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DEVELOPMENT CONTROL COMMITTEE 

THURSDAY 27TH FEBRUARY 2014 
 

SUPPLEMENTARY AGENDA 
 

ITEMS ON THE AGENDA 
 
Item 7(1): Land to the west of Royal Mail Sorting Office bounded by Pheonix 
Place, Mount Pleasant, Gough Street and Calthorpe Street, London WC1 
 
Supplementary information.  (Pages 5-69) 
 
Item 7(3): Garages, Willingham Terrace, London NW5 
 
Supplementary information.  (Pages 71-74) 
 
Item 7(4): Gondar Gardens Reservoir, Gondar Gardens, London 
 
Supplementary information.  (Pages 75-76) 
 
Item 7(5): 65-69 Holmes Road, London NW5 3AN 
 
Supplementary information.  (Pages 77-82) 
 
Item 7(7): 31-32 and 33-34 Alfred Place, London WC1E 6DP 
 
Supplementary information.  (Pages 83-86) 
 
Item 7(9): 4 Wild Court, London WC2B 4AU 
 
Supplementary information.  (Page 87) 
 

WRITTEN SUBMISSIONS 
 
Item 7(3): Garages, Willingham Terrace, London NW5 
 
A written submission has been received from Hilary Lowe, a local resident, objecting to 
the application.  (Pages 91-92) 
 

DEPUTATION REQUESTS 
 
Item 7(1): Land to the west of Royal Mail Sorting Office bounded by Pheonix 
Place, Mount Pleasant, Gough Street and Calthorpe Street, London WC1 
 
A deputation request has been received from the Mount Pleasant Association, 
objecting to the application.  (Pages 95-97) 
 
Councillor Awale Olad, ward councillor for Holborn and Covent Garden ward, wishes 
to address the Committee. 
 

Public Document Pack



 

 

Councillor James Murray, Executive Member for Housing and Development, London 
Borough of Islington, wishes to address the Committee. 
 
Item 7(3): Garages, Willingham Terrace, London NW5 
 
Deputation requests have been received from the following objectors to the 
application:- 
 

• Derek Jarman, a local resident  (Page 99) 

• Phillip Allen, a local resident  (Page 101) 
 
A deputation request has been received from Grant Leggett, Marc Vlessing and 
Melanie Edge, on behalf of the applicant, in support of the application.  (Pages 103-
104) 
 
Councillor Meric Apak, ward councillor for Kentish Town, wishes to address the 
Committee.  (Pages 105-115) 
 
Item 7(4): Gondar Gardens Reservoir, Gondar Gardens, London 
 
Deputation requests have been received from the following commenting on or 
objecting to the application:- 
 

• Gondar and Agamemnon Residents’ Association  (Pages 117-118) 

• Sarre Road residents  (Pages 119-120) 

• Mark Stonebanks of the Fortune Green and West Hampstead Neighbourhood 
Development Forum  (Pages 121-122) 

 
A deputation request has been received from Jan Donovan of Rolfe Judd Planning, 
on behalf of the applicant, in support of the application.  (Page 123) 
 
Councillor Flick Rea, ward councillor for Fortune Green ward, wishes to address the 
Committee. 
 
 
Vicky Wemyss-Cooke 
for the Borough Solicitor Issued on Wednesday 26th February 2014 
 
Please note that any views expressed or statements made in the written 
submissions or deputation statements are personal to the maker of the 
representation and do not represent the views of the Council.  The Committee 
will however take these representations into account to the extent that they are 
relevant to planning issues being considered at the meeting. 
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SUPPLEMENTARY AGENDA

Agenda Item: 7(1)

Address: Land to west of Royal Mail Sorting office bounded by Phoenix Place, 
Mount Pleasant, Gough Street & Calthorpe St. Camden WC1

Reference Number: 2013/3807/P & 2013/4128/P

Update to Committee Report

The following additions to the committee report are numbered to be read with the 
equivalent numbered paragraphs / sections of that report:

Letters of Objection

4.2.4 3 additional letters of objection have been received following the publication of 
the committee report, from 2 addresses in Holsworthy Square and on behalf of 
the Gray’s Inn Tenants Association.  The concerns raised objection to the: 

- Excessive height and size of development
- Inadequate levels of affordable housing

Mayor of London call – in decision

It is also considered to be necessary to point out the significant level of concern 
that has been raised from community groups and elected representatives
regarding the potential implications of the Mayor’s call in.  

Repeated reference has been made to the fact that every single scheme (of the 8 
determined so far) taken over by the Mayor, following the respective borough’s 
recommendation to refuse, has subsequently been approved by the Mayor.  
Further, that significant delays in the determination of these applications have 
occurred, with reference made to the 2 year delay in determining the recently 
approved Eileen House scheme in Southwark.

Officer’s analysis shows that for the 8 called in / taken over applications, the time 
taken to determine the application by the GLA has only just fallen short of the 
time already taken by the borough prior to the call-in decision.  The average time 
taken following the GLA’s call-in of the 8 schemes to date is estimated to be 
nearly 11 months, nearly doubling the assessment period following an average 
borough assessment period of just over 12 months per application.

This is an unusual statistic given the conclusions offered within the decisions to 
call in the Mount Pleasant and Convoys Wharf application in Lewisham. (the only 
prior instance where another application has been taken over by the Mayor / GLA 
prior to the borough reaching its own conclusions).  These decisions have heavily 
referred to the time taken by the boroughs:

“..there is considerable doubt on the Council’s ability to determine the application 
in a timely fashion..”

(Paragraph 56 of the GLA’s report to the Mayor, recommending that the Convoys 
Wharf application be called-in) Page 5



“..the ability to report to a planning committee in early 2014, as more recently 
suggested by the Councils, appears unlikely”

(Paragraph 30 of the GLA’s report to the Mayor, recommending that the Mount 
Pleasant applications be called-in)

These statistics appear confusing, given the rationale highlighted above, 
demonstrating that the Mayor’s decisions have rarely been reached very 
promptly following his calling in of any given scheme.

However, Camden officers are hopeful that GLA officers and the Mayor of 
London will look to take as long as is necessary to allow the proposals to be 
modified in such a manner that the boroughs are able to support them, and if 
such modifications are not able to be secured, that permission then be refused.   

Wheelchair Accessible Housing

6.5.39 The applicant had undertaken in recent weeks to review outstanding matters 
regarding to this issue, but has failed to provide any subsequent information and 
the “fully dimensioned flat layouts  for the affordable adapted properties” noted to 
be lacking at paragraph 6.5.39 remains outstanding.

Highways & Access

6.6 Officers have no additional response to provide regarding the applicant’s partial 
response to the identified deficiencies in detailed design provided to them in 
December 2013.  This will be relayed separately to GLA officers.

6.6.89 This paragraph onwards includes reference to cycling improvements in the local 
area.  In this regard it is relevant to note that TFL has recently published it’s 
proposed Central London Grid, and the proposed Grid Routes were the subject 
of public consultation which ended on 14th February 2014.  The Gird is noted by 
TFL to have been developed in partnership with Camden and other host 
boroughs and the GLA.

The proposed Grid includes the identification of the highway separating the two 
borough sites, Phoenix Place as a Cycle Superhighway.  The Grid excerpt is 
annotated to show the wider site, outlined in red, below:
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 Given the intended function of what is effectively the spine of the 2 application 
sites, it is considered to be necessary to allow for any reasonable highway 
modifications, beyond those shown in an indicative form on the proposed plans, 
to be identified and delivered, should the boroughs, TFL and the GLA consider 
them to be required as part of any subsequent Grid in this location.

TFL anticipate that a revised Grid will be published, and ‘the first improvements 
will be delivered in 2014’

(source:  http://www.tfl.gov.uk/roadusers/cycling/29172.aspx )
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Ground Contamination

6.8.11 The NPPF sets out the required to approach within paragraphs 120-122, and the 
scope of planning policy is targeted towards the consideration of whether  ‘the 
development itself is an acceptable use of the land, and (of the impact of) the 
impact of the use”.

6.8.12 Camden CPG 6 (Amenity) chapter 3 builds upon Policy CS16 and refers 
specifically to the approach required within the borough.  Paragraph 3.11 notes 
that:

“The identification and assessment of land contamination issues is to be carried 
out by a qualified and experienced consultant, in consultation with the Council’s 
Environmental Health Service”

6.8.13 The Mount Pleasant SPD states that “There is the potential for historic
contamination on the site and detailed investigation and risk assessment will 
need to be carried out by the developer. If required, any mitigation measures 
would need to be carried out prior to commencement of development”

6.8.14 This aspect of the proposed development is principally addressed within chapter 
13 of the Environmental Statement. It identified the steps taken to identify on site 
issues, including reviews of various data sources, a site walkover, reviews of an 
intrusive geotechnical investigation undertaken in 2005, and prior consultation 
with the Council and the London Fire & Emergency Planning Authority.  The ES 
sets out the range of temporary and permanent impacts in this area and where 
anything other than a “negligible” impact is anticipated, a range of necessary 
precautionary or mitigating works is identified.

6.8.15 The Environmental Health officer has reviewed the findings of the ES, raises no 
objection to the approach set out and has identified appropriate conditions 
requiring subsequent submission of a written programme of ground investigation, 
a subsequent investigation, and a condition relating to unexpected finds and 
mitigation.  Officers therefore offer no objection on ground contamination 
grounds. 

Financial Viability Approach / Affordable Housing Quantum

6.10.22 It should also be noted that comments have, following the publication of the BPS 
Report, been provided by DVS, whose work in assessing the financial viability of 
the development was reviewed by Council officers at both boroughs and used to 
identify areas where additional investigation and consideration was necessary.  
The BPS Report is partially reliant upon some conclusions reached through DVS’ 
prior work (including analysis of detailed costings of the development including 
the substantial and complicated scope of enabling works) and is considered to 
identify the critical outstanding areas of concern.

The following paragraphs are provided to help summarise the conclusions set out 
within the updated BPS Report attached to this supplementary agenda.  

Land Value (full commentary at Section 5 of Appendix 3)

6.10.23 Gerald Eve has undertaken a Market Value approach based on an analysis of 
comparable land transactions. BPS acknowledges that this can be useful, 
however advise that full details must be available of those transactions to enable Page 8



effective analysis between the sites. Due regard must be given to the specific 
viability of the scheme and its need to comply with planning policies. 

6.10.24 In nearly all comparables cited by Gerald Eve, those sites benefit from an 
existing use which has its own capital value. In most instances the existing use 
will be extinguished when the development takes place therefore the proposed 
development has to replace this (Existing Use) value and provide an additional 
return before being said to be viable. If the existing use value (EUV) is therefore
seen as a hurdle, there is no apparent hurdle to be overcome with Mount 
Pleasant. 

6.10.25 Arguably the Existing Use Value constitutes a large proportion of the market 
value of the comparable sites, with the balance derived through a combination of 
hope value and development potential (secured through the planning process). 
The enabling works (adjusted downwards by DVS cost consultants from that put 
forward by the applicant) are specifically designed to replace and enhance the 
parking and servicing arrangements of the Royal Mail, therefore the value to 
RMG of these activities has not been lost. The enabling works do not benefit the 
developer of the sites but only RMG as they serve to preserve the existing use 
benefits for RMG. This is fundamentally different from the comparable sites 
where existing use value is extinguished on redevelopment. In this context, the 
land cost adopted by Gerald Eve effectively represents a ‘landowner premium’, 
and is well in excess of premiums achieved at other sites. 

6.10.26 With the above in mind, BPS recommend that the Site Value put forward by 
Gerald Eve be reduced by the cost of the DVS recommended value of enabling 
works on the basis that it is most likely that a developer would undertake these 
works and would pay less for the site compared with another site where no 
enabling works were required. Further commentary by BPS on this and the 
proposed ‘comparable sites’ as set out by the applicant is contained within 
section 5.0 of the BPS report (Appendix 3). 

Private residential sales 

6.10.27 BPS are unable to confirm that the sales values estimates relied on by Gerald 
Eve were, at the time of their preparation, properly supported by analysed sales 
evidence. BPS research, into the local market and into the comparable schemes 
cited by Knight Frank, indicates that present day values (at January 2014) 
achievable for the proposed units should be considerably higher than those 
adopted in the Gerald Eve Assessment. Based on Land Registry transaction 
data, BPS identify that there has been very strong average new build sales 
growth in this locality over 2013 (at 36%), which if applied to the March 2013 
estimate would result in 30% growth up to the present day. This is consistent with 
recent local sales evidence for the area which indicates average values of circa. 
£1,100 per ft2.

6.10.28 Given the large increase in sales values, it is vital that any appraisal is based on 
up to date sales value information. This has a significant impact on the outcomes 
of the assessment and the omission of robust analysis and up to date figures in 
both the Gerald Eve and DVS assessments are key omissions. 

Development Programme (i.e. timing of costs and values input)

6.10.29 Gerald Eve adopted an approach whereby viability is tested by reference to 
output profit derived from a discounted cashflow and profit tested by reference to 
an Internal Rate of Return (IRR). This contrasts with the more simple approach 
more often used to test viability using an output Residual Value compared to a 
Benchmark Land Value. IRR provides a weighting to the cashflow to reflect time 
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(discounts figures the further they are in time from the start point of the 
development). 

6.10.30 For this reason, BPS advise that this approach to viability testing is highly 
sensitive to the timing and scale of both costs and values and timeframe of 
delivery of each phase and should not be confused with normal measures of 
profit which are generally based on a percentage of either scheme costs or 
revenue. 

6.10.31 One of BPS’ main concerns is that there is a great deal of uncertainty relating to 
the timings of the development due to the fact that a developer of the site has not 
been engaged. BPS consider that the timings assumed by Gerald Eve suppress 
IRR output and in consequence this has the significant effect of reducing the 
ability of the scheme to support higher levels of affordable housing. BPS are of 
the view that alternative assumptions on timing are possible if not more likely and 
this leads to the conclusion that the current approach does not maximise the 
delivery of affordable housing. 

6.10.32 It is the view of BPS that a developer would not pay for the land up-front such a 
long time before vacant possession is attained (particularly given the significant 
impact on cashflow / IRR output, which affects viability). Even using a more 
conventional approach to viability appraisal, these early payments would have a 
significant impact on viability, due to the finance costs associated / necessary.

6.10.33 Whilst BPS have made some adjustments to the development programme, they 
recognise that a more radical re-design of the programme is highly likely once a 
developer is brought on board and this could have further significant impacts on 
the scheme viability and affordable housing levels. 

6.10.34 Additionally, the phasing and payments (land receipts) has significant 
implications for the overall viability of this scheme. The initial affordable housing 
offer would have seen affordable housing delivered at each phase of the 
development (spread equally). It is the view of the BPS that the most likely 
method of bringing the Islington site forward would be for the residential element 
to the south of the site (containing the affordable units) to come forward in 
succession to the enabling structure. 

Application of Sales Growth 

6.10.35 The majority of the units in the scheme are assumed to be pre-sold. A significant 
proportion are assumed to be sold pre-construction, while another large 
proportion will be sold during construction. The sales growth is only continued up 
to the date of sale, which for some of the units is over three years before the date 
of practical completion. Gerald Eve’s values are therefore effectively based on 
the present-day values at the date of sale. 

6.10.36 BPS however suggest that is it unlikely that a developer would choose to sell 
such large proportions of the units at such an early stage if this results in a 
complete loss of any future growth in value between sale and completion. 
Consistent with other schemes and discussions with agents who actively pre-sell 
units, BPS consider that pricing is likely to be predicated on a ‘sharing’ of growth 
between purchaser and vendor and that the Gerald Eve assessment understates 
the level of growth that should be applied. 

Growth Forecasts for 2014 onwards

6.10.37 The Gerald Eve viability appraisal adopted residential sales growth for 2014 
onwards based on research by Knight Frank (although this was not undertaken 
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specifically for the site and does not relate to the relevant area). Knight Frank 
have subsequently revised that forecast upwards. At the very least Gerald Eve 
should be updating their inputs according to revised Knight Frank forecasts. It is 
early growth in sales that would have a significant impact on viability as a result 
of the weighted IRR approach.

6.10.38 As a result of concerns with the applicant’s low growth forecasts, the boroughs 
appointed economists the Centre of Economics and Business Research (CEBR) 
to provide growth forecasts for the site.  This review estimated growth of 9.5% in 
this location moving forward across the development period which is in line with 
long term trends for the area. 

6.10.39 The different opinions relating to future growth raises significant concerns over 
the reliability of utilising growth models. As such BPS recommend that the most
reliable form of assessment for the scheme is to base this on present day 
residential sales values and to make provision for further reviews of viability prior 
to the implementation of subsequent phases. This would provide greater certainty 
over inputs and help to ensure that the maximum reasonable affordable housing 
is provided in accordance with Development Plan policies.  

6.10.40 The application is therefore considered to be unacceptable in relation to 
inadequate justification for growth assumptions assumed by the applicant. Tied to 
this is the lack of agreed legal agreement wording to secure appropriate phasing 
and delivery of the scheme on the grounds of both affordable housing 
maximisation and additionally, absence of agreement for review mechanisms of 
the financial viability of the scheme, on a phased basis.  

Additional matters 

6.10.41 It should also be noted that in their assessment, BPS have adjusted build costs 
upwards to reflect BCIS values. BPS also consider that higher affordable housing 
values could be achieved than set out by Gerald Eve (see Section 10 of the 
report).

Officer Recommendation & Borough input into Mayor of London’s decision

This remains unchanged in light of the additional information set out above.

GLA officers made recommendations within their report to the Mayor regarding the call in 
request, at paragraph 53, saying that they “would recommend a close working relationship 
with Camden and Islington officers in determining the applications”.  

Following the decision to call in the application, the Mayor of London provided further 
assurances regarding the input from and role of both the two boroughs and the local 
community at large.  

The following statement was published on the GLA website the same day as the call-in 
decision, which quotes the Mayor as saying that his team “will be working closely with the 
local authorities” and states that the Mayor will “consider all of the planning issues and Page 11



address the concerns expressed by the boroughs and local residents before taking a 
decision on the planning application”.  

The full text of statement follows (note – the schemes involve 681, not the cited 683 
homes):

“Mayor to consider plans to build homes at Mount Pleasant

21 January 2014

The Mayor of London, Boris Johnson has agreed to step in and speed up a planning 
application that could lead to the construction of almost 700 much-needed homes on the 
site of the iconic Mount Pleasant postal sorting office.

Royal Mail Group want to build 683 homes as well as shops, offices, restaurants and 
public space on half of the site in Farringdon. If given the go-ahead, the scheme would 
transform the area surrounding Farringdon Road and Phoenix Place.

The site straddles the London boroughs of Islington and Camden but with on-going 
disagreement over some aspects of the scheme it appears unlikely that the boroughs will 
be in a position to determine the two applications in the near future.

As a result Royal Mail wrote to the Mayor to ask if he would agree to take on the role of 
planning authority for the scheme, and he has now agreed to do so.

The Mayor of London, Boris Johnson said: “London is growing at an unprecedented rate 
and it is absolutely vital that we get on with the important work of building thousands of 
new homes as quickly as we can. By taking over this application it should be possible to 
speed up the decision making process. My team will be working closely with the local 
authorities and Royal Mail without further delay.”

The Mayor will now consider all of the planning issues and address the concerns 
expressed by the boroughs and local residents before taking a decision on the planning 
application.

The remaining half of the Mount Pleasant site would continue to be a postal sorting office, 
employing up to 3,000 people.

It is hoped that the planning application will be brought before the Mayor in the summer.

The Mayor used similar powers to ‘call in’ a planning application for up to 3,500 new 
homes in Lewisham in October”

(source: https://www.london.gov.uk/media/mayor-press-releases/2014/01/mayor-to-
consider-plans-to-build-homes-at-mount-pleasant )
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