of time in the submission
explaining their design thinking behind the latest version, including examples of other developments
elsewhere. When viewed from the High Road the new 4 storey building is visible behind the lower retained
building on the frontage. However, its proposed elevational treatment, the separation created by the glazed
link, and the stepping in of the upper floor ensure a relationship between the two that announces the new, but
does not overpower the original.  When viewed from the south along Brondesbury Park and Grange Road,
the new building is seen in the context of the height of commercial High Road frontage.

The retention of the locally listed building, and the fact that the new building has to provide a particular range,
and level, of facilities in order to deliver the community building that is envisaged means that the size of the
building is to a degree determined by this. The front of the new building is “V” shaped in form reflecting the



internal layout and trying not to compete with the old library. The applicants have chosen a simple material
palette for the main structure of the new building and added decorative brick within the framework of the
facades of the building which are intended to reflect, and take reference from, varied Victorian buildings
around. Whilst the building is relatively large, it is considered that it provides an appropriate backdrop to the
retained locally listed building. As far as the proposed materials are concerned their quality is going to be key
and this will be controlled by condition.

EXTERNAL ASSESSMENT

The qualitative assessment of the proposal is informed by the views of the Council’s Architects Design
Review Panel (DRP), as well as Brent’s own Urban Designers. Members will be aware that in July 2009 the
Planning Committee approved the establishment of a Design Review Panel to help the Council secure the
highest possible standards of design and innovation for the Borough’s Built Environment. The membership of
the DRP comprises 25 architects and designers, with 6/8 required to attend any specific meeting. Their role is
to provide independent and professional design advice on a diverse range of major developments.

In their assessment of this particular proposal in December 2012 the DRP felt that, if anything, the scheme
should be made even more striking in architectural terms, with the new element looking to contrast even
more with the retained old library building. They felt that in pure architectural terms they could have supported
the loss of the existing building, but they understood the approach been taken. The idea of linking existing
and new was supported, subject to the precise detailing proposed.

The application was referred to the GLA and in their Stage 1 response they were extremely positive about the
proposal. Their views are expanded upon in the Section below.

RELATIONSHIP TO CONSERVATION AREA

The impact on the Willesden Conservation Area to the front of the site (UDP policy BE25) and the partial
demolition of the locally listed building (policies BE24 & BE27) are critical material planning considerations
here. As explained above,  the works to the locally listed building are subject of a separate application that
appears elsewhere on this Agenda, but it is considered that the proposal complies with policy and that the
limited amount of demolition to the old library (particularly given the specific element that is now the subject to
demolition is non-original) is now acceptable. For clarity, both the Conservation Area and the locally listed
building would be defined as “heritage assets” in the NPPF. 

The NPPF makes it clear that when determining applications Local Authorities need to understand the
significance of any heritage asset that may be affected by the development. Furthermore, Local Authorities
should account for the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation, the positive contribution that conservation of heritage
assets can make to sustainable communities, including their economic viability. New development should
make a positive contribution to local character and distinctiveness.

In terms of the impact of the development on the setting of the Willesden Conservation Area, Members will
be aware that even though the new library building itself will be located outside the Conservation Area, the
impact that it would have on the Area still needs to be taken into consideration. It is a well established
approach that development proposals outside the Area, but affecting their setting or views into or out of the
Area, shall pay special attention to the preservation, or enhancement, of the character and appearance of the
Conservation Area in question.

Whereas with the 2012 withdrawn scheme the complete demolition of the old library building meant that the
Conservation Area preserve or enhance “test” was always going to be very finely balanced, in this case, the
removal of the poorly designed 1980’s library building, and the retention of the majority of the locally listed
building, means that the impact of the current development on the Conservation Area, is actually considered
to be an enhancement. For clarity, the limited works to the old library building also ensures that the
well-established London Plane tree, that is widely recognised to contribute so much to the area, will be
unaffected by the proposals, further ensuring the overall preservation of the character of the locality.



The design of the new Centre is considered to relate well to the retained locally listed building and will
constitute an improvement on the existing, in terms of its design and appearance, for the reasons set out
above.

As explained elsewhere in this report, the application needs to be referred to the GLA and the London Mayor
will determine whether he wishes to determine the proposal or if he is content for the Local Authority to make
the final decision. The GLA have been involved in the evolution of the development and have previously
expressed a number of views on it. It is considered useful to consider the views expressed by the GLA in
their recent Stage 1 response, as far as they relate to design matters and the impact of the development on
the locality.

They say that “the principle of redeveloping the library site and providing an enhanced, modern community
facility in a well designed flexible building space and.....is strongly supported”.

In terms of the old library building:

“In contrast to the withdrawn application for the site.........the proposal incorporates part of the original library
building and reuses it for its original purpose, as the entrance to the library. This scheme preserves the
heritage asset and allows the regeneration of the library and the wider site and the restoration and re-use of
the historic building is strongly supported and welcomed.”

As far as urban design issues are concerned:

“The proposed development has the potential to have a transformative impact in the area and the current
design successfully maximises the potential of the site, adds to the public realm network in the area and
provides an impressive new cultural centre with a strong presence on the High Road”.

“The proposal would provide a positive architectural contrast to its setting. The current 1980’s building is a
poor pastiche that detracts from the character of the conservation area and the surrounding townscape. The
new building creates a strong identity that clearly signposts the civic function of the building and also civic
pride in the building. The clear and bold articulation of the elevations captures the self-confident spirit of the
areas original Edwardian character and would signpost its rejuvenation”.

Officers acknowledge that the re-provision of a community facility on the site is an urban design challenge.
The new WGCC sits on a similar footprint to the existing library whilst retaining the locally listed building,
helping to reinstate and reinforce the historic grain and structure of Willesden at this important junction. The
massing of the new civic building will be mitigated by the treatment of the exterior of the building. The
relatively large mass has been broken down by a strong horizontal emphasis for each floor which significantly
reduces the perception of height from the street. The massing is further reduced by a series of vertical
rhythms defined by combinations of windows and a special cladding system; this rhythm reflecting the
proportions of building within the locality helping to help to connect the building to Willesden town centre.

As far as the old library is concerned, the integration of old and new architecture has been achieved by a
simple glazed link between the original Arts and Crafts elevations of Newman and Newman and the
contemporary civic architecture proposed. Officers consider that the glazed junction sensitively connects old
and new and adds legibility to the entrance. The repaired old library elevations preserve and record the
historic development of Willesden, whilst the contemporary super-efficient building behind is considered to
enable local services fit for the 21st Century.

The palette of materials proposed for the WGCC will hopefully further underpin the design quality of the
building as well as its contribution to the reinvigoration of Willesden. The quality of architecture, materials and
execution will act as a catalyst stimulating others to improve the quality of their proposals for development in
the area. This view is shared by the GLA, as set out above.

Elsewhere in other sections of this report it can be seen that the GLA had a number of comments about the
application proposal that require further work before the matter is referred back to them through the Stage 2
response. However, it terms of their views on the old library building, the design of the new WGCC itself and
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the impact on the Conservation Area, it is considered extremely useful to have their views on the overall
quality of the proposal. They support the conclusion of Officers that the scheme has developed over time to a
point whereby the application can be supported in design and heritage terms.

TRANSPORTATION CONSIDERATIONS (WGCC)

Brent UDP standard PS12 allows a maximum of 1 car space per 5 employees, with visitor parking allowed for
5% of the maximum capacity of the building, giving a maximum allowance of 13 staff spaces and 30 visitor
spaces (based on a capacity of 600). This gives a total maximum allowance of 43 spaces. No off-street car
parking is proposed to be retained for the Centre, which is in line with the current adopted standards of the
Council. These standards state that non-residential development should make provision in accordance with
the maximum standards. These can be varied dependent on the level of public accessibility to the particular
site and the contribution that the development would make to reduce the use of the private car.

The Council’s Transportation Engineer has confirmed that given the highly sustainable location of the
application site, with its high PTAL rating and location within a Controlled Parking Zone (CPZ), the absence of
any on-site car parking is considered to be acceptable in principle. For the information of Members, the High
Road end of the site has a rating of PTAL5, with the southern end of the site PTAL4.

LOSS OF EXISTING CAR PARK

Although the location is a highly accessible one, as was the case with the earlier 2012 application, the loss of
the existing 73-space car park to the rear of the site does require further, careful consideration.

Officers have sought additional information in connection with this point and, to this end, detailed survey
information on use of the car park and parking conditions in the vicinity of the site has been provided within
an amended Transport Statement. This comprised car park occupancy surveys undertaken every two hours
between 9am and 9pm on Thursday 16th and Saturday 18th August 2012. Maximum occupancy on each day
was observed as 42 cars at 3pm on the Thursday and 61 cars at 9pm on the Saturday. This information has
been useful in adding to the understanding of the way that the car park has operated over time.

Surveys of on-street parking in the area identified a total of 521 residents’ permit parking bays, 20 disabled
spaces and 124 bays for pay and display parking within about 250 metres of the site. Occupancy surveys of
the pay and display bays area showed between 44 spaces (5pm) and 54 spaces (9pm) as occupied on the
Thursday and between 40 spaces (9am) and 65 spaces (9pm) as occupied on the Saturday. As such, the
minimum number of available pay and display spaces in the area was observed at 59, with spare capacity
being greater during the day than in the evening.

The only period during which use of the existing car park marginally exceeded the availability of spare parking
space in the area was at 9pm on the Saturday. However, in the evening, there are a further 70 on-street
parking spaces available on single yellow lines after 6.30pm which can be used by visitors to the Centre. The
parking surveys therefore demonstrate that there is sufficient spare on-street parking capacity in the area to
cater for overspill demand from library visitors at all times once the existing car park within the site is lost,
without any need for visitors to use residents’ parking bays. There is also the Sainsbury supermarket further
east within Willesden Town Centre that has a car park available for use and may be attractive, for example,
to users who make combined trips.

In connection with this point, Sainsbury’s have now submitted an objection to the scheme, specifically in
relation to the car park at their nearby High Road store. Although they acknowledge that the car park can
currently be used by people who aren’t solely shopping at their store, they are concerned that any additional
use of the car park once the new library building is open will impact on their day to day operations and their
customers.

While the current car park is underused, those who have used it will clearly have to adapt to increase their
use of public transport or make use of available parking opportunities in the local area. A similar approach is
being adopted for the new Civic Centre where there will be significantly reduced car parking for staff and
visitors.CPZ’s operating in the area will assist in restraining visitor parking on residential streets during



weekday daytime hours. In the future, Brent’s Transportation Unit will need to review whether there is any
need to extend the operating hours of the CPZ into the evening and weekend to ensure that overspill parking
from the Cultural Centre does not inconvenience local residents.

Retention of disabled parking close to the Centre is important and the intention is to provide four disabled
spaces along Grange Road. Once again, any such bays will be subject to a Traffic Regulation Order to be
progressed by the Transportation Unit in consultation with the public. For clarity, visitors with Blue Badges are
able to use residents’ parking bays if necessary.

Cycle Parking (Cultural Centre)

A total of 24 cycle parking stands are now shown along either side of the re-landscaped Grange Road, with a
further eight stands indicated towards the western end of Brondesbury Walk, providing a total of 64 publicly
accessible spaces for staff and visitors to the Cultural Centre. This is line with UDP standard PS16.

Staff changing and showering facilities are indicated within the staff rooms on the third floor of the building, in
line with standards. 

Servicing (Cultural Centre)

Studies of delivery profiles for offices, libraries, museums and café/retail units from other developments
across London have been provided to respond to previous issues over the developments’ servicing
requirements.  Although the survey data is not taken from the existing library on the site the approach used is
considered by Transportation Officers to be reasonably robust.

This exercise produced an estimated total of 15 deliveries to the site per day, four of which would be by large
HGV’s, with the remainder by cars or vans. The delivery profile is assumed to be spread fairly evenly across
the course of the day, but to assist in this, it is essential that a Servicing Management Plan is produced and
implemented through the S106 process and this has been acknowledged in the submitted Transport
Statement. Signage and parking enforcement is also to be used to control parking in the loading area, as
outlined in the proposed Travel Plan.

The new WGCC will also have access to parking for two “Escort”-sized vans which are currently available at
the nearby Grange Road annex building and at a remote location.

As before, a storeroom with space for eleven 1,100 litre Eurobins is indicated along the Grange Road
frontage of the building for general waste and recycling, which will entail daily access by refuse vehicles to the
northern end of Grange Road. Tracking diagrams have been submitted to demonstrate that large refuse
vehicles would be able to access and turn in this area, by reversing into the western end of Brondesbury
Walk. This is considered to be acceptable by the Council’s Transportation Engineer and the specification for
the construction detail of the resurfaced length of Grange Road will need to take these swept paths into
account. This will be controlled through the Section 278 agreement.

Pedestrian Access (Cultural Centre)

Level access is proposed to the Cultural Centre via the new glazed link from the High Road frontage and
from Brondesbury Walk, with ramps provided to a 1:21 gradient where they are used. The provision of
Brondesbury Walk is again welcomed as a means of retaining and improving permeability across the site. All
external doors to the Centre, aside from one fire exit door, have now been amended so as not to open
outwards into the public highway. This one remaining door is sited alongside the cycle stands on the eastern
side of Grange Road, so has a measure of protection from direct conflict with pedestrians using the street
and is unlikely to be used frequently, given that it is a fire door.

TRANSPORT IMPACT

An amended Transport Statement was submitted with this revised application which, following previous
requests now includes detailed questionnaire surveys of staff and visitors at the existing library to ascertain
how they currently travel to the site and where they travel from. This is very much welcomed as providing a



far more realistic representation of existing and future travel patterns than the previous exercise of looking at
other sites across London and making comparisons. The survey was undertaken between 9am and 8pm on
Tuesday 21st August and counted a total of 1780 visitors leaving the building across the course of the day.
The peak arrival time was 10-11am, when 226 visitors entered the building, with the peak departure time
being 5-6pm when 212 people left the building.

The questionnaire survey results showed that 86% of visitors travel less than 3km to the site (with 39%
travelling less than 1km), showing that the catchment area is very local. It is of course recognised that this
may alter if the Centre becomes the community hub in the south of the Borough as is anticipated. The modal
split is therefore much more heavily weighted towards walking than previously assumed, with 42% travelling
by foot, 28% by car, 22% by bus and 7% by other modes such as rail or motorcycle. For car journeys, 97%
used the library car park. 85% of visitors solely visited the library, with 10% also visiting shops in the area.

Staff journeys were generally longer and as such, the modal split was more heavily weighted towards car use,
with 44% travelling by car, 41% by public transport and 11% by foot. There are 39 staff at present meaning
that applying this breakdown equates to 17 of those arriving by car at present.

The previously submitted Transport Statement concluded that the development would not have any
significant impact on the local transport network, either through vehicle movements or car parking, even with
the addition of enabling residential development. The data from these surveys bears this out, with the
conclusion that the library actually generates less traffic and parking than previously assumed and the
reduction in car parking within the site and implementation of Travel Plans should assist further to this end.
As such, this proposal is considered to be generally acceptable in transport impact terms.

TRAVEL PLANS

Workplace Travel Plan

A workplace travel plan has been submitted, setting out a package of measures aimed at reducing single
occupancy car journeys by staff by 10%, increasing walking and cycling trips by 2% and increasing public
transport trips by 8% over the next five years, based on modal share figures gained from the staff survey
which has been carried out. Surveys will be undertaken one, three and five years after opening to assess
progress towards this target. Transportation Engineers consider the content of the Travel Plan to be fine with
regard to staff travel, but needs to be amended to include consideration to reducing the proportion of visitor
trips to the development by car. Any consent for the site should, therefore, be subject to a S106 Agreement
requiring the submission and approval of an amended Travel Plan for the Cultural Centre that also includes
measures aimed at reducing visitor trips by car.

Residential Travel Plan

The submitted Residential Travel Plan includes a series of measures aimed at reducing single occupancy car
journeys by 5% and increasing walking and cycling trips by 5% over the five year period following completion
of the development, based on modal share figures for the local area from the 2001 Census data. The precise
figures and targets will be more firmly established following baseline surveys when the proposed residential
properties are occupied to a level of 50%. These arrangements are acceptable in principle.

The Travel Plan does not include consideration of the promotion of Car Clubs in the area (including
subsidisation of membership amongst residents). Officers do however acknowledge that these are highly
valuable elements where they are introduced and the GLA have made reference to the concept in their
submissions. As a result, a sum is now included in the proposed Heads of Terms to deal with the promotion
and implementation of a Car Club. It is acknowledged that the development is proposing to a high number of
car parking spaces within it, however, it is considered that the inclusion of a contribution towards a Car Club
is justified. As far as the management of car parking within the site, which is a key measure in terms of
looking to reduce car usage and ownership, any Travel Plan needs to be adjusted to take these measures
into account.
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RESIDENTIAL ELEMENT OF THE PROPOSAL

PRINCIPLE OF DEVELOPMENT

The discussion above responds to the issue of the loss of the existing car park. On this basis, while the site is
not identified specifically as a housing site in the adopted Brent UDP, or the site specific proposals of the
LDF, the use of, what may be considered a backland site for housing purposes is acceptable in principal,
subject to the discussion of appropriate policies and issues set out below.

DENSITY

As explained above the site has good access to public transport and is classified as “urban” according to the
GLA. The London Plan density matrix therefore suggests a residential density of between 200 and 700
habitable rooms per hectare or 45-260 units per hectare.

The proposed density here, taking into consideration the site area, is approx. 149 units per hectare. This is in
line with the density range as set down in the London Plan and the GLA have confirmed that the application
complies with the London Plan in this respect.

IMPACT ON THE CHARACTER OF THE AREA

The residential element will be located to the rear of the site and consists of 4 blocks providing for a total of
95 dwelling units. Block A (5 storeys) links Grange Road and Brondesbury Park to the south of the Cultural
Centre, whilst Block B (5 storeys) fronts onto Grange Road to the south. In the centre of the site are proposed
Blocks C and D (ranging from 2 to 5 storeys) which incorporate a 61 space car park below. The top floors on
the taller blocks have been set back in order to reduce the overall apparent mass of the buildings. In terms of
Block B, concerns were expressed that it was in excess of what is around, but the applicants have provided a
range of near and long views of the proposed building which suggest that the degree of set back of the top
floor would mean that it effectively reads as a 4 storey building from the streetscene. 

All other elements have been designed so as to comply with the Council’s adopted SPG17 guidance “Design
Guide for New Development”, in terms of physical relationship between existing and proposed buildings.
However, proposal is to build on the existing car park, which has been in existence for over 20 years and so it
is acknowledged that the relationship of adjoining and nearby residents to the appearance and use of the site
would change. The purpose of SPG17 is to balance and mitigate changes to the existing environment in
terms of overlooking, loss of privacy and avoiding overbearing impacts to acceptable levels. It is in order to
respond to this that the scheme has been amended over time.

The development proposes what might be considered to be development of a backland site, albeit one which
currently has access to it from a number of points, so is not a true backland proposal in the way that it would
normally be understood. Nevertheless, there is a key issue concerning an assessment over the impact that
the proposal would have on the character of the locality. The scale of the buildings is not considered to be out
of character with what is around at present, certainly as far as the height of the proposed buildings are
concerned, and sections through the application site have been provided demonstrating that, even at the
highest point of Block C, it is no higher than the buildings either side of it in Brondesbury Park and in Grange
Road. The taller blocks are to be found at the northern end of the site, providing a transition between the
WGCC and the lower density housing further south. Blocks C and D certainly reduce in scale to reflect their
more sensitive relationship with neighbours, but also the irregular shape of the southern section of the site.
Again, all of this is a clear improvement as compared to earlier proposals and, particularly when considered
alongside the comments about proposed density above, is considered to be an indication of the
appropriateness of the form of development proposed.

One of the locations on the site that have been of long-standing concern to Officers is the eastern end of
Block A where there are habitable room windows in its south-facing rear. These will need to be carefully
considered in terms of impact and the applicants have sought to restrict views down into the most sensitive
locations in Brondesbury Park residences, by the use of physical measures to prevent overlooking, as well as
carefully thought out tree planting and taking advantage of the existing high boundary wall. It is unlikely that



there will be any loss of privacy within existing residential properties, although some external garden spaces
may be overlooked. The applicants are understandably keen to ensure the elevational integrity of Block A is
not harmed, but by the same token it is considered that the measures do need to be in place to minimise any
loss of amenity and this seems an acceptable approach. Further work would need to be controlled through a
condition attached to any consent, which might consider a range of mitigation measures that restrict or limit
outlook from certain windows in the most sensitive locations. This could include physical screening or the use
of louvres (of an appropriate design) which would prevent any views towards the most sensitive locations.

At the Members site visit, a specific concern was raised about the forward projection of Block A onto
Brondesbury Park as it would be sited forward of existing residential buildings. In planning terms there is no
“building line” beyond which any building should not come. Instead, if a building is sited forward of what is
around, the impact of that building needs to be carefully considered. In this case, it is considered that the
design assessment has confirmed that, although the new building will inevitably have an impact on the
streetscene, this impact would not be an unacceptable one.

UNIT MIX

The proposed development would consist of the following unit mix.

Block 1 bed 2 bed Total
A 25 23 48
B 8 13 21
C 7 8 15
D 6 5 11
Total 46 49 95

As is evident, the development will comprise 1 and 2 bed units. Members will be aware that there is a
significant demand for larger family units in Brent and that household sizes in the Borough have increased
over time. The Core Strategy resists proposals that result in the loss of family sized units for precisely this
reason. Officers would normally be seeking a mix of units in a development of this size that included an
element of larger units and the GLA in their comments have indicated that they find the housing mix
“disappointing”. However, they also say that they accept the viability information that demonstrates that the
mix is predicated on the residential element enabling the new WGCC and, consequently, accept the mix.
Officers endorse this view and would normally seek a different mix, but, on balance, accept the proposal for
the reasons set down above, noting the town centre location.

UNIT SIZE

Members will be aware that the Mayor’s London Plan seeks larger flat sizes than those set down in the
Council's own SPG17 "Design Guide for New Development" and it is that standard for internal spaces that
should now be used when assessing residential quality. The table below compares the unit sizes within the
proposed development in comparison to the standards set out in the London Plan and SPG17.

Property Size Proposal (m²) London Plan (m²) SPG17 (m²)

1-bed 50 50 45
2-bed (3 person) 61 61 55
2-bed (4 person) 70 70 65
3-bed 0 74 (4 pers) 86 (5 pers) 80

All of the proposed units would comfortably exceed the minimum standards set out in SPG17 and would
comply with the London Plan, in terms of quantity of internal space. A further consideration here is the overall
quality of accommodation. The 2012 withdrawn scheme included some single aspect north facing units,
which Officers consider to be incapable of providing an acceptable quality of environment, and those have all
been deleted from this iteration. This means that, in terms of outlook and light, all units would be able to
provide adequate internal spaces fully in compliance with both SPG17 and the London Plan, ensuring a
satisfactory standard of accommodation for potential future occupiers.



AMENITY SPACE & PLAY AREA

The proposed development would provide large communal gardens consisting of a children's play area, hard
play area and general soft landscaping areas. Private amenity space is provided for occupiers of the
proposed development by way of private gardens, terraces and balconies totalling 1155 square metres of
space. The landscaping areas provide a further 2655 square metres of outside space. The guidance set out
in SPG17 would require a total provision of 1900m² (95x20m²) of amenity space for the proposed
development which is more than satisfied.

The play areas within the residential element of the proposal would include areas with equipment and hard
surfacing for free play. Further details of the proposed areas, which would only be for the use of residents or
their visitors should be required by way of condition.

The development shows a proposal that would allow sufficient space to provide a range of useful, useable
outside amenity areas to meet the likely differing demands of future residents. The development would afford
future residents a satisfactory standard of amenity.

URBAN DESIGN

The area surrounding the subject site is primarily residential, with the commercial High Road to the north.
Brondesbury Park to the east is made up of 2 and 3 storey residential buildings which have rear gardens of
reasonable length, ranging from approx. 15 metres to approx. 30 metres, where they border the application
site. Grange Road to the west has similar heights of buildings but also is the site of the 4 storey Victoria
Mansions which backs onto the existing car park. The car park itself is flanked by these residential properties
with planted boundary walls forming the boundary to the site at the rear.

LAYOUT & MASSING 

As explained above, the proposed residential development would involve the erection of four residential
blocks, referred to as Block A, B, C and D. The shape of Block A relates directly to the WGCC with the centre
of this curved block also being the centre line of the Cultural Centre. The layout also then provides a setting
for the public space between the WGCC and Block A.

The layout of the proposed blocks behind Block A have been designed within their own landscaped setting
(public access to the area will be restricted) which is considered appropriate as it would help to provide for an
attractive environment for future occupiers and maintains security to existing rear gardens. The sites
communal outside spaces will be separated from any vehicular movements whilst maintaining good levels of
natural surveillance.

The layout, and siting, of the blocks has, in part been derived from ensuring that their relationship with the
nearby residential development complies with adopted SPG17 standards, in terms of separation distances. In
particular, Blocks C and D are located towards the centre of the site in order to ensure that the relationship
with the nearest residential boundaries is an acceptable one. There is a significant change in levels within the
site, with the southern end of the car park higher than the northern High Road end. This has meant that it has
been possible to incorporate a lower storey of undercroft/semi-basement car parking through excavation
whilst at the same time minimising the height of Blocks C and D. Viewed from the western boundary of the
site they would read as 3 and 2 storey buildings respectively with the top floor of Block C set back from the
perimeter to seek to reduce massing still further.

The proposed Blocks A and B would generally be 5-storeys in height with the top storey set back. The height
of Block A is considered to be acceptable, acting as a transition between the WGCC and the main residential
element of the site. Block B along Grange Road is a similar height and is more of a balanced consideration
given its relationship with what is found nearby. The proposed development would be taller than the existing
housing opposite, and Officers have previously expressed the view that the building should be a storey lower
than it is, but the top floor of the proposed Block has been reduced quite significantly from what was
proposed originally (it now only incorporates 2 units) and it would be set back from the front edge of the roof
by approx 6.2 metres. The top storey would also be set off the southern edge of the roof by 6.8 metres. The
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applicants have provided 3D street views that demonstrate that the views of this top floor will, as a result of
these changes, be extremely limited from within the local area and, as a result, although it will be higher than
properties opposite, and it is going to be built on the part of the site that currently has no buildings on it, given
the set back of the top floor it is considered that, on balance, the scale of the proposed development along
Grange Road would be appropriate in design terms. In streetscene terms, the erection of Block B does help
to repair the open gap in the street that the existing library centre created along Grange Road.

ELEVATIONAL DESIGN

The facade of the proposed residential development would be brick built, designed with a simple palette of
materials in mind. The top floor on each block is, as explained above, set back from the edge of the roof and
these would be clad in metal cladding panels to provide a contrast. The elevations are generally well
considered helping to establish an appropriate rhythm within the development and also assisting in seeking to
reduce the perceived scale of the buildings. The elevations are also treated with well proportioned windows
and balconies which would add visual interest.

Officers consider that the choice of materials and the architectural approach taken is an appropriate one. In
general, the materials proposed would respect the context and character of the surrounding area, but create
an identity for the new development. However, to ensure adequate quality a condition should be attached to
any permission requiring the submission of samples for approval.

IMPACT ON RESIDENTIAL AMENITY

As explained above, the layout and form of the building has to a degree been derived from an assessment of
residential properties that currently surround the subject site. This is most obvious in terms of the existing
properties within Brondesbury Park to the east and Grange Road to the west and Blocks C and D have had to
be changed quite significantly since the development was first presented in response to the application of the
Council’s adopted SPG17 guidance and a need to ensure that any impact would be within acceptable limits.

Members will note the new residential building at Number 15 Grange Road which would back onto the new
site. This is the location where the relationship between existing and proposed is tightest, with 14 metres
between buildings. However, No.15 was built with a small outside space to the rear relying on outlook across
the existing car park site. The new building (Block C) has been designed so that there will be no windows
facing towards No.15, and the physical impact is minimised by the siting of the new block. There will be a
landscaped podium to the rear of the existing block which will help to provide a reasonable setting. The
relationship is a tight one but is, on balance, considered to be acceptable. 

DAYLIGHT/SUNLIGHT & OUTLOOK

Members will have over time become familiar with the various means by which impact of developments can
be assessed. Officers most often use the quantitative tests set down in adopted SPG17 which seek to
minimise impact, as far as privacy, light and outlook are concerned, by using a variety of assessments. In this
case, the development complies with all those assessments.

However, taking the issue a stage further, in perhaps a more technical analysis, the applicant has
commissioned a daylight, sunlight and overshadowing report. This examines the impact of the proposed
development on neighbouring occupiers. The assessment methodology is based on the Building Research
Establishment (BRE) guidelines on "Site Layout Planning for Daylight & Sunlight" (2011) which are
summarised as follows:

If the Vertical Sky Component (VSC) at the centre of a window is 27% or greater than the window is likely
to enjoy adequate daylight.

If the VSC is less than 27% but the overall reduction in VSC from its previous level is less than 20% then
it is also considered that adequate daylighting would occur.

If VSC is less than 27% and the reduction in VSC from the previous level is greater than 20% then
adequate daylight may not be available. However, this should be confirmed through a more detailed



assessment of the Average Daylight Factor (ADF). 

In this case the results are fairly conclusive in that they confirm that the development will be acceptable when
it is assessed against the BRE guidance. The one exception is there is one room in George Furness House
on the western side of Grange Road above the existing library archive where the existing building already has
a significant impact on the amount of daylight available. The assessment reinforces the conclusions of the
SPG17 analysis that the impact on people living nearby will be within the acceptable range. For clarity, it does
not conclude that there will be no change for people living nearby, because self-evidently there will be, but it
does confirm that the loss of sunlight and daylight to existing residents, inside buildings and also in garden
areas, will not be significant.

PRIVACY AND RELATIONSHIP BETWEEN BUILDINGS

As discussed above, the various frontages of the new flats within the site would be in excess of 20m from the
nearest sensitive window locations within those buildings that back onto the existing car park. In terms of the
relationship with Brondesbury Park, the closest distance is approx 22 metres at the northern end of Block C
and this figure increases to closer to 30 metres at the southern end of Block D. As far as Grange Road is
concerned, in terms of window to window separation distances, the distance between the proposal and
Victoria Mansions is approx. 24m and this reduces slightly towards the south of Block D as it backs onto
Chambers Lane properties. However, in all instances, separation distances would continue to exceed 20
metres and this is the distance set down in the Council’s adopted SPG17 guidance. It is, consequently,
considered to be sufficient to ensure that a reasonable relationship is preserved for occupiers of all nearby
properties. The form, siting and height of the development have been changed over time since the first
iteration so as to now comply with the guidance.

Officers have had long-standing concerns about the relationship between the rear of the eastern end of Block
A, where there are habitable room windows, and the nearest Brondesbury Park property. Although there is
unlikely to be any issue of window to window relationships here, the proposed windows will need to be
carefully considered. The applicants have sought to restrict views down into the most sensitive locations, by
the use of physical measures to prevent overlooking, as well as carefully thought out tree planting. Although
the existing library building has a significant visual and physical impact, it has no windows and the
introduction of such features does require attention. As mentioned above, further work needs to be controlled
through a condition attached to any consent.

In terms of the relationship between the proposed blocks within the site themselves it is noted that in general
the window-to-window and window-to-balcony distances would also comply with the guidance contained in
SPG17. The closest point of separation between two buildings occurs towards the west of the site where the
southern elevation of Block A and the northern elevation of Block B are only approx. 5.4m apart. Five units in
Block A and 4 in Block B are affected. However, whilst this relationship would perhaps be tighter than might
normally be considered, the number of most affected rooms has been minimised, with any loss of privacy
now being designed out by the siting of windows. There will be issues of outlook, particularly from the lower
level units, but none of the affected rooms are single aspect and it is not considered that this relationship is
so poor that a refusal of consent could be justified on this ground only.

TRANSPORTATION ISSUES (HOUSING)

As explained above, the site has good access to public transport services and is also located within a CPZ.
This means that the adopted UDP allows for a reduced maximum parking allowance of 0.7 spaces per
dwelling to be applied to this site. This gives a slightly increased allowance of 66 spaces as compared to the
withdrawn 2012 scheme. The proposed provision of 63 on-site spaces therefore accords with standards,
although so would a reduced level of parking, or an entirely “car-free” development, given the sustainable
location.

A “Permit-Free” agreement is required through the S106 Agreement, withdrawing the right of future
occupants of the development to on-street parking permits in the area and ensuring that they are fully notified
of this prior to occupying any unit. This approach is consistent with the development of other sites in this part
of the Borough and is needed to ensure that overspill parking does not impact on the existing roads nearby to



the detriment of existing road users.

UDP standard PS15 requires at least 1 in 20 spaces to be widened and marked for disabled people and the
proposed provision of ten such bays in the basement is sufficient to meet this standard in numerical terms.

Electric car charging points should be provided for at least 10% of the parking spaces and a minimum of 13
such points are to be provided to meet London Plan policy.

Cycle Parking (Residential)

Bicycle parking comprising a total of 96 spaces is indicated within secure storage rooms within each block,
ensuring a much better spread of provision across the site than indicated previously, to ensure convenient
access to cycle parking space for residents of each block. Members will be aware that adopted policy
requires one bicycle space to be provided per residential flat so as to contribute to the provision of real
alternatives to the use of the private car and the scheme (95 flats) meets this policy.

Servicing (Residential)

Swept path diagrams have been provided showing the tracking of larger vehicles within and around the site,
confirming that large refuse vehicles and fire appliances will be able to successfully enter the residential site
access road, turn and leave in a forward gear.

Whilst adequate internal bin storage is shown for each of the blocks, the reversing distance shown for refuse
vehicles accessing the store for Blocks C and D is again 28m, contrary to British Standard BS5906 (2005)
which recommends a maximum reversing distance of 12m. However, the route is straight and should be
relatively lightly trafficked. The Council’s Safer Street Officers (Recycling and Waste Team) have confirmed
that there are means by which this issue can be overcome (eg: re-locating a bin store or putting management
arrangements into place). These arrangements will need to cover Block B as well where the wheeling
distance between the store for and the loading point exceeds Brent’s recommended distance of 10m. As
explained, Brent’s Safer Streets Unit have confirmed that all waste collection arrangements are acceptable, in
principle, which should avoid difficulties in the future.

As before, the indicated reversing distance of 20m to allow fire appliances to stand within 45m of all building
entrances complies with requirements.

Street Layout (Residential)

It is envisaged that the space within the residential element of the development will operate as a “Homezone”
with a shared surface landscape. A block-paved surface treatment is proposed for the vehicular access route
into the site, with a kerb or channel and bollards indicated to separate the carriageway and footways. This
approach is generally fine. The carriageway is drawn as 5.2 metres wide with delineation to each edge. Te
shared surface will still need to ensure that vehicles can pass one another due to the relatively high levels of
servicing anticipated and the minimum width of 5.5 metres carriageway width should allow this to happen.

Most doors adjacent to the footway have now been amended to open into the building or have been set back,
with the sole exception of the door leading to Block C bin store. Transportation Officers will seek the
alteration of this doorway to open inwards, as with all developments.

A projecting first floor balcony has also been shown from Unit C03 in Block C which encroaches very close to
the kerbline of the access road, making it vulnerable to damage by service vehicles. This balcony needs to be
amended accordingly. The entrance ramp to the undercroft car park below Block C needs to be amended to
4.8m plus margins and this is easily achievable.

The design of the junction onto Brondesbury Park is now shown with 6m kerb radii and a raised table, with
the fob controlled entrance gates set 13.5m from the highway boundary, all of which is acceptable. Tracking
has also been provided to demonstrate that large delivery vehicles would be able to turn left into and out of
the site without overrunning the opposing traffic lane, whilst sightlines will also be fine.
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Pedestrian access to the residential part of the development will be available from Brondesbury Walk via
ramps, with a 1.3m wide footway with gates also available alongside the vehicular access road from
Brondesbury Park, which is acceptable. The previous access route from Grange Road between Blocks A and
B has now been removed following concerns about security, but given the other available routes, this is also
acceptable.

As before, further details of surfacing, lighting and drainage for the residential access roads and footpaths will
also be required as a condition of any approval.

LANDSCAPING/TREES/OUTSIDE SPACE

The retention of the locally listed building means that potential impact on the well-established TPO London
Plane tree to the front of the site should be minimised. This has always been one of the key aspirations of the
Council and is welcomed. Confirmation about the impact of construction, workability and future management
arrangements on that tree will be sought in due course, but is in now easier to make a case that the vitality of
the tree would be protected.

The Council’s Tree Protection Officer has assessed the impact of the development on trees outside the site
(particularly in rear gardens of Brondesbury Park houses). Sections through the site have been provided
across the site in a number of locations, as well as along its length. This is helpful and has allowed an
understanding of what is happening to the existing boundary walls that border the car park at the rear.

The ventilation required for the proposed basement car park under the residential block means that vents
need to be provided within the landscaped setting around the new buildings. This means that the proposed
treatment of these outside spaces, in terms of the use of contours and planting in order to mitigate their
impact visually needs to be carefully considered, but also the potential noise generated from within the car
park, and emanating from the vents needs to be assessed. The work undertaken by the applicant indicates
that the matter is capable of being dealt with in an acceptable way and the Council’s Environmental Health
Officer has confirmed that problems from noise and odours are unlikely to be a problem. If specific issues did
arise from excessive noise this could be covered by the Environmental Protection Act 1990 and the air quality
within the car parking area itself should be covered by the Building Regulations. This would mean that the air
that emanates from the vents would be unlikely to constitute a nuisance for people living nearby.

An Ecology report has been prepared that looks at the impact of the development on existing habitats and
assess whether there would be likely to be any of these habitats that would support protected or otherwise
notable species. The report found that although there may be nesting birds on the site, there would be
unlikely to be any detrimental impacts on particular species or nature conservation sites. In any event, the
need to secure BREEAM Excellent, controlled through the legal agreement, would provide opportunities for a
number of enhancements (eg: green roofs, tree/shrub planting) that would serve to positively impact on
biodiversity.

In terms of the proposals for the resurfacing of Grange Road further detail is required in terms of materials,
but the principle of raising the carriageway surface and repaving it with block paving is acceptable. The
footways along either side of the road are clearly shown retained solely for pedestrian access, which is an
improvement on the withdrawn scheme.

Details of the play areas within Grange Road are also required, with the Design & Access statement
describing a “play offer...set within colourful, circular motifs in paving.” These could include hopscotch or
snakes & ladders markings on the ground or potentially stepping stones etc. Whatever the details they are
likely to add visual interest to the paving materials and create a visual link between the play areas to the front
and the back of the Cultural Centre. From a highway perspective, as long as no moving play equipment
(swings, roundabouts etc.) are proposed in this area, this would be acceptable in principle.

The inclusion of seating in this area is noted and welcomed and it is noted that a 3m wide emergency access
route is retained through the existing pedestrianized zone for the use of fire appliances.

Transportation Engineers have confirmed that all works to Grange Road will require approval and vetting by



the Transportation Service and changes to parking spaces and access arrangements will also be subject to a
Traffic Regulation Order. Delivery of the works may be undertaken by the Transportation Service at the
applicant’s expense or under their supervision through a Section 278 Agreement, but in either case, the
works will need to pass through a detailed approval process for construction works, which will allow proposals
to be firmed up.

AFFORDABLE HOUSING

Affordable housing would normally have been sought for a development of this nature. However, the
applicants have supplied a financial appraisal which shows that the objective of delivering the WGCC has to
be off-set against the normal affordable housing requirement. The viability information is provided in two
forms with a summary that is public, that has been part of the information consulted upon, and more detailed
information that the applicants consider should be kept confidential.

Viability is material to the planning process. Commercially sensitive financial information can be submitted in
confidence by an applicant. The Council’s Director of Legal and Procurement has confirmed that she
considers that this is a reasonable position for the Council to take.

The Council can take account of the benefits to the public of the provision of the WGCC against the lack of
the provision of affordable housing, in accordance with normal planning policy where viability demonstrates
that one off-sets the other, due to viability issues.

The GLA have considered the financial information and have confirmed their view that as the residential
development is required to enable the redevelopment of the Cultural Centre which is of significant public
benefit, at no cost to the Council, the applicant is not required to provide affordable housing.

SECTION 106/MAYORAL CIL

The Council has accepted not to seek the normal Section 106 financial contributions (which would equate to
£432,000, given the contribution of £3000 per bedroom), as set out in the adopted SPD. It has taken the view
that in light of the financial appraisal here the overall benefit of securing in excess of £10 million of works, as
well as the value of the items listed under the Heads of Terms set out at the start of this report, and the CIL
contribution payable to the Mayor, that the package of benefits proposed is adequate in these circumstances.
In addition to this, Members will be aware that a significant proportion of the normal Section 106 payments
would be aimed at education contributions. The GLA have highlighted the relatively low child yield and Brent
has a programme for primary and secondary school expansion.

The proposal would lead to improvements to service delivery, as explained above, as well as to the public
realm and multi-functional public amenity space. It is hoped that all of this will be for the benefit of existing,
and future, residents, as well as assist in the regeneration and rejuvenation of the area generally.

For the avoidance of doubt, one of the Heads of Terms will allow the Council to review the situation,
post-sales, which would cover any change in circumstances since the financial appraisal was originally
produced and potentially result in monies coming back to the Council.

REFERRAL TO THE GLA

On 13 November 2012, the Council notified the Mayor of London about this planning application as being
referable to him under Category 3E of the Schedule to the Town & Country Planning (Mayor of London)
Order 2008. This Category states that any application which does not accord with one or more provisions of
the development plan in force in the respective area and which proposes over 2500 square metres of
floorspace for a use falling within a number of particular use classes (in this case Class D1) has to be
referred to the Mayor.

In this case, the policy that the scheme does not accord with is UDP policy BE27 which states that consent
will not be given to a building, or alteration involving demolition of part of a building, in a conservation area,
unless the building, or part of the building, positively detracts from the character or appearance of the
Conservation Area. The demolition in question is also the subject of a separate Conservation Area Consent



application that can be found elsewhere on this Agenda. That report provides more of a detailed assessment
of the demolition work proposed. In terms of the CAC, as explained above, the application needs to be
referred on to the National Planning Casework Unit for their consideration. Local Authorities are not able to
consider their own applications for Conservation Area Consent, along with other types of application, and
although Brent Council are not the applicant here, the circumstances of the specific case meant that the
judgement was made to refer the matter on, given the Council’s interest in the site. With the previous
proposals (12/1190 & 12/1191) which proposed the complete demolition of the locally listed building the issue
was very clear that CAC was needed. In this case, it is less so and, consequently, a matter for judgement.
The proposal effectively retains the original building, with only a small element of non-original building being
removed, but the view was taken to follow the referral route as demolition works, albeit of a later wing added
in the 1980’s as part of the current library development, were proposed.

In terms of the GLA, in the event that Members resolve, in principle, to grant consent here, the application
would need to be referred back to them at Stage 2 following their Stage 1 response dated 20 December
2012. As explained above, in that letter they indicate that there are many positives that they see in the
proposal (in particular the urban design, heritage and community benefits of the scheme) with support being
given for it. However, the Mayor does not consider that the development fully complies with the London Plan.
He does feel that with a number of changes it “could” do so and it will be necessary to explain how the
Council have dealt with the Stage 1 comments if the matter is referred back.

The GLA have made comments that require additional information/changes about a number of matters.
Officers have responded to the points and although it is possible that a formal response from the Mayor will
not have been received in advance of the Committee meeting (Members will be updated if it is) it seems likely
that the particularly issues can be resolved.

The comments included the following:

The interface between the development and Grange Road not as successful as could be. A revised plan
introducing pedestrian gates to Grange Road from Block B has been submitted and consulted on.

Detailed comments about accessible toilets and changing places within WGCC.

Location of wheelchair accessible housing and disabled parking to serve that housing.

A number of highway comments have been raised including Car Club and electric charging points, cycle
parking standards, “Legible London” signs, bus stop audits and the overall level of car parking.

Measures to ensure the demand for cooling within the building will be minimised, along with route of the
proposed heat network on the site requested.

Since the original report was written, the Council has heard back from Transport for London (TfL), who are
part of the GLA family, and they have made a number of comments on how they feel that t

The issues that they raised in their Stage 1 response have been addressed. A summary of their comments is
as follows:

The car parking spaces provided are now in accordance with the London Plan.

13 Electric Vehicle Charging Points are welcomed, but passive provision for a further 11 spaces needs to be
provided. 10 Blue Badge disabled car parking spaces are acceptable and plan of where these will be located
is requested.

Recommends as part of the Travel Plan the developer commits to providing an initial years membership to
the car club for all future residents.  

Further work on bicycle parking spaces is requested, in terms of visitor cycle parking space and staff parking
which should be covered. TfL welcomes the provision of shower and changing facilities for staff use and this
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should be secured through condition.

TfL welcomes the commitment to carry out audits of bus stops ‘L’ and ‘J’ located on Brondesbury Park,
followed by any necessary action in order to ensure that the existing bus stops are in line with current
accessibility standards.

TfL previously commented that further work was required on both the full residential and workplace Travel
Plans. They welcome the funding of travel plan measures.

a Servicing and Management Plan (SMP) and Construction Logistics Plan (CLP) should be secured by
condition.

As explained above the matter does need to be referred back to the London Mayor and in the event that he is
not satisfied with the response to the points raised in the GLA Stage 1 response it is likely that he will impact
on the form that his Stage 2 response takes. The Mayor will decide if he is content for planning permission to
be granted or if he wishes the proposal to be refused. This formal assessment will not take place until Brent
Planning Committee have made their own resolution.

OTHER CONSIDERATIONS

VILLAGE GREEN APPLICATION.

As explained above, Officers give little weight to the existing open area between the library centre and the
locally listed old library building in planning terms. The discussion of the relative merits of the reprovided
space in the application proposal is set out above.

Nevertheless, Members will be aware that a Public Inquiry heard in front of an independent Inspector took
place last week to consider the application to have the open area mentioned above registered as a Town, or
Village, Green. Officers have sought legal advice on the matter and this has confirmed that, in terms of
process, the Village Green application is not a consideration that should defer consideration of the planning
application. The decision to resolve to grant planning consent, on proper planning considerations, subject to
referral to the appropriate body, does not need to be conditional on the outcome of the Village Green Inquiry.

INTERIM ARRANGEMENTS FOR LIBRARY USERS

It is acknowledged that the period when the Centre is closed will result in a reduction in the services that will
be available on a day to day basis until the new facilities are up and running in the new building. This is
inevitable in any development of this nature. However, the Council has prepared a number of temporary
measures that will seek to ensure that as many of the functions that are currently provided at the Willesden
Green Centre continue to be provided whilst the Centre is closed.

A temporary lending library will be provided in the Grange Road annex on the west side of Grange Road and
benefits from planning permission for such a use. The Lewinson Centre to the west of the current site on the
High Road will also operate in a similar way in order to ensure the continuity of service in the area.

In terms of study facilities, a total of 50 additional study spaces have been organised at locations around the
Borough.

An interim strategy is in place to ensure that the council services which are currently delivered from the
WGLC continue, these include Libraries, Brent Museum, Brent Archives and the Customer Services Centre.
The Council is also working with consultants who are delivering regeneration projects on the High Road to
investigate options for temporary services in currently vacant properties on the High Road in order to provide
even more services to the community (for example a temporary Library Lab) which would be able to provide
additional study space.

There are also three third party occupiers in the existing buildings, although the original report said there were
only two. Whilst the Council does not have a statutory obligation provide alternative accommodation the
Council is assisting them by exploring options for new accommodation, this includes Brent Irish Advisory



Service (BIAS) located in the old Victorian library and Brent Artists Resource (BAR) located on the ground
floor of the WGLC. In addition to these two, part of the first floor library is occupied by the Exchange Group, a
government funded organization providing IT training. The Exchange Group has got training centres across
London and have expressed an interest in locating to another location in Brent during the interim period.

ALTERATIONS TO RED LINE SITE BOUNDARY AND PRESS NOTICE EXPIRY DATE

As explained in the Consultation Section of the report, the Council undertook a full re-consultation of all
interested parties informing them of the change to the red line boundary around the application site. As was
explained in the letter to third parties no other element of the scheme had changed as a result of this. A
complete new round of consultation, consisting of over 2900 individual letters, was undertaken and 18 site
notices re-posted in the vicinity of the site. The Press Notice in the Harrow Observer appeared on 24 January
2013 meaning that the 21 day period of this re-consultation expired on 14 February 2013, the day after the
date of the original Committee meeting.

As the planning application will need to be referred to the GLA for consideration (and the CAC application
appearing elsewhere on the Agenda sent to the National Planning Casework Unit) the Council is not in a
position to formally determine the application at the meeting. The respective bodies that are having the matter
referred onto them will be made aware of all representations that have been received right up to the time that
the Planning Committee makes their resolution.

HIGHWAY IMPACTS OF ALTERATIONS TO RED LINE SITE BOUNDARY

One of the points raised by certain parties is that there would be a safety issue arising from the site boundary,
in that it includes land that is currently used by the general public. For clarity, the red line boundary on the
planning application drawings is not an indication of where any future hoardings, for example, will be located
and, in fact, the location of the hoardings around the construction site will undoubtedly change as each phase
of the development is undertaken.

Nevertheless, the highway safety implications of any footway closures or carriageway narrowing necessitated
by the construction works are recognised to be important and this issue, along with all other logistical issues,
will need to be addressed through the applicants Construction Method Statement (CMS); the purpose of
which is to ensure that there is minimal disturbance/disruption to the public during the construction period.
Transportation Engineers have confirmed that any planning consent that is issued through the CMS for
hoardings etc. would not be sufficient by itself to allow hoardings to be erected over the footway and that the
Highway Authority has a duty to ensure that the safety and convenience of pedestrians is maintained to a
reasonable degree.

CONCLUSIONS

While this scheme, and its predecessor, has raised significant concern from some sections of the community
across a range of issues highlighted in this report, the proposal is considered to provide the following principal
benefits:

There has been a significant change to the proposal that formed the basis of 12/1190 & 12/1191
responding to the substantial objections that were raised at that time, in that the locally listed library
building is now retained and incorporated into the scheme. The change also ensures the continued
vitality of the important tree to the front of the site.

Brent libraries are keen to pursue the development as part of their strategic review of library and
community services. They have highlighted the need to programme the various elements within the new
building to deliver the project, subject to planning approval eg: temporary re-location, customer service
roll-out, etc.

Design issues have been widely reviewed and supported by the GLA and the Council’s Design Review
Panel.

The Cultural Centre would deliver a modern high quality building in its own right which would serve as a



contribution to local regeneration. Again, this point was specifically acknowledged by the GLA.

In terms of the housing element, overall the provision of good quality, well-designed accommodation
which has the new blocks sitting reasonably comfortably within the site and its surroundings.

As a result, Officers consider that the application can be supported, subject to referral to the London Mayor.

RECOMMENDATION: Grant Consent subject to Legal agreement

(1) The proposed development is in general accordance with policies contained in the:-

Brent Unitary Development Plan 2004
NPPF
Council's Supplementary Planning Guidance
Mayors London Plan

Relevant policies in the Adopted Unitary Development Plan are those in the following
chapters:-

Built Environment: in terms of the protection and enhancement of the environment
Environmental Protection: in terms of protecting specific features of the environment and
protecting the public
Housing: in terms of protecting residential amenities and guiding new development
Town Centres and Shopping: in terms of the range and accessibility of services and their
attractiveness
Tourism, Entertainment and the Arts: the need for and impact of new tourists and visitor
facilities
Transport: in terms of sustainability, safety and servicing needs
Community Facilities: in terms of meeting the demand for community services
Design and Regeneration: in terms of guiding new development

CONDITIONS/REASONS:

(1) The development to which this permission relates must be begun not later than the expiration
of three years beginning on the date of this permission.

Reason:  To conform with the requirements of Section 91 of the Town and Country Planning
Act 1990.

(2) The development hereby permitted shall be carried out in accordance with the following
approved drawing and documents:

 Ref. 11034_(EX)_0001 03 – Site Location Plan
•   Ref. 11034_(EX)_0002 02 – Site Allocation Plan
•   Ref. 11034_(EX)_0010 02 – Masterplan: Existing Site Plan
•   Ref. 11034_(EX)_0015 02 – Cultural Centre: Existing Site Plan
•   Ref. 11034_(EX)_0020 02 – Residential: Existing Site Plan
•   Ref. 11034_(PL)_1000 02 – Cultural Centre: Existing Ground Floor Plan
•   Ref. 11034_(PL)_1010 02 – Cultural Centre: Existing First Floor Plan
•   Ref. 11034_(PL)_1020 02 – Cultural Centre: Existing Second Floor Plan
•   Ref. 11034_(PL)_1030 02 – Cultural Centre: Existing Roof Plan
•   Ref. 11034_(PL)_2000 02 – Masterplan: Existing Street Elevations
•   Ref. 11034_(PL)_2001 02 – Masterplan: Existing Street Elevations
•   Ref. 11034_(PL)_2002 02 – Masterplan: Existing Street Elevations
•   Ref. 11034_(PL)_4010 02 – Masterplan: Proposed Demolition Plan
•   Ref. 11034_(PL)_4015 02 – Cultural Centre: Proposed Demolition Plan
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•   Ref. 11034_(PL)_4020 02 – Residential: Proposed Demolition Plan
•   Ref. 11034_(PL)_0010 03 – Masterplan: Proposed Site Plan Ground Level
•   Ref. 11034_(PL)_0011 03 – Masterplan: Proposed Site Plan First Floor Level
•   Ref. 11034_(PL)_0012 03 – Masterplan: Proposed Site Plan Roof Level
•   Ref. 11034_(PL)_1000 03 – Cultural Centre: Proposed Ground Floor Plan
•   Ref. 11034_(PL)_1001 03 – Cultural Centre: Proposed Ground Floor Plan
•   Ref. 11034_(PL)_1010 03 – Cultural Centre: Proposed First Floor Plan
•   Ref. 11034_(PL)_1011 03 – Cultural Centre: Proposed First Floor Plan
•   Ref. 11034_(PL)_1020 03 – Cultural Centre: Proposed Second Floor Plan
•   Ref. 11034_(PL)_1021 03 – Cultural Centre: Proposed Second Floor Plan
•   Ref. 11034_(PL)_1030 03 – Cultural Centre: Proposed Third Floor Plan
•   Ref. 11034_(PL)_1031 03 – Cultural Centre: Proposed Third Floor Plan
•   Ref. 11034_(PL)_1040 03 – Cultural Centre: Proposed Roof Plan
•   Ref. 11034_(PL)_1041 03 – Cultural Centre: Proposed Roof Plan
•   Ref. 11034_(PL)_2000 03 – Masterplan: Proposed Street Elevations
•   Ref. 11034_(PL)_2001 03 – Masterplan: Proposed Street Elevations
•   Ref. 11034_(PL)_2002 03 – Masterplan: Proposed Street Elevations
•   Ref. 11034_(PL)_2011 03 – Cultural Centre: Proposed Elevations
•   Ref. 11034_(PL)_2012 03 – Cultural Centre: Proposed Elevations
•   Ref. 11034_(PL)_3000 02 – Masterplan: Proposed Site Sections
•   Ref. 11034_(PL)_3010 02 – Cultural Centre: Proposed Section AA
•   Ref. 11034_(PL)_3011 02 – Cultural Centre: Proposed Section BB
•   Ref. 11034_(PL)_4000 02 – Cultural Centre: Detail Bay Study - East Willesden Green
Cultural Centre & Residential Development

Residential 
•   Ref. 2012-100 PS - RESIDENTIAL: GROUND FLOOR PLAN
•   Ref. 2012-101 PR - RESIDENTIAL: FIRST FLOOR PLAN
•   Ref. 2012-102 PQ - RESIDENTIAL: PROPOSED SECOND FLOOR PLAN
•   Ref. 2012-103 PQ - RESIDENTIAL: PROPOSED THIRD FLOOR PLAN
•   Ref. 2012-104 PP - RESIDENTIAL: PROPOSED FOURTH FLOOR PLAN
•   Ref. 2012-105 PM - RESIDENTIAL: PROPOSED ROOF PLAN
•   Ref. 2012-106 PH - RESIDENTIAL: PROPOSED STREET ELEVATIONS
•   Ref. 2012-107 PH - RESIDENTIAL: BLOCK A – ELEVATIONAL TREATMENT
•   Ref. 2012-108 PH - RESIDENTIAL: PROPOSED ELEVATIONS BLOCK B
•   Ref. 2012-109 PF - RESIDENTIAL: BLOCK B – ELEVATIONAL TREATMENT
•   Ref. 2012-110 PF - RESIDENTIAL: BLOCKS C & C – ELEVATIONAL TREATMENT
•   Ref. 2012-111 PE - RESIDENTIAL: BLOCKS C & C – ELEVATIONAL TREATMENT
•   Ref. 2012-112 PD - RESIDENTIAL: SITE SECTIONS
•   Ref. 2012-113 PC - RESIDENTIAL: SITE SECTIONS
•   Ref. 2012-120 PG - RESIDENTIAL: BLOCK A - GROUND FLOOR PLAN
•   Ref. 2012-121 PG - RESIDENTIAL: BLOCK A - FIRST FLOOR PLAN
•   Ref. 2012-122 PG - RESIDENTIAL: BLOCK A - SECOND FLOOR PLAN
•   Ref. 2012-123 PG - RESIDENTIAL: BLOCK A - THIRD FLOOR PLAN
•   Ref. 2012-124 PG - RESIDENTIAL: BLOCK A - FOURTH FLOOR PLAN
•   Ref. 2012-125 PE - RESIDENTIAL: BLOCK B - GROUND FLOOR PLAN
•   Ref. 2012-126 PD - RESIDENTIAL: BLOCK B - FIRST & SECOND FLOOR PLAN
•   Ref. 2012-127 PD - RESIDENTIAL: BLOCK B – THIRD & FOURTH FLOOR PLAN
•   Ref. 2012-128 PE - RESIDENTIAL: BLOCKS C & D – GROUND FLOOR PLAN
•   Ref. 2012-129 PD - RESIDENTIAL: BLOCKS C & D – FIRST FLOOR PLAN
•   Ref. 2012-130 PD - RESIDENTIAL: BLOCKS C & D – SECOND FLOOR PLAN
•   Ref. 2012-131 PE - RESIDENTIAL: BLOCKS C & D – THIRD FLOOR PLAN
•   Ref. 2012-140 PA – PODIUM BOUNDARY WALL STUDY – SECTION A:A
•   Ref. 2012-141 PA – PODIUM BOUNDARY WALL STUDY – SECTION B:B
•   Ref. 2012-142 PA – PODIUM BOUNDARY WALL STUDY – SECTION C:C
•   Ref. 2012-143 PA – PODIUM BOUNDARY WALL STUDY – SECTION D:D
•   Ref. 2012-144 PA – PODIUM BOUNDARY WALL STUDY – SECTION E:E
•   Ref. 2012-145 P – PODIUM BOUNDARY WALL STUDY – SECTION F:F
•   Ref. 2012-146 PA – PODIUM BOUNDARY WALL STUDY – SECTION G:G
•   Ref. 2012-147 PA – PODIUM BOUNDARY WALL STUDY – SECTION H:H Willesden
Green Cultural Centre & Residential Development
•   Ref. 2012-SK-076 P – RESIDENTIAL BLOCK B: GATED ACCESS STUDY
•   Ref. 2012-SK-077 P – RESIDENTIAL: TYPICAL 1 BED – FULLY ACCESSIBLE UNIT



PROPOSAL
•   Ref. 2012-SK-079 PA – RESIDENTIAL: TYPICAL 2 BED – FULLY ACCESSIBLE UNIT
PROPOSAL
•   Ref. 2012-SK-078 P – RESIDENTIAL: DISABLED PARKING AND APARTMENT
ALLOCATION 

Landscape
•   Drawing Ref. OX4891-P105A 07 – Schematic Landscape GA Plan 
•   Drawing Ref. OX4891-P105B 07 – Schematic Landscape GA Plan
•   Drawing Ref. OX4891-P105C 07 – Schematic Landscape GA Plan

 Town Planning Statements;
•   Design and Access Statement;
•   Heritage Statement;
•   Transport Assessment;
•   Residential Travel Plan;
•   Workplace Travel Plan;
•   Sustainable Design and Construction Statement;
•   Energy Statement;
•   Operational Waste Management Strategy;
•   Preliminary Site Waste Management Plan;
•   Flood Risk Assessment and Drainage Strategy;
•   Site Investigation Report;
•   Ecology Report;
•   Air Quality Screening Assessment;
•   Tree Survey Report;
•   Noise Assessment; 
•   Daylight, Sunlight & Overshadowing Report;
•   Statement of Community Involvement; 
•   Pedestrian Safety Statement; and
•   Design and Access Statement Addendum.

Reason:  For the avoidance of doubt and in the interests of proper planning.

(3) No development shall take place, including any works of  demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the Local Planning
Authority. The approved Statement shall be adhered to throughout the construction period.
The Statement shall include details of:

i.  Specification of construction works at each phase of the development

ii.  Construction Logistics Management

iii.  Consideration of environmental impacts and required remedial measures 

iv.  Erection and maintenance of security hoarding including decorative displays, where
appropriate

v.  Wheel-washing facilities

vi.  Parking of vehicles of site operatives and visitors

vii.  Arrangements for the loading and unloading of plant and materials

viii.  Storage of plant and materials used in constructing the development

ix.  Scheme for recycling/disposing of waste resulting from demolition and construction works

x.  Commitment to adopt and implement the Considerate Contractor Scheme

Reason: To allow the Local Planning Authority to exercise proper control over the



development in the interests of amenity.

(4) The dwellings shall achieve a Code Level 4 in accordance with the requirements of the Code
for Sustainable Homes: Technical Guide. No dwelling shall be occupied until a Certified
Assessor has confirmed that the dwelling has achieved Code Level 4 and a final application
has been made to obtain a Final Code Certificate.

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development in the interests of ensuring a sustainable form of development.

(5) All residential units shall be designed to achieve daytime and night time internal noise levels of
30 dB LAeq. A test shall be carried out post-completion and submitted to the Local Planning
Authority for approval in writing, to show that the criteria has been met.

Reason: In order to ensure an adequate quality of residential environment

(6) All parking spaces (including disabled parking bays and electric car spaces), turning areas,
loading bays, access roads and footways shall be constructed and permanently marked out
prior to first occupation of the part of the development to which it relates unless otherwise
agreed in writing by the Local Planning Authority.

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development in the interests of amenity and highway safety.

(7) No goods, equipment, waste products, pallets or materials shall be stored or deposited in any
open area within the site and the loading areas indicated on the approved plans shall be
maintained free from obstruction and not used for storage purposes (whether temporary or
permanent) unless prior written approval has been obtained from the Local Planning Authority.
 All loading and unloading of goods and materials shall, where practicable, be carried out
entirely within the curtilage of the site.

Reason: To ensure that materials or vehicles awaiting or being loaded or unloaded are parked
in designated areas and do not interfere with the free passage of vehicles or pedestrians
within the site and along the public highway and in the interests of the visual amenities of the
area.

(8) All residential units within the development hereby approved shall be built out in compliance
with Lifetime Homes Standards.

Reason: In order to ensure an adequate quality of residential environment

(9) 10% of all residential units within the development, hereby approved, shall be easily adaptable
for wheelchair users, as defined by the Mayor’s SPG (November 2012) ie: do not require
structural alterations (such as removing walls to enlarge rooms) to make it suitable for
wheelchair users.

Reason: To ensure a development that would meet the needs of all potential users and in
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order to comply with the provisions of the London Plan.

(10) The ground floor frontages of the Cultural Centre shall remain visually open with visibility
between the adjacent streets and the internal use at all times, unless otherwise agreed in
writing with the Local Planning Authority.

Reason: To ensure a satisfactory development that maintains active frontages with
surrounding streets.

(11) Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987
(or in any provision equivalent to that Class in any statutory instrument revoking and
re-enacting that Order with or without modification) and the Town and Country Planning
(General Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order with or without modification) the use of the area denoted as "Retail" on the ground floor
plan hereby approved shall only be for purposes within Use Classes A1, A3 or A4, unless
otherwise agreed in writing by the Local Planning Authority, providing that any extraction
equipment required by the uses are approved by the Local Planning Authority in advance of
the unit being served by the required extract equipment being occupied.

Reason: To allow an appropriate level of flexibility in the use of this floorspace and in the
interests of amenity.

(12) The ground floor commercial premises (A1, A3 or A4) shall not be used except between the
hours of:

- 0700 hours and 0000 hours Mondays to Saturdays

- 0900 hours and 2300 hours Sundays and Bank Holidays

Reason: To ensure that the development does not prejudice the enjoyment by residents of
their properties.

(13) The heat and power systems installed shall either meet or improve upon the emissions
standards and technical details described in the Air Quality Impact assessment. Prior to the
commencement of the use the applicant shall provide details of tests undertaken on the
installed systems to demonstrate that the emissions standards have been met and shall
maintain the unit thereafter so as to ensure that the standards continue to be achieved.

Reason: To protect local air quality in accordance with Brent UDP policies EP3 and EP4.

(14) No works shall commence on the development before an Arboricultural Method Statement for
the development has been submitted to and approved in writing by the Local Planning
Authority. Such details shall include:

(i) A schedule of all works to trees on-site to facilitate the development or ensure the health of
the tree(s)

(ii) For  those  areas  to  be  treated  by  means  of  any  hard  landscape  works  including
access Roads and pathways, provide:

detailed  drawing(s)  of  those  areas  to  be  so  treated  including  identification  of



root-protection zones;

details  of  a  no-dig  solution  for  areas  within  root-protection  zones  using  a
cellular confinement  system  to  include  a  method  statement  for  such  works;

 attendance  of  a  qualified  and  experienced  arboricultural  consultant  during
sensitive operations;

 works  to  trees  should  be  carried  out  by  an  Arboricultural  Association  Approved
Contractor  in  accordance  with  the  latest  industry  guidance  (British  Standard
3998:2010); 

The works shall be completed in accordance with the approved details. The applicant shall
give written notice to the local planning authority of seven days prior to carrying out the
approved tree works and any operations that present a particular risk to trees

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development in the interests of amenity.

(15) No works shall commence for each phase of the development before a Tree Protection Plan
for the development has been submitted to and approved in writing by the local planning
authority. Such details shall include method statements and plans which:

(i) adhere to the principles embodied in BS5837:2012

(ii)  indicate exactly how and when the retained trees on-site or off-site near the site
boundaries will be protected during the construction; and

(iii)  show root-protection zones

Provision  shall  also  be  made  for  supervision  of  tree  protection  by  a  suitably  qualified
and experienced  arboricultural  consultant  and  details  shall  be  included  within  the  tree
 protection statement. The development shall be carried out strictly in accordance with the
agreed details.

Reason: To ensure retention and protection of trees on the site in the interests of amenity.

(16) No development (save for demolition) shall take place until details to demonstrate compliance
with the measures set out in the Sustainability Strategy, hereby approved, have been
submitted to the Local Planning Authority. Once approved the development shall be fully
implemented in line with those measures.

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development.

(17) Prior to the commencement of the development hereby approved, a site investigation shall be
carried out by an appropriate person (approved by the Local Planning Authority) to determine
the nature and extent of any contamination present.  The investigation shall be carried out in
accordance with a scheme, which shall be submitted to and approved by the Local Planning
Authority, that includes the results of any research and analysis undertaken as well as details
of remediation measures required to contain/treat or remove any contamination found.  The



results of the investigation shall be submitted to the Local Planning Authority and any
remediation measures required by the Local Planning Authority shall be carried out in full.

Reason: To ensure the safe development and secure occupancy of the site proposed for use
in accordance with Brent's Unitary Development Plan policy EP6.

(18) No above ground development (save  for  demolition) shall take place until details and
samples of the materials to be used in the construction of all the external surfaces of the
development hereby permitted have been submitted to and approved in writing by the Local
Planning Authority. These design details shall pay particular attention to the junction of the
new building to the locally listed old library building. Development shall be carried out in
accordance with the approved details.

Reason: To ensure a satisfactory development that does not prejudice the amenity of the
locality, in general, or the Willesden Conservation Area, in particular.

(19) No above ground development (save for demolition) shall commence until details of any
external lighting shall, including the external lighting fixtures and a light contour plan for the
land surrounding the building shall be submitted to and approved in writing by the Local
Planning Authority, prior to the commencement of any works on site and the approved details
shall be implemented in full unless otherwise agreed in writing with the Local Planning
Authority.

Reason: In the interests of safety and the amenities of the area

(20) No above ground development (save for demolition) shall take place until details of the layout
and design of the cycle storage areas shall be submitted to and approved in writing by the
Local Planning Authority prior to the commencement of work on site.  The details shall include
the configuration and layout of any such areas, and details of the cycle storage fixtures.
Thereafter the development shall not be occupied until the cycle parking spaces have been
laid out in full accordance with the details as approved and these facilities shall be
permanently retained.

Reason:  To ensure satisfactory facilities for cyclists.

(21) No plant machinery or equipment shall be installed externally on the building unless details of
the equipment, the expected noise levels to be generated and any measures to mitigate
against the external transmission of that noise, have been submitted to and agreed in writing
by the Local Planning Authority unless agreed otherwise in writing by the Local Planning
Authority. Thereafter the plant/equipment shall be installed in accordance with the approved
details and maintained in accordance with the relevant manufacturer's guidance

The noise level from this plant together with any associated ducting, shall be maintained at a
level 10 dB (A) or greater below the measured background-noise level at the nearest
noise-sensitive premises. The method of assessment should be carried out in accordance
with BS4142:1997 "Rating industrial noise affecting mixed residential and industrial areas". 

Should the predicted noise levels exceed those specified in this condition, a scheme of
insulation works to mitigate the noise shall be submitted to and approved in writing by the
Local Planning Authority and shall then be fully implemented.
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Reason: In order to ensure adequate insulation and noise mitigation measures and to
safeguard the amenities of adjoining occupiers and future occupiers.

(22) The Cultural Centre shall achieve a BREEAM Excellent Rating. Prior to occupation, a
BREEAM post-construction review shall be submitted to the Local Planning Authority to verify
delivery of this specification.  

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development in the interests of ensuring a sustainable form of development.

(23) The development shall not be occupied unless a detailed car park management plan has been
submitted to and approved in writing by the Local Planning Authority.  The management plan
shall include the means by which the parking spaces will be allocated, secured and enforced
between the various users of the site and the approved plan shall be implemented in full for
the life of the development.  The car park shall be used only for the purposes set out within the
approved plan and shall not be used for any other purposes.

Reason: To ensure a satisfactory form of development. 

(24) Prior to first occupation of the development, a completion report and certification of completion
shall be provided to the Planning Authority, stating that the remediation scheme has been fully
carried out and the site is suitable for end use (unless it has been previously confirmed by the
Planning Authority that no remediation measures are required). 

Reason: To ensure the safe development and secure occupancy of the site proposed for use
in accordance with Brent's Unitary Development Plan policy EP6.

(25) The development hereby approved shall not be occupied unless details of external CCTV
cameras to be used on site are submitted to and approved in writing by the Local Planning
Authority. Once approved the approved details shall be implemented in full and permanently
maintained.

Reason: In the interests of safety, amenity and convenience.

(26) A management plan shall be prepared in respect of the new Brondesbury Walk area and this
shall be submitted to, and approved in writing by, the Local Planning Authority, prior to first
occupation of the Cultural Centre. 

Reason: In order to allow the Local Planning Authority to exercise proper control over the
development.

(27) The development hereby approved shall not commence (save for demolition works) unless a
scheme for the landscape works and treatment of the surroundings of the proposed
development, including the new Brondesbury Walk, has been submitted to, and approved in
writing by, the Local Planning Authority.  The approved details shall be fully implemented prior
to first occupation of the development or in accordance with a programme agreed in writing



with the Local Planning Authority.  Such a scheme shall include:-

(a) a planting plan, including (including species, plant sizes and planting densities);

(b) proposed walls and fences, indicating materials and heights;

(c) any proposed contours and ground levels, including areas around the car park vents;

(d) areas of hard landscape works and proposed materials;

(e) all seating, play equipment and other furniture, including the proposed play nodes.

(f) details of the proposed arrangements for the maintenance of the landscape works.

Any planting that is part of the approved scheme that, within a period of five years after
planting, is removed, dies or becomes seriously damaged or diseased, shall be replaced in the
next planting season with others of a similar size and species and in the same positions,
unless the Local Planning Authority first gives written consent to any variation.

Reason: To ensure a satisfactory appearance and setting for the proposed development and
to ensure that it enhances the visual amenity of the area.

(28) In order to mitigate the possibility of numerous satellite dishes being installed on the buildings
hereby approved, details of a communal television system/satellite dish provision shall be
submitted to, and approved in writing by, the Local Planning Authority. The approved details
shall be fully implemented.

Reason: In the interests of the visual appearance of the development, in particular, and the
locality in general.

(29) The development hereby approved shall not commence (save for demolition works) unless a
number of additional details have been submitted to, and approved in writing by, the Local
Planning Authority. Once approved, these details must be fully implemented and permanently
maintained:

(a) door to Block C bin store to open inwards;

(b) redesign of balcony to unit CO3 in Block C to ensure adequate clearance for vehicles using
access road;

(c) further details of the southern elevation of Block A to incorporate physical measures to
mitigate any overlooking to nearby residential properties;

(d) all plans to Block B to be amended in order to incorporate the alterations to the Grange
Road boundary treatment (inclusion of pedestrian gates);

(e) refuse storage facilities and collection arrangements.

Reason: In order to ensure a satisfactory form of development and in order to allow the Local
Planning Authority to exercise proper control over the development.

(30) The development hereby approved shall not commence (save for demolition) unless a
drainage strategy, detailing on and/or off site drainage works has been submitted to and
approved in writing by the Local Planning Authority. The development shall not be occupied



until the approved details have been implemented in full.

Reason: To ensure a satisfactory form of development.

(31) Prior to the commencement of the development (save for demolition works) the applicants
shall submit details for approval of a ventilation scheme for the development designed to
protect future residents from the effects of poor air quality. The ventilation system shall be
installed, and maintained, in accordance with the approved details.

Reason: To protect the amenity of residents of the development.

(32) Prior to the commencement (save for demolition) of the development hereby approved the
applicant shall provide an Air Quality Impact Assessment demonstrating the effect of the
proposed heat and power systems for the development will be within acceptable limits.

Reason: To protect local air quality in accordance with Brent UDP policies EP3 and EP4.

INFORMATIVES:

(1) The provisions of The Party Wall etc. Act 1996 may be applicable and relates to work on an
existing wall shared with another property; building on the boundary with a neighbouring
property; or excavating near a neighbouring building. An explanatory booklet setting out your
obligations can be obtained from the Communities and Local Government website
www.communities.gov.uk

(2) Whoever carries out the works is reminded of their obligation to comply in full with s60 of the
Control of Pollution Act 1974 and the British Standard Codes of practice 5228:1997 Parts 1 to
4 which states that Construction/refurbishment and demolition works and ancillary operations
which are audible at the site boundary shall be carried out only between the hours of: Monday
to Friday 08:00 to 18:00, Saturday 08:00 to 13:00 and at no time on Sundays or Bank
Holidays.

(3) The applicant is informed that, for the avoidance of doubt, this permission does not give
consent for any shopfront or advertisements on the building which would require formal
approval in their own right.

(4) The applicant is advised that this case is liable to pay the Community Infrastructure Levy (CIL)
and the liable party/parties should contact the S106/CIL officer Angus Saunders
(angus.saunders@brent.gov.uk, 020 8937 5237) for further information on how to pay CIL and
their duties under the CIL Regulations. A separate Liability Notice has been issued to liable
party/parties or those with a material interest in the land which contains greater detail.

The applicant is advised that this case is subject to a section 106 legal agreement and the
developer should contact the S106/CIL officer Angus Saunders
(angus.saunders@brent.gov.uk, 020 8937 5237) for further information on how to pay any
financial contributions and how to address any non-financial obligations.

(5) The applicant is informed that they should contact Thames Water Developer Services, Maple
Lodge, Denham Way, Rickmansworth, WD3 9SQ in order to discuss the development.

Any person wishing to inspect the above papers should contact Andy Bates, The Planning Service, Brent
House, 349 High Road, Wembley, Middlesex, HA9 6BZ, Tel. No. 020 8937 5228


