St Helens Residents Association Open Meeting
8pm 20th February 2012

St Helens Church Hall. W10
Present:

Henry Peterson, Chair SHRA

Maggie Tyler, Treasurer

Other SHRA management committee members

William Cooper Woodlands Area Residents

Owen Woodwards, RBKC Planning Department

105 members of the public

ITEM 1:  SHRA ACTION AGAINST IMPERIAL WEST SCHEME
Owen Woodwards, of RBKC Planning Division  (OW)
Owen Woodwards gave brief details of the Imperial West Scheme.  He explained that this is a hybrid application, in that it half is in full and half in outline to be specified later.  This will be the broad parameters as to what Imperial will do.  So far Imperial have applied for final approval to a public health building, office units, and a large residential tower of 35 storeys.  There will also be incubator units related to the University and its research and start-up office floor space.  At ground level a lot of landscaping and retail units, cafes etc and car parking.  There are four blocks of student accommodation under construction, that were granted planning 2 years ago, and are planned to be finished at the end of this year.  Application for the next phase went in over Christmas and is going to Committee at Hammersmith & Fulham Council.  RBKC believe that H&F are aiming to get a decision in the next 2-3 months.
Henry Peterson, Chair (HP)
Outlined that the original deadline for objections/comments was 24th February, but changed to March 8th.   He urged residents to make sure neighbours are writing in with their views.  This is critical as The Phase 1 planning application had 260 objections but still got passed.  H&F will try to get the application decided in April before Mayoral elections. However, it is in our interest to have the decision delayed to be during the Mayoral election campaign, as the more arguments the higher profile the issue will get.

What are the grounds for objection: 
· 35 storey residential tower should not be built next to Conservation Area.  Currently, you can see as far as Acton, Hammersmith Hospital is only 12-14 storeys high - nothing like 35 storeys
· Sunlight/daylight.   There are issues around the shadow cast by the development
· Issues of traffic.  Wood Lane is increasingly congested since Westfield.  The increase in traffic doesn’t fit with national policies. 

· RBKC wouldn’t be allowing a development of this scale this side of boundary.

The community benefits put out by Imperial are tenuous.   

· There is no certainty of GP or health centre and the day care centre is for Imperial staff only with the possibility of a few places for local residents.  

· The Imperial start-ups are not much different from normal business.

· The pedestrian way from Wood Lane to Latimer Road is not now part of the application.

This development is being promoted as a ‘Gateway to London’ that is being welcomed by locals, however, most do not feel we need a ‘gateway’ of tall towers on Westway.  There has been one round of consultation on the White City OAPF, proposing that tall towers are appropriate at this location and H&F is now revising this planning framework. However, the Imperial application is being rushed through before this revision is published.

The leaflet by William Cooper of Woodlands Area Residents clearly shows the negative impact of the development on local residents
QUESTIONS & ANSWER SESSION
Christine Davision, Finstock Road, - How high do we want it?  

HP – 10 -12 storeys we can live with

Peter, Highlever Road – Have we had any feedback from our MP Sir Malcolm Rifkind?
HP – Sir Malcolm wrote to Baroness Manningham Buller at Imperial as promised.  She responded arguing that the ‘one third commercial’ element of this development was needed to finance the development.

Gabrielle, Highlever Road,  - We should request Malcolm Rifkind to campaign for us, its his job as our MP to do it.

HP – Andy Slaughter, Labour MP for Hammersmith is already very active against the development– Mlacolm Rifkind, our MP, has little influence as his constituency is RBKC.
Alex Tatton Brown, Kelfield – It’s not only the site north of Westway, there is also another development proposed on the on south side.
HP – This is the Dairy Crest site. –This is at an earlier stage and is in scoping.  It includes another proposed 32 storey tower.   If Imperial goes through it will set a precedent. Also, further down and north of Westfield there is the Westfield 2 site where 50,000 sq.metres of shopping is proposed along with 1,200 housing units.
Balfour, Wallingford Ave – What is the chance of blocking such developments? Is there anything historical in the area?
HP – H&F are very developer friendly and make pre-negotiation deals.  There have been big campaigns in Earls Ct and Westfield, but both have got their planning approvals.
However, on the King Street development 6,000 people petitioned the Mayor of London, and this got the scheme delayed.  H&F has a 2004 planning policy against tall buildings north of Westway.  We are also looking at the possibility of a legal challenge

Stephen Kelly, Latimer Rd – my main concern is that it is over-development of the site, not only the height.  There is little open space, the traffic will be ove bearing, there is too much sq ft for that size of property.  What about the traffic?
HP – There is provision for 260 under ground parking spaces.  Imperial is trying to mitigate traffic.  However, add the influx of traffic to Westfield and Dairycrest and it will be intense.  The development is more dense than at Paddington Basin
Steve Dival, Vicar – how do we register objections and does it make any difference how we do it– email or letter?
HP – no it doesn’t – there is an online facility for sending in objections(but there is not much space for detail) or you can send an email.  First priority is to make a normal response to the application then keep up pressure on politicians, so that politicians get a constant drip feed.  Let Colin Wilson senior GLA know that this development isn’t acceptable. With the run up to Mayoral elections, this might get some attention.

Resident – Wood Lane is gridlocked 40-50% of the time, how can we be more scientific rather than anecdotal on the traffic point?
OW – We are looking at the impact on RBKC and analysing with an internal specialist to see whether there are grounds for objection.  H&F have done transport study on Wood Lane,  but we question whether it reflects reality.  
Resident, Highlever Road – should there be an environmental impact assessment? 

HP – This is done by the applicant who will use expensive team of consultants that go into great detail, sunlight etc

Resident, Highlever Rd – should we not get our own experts?
HP– we are hoping RBKC has done a thorough job on the area and we will need to then decide if we want to get together for a legal challenge.
Resident, Highlever Rd – what is it we can do?
HP – we are trying to get more information on the real academic benefits from the development – as opposed to the commercial elements.  We have found out on the financial front that Imperial has formed an off balance sheet joint venture with Voreda Capital, and are trying to get info from companies house.  Imperial bought the site for 28M,  and say they are hoping to create added value to 54M.  This is a big capital venture – part goes to Vereda, part back into Imperial.  

Catherine, Oxford Gdns – how is the housing going to work?
HP – the bottom third is for Imperial key workers housing, their staff – etc, which we support, with the top two thirds being commercial.
Susannah Kurti, Oxford Gardens – we are happy with the key workerpart.  Is there an acceptable compromise over the commercial side? 

HP- The housing will bring in a great deal of money for Imperial, if it were all for key workers it would be more acceptable, but Imperial won’t want to re-draw plans.
Resident, Highlever Rd – can we not get them to reduce height and plot ratio or will this effect the students on one hand and key workers on the other?
Henry – we have to remember this is not affordable housing but a supposed ‘landmark building’.
ITEM 2: VISUAL ASSESSMENT OF THE PROPOSED IMPERIAL DEVELOPMENT AND IMPACT ON DAYLIGHT/SUNLIGHT SHADOWING 
Jenny Harborne (SHRA) and William Cooper (Woodlands Area Residents) explained that Imperial had given SHRA a copy of the computer SketchUp model of the development on disk.  This enabled them to check the views of the development and its impact on the surrounding area.  It appears that Imperial are using various devices to minimise the visual impact of the development in the visual assessment submitted with the planning application.  Developers commonly use 24mm (wide angled) photographic lens to make the buildings appear lower and further away and generally to have less impact on neighbours.   JH & WC showed us photos of what we would actually see from the surrounding streets using a 50mm lens.   Another trick is to use photos with buildings hidden by leafy trees, however for much of the year the trees are without leaves which means the development would be much more visible and have a greater impact.
Imperial has given an outline for shadowing from the development on 31st March, the Equinox. – JH & WC showed slides with shadow diagrams for 21st December, showing the long shadow cast up Oxford Gardens and across other areas of the St Quintin’s Estate.
HP pointed out that Imperial have the most expensive consultants available, helping them to get the development through planning, with £6M being spent so far. So for SHRA to demolish their arguments we need to have very strong evidence, expertise and money.
JH stressed that there is a ‘rights of light’ issue.  If you are in one of the houses where 20% of your sunlight and daylight is reduced this is an intrusion on your rights and you can make a case at planning, however if planning application goes unchanged you can apply against them for transgressing your “Right to Light”.  This is a very important point and 30-40 properties look to be significantly affected, by Phase 1 as well as Phase 2.   Householders can get compensation, either money or design change (suh as reducing heights).  It would cost approximately £1,500 to do a general Right of Light study and we can serve an injunction till matters are resolved.  This would take approx. 2 weeks of modelling – If we do raise money to get a consultant on board the initial tranche of money could be used  to assess how many properties  will be affected and how serious.

Gloria Palmer, Wallingford Ave – what about the negative impact on value of properties as an argument?
HP – housing value depreciation is not a planning consideration.
Catherine, Oxford Gardens – we also have to remember the light pollution issue.
Jeremy, Off Eynham Road – There are also other local areas that could be potentially developed, Latimer playing fields for instance.

ITEM 3 HOW TO RUN A SUCCESSFUL CAMPAIGN
Julie from the successful Big Table campaign explained how they had approached the task.  The Big Table store was faced with demolition to make way for Crossrail.   Pressure from locals and the high profile campaign resulted in Crossrail backing down completely and The Big Table will remain till 2022.

Key to a successful campaign:

· Have a number of experts on board 
· Get locals behind the campaign.  People felt very strongly about losing The Big Table – destroying heritage (it was an old Temperance Building and café), co-op, bespoke factory , small business– why should it be demolished.   So that in a short space of time we were able to get about 3,000 people on side.

· Set up a Campaign Steering Group.  We had a Steering Group with experts on the legal elements of the Crossrail Act.
· Press & publicity is crucial especially in a lead up to GLA elections.  Direct action can get lots of press and publicity.  We dressed up in pyjamas and dressing gowns  with placards and blocked Crossrail lorries from going into the road.  It was a fun community gathering with tea urn and built lots of camaraderie and got us on the news.
· Know your deadlines.  There is usually a formal planning process to take account of.
· Join forces with other local groups.  You could link up with other residents associations  in H&F and approach Imperial Colleges Students Union 

· Petitioning the political leaders.  Target leaders of Westminster, H&F and RBKC Council and think of different forms of direct action.
· BE DETERMINED AND YOU CAN WIN…

HP – we are already working with other groups and societies and on all borders of H&F we are active.  We need ideas for the campaign – a demonstration perhaps and media involvement.

Resident – who wants this development– can’t we target individuals? 

HP – SHRA has written to Imperial College Council and only had a reply from the Chair. Imperial Council members Jeremy Newsum and Stewart Lipton are big figures in the property world, and play a role in overseeing the development.

H&F Council argues that this scheme is the catalyst for regenerating the wider area that has been derelict for years.  Imperial claims there are lots of benefits to the scheme.
Suzy Gretz, Eynham Rd –  We are getting together a petition on the Hammersmith side of the boundary and would love to have your email address .  Has there been any research on the implications for the traffic, ie; access points on Wood Lane.

HP – there is a very full traffic assessment, but all the consultants are paid for by the developer.  However we can ask the Council for an independent assessment
JH – the development is on the boundary of H&F and RBKC, it is limited as to what RBKC can do across from their boundary.

Margaret Tyler – This is similar to The Big Table, which is in Westminster, but most of the opposition came from residents in RBKC – this development is in H&F with a lot of opposition in RBKC
HP – so far there were 177 names on the 2010 petition against Phase 1 and some 60 objection letters.  But this did not stop the approval to Phase 1.
Resident  - The Big Table is an attractive story for the media, but will we be portrayed as posh residents fighting a developer?  Is this newsworthy? 

HP – there are reputational issues for Imperial that they will be considering.  As we risk being characterised as a bunch of West London nimbies, we need to think creatively about the right forms of any direct action
David Marshal, Finstock – RBKC and H&F do not agree on what should happen along their boundary.   These developments are massive.  We need involve a wider range of different local communities and get people to fight all along the borough border – looking at the big picture. 

HP– SHRA will be putting a press pack together on the wider issues across White City.
Agreed
· Different ideas for forms of direct action to be explored

· Contact with other groups and residents associations to be continued

· Funds to be raised to engage a consultant for a Right of Light survey
