
 
 

 

 
 
Subject: First Central, Lakeside Drive, London, NW10 7HQ (application 

reference number 17/0076/FUMOPDC) 
Meeting date:11 October 2017 
Report to: Planning Committee 
Report of: Director of Planning 
 
For Decision. 
___________________________________________________________________ 
 
This report will be considered in public. 
___________________________________________________________________ 
 

1 Summary 

Application 
reference 

17-0076-FUMOPDC 

Site address First Central, Lakeside Drive, London, NW10 7HQ 

Proposal Residential-led, mixed use redevelopment of the 
site to provide three new courtyard blocks, ranging 
from five storeys to 27 storeys in height comprising 
807 residential units (Use Class C3), a 377sqm 
(GIA) children’s nursery (Use Class D1), 977sqm 
(GIA) of flexible retail/employment floor space (Use 
Classes A1, A2, and B1) with publicly accessible 
open space, private and shared amenity space; 
hard and soft landscaping; alterations to existing, 
and creation of new, vehicular accesses and 
pedestrian routes; substation; servicing bay on 
Lakeside Drive, car and cycle parking and 
associated works 

Applicant/agent Fairview L&Q Park Royal LLP 

London Borough  Brent (LBB) 

Validation date 1 June 2017 

 
1.1 The Old Oak and Park Royal Development Corporation (OPDC) Scheme of 

Planning Delegations states that planning applications should be referred to 
Planning Committee where, in the opinion of the Director of Planning, the 
application: ‘is of a significant or potentially contentious nature.’ The planning 
application is for a five to 27 storey development of 807 residential homes and 
1354sq.m of retail/employment/community floor space. It is considered to be 
significant in nature and should be determined by OPDC Planning Committee.  



 
 

 

1.2 The site is currently occupied by a secured surface car-park which is used by 
employees from the nearby Diageo Building. The site is within LB Brent (LBB). 

1.3 The application proposes the clearance of the site and the construction of three 
buildings that would range between five and 27-storeys in height. The buildings 
would provide 807 residential units, a 377sqm children’s nursery and 977sqm of 
retail/employment uses.  

1.4 Two rounds of public consultation have been undertaken on the application. Both 
rounds comprised 1,395 letters to residents and businesses in the area, ten site 
notices and an advert in the Brent and Kilburn Times newspaper. The 
representations received are summarised in paragraphs 6.7 and 6.9 of this report. 

1.5 The key planning issues considered in reaching the recommendation to approve 
this application are summarised in the following paragraphs:  

 the principle of residential-led mixed use development in this location; 

 housing, including affordable housing, tenure, housing mix and residential 
quality; 

 urban design, including height and massing, architecture and impact on 
heritage assets and townscape; 

 transport impact, including parking and servicing arrangements; 

 socio-economics, including job creation, healthcare, and education. 

 amenity, including daylight and sunlight, privacy and overlooking and on-
site amenity space; and 

 environmental issues. 

1.6 The principle of residential-led mixed use redevelopment on this site complies 
with the land use policies set out in the London Plan, the adopted OAPF and 
within OPDC’s Regulation 19 Local Plan. These documents seek the 
comprehensive mixed-use regeneration of sites within the Old Oak and Park 
Royal Opportunity Area that are outside of the Strategic Industrial Location (SIL). 
The principle of the proposed development is therefore supported. 

1.7 The development would deliver 807 residential homes. 35% (by habitable room) 
of the homes would be affordable homes. The affordable homes would be 
provided as 30% London Affordable Rent, 30% London Living Rent and 40% 
Shared Ownership. Under the guidance contained in the Mayor’s Affordable 
Housing and Viability SPG the affordable housing proposals qualify for the ‘fast-
track’ route and therefore it has not been necessary to assess the viability of the 
application in this case. The affordable housing proposals are considered 
acceptable. 

1.8 The quality of accommodation would meet or exceed the design standards in the 
London Plan including good levels of daylight and sunlight. The proposals would 
impact upon the daylight and sunlight of the adjacent residential properties in 
Falcondale Court. However, the level of impact is considered reasonable, 



 
 

 

particularly when considered in the context of the extant consent for office 
buildings on the application site. 

1.9 The principle of a five to 17-storey development with the tallest building at 27-
storeys is broadly consistent with the emerging vision for First Central (‘Brewery 
Cluster’) set out in policy P4C1 the Regulation 19 OPDC Local Plan. Tall 
buildings at First Central are also supported in the Brent Core Strategy. The form 
of the building and the treatment of its elevations achieve a very good 
architectural standard.  

1.10 The building would be visible from the surrounding area and a small number of 
heritage assets. A Townscape and Visual Impact Assessment has been 
undertaken in order to assess the potential visual impacts from 22 viewpoints. 
The proposals would have an acceptable impact on the wider townscape and 
would not harm the setting of any heritage assets. 

1.11 The scheme would meet London Plan requirements with regard to energy 
efficiency and would connect to the existing decentralised energy system at First 
Central. 

1.12 One hundred and seventy car parking spaces, including six commercial spaces 
would be provided, primarily in the basements. A limited number of commercial 
car-parking spaces are supported, as an exception, in order to ensure that the 
non-residential uses in this location are viable, given the specific characteristics of 
the site. A Blue Badge parking bay is provided for each wheelchair accessible 
unit. 1,380 residential, six commercial and 50 visitor cycle parking spaces would 
be provided which meets London Plan policy requirements. A new servicing bay 
on Lakeside Drive and lay-by within the site would ensure that space is provided 
for vehicles to wait off the highway whilst servicing the site. 

1.13 Contributions totalling £8.3m have been secured towards local transport and 
infrastructure improvements, education facilities and healthcare facilities to fully 
mitigate the impact of the development. Measures to support the local workforce 
and local businesses through the supply chain would be secured by Section 106 
legal agreement. In accordance with Regulation 122 of the CIL Regulations, 
these obligations are necessary to make the development acceptable in planning 
terms, directly related to the development, and fairly and reasonably related in 
scale and kind to the development.  

1.14 The development is considered to accord with planning policy and is therefore 
recommended for approval, subject to a Section 106 legal agreement, conditions 
and informatives. 

2 Recommendation 

The Committee is invited to: 

2.1 Resolve to Grant conditional permission subject to: 



 
 

 

(a) Stage II referral to the Mayor of London; 
 

(b) the satisfactory completion of a legal agreement under Section 106 of 
the Town and Country Planning Act 1990 (as amended) to secure the 
following: 

1. Affordable housing 
a. The provision of 263 affordable housing units (35% by 

habitable room) comprising 68 London Affordable Rent, 78 
London Living Rent and 117 Shared Ownership units. 

b. A review mechanism: 
i. A full re-appraisal of scheme viability to be triggered 

if the permission is not substantially implemented 
within 24 months after the grant of planning 
permission; 

c. Nomination rights to be allocated 70% to LBB, 10% to LBE, 
10% to LBHF and 10% to pan-London. 

2. Transport 
a. Contribution of £536,000 towards measures to improve the 

capacity of the local bus network within the vicinity of the 
site; 

b. Contribution of £1,500,000 towards the improvement of 
walking and pedestrian cycling links. the public realm and 
amenity spaces between the site and Park Royal Station; 

c. Contribution of £25,000 towards improved wayfinding and 
signage within the vicinity of the site; 

d. Contribution towards consultation and, if supported locally; 
implementation of a Controlled Parking Zone for the 
surrounding area.  

e. Occupants of the development to be prevented from 
applying for parking permits in existing and future 
Controlled Parking Zones; 

f. Payment of car club membership for each future residential 
occupiers of each residential unit for three years; 

g. Provision of a residential Travel Plan Framework and £1,000 
per year monitoring costs for years one, three and five 
following first occupation; 

h. To secure highway works including provision of the 
servicing bay on Lakeside Drive, cycle lane extension and 
reinstatement of redundant crossover on Lakeside Drive, 
with the applicant to enter into a Section 278 agreement 
where required.  

3. Education 
a. A financial contribution of £3,900,000 towards the 

refurbishment and expansion of primary or secondary 



 
 

 

schools in the vicinity of the site to address the demand 
arising from the development for education services; 

b. The delivery of a new children’s nursery on site to a 
specification to be agreed with OPDC. 

4. Healthcare 
a. A financial contribution of £2,048,698 towards expanding 

primary care facilities at the Central Middlesex Hospital to 
address the demand arising from the development for 
healthcare services. 

5. Training and skills 
a. Construction pre-employment training and apprenticeships 

comprising: 
i. A target of 15% of labour required for the 

construction phase to be sourced from the boroughs 
of Brent, Ealing and Hammersmith and Fulham; 

ii. Reasonable endeavours to encourage local sub-
contracting; 

iii. A minimum of ten apprenticeships during the 
construction phase, paying the London Living Wage. 

iv. Contribution of £30,000 towards local Training and 
Employment initiatives operating within the vicinity of 
the site. 

6. Open space and play space 
a. Provision of the on-site open space and play space 

indicated in the application drawings and make available for 
public use; 

b. Contribution of £20,000 towards public art within the vicinity 
of the site. 

7. Energy 
a. Connection to the existing Decentralised Energy network on 

First Central; 
b. A contribution to a scheme to off-set any shortfall in carbon 

emissions savings required to achieve a Zero-Carbon 
Development equivalent to £1,800 per tonne of carbon 
required to be off-set;  

c. Commercial floorspace to achieve BREEAM ‘Excellent’. 
8. A design monitoring contribution of up to £50,000 towards 

meeting the costs of independently reviewing any subsequent 
amended applications or applications for the discharge of 
planning conditions only payable in the event that the original 
architects for the scheme are not retained for such work. 

9. A marketing strategy for the SME employment floorspace. 
10. Legal costs reasonably incurred by OPDC in connection with the 

application. 
11. All contributions to be index-linked (upwards-only). 



 
 

 

 (c) the planning conditions as set out in part 12 of this report. 

2.2 Delegate authority to Director of Planning to: 

(a) Finalise the recommended conditions as set out in this report including 
such refinements, amendments, additions and/or deletions as the 
Director of Planning considers reasonably necessary; 

(b) Finalise the legal agreement under Section 106 of the Town and Country 
Planning Act 1990 (as amended) including refining, amending, adding to 
or deleting the obligations described in the Heads of Terms set out in 
paragraph 2.1(b) of this report as the Director of Planning considers 
reasonably necessary; and 

(c) Sign and execute the Section 106 legal agreement referred to above and 
issue the planning permission. 

3 Background information 

Location plan 

3.1 The application site is outlined in red on the map below.  



 
 

 

 

Application site 

3.2 The 2.2 hectare application site is located on south-eastern side of the First 
Central site at the western end of the OPDC area, within the Park Royal 
Opportunity Area. It is located wholly within London Borough of Brent (LBB), 
although close to the administrative boundary with London Borough of Ealing 
(LBE). The nearest station is Park Royal, approximately 500m to the south of the 
site, which provides access to the Piccadilly line. Hanger Lane station, which is 
served by the Central line, is also located approximately 1.1km to the west of the 



 
 

 

site. The site is served by three bus routes, reached from bus stops on 
Coronation Road (Route 226) and on the Western Avenue close to Park Royal 
station (Route 95 and 487). The current Public Transport Accessibility Level 
(PTAL) of the site is 3 on a scale of 1-6b, where 6b is the highest. 

3.3 The site is currently occupied by a secured surface level car-park, with a capacity 
for approximately 60 cars, used by employees from the nearby Diageo building. 
Access to the car-park is provided from Lakeside Drive. The eastern section of 
Lakeside Drive which serves the site is currently a private road, maintained by 
First Central Management Company, although an application for adoption has 
been submitted to the Local Highways Authority (Brent). 

3.4 The application site sits within the south-eastern corner of the wider First Central 
site which is currently occupied by the Diageo HQ and FC200 office buildings 
towards the west and four 9-storey residential buildings, comprising 545 
residential units, towards the north and north-west. The buildings on the First 
Central site are set around a private park and lake which are designated as a 
borough grade I Site of Importance for Nature Conservation (SINC). Both the 
buildings and the inner park are bound by Lakeside Drive. Further to the west on 
the First Central site there is also an outer park which is publicly accessible. The 
western edge of this outer park is also designated as a borough grade I SINC. 
The closest residential dwellings to the site are those within Falcondale Court 
located adjacent to the northern boundary of the site. 

3.5 Towards the east, beyond Lakeside Drive, lies the Origin Business Park 
comprising a number of large logistics depots. The Origin Business Park and 
wider industrial hinterland of Park Royal towards the east are designated as a 
Strategic Industrial Location (SIL). The application site is not within the SIL. 

3.6 Towards the south, on the opposite side of Coronation Road, is a vacant plot of 
land which is bisected by the borough boundary. In 2013 LBB and LBE granted 
planning permission for the erection of an 11-storey, 229-room hotel on the site 
but this has not been constructed (see ‘Planning history’). 

3.7 The site is not in a Conservation Area and there are no Listed Buildings on the 
site. The closest heritage assets to the site are Twyford Abbey, its garden wall, 
and the Church of St Mary (all Grade II Listed) which are located approximately 
550m to the north of the site and Park Royal Station (Grade II Listed) located 
approximately 300m to the south of the site which is also within the Hanger Hill 
(Haymills) Estate Conservation Area. 

Planning history 

3.8 In 1999 outline planning permission (ref 98/0016) was approved by LBB for an 
office-led mixed-use development for the wider First Central site. This permission 
was only partially implemented delivering two office buildings (Diageo HQ and 
FC200), a central park and lake, and a new access road to the A40. 
 



 
 

 

3.9 In 2012 outline planning permission (ref. 10/3221) was granted by LBB for a 
revised masterplan including the erection of four residential buildings, comprising 
545 units (25% affordable), and three office buildings comprising 60,000sqm of 
floor space. The approved residential buildings have now been completed but the 
three consented office buildings have not been constructed and it is this land 
which is the subject of the planning application under consideration within this 
report. Notwithstanding the current planning application, the planning permission 
granted in 2012 for these office buildings remains extant and is a material 
consideration in the determination of the current planning application. 
 

3.10 Details of the major planning applications on the site are summarised in the table 
below. The full site history also includes a number of other applications, most of 
which relate to the approval of reserved matters or details pursuant to the 
applications below.  

Application 
reference 

Description Decision 

10/3221 Outline planning application for: 
The construction of up to 60,000 sqm of 
office accommodation (Class B1) in three 
buildings up to a maximum of ten storeys in 
height, up to 1,700 sqm of retail, restaurant, 
hot-food take-away floor space (Class A1 to 
A4), up to 2500 sqm of health and fitness 
floor space (Class D2) with associated 
pedestrian areas, landscaping, 
access/servicing, car and cycle parking; and 
the construction of four residential blocks up 
to a maximum of nine storeys in height to 
provide a maximum of 545 residential units, 
consisting of a mix of one, two and three 
bedroom apartments for private, rented and 
shared ownership, with associated 
landscaping, access/servicing, car and cycle 
parking; and the provision of two play areas 
and a Multi Use Games Area, and 
modifications to existing footpaths in West 
Twyford Park (Bodiam Fields), and 
modifications to existing surface treatment in 
Lakeside Drive; and the provision of an 
energy centre on land east of Lakeside Drive. 
subject to a Deed of Agreement dated 28 
March 2012 under Section 106 of the Town 
and Country Planning Act 1990, as amended 

Approved 

28 March 
2012 



 
 

 

 
Matters to be approved: access, layout and 
scale with appearance and landscaping 
reserved. 

98/0016 Full planning application for new access road 
from A40 and outline planning application for 
mixed-use development on a 22.18-hectare 
site, including 116,100sqm of offices (Use 
Class B1); 61 residential units; Underground 
station including ancillary retail; 150-bed 
hotel; indoor leisure facilities and open space; 
with associated access/servicing, landscaping 
and car-parking, including demolition of 
existing brewery and leisure buildings (as 
amended by plans and documentation dated 
12 October 1998, 23 October 1998, 6 
November 1998, 12 November 1998 and 18 
November 1998) 

Approved 

15 July 1999 

 

3.11 Other planning history of relevance includes a planning permission (ref.12/2862) 
approved by LBB in 2013 for the construction of approximately 43,000sqm of 
industrial (B1c, B2, B8) floorspace on the Origin site, located to the east of the 
application site. This development has been constructed. Planning permission 
(LBB ref. 12/2862, LBE ref: P/2012/4545) was also granted in 2013 by both LBB 
and LBE for an 11-storey, 229-bedroom hotel on the southern side of Coronation 
Road, opposite the application site. It is unclear whether the approved 
development was commenced within the time limit of the permissions and there 
have been no subsequent applications to confirm whether the permission is still 
extant. 

3.12 A request for the formal Screening Opinion of OPDC under Regulation 5 of the 
Town and Country Planning (Environmental Impact Assessment) (England) 
Regulations 2011 (as amended 2015) (“The EIA Regulations”) was received on 
17 June 2016. OPDC replied with a positive screening opinion on 15 August 2016 
confirming that the planning application should be subject to an Environmental 
Impact Assessment (EIA). 

3.13 A request for the formal Scoping Opinion of OPDC under Regulation 13 of the 
EIA Regulations was received on 20 October 2016. 

3.14 OPDC’s Scoping Opinion was issued on 13 December 2016 in accordance with a 
timetable agreed by the applicant. The Scoping Opinion stated that the 
Environmental Impact Assessment (EIA) must address: 

 cumulative impacts and alternatives; 



 
 

 

 socio-economics; 

 traffic and transportation; 

 flood risk and water environment; 

 noise and vibration; 

 air quality; 

 built heritage; 

 townscape and visual impact; 

 wind microclimate 

 ecology; and 

 daylight, sunlight, overshadowing, light pollution and solar glare. 
 

3.15 The request for a Scoping Opinion was submitted prior to commencement of The 
Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 and therefore under the transitional arrangements, set out in Regulation 76, 
the 2011 EIA Regulations, as amended, continue to apply to this planning 
application. 

4 Proposal 

4.1 The application proposes the clearance and redevelopment of the site to provide 
807 residential units (234 x one-bed, 411 x two-bed, 156 x three-bed and six x 
four-bed), a single storey children’s nursery with an area of 377sqm and ground 
floor employment/retail units totalling 977sqm. The development would comprise 
three courtyard buildings with a public plaza located in the south-western corner 
of the site. One hundred and sixty-four residential, six commercial and two car-
club parking spaces are proposed. The residential and commercial parking is 
primarily within the basements of the proposed buildings; 1,380 residential, six 
commercial and 46 short stay cycle parking spaces are also proposed. 



 
 

 

 

4.2 The southern-most building (‘Block A’) would generally be between six to ten 
storeys in height with a 27-storey tower located on the south-eastern corner 
adjacent to the junction between Lakeside Drive, Rainsford Road and Coronation 
Road. The building would accommodate 347 residential units and 288sqm (GIA) 
of retail (Use Class A1/A2) floorspace and 689sqm of employment/retail 
floorspace (Use Class B1/A1/A2) at ground and lower ground level. Residential 
and commercial parking would be provided within the basement of the building. 

4.3 The central building (‘Block B’) would generally be between five to ten storeys in 
height with a taller 17-storey element on the south-eastern edge of the courtyard, 
adjacent to Lakeside Drive.  The building would accommodate 246 residential 
units. On the south-western corner of Block B a single-storey nursery building is 
proposed with a floor space of 377sqm (GIA). The nursery building would have 
access to 85.5qm of dedicated outdoor space. Residential parking would be 
provided within the basement of the building. 



 
 

 

4.4 The northern most building (‘Block C’) would generally be between five to ten 
storeys in height with a taller 14-storey element on the south-eastern edge of the 
courtyard, adjacent to Lakeside Drive. The building would accommodate 214 
residential. Residential parking would be provided within the basement of the 
building.  

 

 

 

1-
bed 

2-
bed 

3-
bed 

4=bed Total 
Units 

Standard 
Parking Spaces 

Blue 
Badge 
Parking 

Block A 91 186 70 0 347 46 22 

Block B 83 142 21 0 246 7 43 

Block C 60 83 65 6 214 29 16 

Table 4.1 – Summary of Accommodation. 

4.5 35% (by habitable room) of the residential units would be provided as affordable 
homes, with 30% of these units provided as London Affordable Rent, 30% as 
London Living Rent and 40% as Shared Ownership. All of the units would benefit 
from private amenity space in the form of a balcony or private terrace. Communal 
amenity space would be provided within the courtyards, which would include 
children’s play space. Level access would be provided from Scrubs Lane and 
10% of the units would meet Building Regulation requirement M4(3) by being 
designed to be wheelchair accessible with the remaining 90% meeting Building 
Regulation requirement M4(2) for ‘accessible and adaptable dwellings’.  

4.6 A new on-street servicing bay would be provided to the front of Block A on 
Lakeside Drive with sufficient space for large vehicles to wait off the highway. A 
further layby for servicing vehicles would be provided within the cross street 
between Block A and Block B alongside two car club spaces, one blue badge 
space and one commercial parking space. 

4.7 Both the residential and commercial uses would be served by an existing 
decentralised energy network, powered by an existing energy centre on Lakeside 
Drive. This would be supplemented by solar PV panels on the roofs of the 
buildings. 

5 Policy 

5.1 The adopted development plan for this part of the OPDC area comprises: 

 London Plan March 2016 

 London Borough of Brent Core Strategy 2010 

 London Borough of Brent Site Specific Allocations DPD 2011 

 London Borough of Brent Unitary Development Plan 2004 (‘saved 
policies’) 



 
 

 

5.2 The following planning documents are also relevant material considerations: 

 National Planning Policy Framework (NPPF) 

 Old Oak and Park Royal Opportunity Area Planning Framework (OAPF) 
2015  

 OPDC Regulation 19 version of the OPDC Local Plan June 2017 

 London Borough of Brent Regulation 18 Development Management 
Policies DPD June 2014. 

5.3 The OAPF was adopted as supplementary planning guidance to the London Plan 
in November 2015 and therefore holds material weight in the determination of this 
application.  

5.4 The OPDC draft Local Plan completed its first round of public consultation on 31 
March 2016. Having considered the representations received OPDC has now 
developed a Regulation 19 version of the Local Plan and this was issued for 
public consultation on 29 June 2017.  The public consultation of the Regulation 
19 Local Plan concluded on 11 September 2017 and the final draft of the Local 
Plan is expected to be subject to Examination in Public in spring 2018. Although 
yet to be adopted the draft Local Plan is a material planning consideration in the 
determination of the current application. 

5.5 Development Plan Documents (DPDs) produced by the Councils in the OPDC 
boundary have material weight dependent on the stage the document had 
reached in the adoption process at the point that OPDC came into existence on 1 
April 2015. In this case the LBB Core Strategy 2010, Site Allocations DPD 2011 
and Regulation 18 Development Management Policies DPD 2014 all hold weight, 
although the latter was only at Regulation 18 stage on 1 April 2015 and is 
therefore of limited weight for decision-making purposes.  

6 Consultations 

Pre-submission Consultation 

6.1 The applicant has undertaken two rounds of pre-submission public consultation 
as set out in the submitted Statement of Community Involvement (SCI). This 
included holding public exhibitions in both September 2016 and April 2017 which 
were each advertised through a newsletter sent to 1500 local residents, 
businesses and other stakeholders, as well as through the local press. The 
exhibitions in September 2016 were held at St Marys Church Hall, Brentmead 
Gardens. The exhibitions in April 2017 were held at the Park Plaza Hotel, 628 
Western Avenue. Both venues are within walking distance of the application site. 
On both occasions, an exhibition was held on both a weekday evening and at the 
weekend. 

 

 



 
 

 

Review by the Old Oak and Park Royal PLACE Review Group 

6.2 The pre-application proposal was presented to the Old Oak and Park Royal 
PLACE Review Group (OPRG) on 13 September 2016 and 6 December 2016. 
OPRG is facilitated by Design Council CABE (an independent advisory body to 
OPDC). The written responses from OPRG to the pre-application proposals are 
summarised in paragraph 7.51 and provided in full in Appendix 1.  

Statutory Public Consultation 

6.3 The statutory public consultation was undertaken by OPDC comprising: 

 letters/emails to statutory consultees, ward councillors & local interest 
groups; 

 1,395 letters sent to households and businesses on 7 June 2017; 

 ten site notices displayed in public places in the vicinity of the site on 7 
June 2017; and 

 a press notice was published in the Brent and Kilburn Times on 8 June 
2017. 

6.4 Following the above statutory consultation, the following revisions were made to 
the original proposals: 

 allocating 377sqm (GIA) of flexible retail/community space to a dedicated 
nursery use (Use Class D1); 

 amendments to the design and appearance of the development; 

 additional information to supplement the Environmental Statement; 

 amendments to the child play space strategy; 

 amendments to the site boundary treatments; and 

 additional landscaping information. 

6.5 Following the revisions to the application further statutory public consultation was 
undertaken comprising: 

 letters/emails to statutory consultees, ward councillors & local interest 
groups; 

 1,395 letters sent to households and businesses on 24 August 2017; 

 ten site notices displayed in public places in the vicinity of the site on 24 
August 2017; and 

 a press notice was published in the Brent and Kilburn Times on 31 August 
2017. 

 

6.6 In addition to the above, OPDC hosted a public event on 22 June 2017 at St 
Marys Church Hall which included a presentation of the proposals by the 
applicant followed by a question and answer session. 

 

 



 
 

 

Public Responses 

6.7 In response to the first round of statutory public consultation 66 letters of 
objection and 11 letters of support, submitted via the applicant’s online portal, 
have been received. Following the second round of public consultation a further 8 
letters of objection and 19 letters of support, also submitted through the 
applicant’s online portal were received. An online petition objecting to the 
application has also been created and this currently has 204 signatures.  In 
summary, the petition and the letters received raise the following issues. Copies 
of the petition and the representations received have been circulated to Members 
and are available on the OPDC website at: 
http://planningregister.opdc.london.gov.uk/swift/apas/run/wchvarylogin.display  

 

Objection/Issue Officers Response 

Transparent consultation with 
residents and businesses must take 
place at times that are convenient 

 The applicant undertook two 
rounds of pre-submission 
consultation as set out in 
paragraph 6.1 of this report. 

Previous planning permission on the 
site have not been properly 
implemented particularly with regards 
to 

 The central park has not been 
fully gated off. 

 The route to Park Royal Station 
has not been improved. 

 First Central Management 
Company (FCMC) have made a 
planning application for a revised 
boundary treatment to the 
northern end of the park. OPDC 
delegated this application to Brent 
for determination. In advance of 
Brent’s determination FCMC have 
erected a temporary fence to 
secure the park. 

 TfL have utilised contributions 
from the previous permission to 
upgrade the northern approach to 
the subway beneath the A40. 
Further contributions towards 
upgrading this route are sought as 
part of the current application.  

The proposed development has a far 
higher density that the existing 
residential development on First 
Central. 

 See paragraph 7.41 to 7.43 

There is insufficient car-parking which 
will exacerbate existing parking and 

 See paragraphs 7.131 to 7.139 

http://planningregister.opdc.london.gov.uk/swift/apas/run/wchvarylogin.display


 
 

 

Objection/Issue Officers Response 

traffic issues within the locality 

The office development consented on 
the site would have provided 
amenities for local residents. 

 The proposed development will 
provide a 377sqm children’s 
nursery and 977sqm of 
retail/employment uses as well as 
new public realm and play space. 

The proposals will exacerbate the 
shortage of school places within the 
locality. 

 The applicant has agreed to make 
a contribution of £3.9M towards 
the expansion of local schools. 

The proposals will exacerbate 
problems with the availability of 
healthcare facilities within the locality. 

 The applicant has agreed to make 
a contribution of a little over £2M 
towards the expansion of local 
healthcare facilities. 

The proposed height of the 
development is far greater than the 
existing blocks on First Central and 
this will cause environmental impacts 
and impact on views from existing 
properties 

 See paragraphs 7.52-7.94. 

The proposed tower could encourage 
anti-social behaviour and there is a 
significant risk of fire if the tower is 
ineffectively managed or used. 

 The proposals have been 
developed in consultation with the 
Designing Out Crime Officer at the 
Metropolitan Police. The tower will 
need to fully comply with current 
fire safety standards and this will 
be subject to the Building Control 
approval process. 

There is a lack of capacity in the 
district heating network which already 
struggles at peak time. 

 The applicant will be required to 
connect to the district heating 
network through the s106 
agreement. If additional capacity 
is required then the applicant will 
need to reach agreement with the 
operator as to how this is 
provided. 

The development will exacerbate 
existing water pressure issues. 

 Thames Water have been 
consulted on the application and a 
condition relating to water supply 
is recommended. 



 
 

 

Objection/Issue Officers Response 

Poor level of broadband strength for 
current demand 

 This is primarily a matter for the 
broadband providers. As set out in 
policy EU11 of the draft Local 
Plan OPDC will work with partners 
and stakeholders to position Old 
Oak and Park Royal as a leading 
location for the adoption of smart 
city technologies, systems and 
approaches. 

The proposed nursery will cause 
parking problems during drop off and 
collection 

 See paragraphs 7.122 to 7.125 

Loss of existing trees  The applicant has undertaken a 
survey of the trees to be lost on 
site. The majority of the trees are 
rated as being trees of low quality 
and value, except for one oak tree 
which is rated as being of 
moderate quality and value. There 
are no Tree Preservation Orders 
on the site. Whilst the loss of the 
trees is regrettable the proposal 
will include replacement tree 
planting to mitigate the loss of 
existing trees on site. The 
replacement tree planting will be 
secured by condition. 

Loss of parking for Diageo employees  See paragraph 7.17. Diageo have 
an agreement to use the site for 
parking until 2020 and the 
construction works will be phased 
to allow parking to continue on 
site until that time. This will allow 
time for the removal of this car-
parking to be properly managed. 
The details of the phased removal 
of the car-parking will be required 
by planning condition. 

No provisions for deliveries  Provisions for deliveries have 
been included within the 
proposals, including a new 



 
 

 

Objection/Issue Officers Response 

servicing bay on Lakeside Drive 
and an on-site layby. A delivery 
and servicing plan will be secured 
by condition. 

No increase in the provision of public 
transport 

 The applicant has agreed to make 
a financial contribution of 
£536,000 towards increasing bus 
capacity and £1.5M towards 
improvement to the route to Park 
Royal Station. 

 

Statutory Consultees and Stakeholders 

6.8 The following statutory consultees and other stakeholders were consulted on the 
application. The responses are summarised below. Copies of the full 
representations received have been circulated to Members and are available on 
the OPDC website at: 
http://planningregister.opdc.london.gov.uk/swift/apas/run/wchvarylogin.display. 

6.9 Unless stated the following comments in response to the first round of public 
consultation. 

 Consultee and Comments Officers response 

1 Greater London Authority (GLA) Stage 1 
report –  

The principle of development is strongly 
supported. The provision of housing, mix of 
units, quantum of affordable housing, the 
provision of community and commercial 
floorspace, the proposed density, height 
and massing, architecture, accessibility 
accord with London Plan policy. 

However, before the application is referred 
back to the Mayor, the following matters 
need to be addressed: 

• Principle of development: A minimum 
quantum of community floorspace must be 
secured including the adequate provision of 
space for a nursery. 

 

 

 

 

 

 

 

 

 

 

 The application has 
been revised so that 
377sqm are 
proposed as a 
children’s nursery 
only. The 
construction of this 

http://planningregister.opdc.london.gov.uk/swift/apas/run/wchvarylogin.display


 
 

 

 Consultee and Comments Officers response 

 

 

 

• Affordable housing: Appropriate review 
mechanisms, taking into account the 
phased approach proposed, as set out in 
the Mayor’s draft Housing and Viability SPG 
must be secured in the S106 agreement. 
GLA officers would request a copy of the 
draft to review. 

 

• Housing: The proposed 35% provision of 
affordable housing is supported as a 
starting point; however, the applicant must 
fully investigate the provision of grant 
funding (and any other available public 
subsidy) in accordance with London Plan 
Policy 3.12 and the draft Affordable 
Housing and Viability SPG. Confirmation is 
requested as to whether all units meet the 
Housing SPG standards in relation to the 
provision of private amenity space. The 
proportion of dual aspect flats within the 
development needs to be increased to at 
least 60%. A payment in lieu should be 
secured in the Section 106 agreement to 
offset the shortfall in play-space provision 
for older children. 

• Urban design: A number of design 
comments have been raised, principally in 
respect of the proposed landscaping 
scheme, which will need to be fully 
addressed in advance of stage 2. 

• Transport: An assessment of station and 
bus capacity is required to establish 
whether the trips generated by the 
proposed development (taking into account 
cumulative impacts), can be 
accommodated. Further discussions should 
take place with OPDC, TfL and borough 

community facility to 
an agreed 
specification can be 
secured through a 
Section 106 
agreement. 

 Discussions between 
the developer and 
the GLA regarding 
the potential use of 
grant are on-going 
and this will need to 
be resolved prior to a 
Stage II referral. 

 Five units on Block A 
do not meet the 
private amenity 
standards but the 
applicant has 
demonstrated that 
the balconies here 
can be easily 
adapted to comply 
and this will be 
secured by 
condition. 

 The scheme delivers 
58% dual aspect 
units. Further 
justification to why 
this is the maximum 
amount has been 
provided. 

 The design and 
landscaping has 
been revised. 
Further details will 
be secured by 
condition. 

 TfL have confirmed 
that rail capacity is 
sufficient. 
Contributions 



 
 

 

 Consultee and Comments Officers response 

officers to agree how improvements can be 
brought forward to the route from the site to 
Park Royal Station and to the surrounding 
walking and cycling infrastructure. 

• Climate change: The applicant has 
broadly followed the energy hierarchy and 
sufficient 

Information has been provided to 
understand the proposals as a whole. 
However, further information is required 
before the proposals can be considered 
acceptable and the carbon dioxide savings 
verified. 

towards improving 
bus capacity and 
improving the link to 
Park Royal station 
will be secured in a 
Section 106 
agreement. 
 

 This information has 
been provided by the 
applicant. 

2 Transport for London (TfL) – Subject to 
further assessment of public transport 
impacts and an agreed mitigation package 
including walking and cycling links, the 
development could be made compliant with 
the strategic transport policies in the 
London Plan. In addition: 

 One additional residential and 1 
additional commercial Blue Badge 
parking space should be provided. 

 TfL recommends that the parking 
provision for the commercial units 
should be significantly reduced in 
order to encourage sustainable 
travel. 

 Removal of the existing parking on 
site by 2020 and a cap on total 
parking should be secured by 
condition or Section 106 
agreement. 

 An expanded car-parking 
management plan should be 
required by condition. 

 On-street parking controls and a 
restriction on street parking 
permits should be secured 
through a Section 106 agreement. 

 A condition requiring the details of 

 

 

 

 

 The additional 
parking has been 
provided in a revised 
submission. 
 

 The provision has 
been reduced from 
nine to six spaces. 

 

 All of the other 
comments will be 
addressed through 
conditions or a 
Section 106 
agreement, as 
appropriate. 

 
 

 



 
 

 

 Consultee and Comments Officers response 

cycle parking should be imposed. 

 Cycle parking for large cycles 
should be considered. 

 A Travel Plan, Delivery and 
Servicing Plan and Construction 
Logistics Plan should all be 
secured. 

3 London Borough of Hammersmith and 
Fulham – No response received. 

 Noted 

4 London Borough of Ealing –  Raise no 
objection to the proposals subject to 
financial contribution towards highway and 
pedestrian improvements within Ealing and 
planning conditions securing a travel plan, 
parking management plan and construction 
management and delivery and servicing 
plan. 

 

 Noted. Contributions 
will be secured 
towards 
improvements to the 
route to Park Royal 
Station which is 
within LBE. Other 
matters will be 
secured by 
condition. 

5 
London Borough of Brent – Objected to 
the proposed affordable housing tenure split 
and the design and scale of both the 
original and revised proposals. 

 

Would like greater certainty that the 
development will provide a more significant 
level of workspace to meet the needs of 
SMEs with a high probability of being 
occupied. 

 

 

 

 

The scale of the retail and community 
spaces needs to be confirmed. 

 

 See paragraphs 7.18 
and 7.30 on tenure. 

 See paragraphs 7.47 
to 7.102 on design 
and scale. 

 An SME marketing 
strategy will be 
secured through a 
Section 106 
agreement to 
ensure that 
reasonable 
endeavours are 
taken to maximise 
the amount of 
employment floor 
space delivered. 

 

 The application has 
been revised to 
confirm that 377sqm 



 
 

 

 Consultee and Comments Officers response 

 

 

 

 

 

Improvements to the links to Park Royal 
Station and public transport should be 
secured. 

 

Brent support the emerging OPDC 
nomination policy of 70% for the host 
borough, 10% pan London and 20% non-
host boroughs, subject to this being 
secured with any Section 106 legal 
agreement. 

This site is suitable for tall buildings in terms 
of its context however the bulk, scale and 
massing of the buildings proposed, 
combined with the design approach taken, 
are beyond that which the Council would 
consider acceptable for this site. 

An appropriate contribution towards 
education in Brent needs to be secured. 

 

Further information is required with regards 
to air quality and noise and vibration. The 
windows within the development should be 
openable. 

 

 

 

Employment and training measures should 
be secured. 

No objections on highways and access 
grounds, subject to conditions securing 
consultation and, if supported, 

of community 
(nursery) floor 
space will be 
provided. A 
minimum of 288sqm 
of retail floor space 
will be provided. 

 

 A contribution of 
£1.5M will secured 
towards this in the 
s106 agreement. 

 

 Noted, this will be 
secured in the s106 
agreement. 

 
 

 

 Comment on height 
noted. See 
paragraphs 7.47 to 
7.102 

 
 

 A contribution of 
£3.9M towards 
education will be 
secured. 

 Planning conditions 
will be used to 
control air quality 
and noise and 
vibration matters. 
The windows in the 
development will be 
openable. 
 

 See paragraphs 
7.149 to 7.151 

 

 Noted, these 
matters will be 



 
 

 

 Consultee and Comments Officers response 

implementation of a CPZ, highway works to 
Lakeside Drive and a ‘permit-free’ 
agreement. 

Generally, support the landscape 
proposals; however, Brent does have 
concerns about the proposals for street 
landscape and trees proposed and requires 
further information. 

Further information be provided on 
community engagement including that 
already completed and plans for future 
engagement 

secured through the 
s106 agreement. 

 

 The details of the 
landscaping 
scheme will be 
secured by 
condition. 

 

 The applicant has 
submitted a 
Statement of 
Community 
Involvement with 
the application. 
OPDC will ensure 
that residents 
continue to be 
consulted on 
appropriate matters 
should planning 
permission be 
granted. 

6 Ministry of Defence – No response 
received to the first round of consultation. 
Responded to the second round of public 
consultation to confirm that there are no 
safeguarding objections. 

 Noted 

7 Historic England – Do not wish to offer any 
comment on the application. Recommend 
that the application should be determined in 
accordance with national and local policy 
guidance. 

 

 Noted 

8 Environment Agency – Do not wish to 
comment as the proposal is considered to 
be low risk in respect of the environmental 
constraints that fall under the EA’s remit. 

 

 Noted 



 
 

 

 Consultee and Comments Officers response 

9 Greater London Archaeological Advisory 
Service – Recommend no archaeological 
requirement. 

 

 Noted 

10 Thames Water –  Have provided the 
following comments: 

 a drainage strategy should be 
required by condition; 

 impact studies of the existing 
water supply should be required 
by condition; 

 an informative in relation to water 
mains crossing the site and the 
potential need for diversion 
should be provided; and 

 a piling method statement should 
be required by condition. 

 

 

 

 Conditions and 
informatives will be 
attached as 
recommended. 

11 Natural England – No comments to make 
on the application and has provided 
Standing Advice. 

Confirmed that they have no comment on 
the consultation on the revised proposals 

 

 Noted 

12 Metropolitan Police Designing Out Crime 
Officer – No response received. 

 

 Noted 

13 London Fire Brigade – No response 
received to the original consultation. A 
response was received to the second round 
of consultation noting the application 
without comment. 

 Noted 

14 Diocese of London – No response  Noted 



 
 

 

 Consultee and Comments Officers response 

received 

15 Grand Union Alliance – No response 
received 

 Noted 

16 West Twyford Residents Association – 
Object to the proposals on the following 
grounds: 

 the proposals are an 
overdevelopment of the site; 

 inadequate car-parking is proposed 
which will result in overspill parking 
to the surrounding area; 

 where would the gardeners hut, 
machine store and green waste bins 
go? 

 the southern plaza would not be 
accessible to West Twyford residents 
as the central park is locked off for 
non-residents of Lakeside Drive; and 

 it is unclear which areas are public 
realm and whether access to the 
park during daylight hours could be 
provided. 

 

 The commercial space is minimal. 
Community uses on previous 
proposals within First Central have 
not been delivered. 
 

 

 

 Affordable Housing is only affordable 
if linked to average wages. 

 

 Would like to understand what 
contributions are being made to 
wider social and transport 
infrastructure. 

 

 

 

 See paragraph 7.41 
to 7.43 

 See paragraph 7.131 
to 7.139 

 These structures do 
not appear within the 
applicant’s 
ownership. 

 The central park is 
private and it is not 
within the gift of the 
applicant to provide 
public access. West 
Twyford residents 
would need to use 
Lakeside Drive to 
access the plaza. 

 Officers consider 
that an appropriate 
balance of uses is to 
be provided. The 
provision of a 
nursery building will 
be secured through 
a s106 agreement. 
 

 See paragraphs 7.29 
to 7.30 

 

 See part 2 of this 
report. 

 
 

 Large scale proposals 
are required to 



 
 

 

 Consultee and Comments Officers response 

 There are too many planning 
application documents and the 
descriptions are unclear. 

 

 

 

 

 The proposals do not sit within the 
original First Central Development 
concept which promoted commercial 
development. 
 

 Construction work should be carried 
out within the site boundaries. There 
should be no waiting or loading on 
Lakeside Drive. 

 

 

 

 An area or road side parking away 
from the site should be provided so 
that deliveries can be made at the 
right time. 

 

A further letter was received in respect 
of the consultation on the revised 
submission confirming the above 
objections still stand. 

 

submitted detailed 
information to ensure 
that the application 
can be properly 
assessed. The 
submitted 
Environmental 
Statement includes a 
non-technical 
summary. 
 

 See paragraphs 7.5 to 
7.8 

 
 

 A Construction 
Environmental 
Management Plan 
(CEMP) and 
Construction Logistics 
Plan (CLP) will be 
secured by condition. 

 

 The application can 
only consider the use 
of land within the 
application site. 

 

 Noted 
 
 

 

17 First Central Management Company - Do 
not object to the application but have the 
following comments: 

 the proposed Ecology enhancements 
should benefit the First Central 
Estate; 

 no parking for contractors could 
cause parking problems during 

 

 

 Noted 
 

 Contractors should 
be discouraged from 
driving to the site and 



 
 

 

 Consultee and Comments Officers response 

construction; 
 
 
 

 the applicant should confirm who will 
be responsible for monitoring and 
enforcing parking procedures; 
 
 
 

 the delivery and servicing plan 
should be secured by condition; 

 the introduction of boundary 
treatment to the private park is 
welcomed but the proposals do not 
seem sufficient to prevent 
unauthorised access; 
 
 

 the development does not appear to 
overshadow the park; 

 await further details of the applicants 
offer to transfer the public realm to 
FCMC; 
 
 

 FCMC require further discussions to 
understand possible mitigation 
measures to alleviate further impact 
on the surrounding FC areas; and 
 
 
 

 FCMC would like access to real time 
vibration information particularly 
during the construction phase and 
would like the effect of possible 
vibration and noise from new plant 
installed as part of the future 
development post initial construction 
and completion e.g. a/c units for 
residential units to be considered. 

this will be secured 
through the CEMP 
and CLP. 

 We would expect this 
to be set out in the 
Car-Park 
Management Plan 
which will be required 
by condition. 

 Noted the DSP will 
be secured. 

 The detailed design 
of the boundary 
treatment will be 
controlled by 
condition. OPDC will 
consult FCMC as part 
of this process. 

 Noted 

 

 Management plans 
for the public realm 
will be secured 
through condition. 

 

 Officers consider the 
proposed mitigation 
measures to be 
sufficient to address 
any wind issues 
arising due to the 
development. 

 

 We note that real 
time monitoring is 
proposed within the 
CEMP. This data will 
be made available to 
OPDC. Noise from 
plant will be 
controlled by 



 
 

 

 Consultee and Comments Officers response 

condition. 

18 West Acton Residents Association – No 
response received. 

 

 Noted 

 

7 Assessment 

7.1 The application is the subject of an Environmental Impact Assessment (EIA) 
owing to the scale of the development and its potential environmental impact. To 
address this, an Environmental Statement was submitted with the original 
application. Additional environmental information was requested and provided 
following an assessment of the original Environmental Statement. 

7.2 The following reports and assessments were submitted with the application: 

1. Affordable Housing Statement 
2. Archaeological Desk Based Assessment 
3. Construction Environmental Management Plan 
4. Construction Logistics Plan 
5. Construction Travel Plan 
6. Design and Access Statement 
7. Energy Statement 
8. Foul Drainage and Utilities Assessment 
9. Phase 1 Geo-Environmental Desk Study 
10. Planning Statement 
11. Refuse & Recycling Operational Waste Management Strategy 
12. Site Waste Management Plan 
13. Statement of Community Involvement 
14. Sustainability Statement 
15. Tree Survey and Impact Assessment 
16. Ventilation and Extraction Statement 
17. An Environmental Statement including chapters on: 

a. Socio-Economics 
b. Transport 
c. Water Environment and Flood Risk 
d. Noise and Vibration 
e. Air Quality 
f. Built Heritage 
g. Townscape and Visual Impact 
h. Wind Microclimate 
i. Ecology 
j. Daylight, Sunlight and Overshadowing 



 
 

 

k. Mitigation Measures and Residual Effects 
 

7.3 In reaching a recommendation on the application, officers have had regard to the 
main planning issues set out below, which are addressed in this report: 

 principle of development: site allocations; principle of residential use; 
principle of A-class retail, B-class business, D-class community use and 
the loss of the car-park; 

 housing: affordable housing (including tenure); housing mix; quality of 
proposed accommodation; accessibility; housing density and housing 
nomination rights; 

 urban design: OPRG comments and applicant’s response, height and 
massing; heritage, townscape and visual impact; local character, 
architecture and materials; security; streets and public realm; 

 transport: transport network; nursery drop off and collection, servicing; car 
and cycle parking; 

 socio-economics: employment and skills; education; healthcare; 
community facilities.  

 amenity: play space and open space; privacy and overlooking; daylight, 
sunlight and overshadowing; noise and vibration; wind microclimate; 
construction impacts; and 

 environment: energy efficiency/climate change; air quality; flood risk and 
water management; contaminated land; ecology and biodiversity; 
archaeology. 

 

Principle of development (land use) 

7.4 The issues to be considered include consideration of the redevelopment of the 
existing site, and the principle of introducing residential, commercial and 
community uses. 

Site Allocations 

7.5 The site falls within the Park Royal Opportunity Area as identified in Annex 1 of 
the adopted London Plan 2016. Through the London Plan and the adopted Old 
Oak and Park Royal Opportunity Area Planning Framework (OAPF) an indicative 
employment capacity for 10,000 additional jobs and a minimum housing target of 
1,500 homes has been set for the Park Royal Opportunity Area. The minimum 
housing target of just 1,500 homes reflects the fact that there are only a limited 
number of sites within Park Royal which will be suitable for housing given that 
most of the area is designated as a Strategic Industrial Location (SIL). The 
application site is not within the designated SIL and therefore provides a rare 
opportunity to consider the introduction of alternative non-industrial uses into the 
Park Royal Opportunity Area, including the residential uses required to meet the 
minimum housing target set out in the London Plan 2016. 



 
 

 

7.6 The Brent Site Specific Allocations DPD 2011 allocated the site for B1 office 
development, with hotel accommodation to support employment growth 
objectives and enabling residential development with an indicative development 
capacity of 250 units. On adoption of the site allocation the site already had an 
extant planning consent for nine office buildings and 61 residential units (see 
‘Planning History’). However, only two of the nine office buildings were ever 
constructed, with the second office building to be constructed, FC200, remaining 
substantially unlet. In 2012 Brent Council granted outline planning permission 
which allowed four of the proposed office buildings to be replaced by four 
residential buildings comprising 545 residential units. These residential buildings 
have now been completed yet the three consented office buildings have not been 
constructed.  

7.7 On balance, it is considered that the recent history of the site, since the adoption 
of the Brent Site Allocation DPD, and the failure to substantially let the office floor 
space constructed nearby demonstrates a lack of demand for the type of office-
led development originally consented on the site. This lack of demand is a 
material consideration which weighs against the principle of office-led 
development supported in the Brent site allocation. It is also noted that in 
responding to the consultation undertaken on the application that Brent raise no 
objection to the land use principles of the proposed development.  

7.8 The OPDC Regulation 19 draft Local Plan 2017 proposes a new site allocation for 
First Central which includes the application site, land to the south of Coronation 
Road and land to the east of Lakeside Drive. This site allocation promotes the 
redevelopment of the land to provide 1,200 new homes and 8,000sqm of 
commercial floor space. The proposed site allocation is set out in greater detail in 
Policy P4C1: ‘Brewery Cluster’ which supports residential uses above ground 
floor level on key routes and at all levels in other locations. Proposals should 
deliver ground floor employment uses along key routes and a small quantum of 
‘walk to’ retail and social infrastructure uses. The current proposals are in general 
accordance with the emerging site allocation. 

Principle of residential use 

7.9 The proposed development would deliver 807 new homes making a significant 
contribution towards the London Plan and OAPF target of providing 1,500 homes 
within the Park Royal Opportunity Area. It would also make a significant 
contribution towards meeting the target set out in policy P4 of the draft Local Plan 
to deliver a minimum of 1,200 homes on sites outside of SIL in Park Royal West. 

7.10 Although Brent’s Site Allocations DPD supported residential uses as enabling 
development to an office-led scheme it is considered that the demonstrable lack 
of demand for office-led development in this location provides an appropriate 
justification for supporting a more residential-led mixed use scheme on the site. 
The proposals would still support up to 689sqm of employment floor space and 
the principle of providing much needed homes on the site is supported. 



 
 

 

Principle of employment and retail use 

7.11 The proposed development includes 288sqm of retail (Use Class A1/A2) floors 
pace and 689sqm of flexible employment/retail floor space (Use Classes 
B1/A1/A2). The principle of incorporating employment floor space into the 
development is strongly supported through both the Brent site allocation and 
policy P4C1 of the draft Local Plan. Small scale ‘walk-to’ retail uses are also 
supported on the site as part of a mixed-use development. From a planning policy 
perspective, the preferred land use mix would comprise an appropriate balance of 
both of employment and retail uses as part of the scheme. Whilst recognising the 
need for flexibility to attract a range of suitable occupiers, the preference is for the 
689sqm of flexible employment/retail space to be used for employment uses. To 
ensure that the potential for incorporating employment uses into the scheme is 
maximised, officers recommend that any consent should be subject to securing 
an appropriate strategy to market this floorspace for employment uses on 
appropriate terms for an agreed period of time. This can be secured through a 
Section 106 agreement. If the floor space remains unlet following the 
implementation of the approved marketing strategy then alternative retail or 
professional service (Use Class A1/A2) uses can be considered for the space. 

7.12 Policy E2 of the draft OPDC Local Plan requires the provision of low-cost 
workspace within schemes that provide more than 1,000sqm of new employment 
floor space. The quantum of floor space proposed within the development does 
not exceed this threshold and therefore low-cost workspace is not sought in this 
case. 

7.13 The proposed spatial distribution of uses would be in conformity with policy 
P4C1of the draft Regulation 19 Local Plan with ‘walk to’ retail and employment 
uses clustered around the southern end of the site along the key route from Park 
Royal Station to the industrial area. 

Nursery Use 

7.14 The proposed development would include the provision of a single-storey nursery 
building with a gross internal area of 377sqm and a dedicated outdoor area of 
85.5sqm. Guidance produced by the Department for Education recommends the 
following indoor space standards. 

 children under two years: 3.5sqm per child; 

 two year olds: 2.5sqm per child; and 

 children aged three to five years: 2.3sqm per child. 

7.15 These standards are based on the net or useable areas of the rooms used by 
children and for the proposed nursery this is estimated to be 226sqm (60% of the 
GIA). The exact number of children attending the nursery will depend on the 
number of children within each age range which is currently unknown. However, 
assuming a balanced split it is expected that this would be in the order of 80 
children. 



 
 

 

7.16 A new nursery is considered to be a community use. The provision of a new 
nursery in Park Royal is explicitly supported in policy CP12 of Brent’s Core 
Strategy and is therefore supported on the site.  

Loss of existing car park 

7.17 The car park currently on site is part of the original Guinness Brewery which 
formerly stood on the site. The car-park is now used by employees from the 
nearby Diageo (Guinness) office building. In principle, the loss of the existing car-
park would support the objective of policy T4 of the draft Local Plan to promote a 
modal shift towards more sustainable modes of transport and is considered 
acceptable. However, it is recognised that there will be a need to appropriately 
manage the loss of the existing car park to reduce the potential for overspill 
parking on local roads and therefore a strategy for removing the car-parking from 
the site will be required by condition. 

Housing  

7.18 The housing issues to consider are the provision of affordable housing, the 
housing mix, the quality of the residential accommodation, accessibility, housing 
density and nomination rights for the affordable homes. 

Affordable housing (including tenure) 

7.19 The application proposes 35% affordable housing (by habitable room) of which 
30% would be London Affordable (social) Rent, 30% would be London Living 
Rent and 40% would be shared ownership. 

7.20 London Plan policy 3.12 requires new developments to provide the maximum 
reasonable amount of affordable housing in residential developments, taking 
account of their individual circumstances including development viability, the 
availability of public subsidy, the implications of phased development including 
provisions for re-appraising the viability of schemes prior to implementation 
(‘contingent obligations’), and other scheme requirements.   

7.21 The Mayor’s adopted Affordable Housing and Viability SPG 2017 (the ‘Viability 
SPG’) sets out a long-term vision for half of all new homes in London to be 
affordable to rent or buy. A target of 50% affordable housing is also supported 
within policy CP2 of Brent’s Core Strategy and policy H2 ‘Affordable Housing’ 
within the Regulation 19 OPDC Local Plan. The Viability SPG adopted in August 
2017 sets out how the current London Plan policy 3.12 should be applied, in 
terms of an approach to assessing viability, to speed up the planning process and 
increase the amount of affordable housing delivered through the planning system. 

7.22 To this end, the Viability SPG sets out a ‘threshold approach’ to viability whereby 
schemes proposing at least 35% affordable housing (by habitable room) that 
accords with the LPA’s preferred tenure split (which should be consistent with the 
preferred tenure split described in the SPG) do not need to submit viability 
information at the application stage, and applications are subject to review 
mechanisms only if an agreed level of progress on implementation has not been 



 
 

 

achieved within two years of planning permission being granted. To be eligible for 
this ‘fast-track’ route, applicants also need to demonstrate that they have sought 
to increase the level of affordable housing beyond 35% by accessing grant 
funding. The ‘threshold approach’ provides certainty and consistency, as well as 
clear incentives for developers to increase affordable housing delivered through 
the planning system above the level in planning permissions granted in recent 
years. This is also consistent with NPPG which states that decision taking on 
individual applications does not normally require consideration of viability. 

7.23 In terms of a preferred tenure mix, London Plan policy 3.11 sets a strategic target 
for 60% of affordable housing to be provided for social and affordable rent and 
40% provided for intermediate housing.  

7.24 The Viability SPG expands on this and states that the preferred tenure split 
should be at least 30% low cost rent and at least 30% as intermediate products 
(with London Living Rent and/or shared ownership as the preferred intermediate 
tenures). The remaining 40% can be determined by the local planning authority. 
These percentage figures are also by habitable room. 

7.25 Policy H2 of the OPDC draft Local Plan sets out a preferred affordable housing 
tenure split of 30% London Affordable Rent and 70% intermediate housing, 
including London Living Rent and Shared Ownership. 

7.26 The LB Brent Core Strategy does not enshrine a preferred affordable housing 
tenure split within policy. Instead policy DMP36 of the draft (Regulation 18) 
Development Management Policies DPD set out a preferred tenure split of 70% 
social or affordable rent and 30% intermediate housing. However, as this 
document had only reached the Regulation 18 stage at the time that OPDC came 
in to existence it is therefore considered that in general it will hold less weight in 
the decision-making process than the draft OPDC Local Plan which has now 
reached the Regulation 19 stage. As such, in assessing affordable housing 
tenure split it considered that preferred split within the OPDC Local Plan should 
be given greater weight and should be used in applying the threshold approach 
set out in the Viability SPG. 

7.27 For the avoidance of doubt, although Brent have now adopted the Development 
Management policies DPD, as adoption occurred after the OPDC came into 
existence the adopted DPD does not form part of the Development Plan for the 
OPDC area and cannot be given any weight in the decision-making process. 

7.28 The affordable housing proposal is for 35% by habitable room at a tenure split of 
30% London Affordable Rent, 30% London Living Rent and 40% Shared 
Ownership (by habitable room). The applicant has held initial discussions with the 
GLA in relation to the potential to incorporate grant funding into the scheme to 
increase the level of affordable housing. These discussions are on-going and the 
applicant has been asked to demonstrate whether grant funding could viably 
increase the levels of affordable housing delivered by the scheme. If it would be 
viable to use grant to increase the affordable housing level then this increased 



 
 

 

level would be set out in the Section 106 as subject to grant. Subject to the 
satisfactory resolution of this matter prior to the Stage 2 referral to the Mayor, 
officers consider that the proposals are compliant with the criteria set out in the 
Viability SPG to allow the scheme to be assessed under the ‘fast-track’ route. As 
such, the applicant has not been required to submit a Financial Viability Appraisal 
as part of the application. The affordable housing offer is considered to be the 
maximum reasonable amount of affordable housing in line with London Plan 
policy 3.12 and meets the Mayor’s aspiration to maximise overall affordable 
overall housing provision and deliver affordable homes in a timely manner. 

7.29 In terms of affordability, the rent levels for London Affordable Rent and London 
Living Rent are published by the GLA. The rent level for London Living Rent units 
is set in accordance with GLA criteria to ensure that they are affordable to eligible 
occupiers based on local income levels and house prices. The weekly rents are 
summarised in the table below and local housing allowance rates are provided for 
comparison: 

Unit type London 
Affordable Rent 

(exc service 
charge) 

London Living Rent 
(inc service charge) 

Local Housing 
Allowance (per 

week) 

1-bedroom £144.26 £177.56 £243.18 

2-bedroom £152.73 £197.29 £302.33 

3-bedroom £161.22 £217.02 £354.46 

4-bedroom £169.70 £236.74 £417.02 

Table 7.1 – Affordable Rent Comparisons 

7.30 The indicative affordability levels for the shared ownership units are set out in 
table 7.2. The required household incomes are all below the current income cap 
of £90,000 for intermediate products.  

 

 

 1B2P 2B3P 2B4P 3B4P 3B5P 3B5P 
Duplex 

Equity share 
purchased 

25% 25% 25% 25% 25% 25% 

Rent on unsold 
equity 

2.75% 2.75% 2.50% 2.25% 2.00% 2.00% 

Annual service 
charge 

£2,100 £2,100 £2,100 £2,100 £2,100 £2,100 

Maximum % of net 
income on annual 

40% 40% 40% 40% 40% 40% 



 
 

 

housing costs 

Gross income 
required 

£56,500 £66,750 £72,000 £75,000 £75,000 £79,000 

Table 7.2 – Affordability of shared ownership units 

Housing mix 

7.31 London Plan policy 3.8 on ‘Housing Choice’ seeks to ensure that new 
developments provide a range of housing choices, both in terms of size and type, 
taking account of the demand associated with different age groups. The policy 
also states that provision of affordable family housing should be addressed as a 
strategic priority in local planning policies.  

7.32 The following table provides a summary of the housing mix and the tenure split: 

Unit type Private London 

Affordable 

Rent 

Shared 

ownership 

London 

Living 

Rent 

Total % 

 Unit Hab 

Rm 

Unit Hab 

Rm 

Unit Hab 

Rm 

Unit Hab 

Rm 

Unit Hab 

Rm 
 

1B1P 24 24 0 0 0 0 0 0 24 24 
29% 

1B2P 133 266 15 30 40 80 22 44 210 420 

2B3P 163 489 10 30 38 11 20 51 231 684 
51% 

2B4P 130 390 9 27 25 82 16 57 180 547 

3B4P 0 0 9 42 6 44 15 72 30 158 
19% 

3B5P 94 376 20 92 8 14 4 20 126 502 

4B6P 0 0 5 30 0 0 1 6 6 36 1% 

Total 544 154

5 

68 251 117 331 78 250 807 237

7 

 

% 67% 65% 8% 11

% 

14% 14% 10% 11%    

Table 7.3 Proposed housing mix and tenure split 

7.33 Policy CP2 of the Brent Core Strategy and policy H3 of the draft Local Plan both 
set an overall target of 25% family-sized (three plus bedroom) accommodation, 
with policy H3 also requiring the proportion of family-sized London Affordable 
Rent units to be compliant with the need identified in the OPDC Strategic Housing 
Market Assessment (SHMA) which is currently 51%. In total, the proposed 
development would achieve 20% family-sized accommodation but within this 50% 
(by unit) of the London Affordable Rent units would be family-sized, which is 
generally consistent with the SHMA. Although the overall proportion of family-
sized units does not fully meet the policy H3 target of 25%, the supporting text at 
paragraph 8.34 of the draft Local Plan recognises that the rigid application of this 



 
 

 

target may not be appropriate in every case and that site characteristics, viability, 
location and other constraints should be taken into account. 

7.34 The proposals are high density, although this is not uncommon for developments 
within the OPDC area where 25% family-sized accommodation will also be 
sought. The applicant argues that the site is relatively unique in that it is a site 
suitable for residential development within Park Royal, outside of the core 
development area at Old Oak. This means that although the applicant is willing to 
fully comply with the levels of car-parking (20%) set out in policy T4 of the draft 
Local Plan, the site will not realise the same level of benefit from the substantial 
public transport improvements that will come forward at Old Oak. The applicant 
argues that this could make the site comparatively less attractive to families with 
children as the alternatives to car ownership are less favourable than those 
developments that will come forward in Old Oak in the future. 

7.35 Taking account of the good level of affordable housing proposed, the site location 
and its characteristics, in terms of public transport access, and having regard to 
the arguments presented by the applicant, it is considered, on balance, that 20% 
family-sized units is reasonable in this context and therefore the level of family 
sized units proposed is accepted. 

Quality of proposed accommodation 

7.36 London Plan policy 3.5 relates to ‘Quality and design of housing developments’. It 
addresses the external quality of residential development by ensuring that 
proposals enhance their local environment by taking account of local context in 
terms of housing tenure, local character and land use mix. It also supports the 
implementation of the nationally prescribed Housing Standards including 
minimum space standards. All of the units within the development comply with the 
minimum space standards.  

7.37 Fifty-eight per cent of homes in the development would be dual aspect. The 
applicant has considered options for increasing this proportion further but these 
have been ruled out as they would potentially increase overlooking or overheating 
issues. On balance, it is considered that the proportion of dual aspect units is the 
maximum achievable without significantly reducing the number of units proposed. 
The lift cores would serve a maximum of 8 units per floor which complies with the 
advice in the Housing SPG. 

7.38 The balcony sizes in the Housing SPG must be a minimum of 5sqm for a one to 
two-person unit with an additional 1sqm for each additional occupant. All but five 
of the units have either a balcony, terrace or garden which meets the required 
standards. The applicant has demonstrated that balconies to the five units could 
easily be enlarged to comply with the required standard and this will be secured 
by condition. 

7.39 Daylighting and sunlight to the proposed units is considered in paragraphs 7.162 
to 7.172 of this report. 



 
 

 

Accessibility  

7.40 London Plan policy 3.8 requires 10% of new units to meet Building Regulation 
requirement M4 (3) by being designed to be wheelchair accessible (readily 
useable by a wheelchair user at the point of completion) and the remaining 90% 
to meet Building Regulation requirement M4 (2) for ‘accessible and adaptable 
dwellings’. The development complies with both requirements. The wheelchair 
accessible units are distributed throughout the development and include one and 
two bedroom units. 

Housing density 

7.41 The proposed development would have an approximate housing density level of 
367 units per hectare. The site currently has a moderate level of public transport 
accessibility (PTAL 3) and the proposed density exceeds the London Plan density 
matrix target of 170 units per hectare. However, paragraph 2.62 of the London 
Plan provides scope for opportunity areas to determine their own character in 
terms of housing densities, and the Mayor’s Housing SPG states that opportunity 
areas should positively explore the potential for increased densities beyond that 
of the London Plan density matrix (paragraph 7.5.5). 

7.42 The Regulation 19 Local Plan moves away from the approach of providing broad 
indicative density ranges as set out in the Regulation 18 Local Plan, instead the 
Plan provides more detailed spatial policies on appropriate heights and design 
standards within a series of place based policies. For this site, policy P4C1 sets 
out that development will be supported where it contributes to a variety of building 
heights which respond to the context, with tall buildings focused along Coronation 
Road. The proposed development has been designed to comply with this policy. 

7.43 The key to the acceptability of the proposed density of the development is the 
design of the scheme, the quality of the proposed residential accommodation, 
daylight and sunlight levels, and the mitigation of environmental, transport and 
socio-economic impacts. Whilst these issues are considered individually 
elsewhere in this report, the scheme does demonstrate a high standard of design 
and high quality of residential accommodation, and the impacts will be fully 
mitigated by a series of planning conditions and planning obligations to be 
secured in the Section 106 legal agreement. For these reasons, the proposed 
density is considered acceptable. 

Housing nomination rights 

7.44 OPDC is still in the process of developing a nominations policy in consultation 
with the boroughs within the OPDC area. However, for the purposes of the 
current proposal only, officers recommend that the nominations for the proposed 
development are allocated as follows: 

 70% London Borough of Brent; 

 10% London Borough of Ealing; 



 
 

 

 10% London Borough of Hammersmith and Fulham; and 

 10% towards meeting pan-London needs. 

7.45 Officers consider it appropriate that the host borough should retain the majority of 
the housing nomination rights whilst, in recognition of the strategic importance of 
the OPDC area, ensuring an appropriate share towards meeting housing needs 
throughout OPDC area and across London in general. 

Housing conclusion 

7.46 For the reasons set out above, the proposed level of affordable housing, the 
housing mix and the tenure, the unit sizes, the quality and accessibility of the 
accommodation and the overall housing density are acceptable. 

Urban design 

7.47 The urban design issues to consider are height and massing, heritage, 
townscape and visual impact, local character, architecture and materials, security, 
streets and public realm, as well as the comments received from OPRG and the 
applicant’s response to them. 

7.48 A number of policies in the London Plan provide criteria against which the design 
merits of a development proposal should be considered. The most specific 
guidance includes policies 7.4 ‘Local Character’, 7.5 ‘Public Realm’, 7.6 
‘Architecture’ and 7.7 ‘Location and Design of Tall and Large Buildings’.  

7.49 Brent’s Core Strategy policy CP6 ‘Design and Density in Place Shaping’ provides 
a general approach to design and guidance on locations that may be appropriate 
for tall buildings. 

7.50 OPDC draft Local Plan policy P4C1 ‘Brewery Cluster’ provides place-specific 
guidance for the design of new development in this area. Policy D4 ‘Well-
Designed Buildings’ supported new buildings where they would respond positively 
to the character of the existing context and/or positively contribute the delivery of 
new character. Policy D5 ‘Tall Buildings’ sets out the criteria under which tall 
buildings will be supported. 

 

OPDC PLACE Review Group (OPRG) comments and applicant’s response 

7.51 The proposals were reviewed twice by the OPRG prior to the submission of the 
application. The comments of the panel are provided in letters dated 27 
September and 20 December 2016 which are attached to this report as Appendix 
1. Comments provided include: 

 support the provision of SME (employment) and retail uses; 

 proposals should support public realm improvements outside of the site; 

 generous walking and cycling routes should be provided; 

 cycle facilities and bus improvements required; 



 
 

 

 height and massing needs to be justified through exemplary design and 
daylight/sunlight studies; 

 coronation Road may be a better location for a commercial building; 

 design needs to draw on the historic character of the area; 

 should seek to increase the number of dual aspect units; 

 the development must connect to the nearby energy centre; 

 the function of the public plaza and its relationship with the private park 
need further consideration; and 

 a wind study to assess the courtyards is needed. 
 

These design issues have been considered and addressed below whilst the 
amenity, environmental and transport issues are addressed in subsequent 
sections of this report. 

Height and massing 

7.52 London Plan policy 7.7 ‘Location and design of tall and large buildings’ states that 
tall buildings should be part of a plan-led approach and should not have an 
unacceptably harmful impact on their surroundings. An urban design analysis 
should demonstrate that the site is part of a wider strategy and that the building 
meets a number of criteria including having good access to public transport, 
relating well to surrounding buildings and public realm, improving the legibility of 
an area, incorporating the highest standard of architecture and materials and it 
should make a significant contribution to local regeneration. 

7.53 Policies CP6 and CP12 of the Brent Core Strategy set out that tall buildings will 
be appropriate on the First Central site. Policy P4C1 of the draft Local Plan 
supports a variety of buildings heights at First Central, with tall buildings focussed 
along Coronation Road. 

7.54 The proposed development would include a range of building heights from 5 to 27 
storeys. The three tallest elements at 14, 17 and 27 storeys would be located 
along Lakeside Drive. These taller elements are arranged in increasing height 
moving from north to south with the tallest 27-storey element being located at the 
junction with Coronation Road. 

7.55 The arrangement of the taller elements helps to minimise the impact of the 
development on the nearest residential neighbours by providing the tallest 
landmark building furthest away from existing residents. Locating the tallest 
buildings on Lakeside Drive also minimises the potential impacts of the 
development on the Diageo Lake and Park. In addition, a tall building in this 
location has the potential to mark this activity cluster, as well as creating a point 
of arrival into Park Royal from the south.  

7.56 Along the western side of the site the two buildings opposite the Diageo Lake and 
Park would be 9-storeys in height and the building opposite the new public plaza 
would be 11-storeys in height. Unlike the existing residential blocks, these 



 
 

 

buildings would create a positive frontage to the park, and they are of a similar 
scale to the existing buildings that surround the park and lake which would help to 
preserve the setting of the central open space. 

7.57 The buildings in the cross streets would be lower at five to eight storeys in height. 
The rationale for having lower buildings in these locations is the benefit that this 
would provide in terms of daylight and sunlight into the courtyard spaces.  

7.58 In urban design terms, the general arrangement of height and massing across the 
site accords with relevant planning policy and would make a positive contribution 
towards place-making and legibility in this important location at the western 
gateway to Park Royal. The arrangement of height would also ensure that any 
direct impacts on neighbouring residents in minimised. As such, in principle the 
proposed height and massing is supported, subject to further analysis of the wider 
visual and environmental impacts, including impacts on surrounding townscape 
and heritage which are considered below. 

Heritage, townscape and visual impact 

7.59 Section 66 of the Planning (Listed Building and Conservation Areas) Act 1990 
makes it a statutory duty for decision makers to consider the impact of proposals 
on listed buildings. This includes having special regard to the desirability of 
preserving the setting of a listed building. A finding of harm to the setting of a 
listed building is a consideration to which the decision maker must give 
considerable importance and weight. The closest listed buildings to the site are 
Twyford Abbey, its garden wall, and the Church of St Mary (all Grade II Listed) 
which are located approximately 550m to the north of the site and Park Royal 
Station (Grade II Listed) located approximately 300m to the south of the site, 
which is also within the Hanger Hill (Haymills) Estate Conservation Area. Also 
within the Conservation Area, close to Park Royal Station, are Hanger Court and 
The Park Royal Hotel which are locally listed buildings, considered to be non-
designated heritage assets.  Other designated heritage assets within the vicinity 
of the site include the Hangar Hill Garden Estate Conservation Area located 
approximately 750m towards the south of the site and the Brunswick 
Conservation Area located approximately 950m to the west of the site.  

7.60 Paragraph 132 of the NPPF advises local planning authorities on how to assess 
the impact of a proposed development on the significance of a designated 
heritage asset. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. It advises that 
great weight should be given to the asset’s conservation, recognising that 
heritage assets are irreplaceable, and that any harm or loss requires clear and 
convincing justification. ‘Substantial’ harm to a Grade II listed building should be 
exceptional. 

7.61 Paragraph 134 advises that where development would result in less than 
substantial harm to the significance of a designated heritage asset, this should be 



 
 

 

weighed against the public benefits of the proposal, including securing the 
optimum viable use of the asset.  

7.62 Paragraph 135 advises that the impact of development on non-designated 
heritage assets should also be taken into account, with a balanced judgement 
required to the scale of harm or loss and the significance of the asset. 

7.63 Policy 7.8 of the London Plan sets out guidance regarding the impact of 
development on heritage assets. There are no designated heritage assets on the 
site that would be directly affected by the proposed development. The impact of 
the development on the setting of designated heritage assets is set out below. 

7.64 The applicant’s Townscape and Visual Impact Assessment (TVIA) assesses a 
total of 22 viewpoints from an agreed set of locations in the immediate and wider 
vicinity of the site. A summary of the key views within the TVIA, referred to below, 
are contained in Appendix 2.  

7.65 Some of the views are rendered images which show a verified view of the 
proposed building whereas others are wireline images that show only an outline 
of the building. Wireline images are typically used for longer distance views where 
it can be harder to identify the building against the landscape, or where an 
immediate view is partially obscured by street furniture, other buildings or 
landscaping. 

Park Royal Station (TVIA views VP2, VP3) 

7.66  

View TVIA pages View position Building visible 

VP2 26-28 Park Royal Station Yes 

VP3 29-31 Hanger Green/Heathcroft Yes 

 

7.67 Park Royal Station and the attached flats and shops are a Grade II Listed 
Building constructed in 1935-36. The station is built in an art-deco style with a 
circular ticket hall and linear tower. In terms of assessing the impact of the 
proposed development on the significance of this building it is considered that the 
above views are most relevant.  

7.68 View VP2 is taken from in front of Park Royal station looking across the A40 
Western Avenue towards the northern end of the site. The station is not present 
in the view but it is considered that the view is within the setting of the listed 
building. The baseline view demonstrates the existing harm to the setting of the 
listed building caused by the A40. The application site is not currently visible from 
this location. 

7.69 The visualisations of the proposed development show that the proposed 27-
storey tower and 17-storey building would be visible in the distance from this 
location. Some views of the wider development may also be possible from this 



 
 

 

location although the existing trees on the northern side of the A40 would obscure 
much of the development, particularly within the summer months. 

7.70 Whilst the tallest parts of the development would be visible form this location, 
given the significant impact of the A40 on the existing setting of the station, the 
appearance of the development in the distance is not considered to cause harm 
to the setting of the listed building. The distance of the site from the station 
(approx. 276m) limits the visual impact of the proposed development and it would 
complement the scale of the Park Plaza Hotel building which appears in the 
foreground. Furthermore, the tower would make a positive contribution to the 
legibility of the First Central site when arriving at the station. 

7.71 View VP3 is taken from the south, further within the Hanger Hill (Haymills) Estate 
Conservation Area, towards Park Royal Station. The main body of the station is 
present within the view although the ticket hall is partially obscured by existing 
landscaping in the public realm. The station tower and London Underground motif 
are visible above this. 

7.72 In the view, the 27-storey tower and 17-storey building would be visible above the 
tree line on the northern side of the A40. Due to the considerable distance to the 
site (approx. 359m), from this location the scale of the tower would be 
comparable to the station tower and would not dominate, or unduly detract from, 
the listed building which would remain prominent in the foreground. As in the view 
above, the proposed tower would make a positive contribution towards local 
legibility. The use of brickwork on the facades of the tower would complement the 
palette of materials present in this location and overall it is considered that the 
proposed development would constitute a sensitive addition to the townscape that 
would not harm the significance of the listed building. 

Twyford Abbey and the Church of St Mary (TVIA views VP8, VP9) 

7.73  

View TVIA pages View position Building 
visible 

8 50-52 Twyford Abbey Yes 

9 54-56 Brentmead Gardens Yes 

 

7.74 Twyford Abbey, the garden wall to the north of the Abbey and the Church of St 
Mary form a group of Grade II Listed Buildings located towards the north of the 
site. Both the Church of St Mary and Twyford Abbey date from 1807-1809 and 
are noted for their distinctive gothic architecture. Whilst the Church is still in use, 
the Abbey is currently vacant. 

7.75 In terms of the assessing the townscape and visual impact of the proposed 
development on the group of listed buildings it is considered that the above views 
are most relevant. View VP8 is taken from within the grounds of Twyford Abbey 
(Grade II Listed) to the south of the listed building, looking towards the site. There 



 
 

 

are a number of trees within the view and neither Twyford Abbey or the listed wall 
are visible. In the distance, the upper floors of Dan Court and Falcondale Court 
are visible. It should be noted that the Abbey is privately owned and the grounds, 
and location of the view, are not publicly accessible. 

7.76 The tallest parts of the proposed development along Lakeside Drive would be 
visible from this location beyond the existing views of Dan Court and Falcondale 
Court. Whilst the proposals would add a further layer of development to the 
existing views this would be seen at a considerable distance (approx. 442m) and 
would not significantly change the character of the existing view. 

7.77 View VP9 is taken from Brentmead Road, outside of the Church of St Mary 
(Grade II Listed) looking south towards the site. The view is characterised by 
suburban housing although the upper floors of Aqua House, and then beyond that 
the Diageo building, are also visible within the view. 

7.78 The upper levels of the 27-storey tower and 17-storey building would be visible in 
the view but, as with VP8 this would be seen as further layer to the existing 
development at First Central some way off in the distance (approx. 486m). 

7.79 Overall, having considered views VP8 and VP9 it is not considered that the 
proposed development would cause any harm to the significance of the listed 
buildings located towards the north of the site. 

Hanger Hill (Haymills) Estate Conservation Area (TVIA VP2, VP3, VP4) 

7.80  

View TVIA pages View position Building visible 

VP2 26-28 Park Royal Station Yes 

VP3 29-31 Hanger Green/Heathcroft Yes 

VP4 34-36 The Ridings/Heathcroft Yes 

7.81 The Hanger Hill (Haymills) Estate Conservation Area predominantly comprises 
inter-war semi-detached and detached suburban housing except for the area 
around Hanger Green in the north-western corner of the Conservation Area 
where the character is more representative of a local centre including small shops 
and residential flats located close to Park Royal Station (Grade II listed). Aside 
from the listed station the area also contains the Park Royal Hotel and Hanger 
Court which are both locally listed and therefore are considered non-designated 
heritage assets. 

7.82 In terms of potential impacts on the setting of the Hanger Hill (Haymills) Estate 
Conservation Area, view VP2 and VP3 have already been considered above in 
respect of the Grade II Listed Park Royal Station located at the north-eastern 
edge of the Conservation Area. It has been concluded that there is no harm to the 
setting of Park Royal Station and therefore it is also considered that there would 
be no harm to the setting of either the Conservation Area or other non-designated 
heritage assets within this location. 



 
 

 

7.83 View VP4 is taken from further within the Conservation Area, in a location 
characterised by two-storey suburban housing. The glazed upper floors of the 
modernist Mercury House are visible above the roofs of the houses at the end of 
the view. 

7.84 In this view, the upper half of the 27-storey tower would be visible, at some 
distance (approx. 537m) above the roofline of the suburban housing. The tower 
will be noticeable in this view but, given the distance, it is considered that it would 
form part of the backdrop to the view rather than part of the immediate context. 
The use of brick on the facades of the tower would also help to soften the 
appearance of the tower when viewed from this location. Overall, it is considered 
that the proposed development would not have a harmful impact on the setting of 
the Conservation Area. 

Hangar Hill Garden Estate Conservation Area (TVIA views VP5, VP6) 

7.85  

View TVIA pages View position Building visible 

VP5 38-40 Princes Way (north) Yes 

VP6 42-44 Princes Way (south) No 

 

7.86 The Hanger Hill Garden Estate Conservation area is characterised by suburban 
mock-Tudor housing. Two views from within the Conservation Area are presented 
within the TVIA but the development would only be visible in view VP5 which is 
taken at a distance of 770m from the site. 

7.87 In this view, the upper storeys of the tower would be visible above the existing 
built features and landscaping. From this distance, the scale of the tower appears 
diminished and would not project above the roofline of the of residential 
properties in the foreground. It is not considered that the proposed development 
would cause any harm to the setting of the Hanger Hill Garden Estate 
Conservation Area. 

 

 

Brunswick Conservation Area (TVIA view VP19) 

7.88  

View TVIA pages View position Building visible 

VP19 94-96 Sandall Road No 

 

7.89 A single view point is taken from within the Brunswick Conservation Area. The 
proposed development is not visible in this view and therefore it is considered that 
there would be no harm to the setting of the Brunswick Conservation Area. 



 
 

 

 

Other views (TVIA views 1, 10, 11, 12, 13, 14, 15, 16, 17, 18, 20, 21, 22) 

7.90  

View TVIA pages View position Building visible 

VP1 22-24 
Pedestrian connection from 

Park Royal Station 
Yes 

VP10 58*60 
Grand Union Canal (Barretts 

Green Road) 
Yes 

VP11 62-64 
Grand Union Canal (Twyford 

Abbey Road) 
No 

VP12 66-68 Grand Union Canal (Alperton) Yes 

VP13 70-72 Brent River Park Yes 

VP14 74-76 Hangar Hill Park Yes 

VP15 78-80 Ancient Church of St Mary’s Yes 

VP16 82-84 Ealing Common Yes 

VP17 86-88 North Acton Playing Field Yes 

VP18 90-92 Shakespeare Avenue Yes 

VP20 98-100 Wormwood Scrubs Yes 

VP21 102-104 One Tree Hill Yes 

VP22 106-108 Alperton Sports ground Yes 

 

7.91 The TVIA also includes a selection of townscape views from locations around the 
application site. The views are useful to inform how the development would 
appear in the local townscape. 

7.92 Whilst the table above indicates that the development will be visible from a 
number of local viewpoints it should be noted that in many cases the views of the 
development will be heavily obscured and at a significant distance. With the 
exception of viewpoint 1, all of the views listed above, in which the development 
would be visible, would be at a distance of more than 1km limiting the visual 
impact of the development on these locations. 

7.93 VP1 is taken from the approach to the site from Park Royal Station where the 
proposed development would be clearly visible and the change to the townscape 
would be significant. However, despite the close proximity the existing site is not 
visible from this location and it is considered that the proposed development will 
improve the townscape and legibility in this important location which acts as one 
of the main points of arrival into the Park Royal area. 

Conclusion of TVIA assessment 

7.94 This assessment of the TVIA has outlined the legislative and policy background to 
the townscape and heritage assessment of the application. A thorough TVIA has 
been undertaken which assesses views from all of the identified heritage assets 
in the area. Notwithstanding the representations received, as well as having due 



 
 

 

regard to the sensitivity of the designated and non-designated heritage assets in 
the vicinity of the application site, officers are satisfied that the proposed 
development would not cause harm to any designated or non-designated heritage 
assets and would also be acceptable in general townscape terms. 

Local character, architecture and materials 

7.95 Policy CP5 of Brent’s Core Strategy emphasises the importance of creating a 
distinctive place with a positive sense of identity. The policy requires 
‘consideration of the heritage of the area’ and proposals should ‘investigate 
means of introducing continuity through urban design measures’. Policy D4 ‘Well-
Designed Buildings’ in the draft Local Plan supports proposals where they 
‘respond positively to the character of the existing context and/or positively 
contribute to the delivery of new character’.  

7.96 The character of the areas surrounding the application site is mixed. To the north 
and west, the character is defined by the modern office and residential 
developments on the First Central site which surround the Diageo lake and park. 
However, to the east, the area has a strong industrial character defined by the 
Park Royal industrial estate. To the south of the site there is a vacant plot of land 
beyond which the area is severed by the railway lines and the A40. Although the 
Guinness Brewery which stood on the site has since been demolished, the 
industrial heritage of the site is well documented and should help to inform the 
proposals. 

7.97 The proposal seeks to respond to, and support, the varying character of these 
distinct areas as well as the historic context of the site.  

7.98 All of the proposed buildings would mainly be finished externally with brickwork 
cladding. In the original submission, this would have comprised primarily of red 
brickwork to reflect that of the brewery buildings that stood on the site, but this 
was subsequently amended to include a variety brick colours including 
yellow/buff, red and grey. Whilst the use of red brickwork, and its historical 
connection to the brewery are noted, it is felt that the use of a range of brick types 
is a more appropriate response to the massing of the courtyard blocks and will 
enable them to read as a series of individual buildings within a common 
architectural style. It is also considered that the use of both red and yellow 
brickwork would help both maintain this heritage connection whilst also allowing 
the development to better respond to the existing context of the residential 
buildings on First Central, the majority of which are clad with buff or yellow 
brickwork. The use of yellow brickwork in the tower would also help to soften its 
appearance in the wider townscape. 

7.99 In addition to the use of materials to address the massing of the blocks, variations 
in height, recessed slots and pre-cast elements have been introduced within the 
facades to provide greater articulation within the elevations. The use of both 
recessed and projecting balconies throughout again provides both variety and 
interest within the elevations which are generally well ordered and proportioned. 



 
 

 

7.100 Whilst the elevations to the upper floors are generally well resolved there are 
some areas on the lower levels where further detailed work is required in order 
create an environment that is active and legible. For example, in some areas the 
ground floor duplex units could benefit from further detailed design work to ensure 
that they read as individual units within the elevations. It is considered that this 
additional design detail can be secured by way of a planning condition. 

7.101 In terms of the tower, the elevations would be framed by yellow/buff brickwork 
with recessed balconies throughout. At the top of the tower, the roofline would be 
articulated by introducing a white clad element which would sit within a cut-out of 
the main elevation and rise above the main roofline. It is considered that this 
would create a distinctive element of interest at the top of the tower which would 
add to the character and appearance of the proposed development.  

7.102 Overall, the architectural approach is considered to reflect the positive elements 
of local character and context in accordance with London Plan policy 7.4, policy 
CP5 of Brent’s Core Strategy and policy D4 in the OPDC draft Local Plan.  

Security 

7.103 London Plan policy 7.3 relates to ‘Designing Out Crime’. Policy 7.13 relates to 
‘Safety, Security and Resilience to Emergency’. The applicants met with the 
Designing Out Crime Officer from the Metropolitan Police on 19 December 2016. 
The final proposals have been reviewed by the Designing Out Crime Officer to 
check compliance with the advice offered. The key issues raised have been 
addressed and the scheme design offers a good level of security overall. 

Streets and public realm 

7.104 The proposed development would have a generous public realm, including the 
new public plaza on the south-western side of the site, a new plaza around the 
base of the tower and landscaped cross-streets between the block. The proposed 
development would provide approximately 31% of the site as publicly accessible 
open space which accords with the requirement of policy EU1 in the draft Local 
Plan that at least 30% of the developable area should be publicly accessible open 
space. 

7.105 The south-western public plaza would be softened through landscaping and 
would incorporate a significant element of child play space for older children (five 
plus). The space would be arranged around the commercial spaces that would 
front on to it and would provide key routes through to the blocks at the northern 
end of the site and to the private park for residents. The space would also 
complement the children’s nursery which would have is own private outside 
space adjacent to the plaza. 

7.106 Adjacent to Coronation Road, the plaza would have a harder landscape treatment 
with tree planting which is considered more appropriate given the location of the 
space between the main road and commercial frontage. A new dedicated cycle 



 
 

 

lane would be provided through the space, connecting to existing cycle lanes in 
the east and west. 

7.107 The cross street between blocks B and C is not required for servicing and will be 
landscaped as a publicly accessible amenity space. The duplex units along the 
southern side of block C will have front doors that open directly onto the space 
helping to provide greater activation of the space. 

7.108 The public realm would be maintained by the management company for the 
development but would remain publicly accessible in accordance with OPDC draft 
Local Plan policy D2 ‘Public realm’. It is proposed that this would be secured 
through a s106 planning obligation. Planning conditions are recommended to 
secure further details of the delivery and management of the landscaping across 
the site. 

Conclusion 

7.109 The proposals have responded positively to the two reviews undertaken by the 
OPDC PLACE Review Group. The southern end of the application site is 
considered to be the optimum location for a taller building where it will mark the 
key route from the station into Park Royal. The tall building, and its roof top 
treatment, will assist townscape legibility by marking the Brewery cluster as an 
area of increased public activity at a major gateway into the Park Royal area. The 
courtyard buildings provide a variation in height across the site which helps to 
define the character of the proposed development. 

7.110 The proposed development would not cause harm to the setting of designated or 
non-designated heritage assets. 

7.111 The development is a high-quality design that responds to the character of the 
surrounding area, particularly in terms of the materials and architectural approach 
to the facades. The predominant use of brickwork responds positively to both the 
historic and current context of the site and the facades are well articulated which 
appropriately addresses the massing of the buildings. Overall, it is considered 
that the architecture is of sufficient quality to support the density of development 
proposed. 

Transport 

7.112 The transport issues to consider are the impact on the transport network, the 
servicing arrangements and the provision of car and cycle parking. 

Impact on transport network 

7.113 London Plan policy 6.3 ‘Assessing effects of development on transport capacity’ 
and OPDC draft Local Plan policy T9 ‘Transport Assessments and Travel Plans’ 
ensure that the full impact of development proposals is assessed in terms of their 
implications for transport capacity and road safety. Policy 6.3 also promotes the 
use of travel plans for large development proposals. 



 
 

 

7.114 To assess the impact of the development on the operation of the transport 
network and identify the need for mitigation, it is necessary to understand the 
likely level of traffic generation associated with the development and the demand 
for public transport including buses and rail services. The Environmental 
Statement includes a traffic and transport chapter which assesses the nature and 
magnitude of these impacts and a full Transport Assessment has also been 
provided. 

7.115 A traffic survey was conducted to assess the existing vehicle movements at 20 
locations with the potential to be affected by traffic from the proposed 
development. This data was then used to predict the future traffic flows at these 
locations both with and without the development, taking into account the potential 
cumulative impact of committed developments within the area. 

7.116 The Institute of Environmental Assessment’s (IEA) “Guidelines for the 
Environmental Assessment of Road Traffic” suggests that projected changes in 
traffic of less than 10% create no discernible environmental impact.  In terms of 
the potential traffic impact on the local road network it is predicted that the impact 
of the proposed development in 19 of the 20 locations assessed would be an 
increase of 6.5% or less, and would therefore be negligible.  

7.117 The one location where traffic movements are predicted to increase is at the site 
entrance on Lakeside Drive, but this is to be expected given that on-site parking 
will increase from the existing 60 spaces to a total of 170 spaces associated with 
the development. In the PM peak, the proposed development would increase the 
predicted number of two-way vehicle movements from 87 to 226, but the 
assessment indicates that once dispersed onto the road network that the traffic 
generated would not be discernible. Whilst not forming part of the submitted 
transport assessment, it should also be noted that the consented office 
development would have included 610 on-site car-parking spaces and therefore it 
is likely that, if implemented, this would have had a far greater impact on local 
traffic conditions.  

7.118 The development would generate demand for an additional 79 bus trips during 
the PM peak. The applicant has agreed to make a financial contribution of 
£536,000 as requested by TfL towards increasing the capacity of the local bus 
network, to accommodate this extra demand.  

7.119 The development is expected to generate demand for an additional 213 trips by 
underground during the PM peak. However, TfL have confirmed that the expected 
impact of these trips on the underground network would not require mitigation but 
they would expect contributions towards the enhancement of the existing route 
from the site to Park Royal Underground Station. The applicant has agreed to 
make a substantial contribution of £1.5M towards the upgrade of this route and 
the public realm around it. 

7.120 The application is accompanied by a draft Travel Plan to address how sustainable 
patterns of travel will be encouraged when the building is operational. To ensure 



 
 

 

compliance, the Section 106 legal agreement will secure monitoring contributions 
of £1,000 per year, in years one, three and five after first occupation of the 
development. The monitoring obligations will include powers to require that 
additional measures are implemented in the event that the development is found 
not to be achieving the sustainable travel patterns predicted. 

7.121 To conclude, the proposals would generate vehicle movements when operational 
that would have a negligible impact on the local road network. The increased 
demand for public transport would be mitigated with financial contributions 
towards increasing bus capacity and improving pedestrian and cycling links to 
Park Royal Station. A residential travel plan will be secured in the Section 106 
agreement, in addition to a monitoring costs contribution to ensure that measures 
are promoted to encourage sustainable transport choices. The proposals are 
therefore considered to be acceptable with regard to the impact on the transport 
network. 

Nursery 

7.122 The submitted Transport Assessment (TA) estimates that the proposed nursery 
would generate 12 vehicular trips within the AM peak hour and 14 vehicular trips 
within the afternoon peak hour. These projections are based on comparative 
transport survey data. However, given expected pupil numbers (c.80) officers 
consider that there is potential that the number of trips could be higher than that 
estimated in the TA if appropriate mitigation measures are not put in place.  

7.123 No dedicated visitor or drop off parking is provided on site which is welcomed as 
a means of discouraging car use.  Parents/carers wishing to visit the site by car 
would be reliant on on-street parking on Lakeside Drive. The TA included a 
survey of existing parking capacity on Lakeside Drive which suggests that during 
the peak AM and PM hours the parking demand on Lakeside Drive does not 
exceed 80% of capacity. Therefore, although the use of private car is not 
encouraged, at present it is expected that there would be capacity to 
accommodate vehicles during drop off and collection times on Lakeside Drive. 

7.124 Lakeside Drive is currently a private road but an application for adoption has been 
made to the Local Highways Authority (LBB) and the applicant has committed to 
contribute towards the consultation and, if supported by local residents, the 
implementation of a Controlled Parking Zone (CPZ). This would potentially restrict 
the availability of parking during drop off and collection times to any pay-and-
display bays included within the CPZ which would further discourage parking. 

7.125 Aside from limiting the availability of parking, officers consider than further 
measures to encourage the use of more sustainable forms of transport should be 
included within a Travel Plan prepared by the nursery operator. As an operator 
has not yet been identified it is recommended that a Travel Plan is secured for 
approval through a planning condition prior to the occupation of the nursery and 
that the condition require the nursery to operate in accordance with the measures 
contained in the approved Travel Plan. 



 
 

 

Servicing 

7.126 Policy T7 of OPDC’s draft Local Plan refers to: ‘Freight, servicing and deliveries’. 
The policy sets out that, where possible, off-street servicing facilities should be 
provided within new development.  

7.127 In terms of deliveries, servicing requirements would be met through a 
combination of on-site surface level servicing areas and a new dedicated 
servicing bay on Lakeside Drive. The servicing bay on Lakeside Drive would 
primarily serve the commercial units located around the base of the tower, but 
could also be used to accommodate larger vehicles, such as removals vans, 
serving the residential accommodation in block A. 

7.128 The cross-street between block A and B provides opportunities for on-site surface 
level servicing by smaller vehicles and a lay-by and turning head would be 
provided.  

7.129 Residential refuse collections would occur from Lakeside Drive. Refuse and 
recycling would be stored within storage areas within the basement of each block 
and then on collection days this would be brought up to the collection points on 
Lakeside Drive using a service lift. 

7.130 The applicant has submitted a draft Delivery and Servicing Plan (DSP) in support 
of the application. It is recommended that a final version of the DSP is required by 
condition and that the effectiveness of the DSP is measured as part of the 
monitoring of the Travel Plan. 

Car and cycle parking 

7.131 Policy T4 of the draft Local Plan sets a maximum residential parking standard of 
0.2 spaces, which equates to one car parking space per five residential units. The 
Mayor’s Housing SPG states that each wheelchair accessible dwelling should 
have a car parking space that complies with Part M4(3) of the Building 
Regulations. 

7.132 The development would provide 164 residential car parking spaces, of which 81 
would be accessible spaces, a 1:1 ratio with the wheelchair accessible units 
provided within the development. 20% of the spaces would have an Electric 
Vehicle Charging Point with the remaining spaces benefitting from passive 
provision. The residential parking proposals are in full accordance with policy T4 
of the draft Local Plan. 

7.133 Lakeside Drive is currently a private road although an application for adoption by 
Brent Council as local highway authority is well advanced. At present the road 
operates a one hour parking restriction to prevent commuter parking which is 
enforced by the First Central Management Company. However, given the 0.2 on-
site parking ratio, which it is hoped will encourage the use of more sustainable 
forms of transport, the potential for overspill parking onto Lakeside Drive is 
recognised. It is proposed that on adoption of Lakeside Drive that the developer 
will fund the process of consulting on a Controlled Parking Zone. This would 



 
 

 

enable overspill parking from the proposed development to be controlled through 
the imposition of a ‘car-free’ agreement whereby residents of the proposed 
development would not be eligible to apply for on-street parking permits. Existing 
residents on Lakeside Drive would be eligible to apply for permits should they 
wish in accordance with Brent’s standard procedures. These arrangements can 
be secured through the Section 106 agreement. 

7.134 Policy T4 of the draft Local Plan recommends that non-residential development is 
car-free, unless limited car-parking can be justified when operational or business 
needs and access to public transport are taken into account. The proposals 
include 6 car-parking spaces for the non-residential uses. 

7.135 The location of the site on the outer edge of the OPDC area and the moderate 
access to public transport (PTAL 3) is noted. The site will also not realise the 
same benefit from the planned public transport improvements at Old Oak. It is 
therefore recognised that in this particular case some limited parking may assist 
in ensuring that the proposed non-residential uses are viable. 

7.136 The Regulation 18 version of the Brent Development Management Policies 
(DMP) DPD sets out maximum parking standards for various non-residential uses 
which are broadly consistent with the standards contained in the London Plan. 
Assuming a ‘worst case’ scenario in terms of the eventual mix of uses on site, the 
parking standards in the draft DMP DPD would allow for approximately 20 
spaces, far more spaces than the six currently proposed. Whilst it is considered 
that the OPDC draft Local Plan is further advanced and therefore holds greater 
weight than the Regulation 18 DMP DPD, given the particular circumstances of 
this site and the consistency with the London Plan it is considered that the 
provision of six spaces for the non-residential uses strikes an appropriate balance 
in this particular case. 

7.137 The development would provide two on-site car club parking spaces. There are 
already two existing car-club spaces within the vicinity of the site on Lakeside 
Drive and it is considered that a further two spaces would be an appropriate 
increase in capacity. The Section 106 legal agreement will also secure three 
years of car club membership for eligible occupiers of the development. 

7.138 A total of 1,380 secure cycle parking spaces would be provided which would 
serve the needs generated by the residential use. A further six secured spaces 
would be provided for the non-residential uses This provision meets the 
requirements set in Table 6.3 of London Plan policy 6.9 and is welcomed. The 
precise design and locations can be secured by condition. 

7.139 The provision of 46 short-term cycle parking spaces on the site, within the public 
realm, is proposed to address the demand arising from visitors to the residential 
and commercial/community units, as required by London Plan policy 6.9. The 
precise design and locations can be secured by condition. 

Transport conclusion 



 
 

 

7.140 The limited car parking proposed as part of the development would result in an 
acceptable impact on local traffic conditions. There would be an increase in 
demand for public transport and cycling, but these impacts would be mitigated by 
a contribution to local transport and the provision of secure cycle parking on site. 
Drop off and collections from the nursery would be managed under a dedicated 
Travel Plan. The plans include a servicing bay on Lakeside Drive, and the 
provision of a lay-by and car club spaces on-site. The conditions and the matters 
for a Section 106 legal agreement outlined above would be sufficient to mitigate 
the transport impacts of the development.   

Socio-economics 

7.141 The socio-economic issues to consider are the potential employment benefits for 
the local population which may arise during the construction and operational 
phases, and the impact of the development on education, healthcare and 
community facilities. 

Education 

7.142 Policy TCC4 ‘Social Infrastructure’ of OPDC’s Regulation 19 Local Plan requires 
proposals to contribute towards ‘enhanced or new social infrastructure facilities to 
meet the needs of the development’. 

7.143 The educational needs of the development comprise nursery spaces, primary 
school spaces and secondary school spaces. Based on the proposed housing 
mix and using the GLA Population Yield Calculator (2017), the development is 
expected to generate the following demands: 

Education facility Age group Number of places 

Nursery and primary 
school 

0-9 193 

Secondary school 10-18 59 

Table 7.4 – School Place Demand 

7.144 A financial contribution of £3,900,000 will be secured for the refurbishment and 
expansion of primary or secondary schools in the vicinity of the site and a new 
nursery would be delivered on site. Given that the site is in close proximity to the 
Brent-Ealing borough boundary it is anticipated that children living in the 
development would go to schools in both boroughs. Discussions are still on-going 
between education officers for the respective boroughs on how best to allocate 
the contribution. The contribution is based on the average cost per child of 
providing additional school capacity through refurbishment or extension works for 
primary and secondary school places, multiplied by the respective child yield. As 
the cost per school place is different for Brent and Ealing a blended rate has been 
applied in this case. This is the full amount that is required on the basis of the 
anticipated child yield so the proposals are acceptable with regard to the impact 
on education. The contribution will be secured by Section 106 legal agreement. 



 
 

 

Healthcare 

7.145 Policy SP3 of OPDC’s Regulation 19 Local Plan requires proposals to ‘ensure 
adequate access to facilities and services that support health, wellbeing and 
healthy lifestyles’. Policy TCC4 sets out the principle of developments contributing 
toward new and enhanced health facilities to support development within the 
OPDC area. 

7.146 The development will accommodate 807 new households which, if not mitigated 
appropriately, will place increased demand on existing healthcare services in the 
locality.  

7.147 In order to mitigate the demands associated with the development, a financial 
contribution of £2,048,698 will be secured towards the expansion of primary 
healthcare facilities at Central Middlesex Hospital. This is the full amount 
calculated by the London Healthy Urban Development Unit (an organisation that 
works on behalf of the NHS to engage and respond to population growth) that is 
required to meet the cost of providing primary care facilities for residents of the 
development. The Clinical Commissioning Group (CCG) has confirmed that they 
would not support the provision of a small GP surgery on the site and therefore a 
contribution in lieu towards off-site expansion of the existing facilities at Central 
Middlesex Hospital is supported.  

7.148 The expansion at Central Middlesex Hospital will accommodate the demand 
generated by the development. The proposals are therefore considered to be 
acceptable with regard to healthcare. 

Employment and skills 

7.149 Policy E5 of the draft Local Plan refers to ‘Local access to Training, Employment 
and Economic Opportunities.’ The policy requires applicants to develop a Local 
Labour Skills and Employment Strategy (LLSES) and Management Plan to be 
secured in a Section 106 agreement. 

7.150 The Section 106 legal agreement will secure a 15% target for employing local 
labour during construction. The legal agreement will also require reasonable 
endeavours to encourage local sub-contracting and a minimum of ten 
apprenticeships that pay the London Living Wage. The applicant is also willing to 
make a contribution of £30,000 for Local Training and Skills Initiatives which are 
currently being developed by OPDC. Securing these specific terms in the Section 
106 agreement means it is not considered necessary to require an additional 
LLSES and Management Plan. 

7.151 The combination of these measures will ensure that local residents have the 
opportunity to benefit from the economic opportunities created by the 
development.  

Amenity 



 
 

 

7.152 The key amenity issues to consider are the provision of play space and open 
space; the impact of the development on existing and future residents in terms of 
privacy and overlooking; daylight, sunlight and overshadowing; noise and 
vibration; wind microclimate; and impacts resulting from the construction process. 

Play space and open space 

7.153 Policy 3.6 of the London Plan requires an appropriate amount of play space to be 
provided as part of new residential development.  

7.154 The Mayor’s ‘Shaping Neighbourhoods: Play and Informal Recreation’ SPG 
(2012) states that developments which are expected to accommodate more than 
10 children should provide on-site child play space, and that 10sqm should be 
provided per child. The development’s play space requirement has been 
calculated using the GLA child play space calculator and re set out in the table 
below: 

Age group Space requirement 
(m2) 

Under 5 850 

5-11 years 590 

12 years+ 370 

Total 1810 

Table 7.5 Child yield and play space requirement 

7.155 Dedicated child play space for under-fives will be provided within each of the 
communal courtyards. In total, this will provide 1071sqm of play space for under 
5’s, comfortably exceeding the play space requirement of 850sqm for under-fives. 

7.156 In terms of play space for five to 11 years and 12 years+ this will be provided in 
the form of a publicly accessible play space within the south-western plaza. The 
total area available in the plaza is 1,495sqm and therefore even when considering 
space that will need to be given over to other functions it is considered that the 
full play space requirement of 960sqm can easily be met on site. The detailed 
design of the play spaces should be subject to a planning condition. 

7.157 As discussed above, the proposed development would provide approximately 
31% of the site as publicly accessible open space which exceeds the requirement 
of 30% as set out in policy EU1 of the draft Local Plan. 

Privacy and overlooking 

7.158 The closest existing residential dwellings are those to the north of Block C within 
Falcondale Court. The southern elevation of Falcondale Court contains a number 
of habitable room windows which would face habitable room windows within the 
northern elevation of Block C. The relationship between the buildings would be 
splayed so that the distance between the windows would increase as the 



 
 

 

buildings move closer to Lakeside Drive. However, at the narrowest point the 
distance between the elevations would be at least 20m and this is considered 
sufficient to ensure that reasonable privacy would be maintained. 

Daylight, sunlight and overshadowing 

7.159 The British Research Establishment (BRE) guidelines, ‘Site layout planning for 
daylight and sunlight: a guide to good practice’ (BR209), are the widely adopted 
means of understanding the amount of daylight and sunlight that new 
developments will receive, and of the potential impact of new buildings on the 
levels of daylight and sunlight enjoyed by existing properties. London Plan policy 
7.6 states that new buildings and structures should not cause unacceptable harm 
in relation to overshadowing.  

7.160 The application is supported by a Daylight, Sunlight and Overshadowing (DSO) 
report which assesses the proposals against the guidelines. The report considers 
the DSO conditions within the site and also the potential impacts on the nearest 
residential neighbours to the north of the site within Falcondale Court. The 
daylight and sunlight assessment provided was updated, where appropriate, 
following revisions to the scheme and the results of the updated assessment 
were presented within the Environmental Statement Addendum. 

7.161 The report considers the baseline existing DSO conditions on the site and 
compares these to the likely conditions created by the fully constructed 
development. This is considered a robust approach in terms of assessing the 
likely impacts on neighbouring occupiers. However, the extant consent for office 
buildings on the site is also a material consideration in assessing the acceptability 
of the DSO impacts. 

Daylight within the development 

7.162 The Average Daylight Factor (ADF) is typically used to assess the amount of 
daylight available to proposed residential units. It uses a formula which considers 
a number of variables including the amount of available skylight, room sizes and 
the position and size of windows. The test produces a value which is 
recommended to be at least 1% for bedrooms, 1.5% for living rooms and 2% for 
kitchens. It should be noted that the guidelines are used to assist in 
understanding the magnitude of an impact or the level of light in new residential 
units, and not to provide a clear ‘pass’ or ‘fail’. 

7.163 The assessment of daylight to the proposed accommodation has been 
undertaken by modelling the ADF for windows on the first, second and sixth floors 
across all three proposed buildings. This is considered appropriate in terms of 
testing areas where achieving good daylight is likely to be most challenging as 
well as an area which is likely to represent a good mid-point in daylight terms. 

7.164 In terms of daylight to Block A, 265 rooms were analysed across the first, second 
and sixth floors and overall 70% achieved the recommended BRE levels. On the 
sixth floor 91% of the units achieved the recommended levels. 



 
 

 

7.165 In terms of daylight to Block B, 226 rooms were analysed across the first, second 
and sixth floors and overall 65% achieved the recommended BRE levels. On the 
sixth floor 85% of the units achieved the recommended levels. 

7.166 In terms of daylight to Block C, 270 rooms were analysed across the first, second 
and sixth floors and overall 69% achieved the recommended BRE levels. On the 
sixth floor 91% of the units achieved the recommended levels. 

7.167 The daylight assessment concludes, using assumptions based on the results 
above, that overall 85% of the units within the proposed development will achieve 
the recommended BRE levels and will have good levels of internal daylight. 
Overall the levels of daylight within the development are considered to be 
acceptable. 

Sunlight within the development 

7.168 The Annual Probable Sunlight Hours (APSH) shows the amount of sunlight 
available at the centre point of a window during the summer and winter. The test 
is only applied to windows that face within 90 degrees of due south. The 
guidelines state that a window will receive enough sunlight if it obtains at least 
25% APSH for the whole year including 5% for the winter months. 

7.169 In terms of Block A, there are 167 windows facing within 90 degrees of due south. 
The sunlight assessment concludes that 62% achieve the recommended BRE 
level for summer and 56% achieve the recommended level for winter. 

7.170 In terms of Block B, there are 208 windows facing within 90 degrees of due south. 
The sunlight assessment concludes that 60% achieve the recommended BRE 
level for summer and 72% achieve the recommended level for winter. 

7.171 In terms of Block C, there are 201 windows facing within 90 degrees of due south. 
The sunlight assessment concludes that 63% achieve the recommended BRE 
level for summer and 58% achieve the recommended level for winter. 

7.172 In summer 274 (42%), and in winter 233 (36%), of the 655 windows assessed do 
not fully meet the recommended BRE level but in many cases, this is likely to be, 
at least in part, attributed to the location of balconies which are provided 
throughout the scheme. Although balconies can interfere with sunlight, 
particularly when they are recessed, they provide private amenity and help to 
protect the units from other negative environmental impacts such as overheating. 
On the basis that it has been demonstrated that units would still receive good 
levels of natural daylight it is considered that, on balance, the expected sunlight 
levels are acceptable and the quality of the residential accommodation provided 
would be of a good standard for future occupiers. 

Overshadowing of amenity spaces 

7.173 For overshadowing of amenity spaces and gardens, the BRE guidelines state that 
at least half of the space being assessed should receive at least two hours of 
sunlight on 21 March 2017.  



 
 

 

7.174 The assessment has analysed the communal courtyards within each block. The 
results of the assessment on the amenity spaces are summarised in the table 
below: 

Amenity area 
Area receiving 2 hours 

or more of sunlight) 

Block A 50% 

Block B 53% 

Block C 50% 

Table 7.6 Sunlight amenity to proposed amenity spaces 

7.175 The results show that the courtyard amenity spaces would all meet the BRE 
guidelines. The applicant has also tested the sunlight to the play spaces within 
the proposed development against the play space sunlight criteria in policy D9 of 
the draft Local Plan which seeks to achieve four hours of direct sunlight over 50% 
of the play space on 21 March 2017. Whilst the individual courtyard play-spaces 
do not fully achieve this standard, when considered in totality, alongside the play 
space within the public realm, the development would achieve an average of 60% 
of the play space area achieving at least four hours of direct sunlight. 

7.176 The applicant has also modelled the transient shadow on 21 March 2017 in the 
wider context so that the likely level of overshadowing to the Diageo Park and 
Lake can be understood. This demonstrates some long shadows towards the 
park in the early morning but these would generally be confined to the site by 
10am. Overall, it is considered that good levels of sunlight would be maintained to 
the Diageo park and lake. 

Impact on Daylight/Sunlight to Falcondale Court 

7.177 The southern elevation of the adjacent development, Falcondale Court, contains 
75 habitable room windows which would face the proposed development. These 
windows currently have an unobstructed outlook, except for the external balconies 
on the façade, and therefore they are likely to enjoy very good levels of daylight 
and sunlight. Balconies do have the potential to affect the assessment of impacts 
on existing windows and this has been taken into account as part of the 
assessment. The DSO assessments consider the impact of the proposed 
development on the amount of daylight and sunlight reaching these windows 
against the current unobstructed baseline conditions and rates this impact as 
either negligible, minor, moderate or major. They also consider these results in 
comparison to the impacts that would have arisen had the extant consent for 
office development on the site been implemented. 

7.178 In terms of the impact on levels of daylight reaching the 75 windows in Falcondale 
Court, this has been considered in terms of the impact on the existing Vertical Sky 
Component (VSC) and the Daylight distribution (No Sky Line). The VSC analysis 
establishes the amount of available daylight received directly from the sky for 



 
 

 

each individual window. The reference point for the analysis being the centre of 
the window, on the plane of the outer window wall. In accordance with BRE 
guidelines the assessment concludes that the impact on daylight is negligible if 
the reduction in VSC is less than 20%, or the VSC remains above 27% regardless 
of the overall reduction. The No Sky Line (NSL) is the point within the room that at 
desk top level can see no sky and the BRE Guidelines recommend that a 
significant portion of the room (80%) or at least 0.8 times the existing area is in 
front of this line.  

7.179 The VSC daylight assessment has considered the impact on daylighting within 
Falcondale Court including the existing balconies. The daylight impacts have also 
been modelled without the existing balconies so that the impact of the balconies 
on daylight can be understood. For comparison, the impact of the consented office 
scheme on daylight levels has also been assessed. The results are set out in the 
table below. 

 Negligible Minor Moderate Major 

Falcondale Court with balconies (current 
application scheme) 

29 9 14 23 

Falcondale Court without balconies 
(current application scheme 

46 3 18 8 

Falcondale Court without balconies 
(consented office scheme) 

25 24 19 7 

Table 7.7: Comparative results of affects on Falcondale Court 

7.180 The assessment concludes that in terms of VSC, the proposed development 
would have a major impact on 23 of the 75 windows on the southern elevation of 
Falcondale Court.  However, it is important to note that without the balconies 
included this would improve to a major impact on eight windows which suggests 
that the balconies contribute to more windows experiencing a major impact as a 
result of the proposed development. Comparing the ‘without balconies’ scenarios 
it is noted that the proposed development would have less impact on daylight to 
Falcondale Court than the consented office scheme. 

7.181 The impact of the proposed development on sunlight to Falcondale Court, 
including balconies, has been assessed using a similar methodology to that used 
to assess the sunlight to the proposed accommodation. The assessment 
concluded that the impact on sunlight would be negligible to 67 of the 75 windows 
in the summer and 59 of the 75 windows in the winter. This is comparable to the 
consented office scheme which would have a negligible impact to 66 of the 
windows. However, the consented scheme would have a major impact on the 
remaining nine windows, whereas the proposed development would generally 
have a moderate impact on the remaining windows. 

7.182 It is noted that of the 75 windows assessed, only 16 serve as the sole window to 
a living room. The other 59 windows either serve a bedroom or as a secondary 



 
 

 

window to a living room and are therefore considered less sensitive to daylight 
and sunlight impacts. Of the 16 sole windows to living rooms, six would 
experience a major daylight impact, one would experience a major summer 
sunlight impact and four would experience a major winter sunlight impact. 

7.183 In summary, as expected given the currently unobstructed aspect of the southern 
elevation of Falcondale Court, there will be some adverse impacts to the daylight 
and sunlight levels that are currently enjoyed. However, given that a number of 
these windows are less sensitive to daylight/sunlight impacts and having some 
regard to the impacts that would have been created by the consented office 
scheme, on balance, it is considered that despite there being some harm to the 
daylight and sunlight of neighbouring occupiers the impacts would be reasonable 
and are considered acceptable. 

DSO Conclusion 

7.184 The proposed development would have direct impacts on the daylight and 
sunlight to Falcondale Court which currently enjoys an unobstructed southerly 
aspect. However, these impacts would be less than the extant permission for 
office development and whilst this remain extant it is considered in this context 
that the daylight, sunlight and overshadowing impacts of the development would 
be acceptable. 

Noise and vibration 

7.185 British Standard BS8233:2014 provides guidance on the control of noise outside 
buildings, and how the design of new buildings can address noise sources 
outside the building and from internal plant and services. Policy 7.15 of the 
London Plan seeks to minimise noise disturbance and ensure sensitive uses are 
located appropriately. The ‘Sustainable Design and Construction’ SPG (2014) 
provides mechanisms to mitigate noise generated by development and also 
mitigate the impact of noise on sensitive receptors. 

7.186 Policy EU5 of the OPDC draft Local Plan requires the submission of a noise and 
vibration assessment, which has been provided in the Environmental Statement. 
The noise report submitted with the application provides an assessment of the 
noise implications for the closest sensitive uses (likely to arise during demolition 
and construction) and for the living conditions of future occupiers. This includes 
an assessment of background noise from the A40 and nearby industrial uses. 
Consultation with LBB Environmental Services was undertaken to inform the 
sound monitoring methodology. 

7.187 In terms of the proposed residential accommodation, the assessment concludes 
that taking account of existing and future sources of noise that mitigation will be 
required in the form of enhanced glazing and acoustic ventilation to ensure that 
the internal accommodation meets the required standards. Some of the balconies 
along Lakeside Drive will suffer from noise levels that are above the 
recommended levels. The main alternative to address this issue would be to 
enclose the balconies with a winter garden. However, acknowledging that internal 



 
 

 

noise levels would be met, this is not considered desirable from a design or 
amenity perspective.  It is recommended that reasonable post completion testing 
in order to ensure that the required internal noise standards are met is secured by 
condition. 

7.188 The assessment concludes that in general it is unlikely that future residents of the 
proposed development will experience any adverse impacts from vibration. The 
exception to this will be the temporary condition that will be created when Block B 
is occupied and Block A is still under construction. This temporary impact will be 
mitigated through the implementation of best practice through a Construction 
Environmental Management Plan (CEMP) which will be secured through 
condition.  

7.189 In terms of noise and vibration impacts on neighbouring residential occupiers, 
particularly those in Falcondale Court, the assessment concludes that when 
completed the proposed development will have a negligible impact on 
neighbouring residents in terms of noise and vibration. However, it is 
acknowledged that during the construction of the development there will be some 
adverse noise and vibration impacts on neighbouring occupiers. These impacts 
will need to be mitigated through a number of measures such as controlling the 
hours of works and setting maximum noise and vibration levels. These can be 
secured through planning condition as part of a CEMP.  

7.190 Subject to the imposition of a condition to secure a CEMP which will include a 
noise and vibration mitigation strategy, in addition to standard conditions relating 
to plant equipment and internal noise standards, the noise and vibration impacts 
of the development are considered to be acceptable. 

Wind microclimate 

7.191 London Plan policy 7.7 states that tall buildings: ‘should not affect their 
surroundings adversely in terms of microclimate, wind turbulence, 
overshadowing, noise, reflected glare, aviation, navigation and 
telecommunication interference.’  

7.192 The Sustainable Design and Construction SPG (2014) to the London Plan 
provides more guidance and suggests that the Lawson Comfort Criteria are an 
appropriate means of assessing the impact of a large building on the street 
environment. In order to assess the impact of the proposals, they have been 
subject to a wind tunnel assessment. The assessment has modelled: 

 the existing site; 

 the completed development in the existing context; and 

 the completed development with the hotel development that was 
consented on the southern side of Coronation Road (cumulative 
scenario). 
 



 
 

 

The results have been provided in accordance with the Lawson Comfort Criteria 
in both the summer and windiest season scenarios. The Lawson Comfort Criteria 
are intended to demonstrate whether the wind conditions in particular locations 
are suitable for their intended use. 

7.193 The analysis shows that in the completed development scenario, the proposals 
would breach the Lawson Comfort Criteria for the intended use in some areas. 
These include: 

 along Lakeside Drive; 

 a secondary entrance to Falcondale Court; 

 within the park plaza; 

 to the west of Block B;  

 parts of the courtyard to Block A; and 

 parts of the roof terraces and balconies. 

7.194 A series of mitigation measures has been proposed to deal with the identified 
breaches.  These include solid glazed side screens to balconies and landscaping 
measures, including trees and hedges. The assessment concludes that these 
mitigation measures would be sufficient to address most of the identified 
breaches. Some balconies would not be suitable for long periods of sitting, 
particularly during the winter months, but they remain safe for all users. 

7.195 In terms of the cumulative scenario, with the hotel in place, this has the potential 
to exacerbate wind conditions, particularly within parts of the courtyard of Block A.  
In this scenario, the part of the courtyard most adversely affected is the area 
immediately to the rear of the commercial units within Block A, and is therefore in 
an area less likely to be intensively used by residents. However, additional high 
hedges are proposed in this location in order to mitigate the potential impact 
should the hotel, or other similar development, come forward. 

7.196 In the cumulative scenario, the proposed development also has the potential to 
result in exceedance of the Lawson Comfort Criteria around the main entrance to 
the hotel, if this were to be constructed. The assessment concludes that this 
potential impact cannot be mitigated through works or landscaping on the 
application site. However, as set out in the planning history section of the report, it 
has not been demonstrated that the hotel was implemented within the life of its 
consent and therefore the weight attached to this concern is limited.  

7.197 Overall, with the mitigation measures secured by condition, the proposals are 
considered acceptable with regard to wind microclimate. 

 

Construction impacts 

7.198 There are existing residents adjacent to the site and the construction process has 
the potential to have a temporary impact on the amenity of local residents in the 
wider area and on the local highway network if not carefully managed.  



 
 

 

7.199 A Construction and Environmental Management Plan (CEMP) and Construction 
Logistics Plan (CLP) has been submitted to demonstrate how the development 
could be carried out to minimise any harm to residents and the safe operation of 
the highway. The document also includes potential mitigation for environmental 
effects relating to air quality, water management and noise. The acceptability of 
the measures proposed within the CEMP and CLP are still under review and 
therefore it is recommended that a condition be imposed to secure the measures 
within the current CEMP/CLP or to require such further details that may be 
required.   

7.200 Subject to the imposition of the recommended conditions, the construction impact 
of the development is considered to be acceptable. 

Environment 

7.201 The sustainability issues to consider are the energy efficiency of the proposed 
development, air quality, flood risk and water management, waste management, 
contaminated land, ecology and biodiversity, and archaeology.  

Energy efficiency/climate change 

7.202 London Plan policy 5.2 on ‘Minimising Carbon Dioxide Emissions’ sets out the 
energy hierarchy against which the sustainability credentials of new 
developments should be assessed. The hierarchy contains three stages which 
are:  

 be lean (use less energy); 

 be clean (supply energy efficiently); and 

 be green (use renewable energy). 

7.203 The policy requires major developments submitted after 1 October 2016 to be 
zero carbon for residential development and to meet the Building regulations for 
non-domestic buildings. Energy statements should be structured using the 
hierarchy to demonstrate how savings have been achieved under each of the 
three stages. Criterion E of policy 5.2 allows for financial contributions to be made 
towards reducing carbon emissions off-site where it has been demonstrated that 
zero carbon cannot be achieved on-site. 

7.204 London Plan policy 5.3 on ‘Sustainable Design and Construction’ requires 
sustainable design to be integral to the construction and operation phases of 
development proposals. London Plan policy 5.5 refers to the availability of 
decentralised energy networks and policy 5.6 requires applications to consider 
the potential benefits of decentralised energy systems. Applications must also 
address London Plan policy 5.9 which relates to: ‘Overheating and Cooling’. 
Policy EU9 ‘Minimising Carbon Emissions and Overheating’ supports the 
principles set out in the London Plan policies referenced above and also requires 
new non-residential developments to achieve a BREEAM excellent rating. 

7.205 An Energy and Sustainability Statement has been submitted which addresses the 
energy hierarchy and sets out that the residential component of the scheme will 



 
 

 

achieve a reduction in C0² emissions of 35.3%. Whilst this does not achieve the 
zero-carbon target on-site, it does accord with guidance in the Mayor’s 
Sustainable Design and Construction SPG, which suggests that offset 
contributions are likely to be acceptable to reach zero carbon provided that a 35% 
reduction is achieved on site. Offset contributions are calculated by assessing the 
shortfall in carbon savings per tonne required to reach zero-carbon and then a 
rate of £60 per tonne is applied over a period of 30 years (ie £1800 per tonne). 
The applicant has agreed to make an appropriate contribution which should be 
informed by a post-completion audit of the building as supported in policy EU9 of 
the Regulation 19 Local Plan and this should be secured through a Section 106 
agreement. 

7.206 A Decentralised Energy (DE) network, which was secured as part of the previous 
First Central development, serves the existing residential buildings to the north 
and west of the application site. The applicant has agreed to extend this network 
and connect to it as part of the Section 106 agreement. 

7.207 The applicant has provided an overheating study of the development. This 
indicates that a number of units may be susceptible to overheating, and the issue 
is compounded in some locations by noise and air quality standards where 
natural ventilation cannot be relied upon. The applicant proposes to mitigate this 
issue by providing mechanical ventilation and boost cooling, where required. As 
further modelling is needed to understand the exact requirements for mechanical 
ventilation and cooling it is recommended that a cooling strategy be secured by 
condition. 

7.208 With the energy efficiency measures proposed and provision for connection to the 
DE network secured, the proposals are acceptable with regard to energy 
efficiency and climate change. 

Air quality 

7.209 London Plan policy 7.14 relates to ‘Improving Air Quality’. The policy requires 
development proposals to minimise exposure to areas of poor air quality and 
seek to address local problems of air quality. New developments are required to 
be at least ‘air quality neutral’ and not worsen areas that have an identified air 
quality problem. Policy 7.14 is supported by The Mayor’s Air Quality Strategy 
(2010).  

7.210 Policy EU4 of OPDC’s draft Local Plan address ‘Air Quality’ and sets a number of 
recommendations for improving air quality in the OPDC area based on an Air 
Quality Study that was commissioned to inform the Local Plan. The area to the 
south of the North Circular within the LBB (and therefore the application site) is 
designated as an Air Quality Management Area for nitrogen dioxide (NO2) and 
particulate matter (PM10). 

7.211 The Environmental Statement includes an air quality assessment which has been 
undertaken to assess the quality of the environment for residential purposes as a 



 
 

 

result of existing sources of pollution in the area and to measure the impact of the 
development on the local environment. 

7.212 The air quality around the development generally meets air quality standards 
except in some areas on the lower levels along Coronation Road. These areas 
generally contain commercial uses which are less sensitive to air quality issues. 
However, for robustness in air quality terms, mechanical ventilation will be 
provided to all units on the south façade of block A. For the avoidance of doubt, 
the windows to these units would be openable should the occupant wish to 
naturally ventilate the unit, however, occupants would not be reliant on natural 
ventilation if they preferred to keep the windows closed. 

7.213 The report analyses the characteristics of the site and finds that the demolition 
and construction processes have the potential to create dust pollution. Mitigation 
measures are therefore proposed to ensure this impact is properly mitigated. 
These are detailed and secured in the CEMP. 

7.214 The Air Quality Neutral Assessment has assessed the predicted NOx and PM10 
emissions against the benchmark set in the London Plan ‘Sustainable Design and 
Construction’ SPG. This demonstrates that the building would be air quality 
neutral. 

7.215 If unmitigated, the total transport emissions for the development would exceed 
the calculated Air Quality Neutral Benchmark for transport by 12%. However, 
mitigation is proposed in the form of a Travel Plan, Electric Vehicle Charging 
points, car club spaces and cycle parking. These measures should be secured by 
condition. 

7.216 The environmental quality team at LBB raised no objection to the development 
subject to confirmation that the windows within the development would be 
openable so they can be used if air quality improves. The proposals are 
considered acceptable with regard to air quality. 

Flood risk and water management 

7.217 London Plan policies 5.12 ‘Flood Risk Management’, 5.13 ‘Sustainable Drainage’, 
5.14 ‘Water Quality and Wastewater Infrastructure’ and 5.15 ‘Water Use and 
Supplies’ contain specific flood risk and water management requirements for new 
developments. The Mayor’s Water Strategy (October 2011) also provides 
guidance on the management of water resources in London. Policy EU3 of 
OPDC’s Regulation 19 Local Plan addresses all issues relating to water. 

7.218 The application site is in Flood Zone 1 which means it is at low risk from tidal and 
fluvial flooding. The main potential source of flooding is therefore from surface 
water. Whilst the potential for surface water flooding will to some degree be 
mitigated by the proposed Drainage Strategy, the Flood Risk Assessment does 
not include specific design measures to mitigate the potential impact of surface 
water flooding on vulnerable parts of the building such as such as doorways, 
basements or utilities. A condition is recommended to secure these details. 



 
 

 

7.219 The submitted Environmental Statement included a Flood Risk Assessment and 
an outline Drainage Strategy. The outline Drainage Strategy submitted with the 
application seeks to achieve greenfield run-off rates, a target set in policy 5.13 of 
the London Plan, through the use of sustainable urban drainage systems to 
include rainwater gardens, porous paving and a swale in addition to geo-cellular 
storage. A finalised Drainage Strategy should be secured by way of a suitably 
worded condition on any permission. 

7.220 The development would adhere to the water efficiency requirement of 105 litres of 
water per household per day set by London Plan policy 5.15 and OPDC 
Regulation 19 Local Plan policy EU3 as a minimum. 

7.221 Thames Water raised no objection subject to conditions and informatives. The 
Environment Agency also raised no objection with regard to flood risk. The 
proposals are acceptable with regard to flood risk and water management. 

Contaminated land 

7.222 Policy 5.21 of the London Plan sets out general policy on contaminated land. It 
requires appropriates measures to ensure that development on previously 
contaminated land does not activate or spread contamination. 

7.223 Policy EU13 of the OPDC Regulation 19 Local Plan identifies a hierarchical 
approach to land contamination, with further assessment and mitigation required 
if identified as necessary following an initial desk-top assessment. 

7.224 Phase 1 and Phase 2 Geo-Environmental Studies has been submitted with the 
application which conclude following site work that the potential for contamination 
is extremely limited. The phase 2 report recommends further monitoring during 
construction and a condition is recommended that a verification report be 
submitted for approval prior to occupation of the buildings. 
 
Ecology and biodiversity 

7.225 In addition to recognising the importance of designated sites, London Plan policy 
7.19 ‘Biodiversity and Access to Nature’ requires developments to make a 
positive contribution to biodiversity. OPDC Regulation 19 Local Plan policy EU2 
‘Urban Greening and biodiversity’ seeks to secure a net gain in biodiversity as 
part of development proposals. 

7.226 A review of the ecological value of the site is presented in the Ecology 
Assessment submitted with the application. The closest statutory nature 
conservation site is Fox Wood Local Nature Reserve (LNR) which is 
approximately 1.4km from the site. LNRs are designated for their recreational 
value in addition to habitat and species diversity interests. The adjacent private 
park and lake are designated as a borough grade one Site of Importance for 
Nature Conservation (SINC), as is the western edge of the outer park on the 
western side of Lakeside Drive. A strategy containing measures to be 



 
 

 

implemented to support local ecology and biodiversity will be required by 
condition. 

7.227 The desk study concluded that the site has negligible potential to support notable 
and legally protected species. The only features of note are the mature Oak trees 
which will be lost to make way for the development. A best practice approach to 
the removal of these trees should be adopted in order to reduce the potential 
impact on nesting birds. 

7.228 Dust control measures will be required to mitigate the potential impact of 
construction activity on local ecology and this should be secured as part of the 
CEMP. Native planting and opportunities for new habitats should be secured 
within the landscaping scheme for the site, the detail of which will be secured by 
condition. 

7.229 Natural England did not make any specific comments in their consultation 
response but did refer OPDC to published standing advice. 

Archaeology 

7.230 The area is accepted as being of low potential for archaeological remains. The 
Greater London Archaeological Advisory Service raised no objection to the 
proposals and recommends that no further assessment or conditions are 
necessary. 

8 Human rights and equalities 

8.1 Planning Committee Members should take account of the provisions of the 
Human Rights Act 1998 as they relate to the application and the conflicting 
interests of the applicants and any third party opposing the application in reaching 
their decisions.  

8.2 The provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. In particular, 
Article 6 (1), of the European Convention on Human Rights (ECHR) in relation to 
civil rights and a fair hearing; Article 8 of the ECHR in relation to the right to 
respect for private and family life and Article 1 Protocol 1 of the ECHR in relation 
to the protection of property have all been taken into account.  

8.3 In addition, the Equality Act 2010 provides protection from discrimination in 
respect of certain protected characteristics namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion, or beliefs and sex and 
sexual orientation. It places the local planning authority under a legal duty to have 
due regard to the advancement of equality in the exercise of its powers including 
planning powers. Officers have taken this into account in the assessment of the 
application and Members must be mindful of this duty inter alia when determining 
all planning applications. In particular, Members must pay due regard to the need 
to:  



 
 

 

 eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under the Equality Act;  

 advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and;  

 foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.  

8.4 Officers are satisfied that the application material and officers’ assessment have 
taken these issues into account. Particular matters of consideration have included 
provision of accessible housing and parking bays, as well as the provision of 
affordable and family housing. 

9 Financial implications 

9.1 The Section 106 legal agreement will secure contributions from the applicant to 
cover the costs of mitigation in areas such as Transport, Education and Health as 
detailed in paragraph 2.1.  The agreement will also secure contributions to cover 
the costs incurred by OPDC in terms of producing the agreement itself and the 
costs of monitoring the obligations in the document which may accrue to OPDC. 
Lead officer(s) should ensure this agreement is signed prior to committing to any 
contracts and approval for any additional expenditure is sought through the 
decisions process.  

9.2 All application costs have been met by the applicant through the submission of a 
planning application fee and a Planning Performance Agreement. 

10 Legal implications 

10.1 No legal implications arise from the report and it is consistent with the 
Corporation’s legal framework.  

11 Conclusion 

11.1 The principle of redeveloping this site for a residential-led, mixed use 
development is supported by the London Plan, the OAPF and the draft OPDC 
Local Plan.  

11.2 The proposal would deliver 807 residential homes of which 35% would be 
affordable (by habitable room). The tenure of the affordable housing would 
comprise 30% London Affordable Rent, 30% London Living Rent and 40% 
Shared Ownership in compliance with the draft OPDC Local Plan. The 
development comprises 20% family-sized units (3 bedroom+), which includes a 
high proportion of affordable, family-sized homes. Full contributions towards 
mitigating the impact of the development on education, healthcare and local 
transport have been secured. 



 
 

 

11.3 The height and massing accord with the vision for First Central, and the ‘Brewery 
Cluster’. A tall building in this location would improve townscape legibility by 
marking the location of this key gateway to the Park Royal area. It would also 
highlight the location as an area of greater public activity with a new public plaza, 
children’s nursery and other retail and employment uses at the heart of the 
development. The design has responded to recommendations from the Old Oak 
and Park Royal PLACE Review Group. The impact on the townscape and local 
heritage assets has been assessed in detail and no harm has been identified. 
The design includes the use of high quality materials that complement both the 
historic and current local character.  The London Plan allows for higher density 
levels in opportunity areas where new homes will be delivered in appropriate 
locations. The homes would all meet or exceed the London Plan space 
standards, have access to private and shared amenity spaces and benefit from 
good levels of daylight and sunlight. A wind microclimate analysis has shown that 
the local environment would be within acceptable limits provided mitigation is 
incorporated where necessary. 

11.4 A new on-street servicing bay would be provided on Lakeside Drive ensuring that 
all servicing and deliveries to the commercial units in this location can take place 
without impacting on traffic. Further facilities for on-site servicing would also be 
provided and a Delivery and Servicing Plan would be secured. Residential car 
and cycle parking have been provided in accordance with policy requirements 
and Blue Badge spaces have been provided for each wheelchair accessible unit.  

11.5 The energy strategy complies with the London Plan and the development would 
connect to the existing Decentralised Energy Centre located on Lakeside Drive. 
The impacts of noise, air quality and flood risk and water management have been 
assessed in detail and are considered acceptable. 

11.6 The application demonstrates compliance with the NPPF and policies in the 
London Plan, OAPF, OPDC Regulation 19 Local Plan and Brent’s Core Strategy 
and Regulation 18 Development Management DPD. Subject to the completion of 
a Section 106 legal agreement to secure the benefits set out in the report and the 
conditions below, the proposals are considered acceptable. 

12 Recommended planning conditions 

12.1 COMPLIANCE – Time limit 

The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 

Reason: In accordance with Section 91 of the Town and Country Planning Act 
1990 (amended by Section 51 of the Compulsory Purchase Act 2004).  

 

12.2 COMPLIANCE – Approved plans 



 
 

 

The development shall be carried out in accordance with the following drawings: 
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16083_03_07_201 P3 

16083_03_07_202 P3 

16083_03_07_203 P3 

16083_03_07_204 P3 

16083_03_07_205 P3 

16083_03_07_206 P2 

16083_03_07_207 P3 

16083_00_00_300 P4 

16083_00_07_301 P4 



 
 

 

16083_01_07_302 P3 

16083_01_07_303 P4 

16083_02_07_304 P2 

16083_02_07_305 P3 

16083_03_07_306 P3 

16083_03_07_307 P3 

16083_00_07_700 P1 

16083_00_07_701 P1 

16083_00_07_702 P1 

16083_00_07_703 P1 

16083_00_07_704 P1 

16083_00_07_705 P1 

16083_00_07_706 P1 

16083_00_07_707 P1 

16083_00_07_708 P1 

16083_00_07_709 P1 

16083_00_07_710 P1 

16083_01_07_400 P1 

16083_01_07_402 P1 

16083_01_07_403 P1 

16083_02_07_400 P1 

16083_02_07_404 P1 

PKRL-ACM-XX-XX-SK-CE-00010 P1 

 

Documents 

Affordable Housing Statement, Fairview New Homes, 31 May 2017 

Archaeological Desk Based Assessment, CgMs, October 2016 

Commercial Car Parking Ratio, JLL, May 2017 

Construction Environmental Management Plan, Fairview New Homes, 19 
September 2017 

Construction Logistics Plan, Fairview New Homes, May 2017 

Construction Travel Plan, Fairview New Homes, May 2017 

Design and Access Statement, Allies and Morrison, August 2017 

Energy Statement, Low Energy Consulting Limited, 30 May 2017 

Environmental Statement, Deloitte Real Estate, June 2017  

Landscape Addendum, Mac Farlane and Associates, 21 August 2017 

Landscape Management Plan, Mac Farlane and Associates, 21 August 2017 

Foul Drainage and Utilities Assessment, Aecom, 26 May 2017 

Overheating Analysis Report, Low Carbon Energy Consulting, 21 August 2017 

Parking Strategy, Allies and Morrision, 1 September 2017 

Phase 1 Geo-Environmental Desk Study, BRD, March 2016 

Phase 2 Geo-Environmental Site Investigation, March 2016 

Planning Statement, Deloitte Real Estate, May 2017 



 
 

 

Refuse and Recycling Operational, Aecom, May 2017 

Site Waste Management Plan, May 2017 

Statement of Community Involvement, Curtain and Co, May 2017 

Sustainability Statement, Low Energy Consultancy Limited, 30 May 2017 

Tree Survey and Impact Assessment, Ian Keen Limited, May 2017 

Ventilation and Extraction Statement, Fairview New Homes 

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

 

12.3 PRE-COMMENCEMENT – Construction and Environmental Management 

Plan (CEMP) 

 

No development shall take place, including any works of demolition, until a 
Construction and Environmental Management Plan (CEMP) for the proposed 
development to address how the impacts of demolition and construction on 
the local highway network and the local environment has been submitted to 
and approved in writing by the local planning authority. The CEMP must 
include the following details (where appropriate): 

 a construction programme including a 24-hour emergency contact 

number; 

 parking of vehicles of site operatives and visitors (including measures 

taken to ensure satisfactory access and movement for existing 

occupiers of neighbouring properties during construction); 

 arrangements to minimise the potential for noise and vibration 

disturbance; 

 locations for loading/unloading and storage of plant and materials used 

in constructing the development; 

 erection and maintenance of security hoardings; 

 wheel washing facilities and measures to control the emission of dust 

and dirt during construction; and 

 a scheme for recycling/disposing of waste resulting from demolition 

and construction works in accordance with the waste hierarchy and 

circular economy principles. 

 



 
 

 

The development (including any works of demolition) shall only be carried out in 
accordance with the approved CEMP. 

Reason: To avoid blocking the surrounding streets and to protect the 
environment of people in neighbouring properties in accordance with London 
Plan (2016) policies 6.12 ‘Road Network Capacity’ and 7.15 ‘Reducing and 
Managing Noise, Improving and Enhancing the Acoustic Environment and 
Promoting Appropriate Soundscapes’ and OPDC Regulation 19 Local Plan 
(2017) policies T7 ‘Freight, servicing and deliveries’ and T8 ‘Construction’. This 
condition is required prior to commencement as it is required to mitigate the 
potential environmental impacts of all works on site. 

12.4 PRE-COMMENCEMENT – Construction Logistics Plan (CLP) 

No development shall take place, including any works of demolition, until a 
Construction Logistics Plan (CLP) for the proposed development has been 
submitted to and approved in writing by the local planning authority. The CLP 
shall include information on: 

i) booking systems;  

ii) consolidated or re-timed trips; 

iii) secure off-street loading and drop off facilities; and 

iv) compliance with the Construction Logistics Strategy for the wider OPDC 

area, if available.  

The development (including any works of demolition) shall only be carried out 
in accordance with the approved details. 

Reason: To protect the amenity of local residents and to limit any impact on 
the local highway network in accordance with London Plan (2015) policy 6.12 
‘Road Network Capacity’ and OPDC Regulation 19 Local Plan (2017) T9 
‘Construction’. This condition is required prior to commencement as it is 
required to mitigate the potential transport impacts of all works on site. 

12.5 PRIOR TO ANY PILING WORK – Piling method statement (Thames 

Water) 

No piling required for a building shall take place until a piling method 
statement for that building (detailing the depth and type of piling to be 
undertaken and the methodology by which such piling will be carried out, 
including measures to prevent and minimise the potential for damage to 
subsurface water infrastructure, and the programme for the works) has been 
submitted to and approved in writing by the local planning authority in 



 
 

 

consultation with Thames Water.  Any piling must be undertaken in 
accordance with the terms of the approved piling method statement. The 
development shall not be brought into use until any necessary mitigation 
measures identified by the method statement have been approved in writing 
by the local planning authority and carried out in full in accordance with the 
approved details. 

Reason: To protect water infrastructure in the vicinity of the site because the 
proposed works will be in close proximity to underground water utility 
infrastructure in accordance with London Plan (2016) policies 5.14 ‘Water 
Quality and Wastewater Infrastructure’ and 5.15 ‘Water Use and Supplies’ 
and OPDC Regulation 19 Local Plan (2017) policy EU3 ‘Water’. 

12.6 PRIOR TO COMMENCEMENT (Block A) - Temporary car-park 

Prior to the commencement of Block A, as indicated on the approved plan 
16083_ 00_07_004 P1, a strategy for the removal of all car-parking spaces 
(‘Car-Park Removal Strategy’), that do not form part of the approved 
development, from the site shall be submitted to and approved in writing by 
the local planning authority. The approved Car Park-Removal Strategy shall 
be implemented in full. Notwithstanding the approved Car-Park Removal 
Strategy any car-parking spaces on the application site that are not indicated 
on the approved plans shall be removed from the site no later than 1 July 
2020. 

Reason: In order to ensure compliance with policy T4 ‘Parking’ of the OPDC 
Regulation 19 Local Plan. The condition is required prior to commencement of 
Block A as the existing car-parking on site to be relocated will be 
accommodated on the site of Block A. 

 

12.7 PRIOR TO ABOVE GROUND WORKS – Detailed drawings 

Notwithstanding the approved plans, prior to any above ground works on each 
of the buildings, detailed drawings comprising elevations and sections of the 
following for that building at 1:20 or 1:50, as appropriate, shall be submitted to 
and approved in writing by the local planning authority: 

a. ground floor elevations; 

b. a bay study for each building of the materials, cladding and glazing; 

c. residential entrances (with canopies where relevant); 

d. principle features on all facades; 



 
 

 

e. balconies (including soffits and balustrades); 

f. shopfronts and windows/glazing to the commercial uses; 

g. typical window openings including surrounds; 

h. the parapets/roof edges and screens at the top of the building; 

i. any roof level structures including flues and lift overruns; 

j. basement car-park accesses; 

k. entrances to the raised courtyards; and 

l. balcony details to Block A on Lakeside Drive (Block A only). 

 
The development shall only be carried out in accordance with the approved 
details. 

Reason: To ensure that the appearance of the building is suitable and it 
contributes to the character and appearance of the area in accordance 
with London Plan (2016) policies 7.4 ‘Local Character’ and 7.6 
‘Architecture’ and OPDC Regulation 19 Local Plan (2016) policy D4 ‘Well-
Designed Buildings’. 

12.8 PRIOR TO ABOVE GROUND WORKS – Material samples and sample 

panels 

Prior to the commencement of above ground works on each building: 

a. samples of all facing materials, including glazing, and elevations 
annotated to show where the materials are to be located for that building 
shall be submitted to and approved in writing by the local planning 
authority; and 

b. sample panels for that building shall be constructed on site to show the 
typical facades including glazing, cladding and frames where relevant, 
made available for inspection by the local planning authority and approved 
in writing.  

The development shall only be carried out in accordance with the approved 
details. 

Reason: To ensure that the appearance of the building is suitable and it 
contributes to the character and appearance of the area in accordance with 
London Plan (2016) policy 7.4 ‘Local Character’ and OPDC Regulation 19 
Local Plan (2017) policy D4 ‘Well Designed Buildings’ 



 
 

 

12.9 PRIOR TO ABOVE GROUND WORKS – External equipment 

Prior to the commencement of above ground works of each building details of 
the appearance of any external equipment to be installed on the building 
including window cleaning equipment and mechanical plant shall be submitted 
to and approved in writing by the local planning authority. Above ground 
works shall not be commenced on the relevant building until the details have 
been approved in writing by the local planning authority. The equipment shall 
only be installed in accordance with the approved details. 

Reason: In the interests of the character and appearance of the area in 
accordance with London Plan (2016) policy 7.6 ‘Architecture’ and OPDC 
Regulation 19 Local Plan (2017) policy D4 ‘Well-Designed Buildings’. 

12.10 PRIOR TO ABOVE GROUND WORKS – Hard and soft landscaping 

Prior to the commencement of any above ground works, a scheme of hard 
and soft landscaping for all private, public and communal amenity spaces on 
the site shall be submitted to an approved in writing by the Local Planning 
Authority. The details submitted shall include: 
 

 details of all materials and hard landscaping; 

 details of all surface parking and servicing bays; 

 details of a dedicated cycle lane along the southern side of the site;  

 details of street furniture; 

 species and a planting schedule showing the number, size, species and 

location of trees and shrubs; 

 tree planting, including size and species; 

 details of all boundary treatments, including access points to the Diageo 

Park; 

 details of any fences, walls or other means of enclosure; 

 details of signage; 

 details of existing and proposed levels; 

 a landscaping maintenance and management plan; and 

 a landscaping implementation programme with clear milestones. 

The approved landscaping shall be carried out in full accordance with the 
approved details and programme. Any plants which within a period of five 
years from the completion of the development die, are removed or become 
seriously damaged or diseased, shall be replaced in the next planting season 
with others of similar size and species. 



 
 

 

Reason: In the interests of the character and appearance of the area, to 
ensure appropriate accessibility and to support biodiversity in accordance with 
London Plan (2016) policies 7.19 ‘Biodiversity and Access to Nature’ and 7.4 
‘Local Character’ and OPDC Regulation 19 Local Plan (2017) policy D2 
‘Public realm’. 

 
12.11 PRIOR TO ABOVE GROUND WORKS – Ventilation Strategy 

Prior to the commencement of any above ground works for each building, a 
Ventilation/Cooling Strategy for that building, including details of all mitigation 
required to overcome overheating issues within the building, shall be 
submitted to and approved in writing by the Local Planning Authority. Any 
mitigation measures within the approved Ventilation/Cooling Strategy shall be 
implemented in full prior to the first occupation of the relevant building. 

Reason: To prevent overheating within the units in accordance with London 
Plan (2016) policy 5.9 ‘Overheating and cooling’, and OPDC Regulation 19 
Local Plan (2017) policy EU9 ‘Minimising Carbon Emissions and 
Overheating’. 

 

12.12 PRIOR TO ABOVE GROUND WORKS – Drainage strategy 

Prior to the commencement of any above ground works, a Drainage Strategy 
shall be submitted to and approved in writing by the local planning authority. 
The strategy shall investigate measures for attenuating surface water to 
greenfield run-off rates including permeable paving and green/brown/blue 
roofs. The approved measures shall be implemented in full before the 
development is first brought into use and the development shall only be 
carried out in accordance with the approved details. 

Reason: To minimise the risk of surface water flooding in the vicinity of the 
site in accordance with London Plan (2016) policy 5.13 ‘Sustainable Drainage’ 
and OPDC Regulation 19 Local Plan (2017) policy EU3 ‘Water’. 

 

12.13 PRIOR TO ABOVE GROUND WORKS – Water Supply 

Prior to the commencement of any above ground works, an impact study of 
the existing water supply infrastructure shall be submitted to, and approved in 
writing by, the Local Planning Authority. The study should determine the 
magnitude of any new additional capacity required in the system and a 



 
 

 

suitable connection point and the development shall be carried out in 
accordance with the approved impact study.  

Reason: To ensure that the water supply infrastructure has sufficient capacity 
to cope with the additional demand.in accordance with policy EU3 ‘Water’ of 
the OPDC Regulation 19 Local Plan. 

 

12.14 PRIOR TO ABOVE GROUND WORKS – Biodiversity 

Prior to the commencement of any above ground works a Biodiversity 
Strategy, including measures to be implemented to mitigate any potential 
harm to, and support local Biodiversity, including a programme for 
implementation of the strategy, shall be submitted to and approved in writing 
by the Local Planning Authority and the development shall be implemented in 
accordance with the approved programme.  

Reason: In the interests of protecting and supporting local biodiversity in 
accordance with policy EU2 ‘Urban Greening and Biodiversity’ of the 
Regulation 19 OPDC Local Plan. 

 

12.15 PRIOR TO ABOVE GROUND WORKS – Photovoltaic Panels  
 
Prior to the commencement of any above ground works, further details of 
photovoltaic (PV) panels to be installed on each building, in accordance with 
the approved Energy Statement, dated 30 May 2017, prepared by Low 
Carbon Energy Consultancy Ltd, including a roof plan confirming the locations 
of the PV panels, shall be submitted to and approved in writing by the Local 
Planning Authority. The approved details for each building shall be 
implemented in full prior to first occupation of the relevant building. 
 
Reason: To ensure the development maximises energy efficiency measures 
in accordance with London Plan (2016) policies 5.2 ‘Minimising Carbon 
Dioxide Emissions’ and 5.7 ‘Renewable energy’ and OPDC Regulation 19 
Local Plan (2017) policy EU9 ‘Minimising Carbon Emissions and 
Overheating’. 

 

12.16 PRIOR TO ABOVE GROUND WORKS – Energy strategy 
 
The development hereby approved shall be implemented in accordance with 
the Energy Statement, dated 30 May 2017, prepared by Low Carbon Energy 



 
 

 

Consultancy Ltd submitted as part of the planning application. The measures 
containing in the Energy Statement shall be maintained for the lifetime of the 
development. 
 

Reason: To ensure the development maximises energy efficiency measures 
in accordance with London Plan (2016) policies 5.2 ‘Minimising Carbon 
Dioxide Emissions’ and 5.7 ‘Renewable energy’ and OPDC Regulation 19 
Local Plan (2017) policy EU9 ‘Minimising Carbon Emissions and Overheating’ 

 

12.17 PRIOR TO ABOVE GROUND WORKS – Meanwhile Strategy 

Prior to the commencement of any above ground works, a Meanwhile Uses 
Feasibility Study which explores the feasibility of accommodating Meanwhile 
Uses on the site during the construction of the development, and, if feasible, 
sets out a strategy for implementing Meanwhile Uses during construction, 
shall be submitted to and approved in writing by the local planning authority.  
The approved Meanwhile Uses Feasibility Study shall be implemented in full. 

Reason: To ensure the development appropriately explores the potential to 
contribute positively to the character and early activation of the site in 
accordance with policy TCC9 ‘Meanwhile Uses’ of the Regulation 19 OPDC 
Local Plan. 

 

12.18 PRIOR TO ABOVE GROUND WORKS – Microclimate 

Prior to the commencement of any above ground works details of the 
proposed wind microclimate mitigation measures shall be submitted to and 
approved in writing by the local planning authority. The relevant mitigation 
measures shall be installed in full before the area of the site requiring the 
mitigation is brought into use. 

Reason: To ensure that the microclimate around the buildings is appropriate 
in accordance with London Plan (2015) policy 7.7 ‘Location and Design of Tall 
and Large Buildings’ and OPDC Regulation 19 Local Plan (2017) policy D6 
‘Amenity’. 

 

12.19 PRIOR TO ABOVE GROUND WORKS – Flood Risk Design Measures 

 

Prior to the commencement of any above ground works further details of 

measures to avoid constructing vulnerable parts of the buildings such as 



 
 

 

doorways, basements or utilities in areas of risk of surface water flooding shall 

be submitted to and approved in writing by the local planning authority. The 

development shall be carried out in accordance with the approved details. 

Reason: In the interests of reducing the risk and potential impact of surface 

water flooding in accordance with policy 5.12 ‘Flood Risk’ of the London Plan 

2016. 

 

 

12.20 PRIOR TO OCCUPATION – Internal noise levels 

 
Prior to occupation of each residential building, hereby approved, the results 
of a test carried out in accordance with BS8233:2014 'Guidance on sound 
insulation and noise reduction for buildings’ to confirm that the following 
internal noise levels have been achieved within the residential units within that 
building shall be submitted to and approved in writing by the Local Planning 
Authority. 
 

 Bedrooms (23:00-07:00 hrs) 30 dB LAeq;  

 Living Rooms (07:00-23:00 hrs) 35 dB LAeq; and  

 Kitchens, (07:00-23:00 hrs) 45 dB LAeq. 

 
Reason: To minimise the risk of noise or vibration disturbance for future 
residents in accordance with London Plan (2015) policy 7.15 ‘Reducing and 
Managing Noise, Improving and Enhancing the Acoustic Environment and 
Promoting Appropriate Soundscapes’ and OPDC Regulation 19 Local Plan 
(2017) policy EU5 ‘Noise and Vibration’ 

 

12.21 PRIOR TO OCCUPATION – Contaminated Land 

Prior to the first occupation of each building, a verification report shall be a 
prepared by competent persons to provide confirmation that the 
recommendations contained within the ‘Phase 2 Geo-Environmental Site 
Investigation’ report (reference BRD2634-OR2-B), prepared by BRD and 
dated April 2016 have been fully implemented and that the site is suitable for 
end use. The verification report shall be submitted to and approved in writing 
by the Local Planning Authority prior to the commencement of above ground 
construction works. 

Reason: Potentially contaminative land uses (past or present) are understood 
to occur at, or near to, this site. The condition is required to ensure that no 



 
 

 

unacceptable risks are caused to humans, controlled waters or the wider 
environment during and following the development works in accordance with 
London Plan (2016) policy 5.21 ‘Contaminated Land’, and OPDC Regulation 
19 Local Plan (2017) policy EU13 ‘Land contamination’. 

 

12.22 PRIOR TO OCCUPATION – Antennae/satellite dishes 

Prior to the first occupation of each of the buildings, hereby approved, details 
to show appropriate locations for communal antennae and satellite dishes for 
that building that can be used by occupants of the building shall be submitted 
to and approved in writing by the local planning authority. The development 
shall only be carried out in accordance with the approved details. 

Reason: In the interests of the character and appearance of the area in 
accordance with London Plan (2016) policy 7.4 ‘Local Character’ and OPDC 
Regulation 19 Local Plan (2017) policies D4 ‘Well-Designed Buildings’. 

. 

12.23 PRIOR TO OCCUPATION– Lighting strategy 

Prior to first occupation of the development a lighting strategy to address all 
external lighting across the development, and a programme for 
implementation, shall be submitted to and approved in writing by the local 
planning authority. The development shall only be carried out in accordance 
with the approved details and programme. 

Reason: In the interests of the character and appearance of the area in 
accordance with London Plan (2015) policy 7.4 ‘Local Character’ and OPDC 
Regulation 19 Local Plan (2017) policies D4 ‘Well-Designed Buildings’ and D6 
‘Amenity’. 

 

12.24 PRIOR TO OCCUPATION – Disabled Parking Bays 

Prior to first occupation of each building the disabled parking bays for the 
relevant building shall be marked out in accordance with the approved plans. 
The disabled parking bays shall be made available at all time to motorist 
displaying a ‘Blue Badge’ parking permit. 

Reason: To provide suitable parking for disabled persons in accordance with 
London Plan (2016) policy 3.8 ‘Housing Choice’ and OPDC Regulation 19 
Local Plan (2017) policies D3 ‘Accessible and Inclusive design’ and T4 
‘Parking’. 



 
 

 

12.25 PRIOR TO OCCUPATION – Play equipment (Amenity Spaces) 

Prior to the first occupation of each building, details of the play equipment for 
the child play spaces within the amenity space of the relevant building shall be 
submitted to and approved in writing by the local planning authority. The 
building shall not be occupied until the details have been approved in writing 
and the equipment installed in full accordance with the approved details. 

 
12.26 PRIOR TO OCCUPATION – Play equipment (Public Plaza) 

Prior to the occupation of 404 (50%) of the approved residential units, details 
of the play equipment to be provided within the public realm shall be 
submitted to and approved in writing by the local planning authority. No more 
than 726 (90%)of the approved residential units shall be occupied until the 
details have been approved in writing and the play equipment installed in full 
accordance with the approved details. 
 
Reason: To ensure that appropriate equipment is positioned in the areas 
identified for play space according to the intended age group in accordance 
with London Plan (2016) policy 7.5 ‘Public Realm’ and OPDC Regulation 19 
Local Plan (2016) policy D9 ‘Play space’. 

 
12.27 PRIOR TO OCCUPATION – Electric Vehicle Charging Points 

 
Within each building electric vehicle charging points (‘EVCP’) shall be 
provided for 20% of the car parking spaces and passive provision shall be 
made available for the remaining 80% of the spaces so that the spaces are 
capable of being readily converted to electric vehicle charging points. The 
location of the EVCP spaces and charging points for each building shall be 
submitted to and approved in writing by the local planning authority prior to 
first occupation of any of the residential units within that building . Prior to the 
first occupation of the building the approved EVCP shall be constructed and 
marked out and shall thereafter be retained permanently to serve the vehicles 
of occupiers.  

Reason: To encourage the use of electric vehicles in the interests of 
sustainability in accordance with London Plan (2016) policy 6.13 ‘Parking’ and 
OPDC Regulation 19 Local Plan (2017) policy T4 ‘Parking’. 

 

 

 



 
 

 

12.28 PRIOR TO OCCUPATION– Delivery and Servicing Plan 

 
Prior to the first occupation of each building, a Delivery and Servicing Plan to 
demonstrate how deliveries to the building will be accommodated and 
managed shall be submitted to and approved in writing by the local planning 
authority. The Plan shall include suitable capacity for the anticipated size of 
delivery/servicing vehicles, appropriate storage areas, management 
arrangements for deliveries and the intended routing of vehicles. The 
development shall not be brought into use until the Delivery and Servicing 
Plan has been approved in writing and the Delivery and Servicing Plan shall 
be adhered to thereafter. 

Reason: To avoid blocking the highway network and to protect the amenity of 
people in neighbouring properties in accordance with London Plan (2015) 
policies 6.11 ‘Smoothing Traffic Flow and Tackling Congestion’ and 6.12 
‘Road Network and OPDC Regulation 19 Local Plan (2017) policies T7 
‘Freight, servicing and deliveries’. 

 

12.29 PRIOR TO OCCUPATION – Waste and Recycling Storage 

 
Prior to first occupation of each building further details of the waste and 
recycling storage and collection facilities shown on the approved plans and a 
management strategy for the collection of refuse/recycling from building shall 
be submitted to the Local Planning Authority for approval. The approved 
details shall be implemented in full prior to the first occupation of the relevant 
building and the management plan shall be adhered to thereafter. 
 
Reason: To ensure that adequate arrangements have been made for the 
storage and collection of waste and recycling in accordance with London Plan 
(2016) policies 5.17 ‘Waste Capacity’ and 6.12 ‘Road Network Capacity’ and 
OPDC Regulation 19 Local Plan (2017) policy EU6 ‘Waste’. 

 
12.30 PRIOR TO OCCUPATION – Cycle Storage (Residential) 

 
Prior to the first occupation of each building further details of the cycle storage 
indicated on the approved plans shall be submitted to and approved in writing 
by the Local Planning Authority. The approved details shall be fully 
implemented prior to first occupation of the relevant building and the cycle 
storage shall be made available at all times to everyone using the 
development and not used for any other purpose. 



 
 

 

 
Reason: To encourage cycling as a means of sustainable transport in 
accordance with London Plan (2015) policy 6.9 ‘Cycling’ and OPDC 
Regulation 19 Local Plan (2017) policy T3 ‘Cycling’. 

 

12.31 PRIOR TO OCCUPATION – Cycle Storage (Visitor) 

 
Prior to the first occupation of any part of the development further details of 
the cycle storage for visitors to the development, including a programme for 
the implementation of the storage, shall be submitted to and approved in 
writing by the Local Planning Authority. The approved details shall be fully 
implemented in accordance with the approved programme and the cycle 
storage shall be made available at all times to everyone visiting the 
development. 
 
Reason: To encourage cycling as a means of sustainable transport in 
accordance with London Plan (2015) policy 6.9 ‘Cycling’ and OPDC 
Regulation 19 Local Plan (2017) policy T3 ‘Cycling’. 

 

12.32 PRIOR TO OCCUPATION – Nursery Travel Plan 

 
Prior to the commencement of the use of the children’s nursery which is part 
of the approved development a Travel Plan including measures to mitigate the 
potential transport impacts of the nursery shall be submitted to and approved 
in writing by the Local Planning Authority. The nursery use shall operate in 
accordance with the approved Travel Plan. 
 
Reason: To ensure that the children’s nursery would have an acceptable 
impact on the local transport network in accordance with policy T9 ‘Transport 
Assessments and Travel Plans’ of the Regulation 19 OPDC Local Plan. 

 
12.33 PRIOR TO OCCUPATION - Car Parking Management Plan 

Prior to first occupation of any part the development, a Car-Parking 
Management Plan to demonstrate how parking on the site will be allocated 
and managed shall be submitted to and approved in writing by the local 
planning authority. The development shall not be occuied until the Car-
Parking Management Plan has been approved in writing and the Plan shall be 
adhered to thereafter. 



 
 

 

Reason: To ensure that car-parking on the site is appropriately managed and 
enforced in accordance with and OPDC Regulation 19 Local Plan (2017) 
policies T4 ‘Parking’. 

 

12.34 PRIOR TO OCCUPATION – Air Quality 

Prior to the occupation of each building, a verification report which provides 
evidence that the mitigation measures described in the approved Air Quality 
Impact Assessment have been implemented in full for that building shall be 
submitted to and approved in writing by the Local Planning Authority. 
 
Reason: To ensure that air quality objectives are met in accordance with 
London Plan (2016) policy 7.14 ‘Improving Air Quality’ and  policy EU4 ‘Air 
Quality’ of the OPDC Regulation 19 Local Plan. 

 
12.35 COMPLIANCE – Accessibility 

All residential units indicated on the approved drawings as being suitable for 
wheelchair users (WC) shall be compliant with part M4 category 3 of the 
Building Regulations. All other units shall be compliant with part M4 category 
2 of the Building Regulations. 

Reason: To provide suitable access for disabled persons in accordance with 
London Plan (2016) policy 3.8 ‘Housing Choice’ and OPDC Regulation 19 
Local Plan (2017) policy D3 ‘Accessible and Inclusive design’. 

 

12.36 COMPLIANCE – Noisy working hours 

Any building or demolition work which can be heard at the boundary of the 
site may only be carried out between the following hours: 

 08.00 – 18.00 Monday to Friday; 

 08.00 – 13.00 on Saturdays; and 

 not at all on Sundays, bank holidays and public holidays. 

Reason: In the interests of the amenity of local residents in accordance with 
London Plan (2016) policy 7.15 ‘Reducing and Managing Noise, Improving 
and Enhancing the Acoustic Environment and Promoting Appropriate 
Soundscapes’. 

 

 



 
 

 

12.37 COMPLIANCE - Water Use 

The development hereby approved shall fully comply with the optional 
requirements set out in paragraph (2)(b) of Requirement G2 of the Building 
Regulations 2010, as amended, to ensure that mains water consumption 
would meet a target of 105 litres or less per head per day, excluding an 
allowance of 5 litres or less per head per day for external water consumption. 
 
Reason: To ensure appropriate levels of water efficiency within the 
development in accordance with the London Plan (2016) policy 5.15 ‘Water 
use and supplies’. 

 

12.38 COMPLIANCE – Tree Removal 

The removal of any trees shall be undertaken outside of the nesting bird 
season (generally extends between March and September inclusive). If this is 
not possible then any tree that is to be removed or disturbed shall be checked 
by an experienced ecologist for nesting birds immediately prior to the removal 
of the tree commencing. If birds are found to be nesting any works which may 
affect them is required to be delayed until the young have fledged and the 
nest has been abandoned naturally. 
 
Reason: To ensure that nesting birds are not harmed by the development in 
accordance with policy EU2 ‘Urban Greening and Biodiversity’ of the 
Regulation 19 OPDC Local Plan. 

 

12.39 COMPLIANCE – Plant Noise  

The design, specification and installation of fixed plant shall be such that 
when operating the cumulative noise level LAeq Tr arising from the proposed 
plant, measured at 1m from the facade of the nearest noise sensitive 
premises, shall be a rating level of at least 5dB(A) below the background 
noise level LAF90 Tbg. The measurement of the noise should be carried out 
in accordance with the methodology contained within BS 4142:2014.  

Reason: To minimise the risk of noise or vibration disturbance for future 
residents in accordance with London Plan (2016) policy 7.15 ‘Reducing and 
Managing Noise, Improving and Enhancing the Acoustic Environment and 
Promoting Appropriate Soundscapes’ and OPDC Regulation 19 Local Plan 
(2017) policy EU5 ‘Noise and Vibration’. 

 



 
 

 

12.40 COMPLIANCE – Nursery Use 

Notwithstanding the provisions of the Town and Country Planning (Use 
Classes) Order 1987 (as amended) and the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended), the 
approved children’s nursery use shall be retained on-site and shall not be 
changed to any other use including any use within Use Class D1 (non-
residential institution) of the Town and Country Planning (Use Classes) Order 
1987 (as amended). 

Reason: To ensure the delivery of a valuable community use for which there 
is an identified requirement in accordance with policies CP12 ‘Park Royal’ and 
CP23 ‘Protection of existing and provision of new Community and Cultural 
Facilities’ and OPDC Regulation 19 Local Plan (2017) policy TCC4 ‘Social 
Infrastructure’. 

 
Informatives 

12.41 Thames Water will aim to provide customers with a minimum pressure of 10m 
head (approximately one bar) and a flow rate of nine litres/minute at the point 
where it leaves Thames Waters pipes. The developer should take account of 
this minimum pressure in the design of the proposed development. 
 

12.42 There are large Thames Water mains crossing the development site which 
may/will need to be diverted at the Developer’s cost, or necessitate 
amendments to the proposed development design so that the aforementioned 
main can be retained. Unrestricted access must be available at all times for 
maintenance and repair. Please contact Thames Water Developer Services, 
Contact Centre on Telephone No: 0800 009 3921 for further information. 

12.43 There are large water mains adjacent to the proposed development. Thames 
Water will not allow any building within five metres of them and will require 24 
hours access for maintenance purposes. Please contact Thames Water 
Developer Services, Contact Centre on Telephone No: 0800 009 3921 for 
further information. 

12.44 Under the terms of the Planning Act 2008 (as amended) and Community 
Infrastructure Levy Regulations 2010 (as amended), this development is liable 
to pay the Mayor of London's Community Infrastructure Levy (CIL). This will 
be calculated in accordance with the Mayor of London's CIL Charging 
Schedule 2012. Liability to pay CIL must now be assumed by submitting an 
Assumption of Liability Notice to the OPDC at 
planningapplications@opdc.london.gov.uk.  

mailto:planningapplications@opdc.london.gov.uk


 
 

 

12.45 The applicant and/or contractor are encouraged to sign up to the Fleet 
Recognition Scheme (FORS) which promotes better safety standards during 
construction. The FORS guidance can be found at http://www.tfl.gov.uk/info-
for/freight/safety-and-the-environment/managing-risks-wrrr. 

12.46 The applicant is advised that prior to making a submission in relation to 
condition 12.8, requiring further details of external materials, that they should 
discuss the materials to be submitted with an Approved Building Control 
Surveyor in order to ensure that they meet with current fire safety regulations. 

12.47 The applicant is strongly encouraged to consider the use of a sprinkler system 
within the development. Sprinkler systems installed in buildings can 
significantly reduce the damage caused by fire and the consequential cost to 
businesses and housing providers, and can reduce the risk to life.  
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