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Meeting date: 12 October 2023 
Report to: Planning Committee 
Report of: Director of Planning 
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1 Summary 

Application 
reference 

21/0181/OUTOPDC 

Site address 1 Portal Way, Acton, London W3 6RS 
 
Proposal 

 
Hybrid planning application (part full/part outline) 
for the demolition of all buildings and phased 
redevelopment to provide up to seven buildings. 
 
Full planning permission is sought for a ground 
plus 55 storey building (227.75m AOD) 
comprising of 461 residential units (Class C3) and 
75 sq.m of flexible commercial/community/town 
centre uses (Classes E/F) and ground plus 18 
storey building (100.175m AOD) providing 384 co-
living units (Sui Generis) OR 384 student 
accommodation units (Sui Generis), 637 sq.m of 
co-working space (Class E) and 128 sq.m of 
flexible commercial/community/town centre uses 
(Classes E/F/Sui Generis), along with basement, 
associated cycle and car parking, creation of 
publicly accessible landscaped open space and 
associated highway works and public realm 
improvements. 
 



Outline planning permission is sought for a 
ground plus up to 18 storey building (up to 
112.715m AOD) providing up to 17,477 sq.m of 
office floorspace (Class E) and up to 240 sq.m of 
flexible commercial/community/town centre uses 
(Classes E/F/Sui Generis); a ground plus up to 50 
storeys building (up to 217.7m AOD) providing up 
to 398 residential units (Class C3) and up to 159 
sq.m of flexible commercial/community/town 
centre uses (Classes E/F/Sui Generis); a ground 
plus up to 16 storeys building (up to 96.675m 
AOD) providing up to 11,807 sq.m of hotel (Class 
C1), with up to 260 rooms OR providing up to 
11,633 sq.m of office floorspace (Class E) and up 
to 174 sq.m of flexible 
commercial/community/town centre uses (Classes 
E/F/Sui Generis); a ground plus up to 6 storeys 
building (up to 60.875m AOD) providing up to 53 
residential units (Class C3), and up to 1,093 sq.m 
of flexible commercial/community/town centre 
uses (Class E/F/Sui Generis);  a ground plus up 
to 50 storeys building (up to 214m AOD) providing 
up to 413 residential units (Class C3) and up to 
128 sq.m of flexible commercial/community/town 
centre uses (Class E/F/Sui Generis); two levels of 
below ground space providing up to 5,901sqm 
back of house space (including plant, cycle and 
car parking) ancillary to the residential 
development, up to 2,372sqm of flexible 
commercial / community / town centre uses, with 
up to 4,774sqm of back of house space (including 
plant, cycle and car parking) ancillary to the wider 
flexible commercial / community / town centre 
uses on the site, and associated publicly 
accessible landscaped open space, associated 
highway works and public realm improvements. 
The application is accompanied by an 
Environmental Statement. 
 

Applicant/agent Imperial College London, c/o Iceni Projects 
London Borough  Ealing 
Validation date 18 November 2021 

 
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 hybrid 
planning application (part full/part outline) is for the clearance of the site and 
the erection of 7 buildings ranging in height between 7 and 56 storeys to provide 
up to 1,325 residential units and 384 co-living units or student accommodation 
rooms, and up to 38,890sqm of commercial, community, office, hotel, and town 
centre uses. The application is accompanied by an Environmental Statement. 
It is considered to be significant and potentially contentious in nature and should 
be determined by OPDC Planning Committee.  

1.2 The applicant is Imperial College of Science, Technology and Medicine, and 
the architect for the scheme is Pilbrow and Partners.  

1.3 The site is within the London Borough of Ealing and is within located North 
Acton town centre. .The 1.85-hectare site is bound by the A4000 to the north-
east, Portal Way to the north-west, and Wales Farm Road (also part of the 
A4000) to the south-east. To the south-west the site shares a boundary with 
the low-rise industrial building at 2 Portal Way.  

1.4 The site currently accommodates a low-rise office building that was formerly 
the corporate headquarters of Carphone Warehouse. Carphone Warehouse 
merged with Curry’s in 2014, and the site is now the registered office of Curry’s 
Plc. The office building remains in active use by Curry’s which leases the site 
from Imperial College.  

1.5 Four rounds of public consultation have been undertaken on the application, 
that comprised on each occasion, letters and emails to statutory consultees, 
local stakeholders and 1,457 neighbouring properties, site notices and a press 
notice in the West London Gazette. In response to neighbour consultation 2 
letters in support and 43 objection letters were received. The objections are on 
various grounds such as the height of the buildings and concerns about their 
impact on the skyline and daylight and sunlight conditions, and the impact of 
the development on local services. The main issues set out in the 2 support 
letters are that the site is a suitable location for tall buildings, and that the 
provision of new commercial units and publicly accessible open space would 
beneficially increase activity  and improve the range of facilities within North 
Acton.  The neighbour representations and the statutory consultee comments 
are summarised in Section 6 of this report.  

1.6 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 – including co-living and 

student accommodation, housing mix and residential quality; 
• Urban design, including the content of the design code, height and 

massing, architecture, impact on heritage assets and townscape, 
landscaping, and public open space; 

• Transport impacts, including network capacity, car and cycle parking and 
servicing arrangements; 



• Socio-economics, including job creation, affordable workspace, 
healthcare, and education; 

• Amenity, including daylight and sunlight, construction impacts, privacy 
and overlooking, wind/microclimate, and on-site amenity space; and 

• Environmental issues, including energy efficiency, air quality, flood risk, 
drainage, waste, contaminated land, BREEAM, climate change, ecology 
and biodiversity. 

1.7 The application site is allocated for residential and commercial development by 
Policy SP10 of the OPDC Local Plan 2018-2038 (‘the Local Plan’) and within 
the associated list of site allocations (Table 3.1 of the Local Plan), 1 Portal Way 
is identified as Site Allocation 41 with a minimum delivery target of 764 housing 
units and 3,500 sqm of commercial or industrial floorspace. Policy P7 of the 
Local Plan supports high density mixed use residential and student 
accommodation within this location, and Policy P7C1 supports the delivery of a 
neighbourhood town centre through clustering town centre uses around North 
Acton station and along Victoria Road and Portal Way.  

1.8 The proposed development, providing up to 1,385 residential units and 384 co-
living or student accommodation units and up to 38,918sqm of town centre and 
commercial uses accords with the land use policy objectives for North Acton. 

1.9 The indicative site wide affordable housing provision by tenure is: 

• London Affordable Rent – 53 units 

• Shared Ownership - 84 units 

• Discount Market Rent – 216 units 

• London Living Rent equivalent – 94 units   
1.10 The development would deliver 35% of the proposed 1,325 (Use Class C3) 

residential units as affordable housing (measured by habitable room). 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 undertake a full viability appraisal review of the 
development in this case, although a high level review has been undertaken for 
the purpose of establishing a baseline of costs and values to be utilised for 
comparison purposes in the event that an early stage viability review is 
triggered.  

1.11 The 35% affordable housing to be provided in association with the private for 
sale units comprises a mixture of shared ownership and London Affordable 
Rent (LAR) tenures. The proportion of this element of the affordable housing to 
be provided as LAR amounts to 48% by habitable room, significantly exceeding 
the minimum 30% target within the Local Plan.  

1.12 The 35% affordable housing to be secured in association with the Build to Rent 
accommodation comprises a mix of Discount Market Rent units of which a 
proportion will be let at London Living Rent (LLR) equivalent levels. The 
proportion of this element of the affordable housing to be provided as LLR 



amounts to 42% by habitable room, exceeding the minimum 30% target within 
the London Plan.  

1.13 In respect of Building F proposed as either co-living or student accommodation, 
the Section 106 agreement will secure an affordable housing contribution to be 
utilised towards the provision of off-site affordable housing in the event of 
implementation of a co-living scheme, and would secure the provision of onsite 
affordable student accommodation in the event of implementation as Purpose 
Built Student Accommodation in accordance with the policies of the 
development plan.  

1.14 The affordable housing secured provides an acceptable mix of unit sizes having 
regard to the location and site context that includes a total of 68 three-bedroom 
affordable housing units.  

1.15 In conclusion the affordable housing proposals are fully in accordance with 
development plan policy and are therefore acceptable. 

1.16 The quality of residential accommodation would meet or exceed the design 
standards in the London Plan including good levels of daylight and sunlight. 
The proposals would have some adverse impacts upon the daylight and 
sunlight of adjacent residential properties. However, the level of impact is on 
balance considered acceptable, having regard to the low rise nature of the 
existing development at the site, and the policy objective which seeks high 
density development within North Acton in order to deliver housing and an 
enhanced town centre within a sustainable location.  

1.17 The proposal includes 6 buildings that are ‘tall buildings’ as defined by the Local 
Plan (i.e., 15 storeys or more or over 48m in height). The scheme includes one 
56 storey building, two 51 storey buildings, two 19 storey buildings, one 17 
storey building, and one 7 storey building. The 56 storey building (Building A) 
and one of the 19 storey buildings (Building F) are within Phase 1, the detailed 
element of the application. The remaining buildings are proposed for the outline 
element (Phase 2) of the development and are therefore not yet designed in 
full detail but the proposed parameter plans would allow for buildings up to the 
heights stated above.  

1.18 The principle of tall buildings at the site is consistent with Policy SP9 of the 
Local Plan which identifies North Acton as an area in which tall buildings are 
appropriate, and it is considered that in accordance with the tall buildings policy 
(D4) of the Local Plan that the development would deliver significant benefits 
for the surrounding area and communities including promoting legibility. These 
benefits are discussed within Section 7 (Assessment) of this report.  

1.19 The tall buildings would be visible from the surrounding area and from a number 
of heritage assets. A Townscape and Visual Impact and Heritage Assessment 
has been undertaken in order to assess the potential visual impacts from 41 
viewpoints. The proposals are considered to have an acceptable impact on the 
wider townscape and would not harm the setting or significance of any heritage 
assets. 



1.20 With regard to transport, the site has a Public Transport Accessibility Level 
(PTAL) of 5 on a scale of 0 - 6 where 6 is excellent. The Section 106 obligations 
would secure financial contributions towards improvements to the capacity of 
the local bus network and towards the proposed upgrade of North Acton 
Underground station that will increase its capacity. These measures will 
mitigate the additional transport demand arising from the development. 

1.21 The development would be car free in accordance with Policy T4 of the Local 
Plan, aside from the provision of 58 accessible car parking spaces to meet the 
needs of Blue Badge holders. A car club would be secured through the Section 
106. Cycle parking is provided in accordance with London Plan standards.  

1.22 In conclusion the proposed development is acceptable in relation to transport 
impacts.  

1.23 The scheme would meet London Plan requirements with regard to energy 
efficiency and carbon emissions with an energy strategy that achieves a 73% 
reduction in carbon emissions relative to minimum Building Regulations 
requirements, 14% of which is achieved through energy efficiency measures. 
A connection point to the potential future OPDC District Heat Network is also 
secured.  

1.24 The proposed landscaping scheme would result in an enhancement to the 
biodiversity value of the site, and in other respects the environmental impacts 
of the development are acceptable subject to securing conditions and S.106 
obligations that provide appropriate mitigation.  

1.25 Contributions totalling £10,179,816 have been secured towards local transport 
and infrastructure improvements, education facilities and healthcare facilities to 
fully mitigate the impact of the development in addition to the co-living 
affordable housing payment in lieu. 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.  

1.26 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 Planning Committee is invited to: 

2.1 Resolve to Grant planning 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. Phasing Plan and Strategy  

a. Compliance with a site-wide phasing plan and strategy to be 
submitted to and approved by OPDC prior to implementation; 
b. Compliance with a phasing plan and strategy for each phase or 
sub-phase to be submitted to and approved by OPDC prior to the 
implementation of that phase or sub-phase; 
c. Submission of updated phasing plan and strategy upon each 
anniversary of implementation, and with each application for 
reserved matters approval. 
 

2. Affordable housing 
a. 10% of affordable housing units to be accessible to wheelchair 

users; 
b. Affordable housing payment in lieu of a minimum 

£20,834,676, subject to any higher figure that may be agreed 
between the GLA and the applicant, in respect of Building F 
(Phase 1) if implemented as co-living accommodation;  

c. 35% affordable student accommodation in respect of Building 
F if implemented as Purpose Built Student Accommodation;  

d. The provision of 49 London Living Rent and 112 Discount 
Market Rent units within Phase 1; 

e. A early stage viability review mechanism comprising a re-
appraisal of scheme viability to be triggered if the permission 
is not substantially implemented within 24 months after the 
grant of planning permission to be based upon a comparison 
with agreed values and costs at application stage; 

f. A specified Phase 2 affordable housing tenure split and unit 
size mix, that unless otherwise approved, secures the 
provision of 53 London Affordable Rent (LAR), 84 shared 
ownership, 45 London Living Rent, and 104 Discount Market 
Rent units;  

g. A minimum of 30% (by unit) and 42% (by habitable room) of 
the Discounted Market Rent Housing Units to be provided 
within the entire Development to be provided as London Living 
Rent units; 

h. LAR units - nomination rights to be allocated 70% to LBE, 10% 
to LBB, 10% to LBHF and 10% London-wide; 

i. A clawback mechanism in respect of Build to Rent (BtR) 
buildings that provides, in the event of the owner disposing of 
the BtR housing, a payment to OPDC reflecting the value of 
the associated Discount Market Rent housing. 
 

3. Transport 
a. A contribution of £838,500 towards measures to improve the 

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



b. A contribution of £3,200,000 towards measures to improve the 
design and capacity of North Acton Station; 

c. A Healthy Streets and Public Realm contribution of 
£2,787,860 towards the mitigation of air quality impacts and 
the enhancement of public realm and walking and cycling 
routes in the vicinity of the development;  

d. To secure highway works including the installation of a raised 
pedestrian crossing on the A4000, the provision of vehicular 
access to the site and the installation of an on-street loading 
bay with the applicant to enter into Section 38 and Section 278 
highway agreements; 

e. Highway reinstatement works in the event of damage during 
construction; 

f. Car and cycle parking management plans;  
g. Occupants of the development to be prevented from applying 

for parking permits in existing and future Controlled Parking 
Zones; 

h. Establishment of a car club within the development and 
provision of 3 years free car club membership to each first 
occupier of a residential unit within the development;  

i. Provision of Phase 1 Travel Plan and Phase 2 Travel Plan and 
travel plan monitoring, and £3,000 travel plan monitoring 
contribution. 
 

4. Education 
a. A Phase 1 pre-commencement financial contribution of 

£434,280 payable prior to commencement of Building A, and 
an indicative Phase 2 financial contribution of £1,171,632 
payable in tranches on commencement of each Phase 2 
residential building, towards the provision of school places in 
the OPDC Area. Final Phase 2 contribution to be determined 
based on £13,200 per primary school place. 
 

5. Healthcare 
a. A Phase 1 pre-commencement financial contribution of 

£427,961 towards the provision of healthcare facilities;  
b. Submission and approval of a healthcare delivery plan with 

the reserved matters application for Building D2 within Phase 
2 to determine the required size and specification of the 
healthcare facility to be provided at the site;  

c. Construction of the onsite healthcare centre in accordance 
with the healthcare delivery plan;  

d. Reasonable endeavours to enter into an agreement to lease 
the healthcare centre to the NHS North-West London 
Integrated Care Board;  



e. A Phase 2 pre-commencement financial contribution of 
£593,140 towards the provision of healthcare facilities; or 
agreed reduced contribution in the event that the applicant fits 
out the healthcare centre or provides other landlord 
incentives. 
 

6. Training and skills 
a. Submission and approval of Local Labour Skills and 

Employment Strategy and Management Plans for both 
construction and operational phases comprising targets of:  

i. 20% of labour required for the construction phase to 
be sourced from the host Boroughs of Brent, Ealing 
and Hammersmith and Fulham; 

ii. 105 apprenticeships and 106 work placements for 
local residents of the host Boroughs during the 
construction phase, paying no less than the London 
Living Wage. 

iii. 10% of construction contracts to go to suppliers 
located within the host Boroughs;  

iv. 6.2% of end use jobs taken up by local residents of 
the host Boroughs; 

b. Contribution of £706,425 towards the OPDC's employment, 
training and skills and local supply chain initiatives. 
 

7. Green Infrastructure and Public Open Space 
a. Submission for approval of a Green Infrastructure and Public 

Open Space Delivery Plan detailing planting specifications, 
delivery programme, and maintenance schedule; 

b. Completion of approved publicly accessible open space prior 
to occupation of associated residential buildings; 

c. Provision of continuous public access to the designated 
publicly accessible open space within the site;  

d. Submission for approval and subsequent implementation of a 
‘Public London Charter’ Management Plan in respect of the 
publicly accessible open space to secure the principles of 
public access to the open space. 
 

8. Energy and Sustainability 
a. A carbon offset contribution to mitigate any shortfall in carbon 

emissions savings required to achieve a Zero-Carbon 
Development of £2,850 per tonne of residual carbon 
emissions (being £95 per tonne of carbon over 30 years) paid 
on completion of each phase in accordance with a carbon 
emissions audit per phase; 

b. Installation of onsite infrastructure to enable future connection 
of the development to a District Heat Network  



c. Energy monitoring contribution of £17,018 to OPDC towards 
the cost of monitoring compliance with the energy strategy; 

d. Post construction energy performance monitoring and 
reporting in line with London Plan ‘Be Seen’ guidance; 

e. Non-residential buildings to achieve BREEAM ‘Excellent’. 
 

9. Design Monitoring 
a. Retention of the original design team to oversee the 

construction and completion of the development, or payment 
of a £100,000 design monitoring contribution towards OPDC’s 
costs of monitoring the design quality of each phase of the 
development; 

b.  Appointment of a design monitoring team in the event that the 
original design team is not retained. 

  
10. Shared Living  

a.  Submission for approval of co-living accommodation strategy 
and co-living management plan in the event that Building F 
(Phase 1) is implemented as co-living accommodation; 

b. Submission for approval of student accommodation 
management plan in the event that Building F (Phase 1) is 
implemented as Purpose Built Student Accommodation; 

 
11. Wind mitigation 

a. Post completion wind monitoring assessment of Phase 1 and 
Phase 2 in accordance with details approved by OPDC; and 

b.  in the event of unacceptable wind conditions secure the onsite 
implementation of wind mitigation works (as approved by 
OPDC) by the applicant; and  

c. a deposit of £300,000 to OPDC to be utilised for wind 
mitigation works in the event that the applicant fails to 
complete acceptable wind mitigation measures, payment to 
be returned if not utilised. 

 
12. Affordable workspace  

a.  Provision of 969 sqm of affordable workspace at 80% 
discount of market rent - comprises co-working space within 
Building F (Phase 1) and maker space within Phase 2  

b. Submission of Affordable Workspace Delivery and 
Management Plan and Affordable Workspace Strategy for 
each Phase to be approved by OPDC, and implementation 
and management of the affordable workspace in accordance 
with the approved details. 

  



13. Monitoring contribution 
a. A contribution of £75,000 towards the cost of monitoring the 

Section 106 agreement. 
 

14. Legal costs reasonably incurred by OPDC in connection with the 
application. 
 

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

(c) the planning conditions as set out in Appendix A to this report. 

2.2 Delegate authority to the 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; provided that the Director of 
Planning is satisfied that any such changes could not reasonably be 
regarded as deviating from the overall principle of the decision reached by 
the committee nor that such change(s) could reasonably have led to a 
different decision having been reached by the committee. 

(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, (noting the agreement will be signed and executed 
by the Chief Executive Officer and Chief Finance Officer, in accordance with 
the OPDC Scheme of Delegation); 

(c) If the section 106 agreement has not been completed by 31 December 2023 
or within such other extended time as the Director of Planning may consider 
appropriate, to consider whether planning permission should be refused on 
the grounds that the proposals are unacceptable in the absence of a legal 
agreement to secure planning obligations that mitigate the impacts of the 
development. If so, the Director of Planning is authorised to determine the 
application and agree appropriate reasons for refusal under delegated 
powers.  

3 Background information 

Location plan 
3.1 The application site is indicated in red on the maps below. It is within the 

London Borough of Ealing. 
 



 
Figure 1: Location within the OPDC area 

 

 
Figure 2: Site Location Plan 



 
Application site and surroundings  

3.2 1 Portal Way is located approximately 150m south-west of North Acton 
underground station. It is within the area identified as North Acton and Acton 
Wells by ‘Place’ Policy P7 in the Local Plan, and part of the north edge of the 
application site is within the area identified as the North Acton Town Centre 
Cluster (Policy P7C1). 

3.3 The 1.85 hectare site is a corporate office of Curry’s Plc and is in active use.  

3.4 The site is surrounded by roads on three sides; the A4000 to the north-east, 
Portal Way to the north-west, and Wales Farm Road (also part of the A4000) 
to the south-east. To the south-west the site shares a boundary with a low-rise 
industrial building (2 Portal Way) occupied by Dephna, a catering business. 
This site is currently the subject of a planning application for redevelopment 
comprising construction of a part 11-/part 12-storey building for use as 
commercial kitchens and a food hall (OPDC ref 23/0136/FUMOPDC). 

3.5 Wales Farm Road, the section of the A4000 adjacent to the north-east 
boundary of the site, together with Victoria Road/Horn Lane form part of a road 
gyratory system at the junction of the A40 and the A4000.  

3.6 Portal Way is a private road within the ownership of the applicant and falls within 
the planning application site area, with the north-west boundary of the site being 
on the outer edge of this road.  The application site includes the entirety of 
Portal Way which extends to the south of the former Carphone Warehouse 
building and the area of the site that is proposed for redevelopment. In addition 
to serving the application site Portal Way provides vehicular and pedestrian 
access to 6 Portal Way (One West Point), the Algerian Embassy, Holiday Inn – 
London West, and Shurgard Self-Storage. The application site also 
encompasses a pedestrian path within the applicant’s ownership which 
provides a pedestrian link between Portal Way and the A40 to the south-west, 
this path being situated between the sites of the Holiday Inn (4 Portal Way) and 
the Algerian Embassy. 

3.7 The application site is largely covered by the extensive low-rise part two/part 
three storey existing office building that accommodates approximately 14,000 
sqm of floor space and 235 car parking spaces at lower ground and upper 
ground floor level. Around the perimeter of the building are areas of surface 
parking, hard landscaping, a small quantity of predominantly non-native soft 
landscaping including a hedgerow along the Wales Farm Road site boundary 
and a high retaining wall fronting Portal Way. The main entrance and frontage 
of the building is at the north-east of the site facing the A4000. The external 
materials are predominantly blue corrugated metal cladding and curtain wall 
glazing. Recent photographs of the existing site are shown below. 



 
Figure 3: View of the site from Wales Farm Road looking south-west (Google 

Street View) 

 
Figure 4: View of the site from the A4000 looking west (Google Street View) 

 

3.8 The buildings immediately surrounding the site are of varied character and 
scale. To the south-west is the aforementioned Dephna industrial building. The 
opposite side of Wales Farm Road to the south-west is fronted by two storey 
semi-detached houses and maisonettes. To the west on the opposite side of 
Portal Way is the Algerian Embassy, a low-rise building set back from the road, 
and the 4 to 8 storey Holiday Inn accessed from Portal Way but fronting the 
A40. This site has planning permission for redevelopment in the form of two 
linked buildings of 45 and 55 storeys including up to 702 residential units, a 
hotel, workspace, retail and a restaurant (LBE ref 191854OPDFUL). To the 
west of the north part of the site, and to the north of the Algerian Embassy, is 
the One West Point residential development (at 6 Portal Way) with two towers 



the taller being 54 storeys, and three lower height blocks (two of which are 
linked at ground level) of 8, 10 and 12 storeys respectively. This scheme has 
recently been completed and is partially occupied. 

3.9 To the north, on the opposite side of the A4000 are two blocks of student 
accommodation of up to 8 storeys called Lyra Court, between which is a 
pedestrian path running between the adjacent buildings that leads up to North 
Acton station. On the opposite side of the A4000 to the north-east of the 
application site is a vacant plot that is the site of the proposed The Portal 
residential development comprising 350 residential units in a building of up to 
35 storeys. The associated planning application is pending determination, and 
this was subject to a resolution to grant planning permission by Ealing Council 
in October 2020 subject to the prior completion of a Section 106 legal 
agreement, and this agreement has not yet been completed.  

3.10 In the wider context of North Acton town centre there are a number of medium 
and high-rise residential buildings in the area between the site and North Acton 
station, a number of which have been constructed within the last 5 years.  
Several of these buildings include small retail units at ground floor. A further 
hotel, the Holiday Inn Express is located adjacent to North Acton station. This 
site is currently the subject of a planning application for redevelopment 
comprising two buildings of 35 17 storeys to provide 91 residential units and 
699 units of student accommodation (OPDC ref 23/0051/FUMOPDC).  

3.11 Several existing buildings within North Acton town centre provide Purpose Built 
Student Accommodation. These include the 31 storey Kemp Porter Building 
and the 19 storey Woodward Building both on Victoria Road (Imperial College); 
the 18 storey Costume Store (University of the Arts London); the 24 storey 
Holbrook House on Victoria Road (Downing - private sector student 
accommodation) both of which are on Victoria Road; and the aforementioned 
Lyra Court. 

Planning history 

3.12 A previous planning permission for comprehensive residential led mixed use 
redevelopment of the site was granted outline planning permission by the 
London Borough of Ealing in 2016 (ref. P/2015/0095). This planning permission 
recently expired because applications for the approval of the reserved matters 
were not submitted within the maximum 7 years from the date of the permission 
as required by condition 1, and this period ended on 8 August 2023.  

3.13 The approved scheme proposed 8 blocks ranging in height from 6 to 32 storeys 
incorporating up to 764 residential flats and up to 5,134 sqm of flexible 
commercial uses.  

3.14 The full description of the planning permission is set out below: 



A phased outline planning application (all matters reserved) accompanied 
by an Environmental Impact Assessment for the demolition of all existing 
buildings and structures and the redevelopment of the site through 
construction of 8 blocks ranging in height from 6 to 32 storeys to incorporate 
up to 764 residential flats (Use Class C3) and up to 5,134 sq.m (GEA) of 
flexible commercial uses comprising up to 1898 sqm of A1, A2, A3, A4, A5 
Use Classes, up to 1713sq.m of D1, D2 use classes and 1523 sqm of A1-
A5, B1a, D1, D2, C3 Use Class, the provision of public and private open 
space, hard and soft landscaping, basement car parking, cycle parking and 
plant and servicing. 

3.15 As the previous planning permission (ref. P/2015/0095) for the comprehensive 
redevelopment of the site has now expired and is no longer capable of being 
implemented, it does not provide a ‘fall back position’ to which the applicant 
could revert, in the event that planning permission for the current proposal is 
not granted. It is not therefore a material consideration in the assessment of the 
current application.   

3.16 The previous permission does, however, it indicates a scheme that was 
considered acceptable at the time planning permission was granted by the 
London Borough of Ealing (acting under delegated authority from OPDC) in 
2016. It was assessed under Ealing’s Development Strategy DPD (2012) which 
is no longer applicable to this part of the Borough, having been replaced by the 
OPDC Local Plan. The Old Oak and Park Royal Opportunity Area Planning 
Framework (OAPF) 2015, which identifies North Acton as suitable for high 
density residential development, was in draft form when Ealing’s Planning 
Committee resolved to grant outline planning permission in August 2015.   

4 Proposal 

4.1 The proposal is for the demolition of all existing buildings on the site and its 
redevelopment to provide residential, commercial and community uses. The 
application is in part outline and part detail form, with full details submitted for 
Phase 1, and outline details submitted for Phase 2, with all matters reserved for 
future approval. A plan showing the detailed and outline areas of the site is 
provided in Figure 5. 



 
Figure 5: Detailed and outline phasing plan 

4.2 The applicant proposes to build out the development in phases starting with 
Buildings A and F and continuing anti-clockwise with Buildings EEE, D2, D1, C 
and B and currently predicts an 11 year build programme.  

4.3 The scheme includes 7 buildings in a range of heights comprising one 7 storey 
building, one 17 storey building, two 19 storey buildings, two 51 storey buildings, 
and one 56 storey building.   These blocks would be sited around the perimeter 
of the site, with a landscaped public open space with an area of 7,521 sqm in 
the centre.  

4.4 The tallest blocks, Buildings A, C and E, are triangular in plan in order to create 
a slender appearance particularly in long range views towards the site. The 
lower height Buildings D2 and D1 are sited towards the south in order to 
maximise sunlight to the open space, and to respond to the lower height context 
of two storey housing on the opposite side of Wales Farm Road.  



4.5 The scale and scope of the proposals are such that they result in significant 
change to the nature of the site and its role within North Acton. The proposed 
open space will be the largest in North Acton town centre and the development 
will open up the site enabling routes through the public open space between 
Wales Farm Road and North Acton.  

4.6 The proposed site layout and uses will create active frontages to Portal Way, 
the A4000, and Wales Farm Road, and will also provide active uses within the 
open space, with flexible commercial uses being proposed that could be utilised 
as cafes, restaurants or other Class E uses.  

4.7 A detailed landscape design has been developed for the central open space 
which includes topographical features and a diverse range of landscape 
character areas.  

4.8 The development will provide 35% affordable housing in a range of tenures. 

4.9 The proposal includes floor space for a healthcare centre (subject to NHS 
agreement) to meet existing and future demand for healthcare within this area 
in accordance with the identified need set out within OPDC’s Social 
Infrastructure Needs Study.  

4.10 The scheme provides affordable workspace which is proposed as an affordable 
co-working facility in Building F within the detailed phase, plus studios or ‘maker 
space’ within Building D2 in the outline phase.  

4.11 In addition the proposal includes an office block and a building to be utilised 
either as a hotel or offices, that will create new employment opportunities in the 
area. 

4.12 The proposed buildings are shown in 3D plan form in Figure 6. 



 
Figure 6: 3D building plan as proposed 

4.13 The table below provides details of the proposed uses, housing tenure, and 
height of each building. 

 
 
 
 
 



Building Housing type/use Resi 
Units 

Non-resi 
sqm 

Storey 
height 

PHASE 1 
 

  
 

A BTR/DMR  
ground floor flexible 
commercial use 

461 98 56 

F Co-living or PBSA  
co-working  

384 750 19 

PHASE 2 
 

  
 

B Office and ground 
level flexible 
commercial  

 17,717 19 

C Market/intermediate 
sale 
Flexible commercial 

398 159 51 

D1 Hotel (60 beds) or 
office  
flexible commercial  

 11,837 17 

D2 LAR and  
healthcare centre 

53 1,098 7 

E BTR/DMR and flexible 
commercial  

413 128 51 

 

4.14 The public open space in the centre of the site includes a children’s playspace 
to serve the needs of the development. The site rises towards its north-east 
corner and the open space has been designed in a manner that negotiates the 
level difference across the site. .The open space also includes a raised mound 
designed to create a landscape feature. The proposed landscape plan is 
designed with the intent of creating varied and differing environments across 
the site. It also provides routes through the site such as from Wales Farm Road 
to Portal Way that are not currently available. 

4.15 The proposed phasing of the landscaping has been designed to maximise the 
proportion of the public open space that can be delivered on a permanent basis 
within Phase 1 (the detailed phase) of the development.  

4.16 The proposed buildings within Phase 1 are of a contemporary design and the 
facades are expressed by the slightly protruding vertical and horizontal concrete 
frames that are inset with profiled grey metal cladding panels which are 



interspersed with large floor to ceiling glazing elements and balconies. The 
illustrative elevations submitted in respect of buildings within the outline element 
also follow this approach, although the detailed design of these buildings will be 
secured through the associated reserved matters applications. The associated 
conditions will require that the detailed designs for Phase 2 accord with the 
Design Code submitted with the application.  The Design Code sets out key 
design principles for the proposed buildings, open spaces and public realm that 
are required to be incorporated in the detailed design of Phase 2.  The 
implementation of the Design Code will contribute to securing a high standard 
of design and a consistent approach to materials and design across the site.  

4.17 Vehicular access to the site would be provided by a new access from Portal 
Way in the south-west corner of the site adjacent to the boundary with 2 Portal 
Way. This would lead to a 58 capacity basement car park beneath Buildings D1 
and D2 providing 100% Blue Badge parking, and as such the development is 
‘car free’ in respect of general purpose parking. The basement also connects all 
of the proposed 7 buildings at below ground level and also provides cycle 
storage and plant areas. The basement is designed to accommodate 2,621 long 
stay cycle parking spaces, with provision for 106 short stay cycle parking spaces 
within the landscaped open space.  

4.18 An on street loading bay is proposed on the A4000 to the north of Building A, 
and two small parking laybys are proposed on Portal Way to provide surface 
level accessible parking and car club parking. In addition there are existing on 
street parking bays on the north side of Wales Farm Road adjacent to the 
application site boundary.  

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

• London Plan March 2021 
• OPDC Local Plan 2018-2038 

 
5.2 The following planning documents are also relevant material considerations: 

• National Planning Policy Framework (NPPF) (2023); 
• National Planning Practice Guidance (NPPG); 
• Old Oak and Park Royal Opportunity Area Planning Framework 

(OAPF) 2015;  
 

5.3 The following Supplementary Guidance is also relevant: 
Regional 

• London Plan Housing SPG (2016); 
• London Plan Affordable Housing and Viability SPG (2017); 
• Accessible London SPG (2014); 
• Housing Design Standards LPG (2023); 



• Optimising Site Capacity: A Design-led Approach LPG (2023) 
• Circular Economy Statements LPG (2022) 
• Fire Safety LPG (draft 2022) 
• Affordable Housing LPG (draft May 2023) 
• Development Viability LPG (draft May 2023) 
• Large scale purpose built shared living LPG (draft 2023) 
• Play and Informal Recreation SPG (2012)  
• Urban greening factor LPG (February 2023) 
• Public London Charter LPG (September 2021) 

 
Local 

• Waste Management in High Density Development SPD (2022) 
• Passive Energy, Daylight and Overheating SPD (2022) 
• Planning Obligations SPD (2023) 

 
OPDC Local Plan Evidence Base Documents 

• OPDC Local Heritage Listings designations; 
• Social Infrastructure Needs Study (2021) 
• Tall Building Statement (2018) 
• Views Study (2018) 

 

6 Consultations 
Consultation carried out pre-submission 
Pre-application advice  

6.1 The applicant had 15 pre-application meetings with Ealing and OPDC between 
November 2020 and September 2021, and also attended 3 pre-application 
meetings with the Greater London Authority. Copies of the pre-application 
advice notes issued by OPDC were placed on the Planning Register upon 
submission of the planning application. 
Pre-application and post-application public consultation undertaken by the 
applicant 

6.2 The applicant’s approach to public consultation is set out in their submitted 
Statement of Community Involvement (SCI), which is publicly available as part 
of the suite of planning application documents on OPDC’s planning register and 
includes details of the public consultation undertaken prior to the submission of 
the application. 

6.3 The document states that 3 rounds of public consultation were undertaken 
between March – April 2021, May – July 2021, and July – October 2021. The 
early stages were undertaken entirely through online and digital methods due 
to Covid restrictions.  

https://www.london.gov.uk/node/60897


6.4 The consultation was advertised through social media and online publications 
(reaching 87,000 residents), the creation of a dedicated consultation website: 
www.oneportalway.co.uk, distribution of flyers to 20,000 neighbouring 
properties, and two advertisements in the West London Gazette.  

6.5 A total of 15 meetings were held with stakeholders including community groups 
and with neighbouring occupiers.  

6.6 Two in-person public consultation events were held in July 2021 and 
September 2021 attended by 22 and 24 people respectively. In addition, two 
webinar public meetings took place both in June 2021 attended by 15 and 7 
people respectively.  

6.7 A summary of comments in response to the public consultation includes the 
following issues raised by contributors: 

• Public open space within the development is supported and its area 
should be maximised  

• Development should include retail, restaurants, community facilities 
including doctors’ surgery, and small units for artists and makers to 
address current lack of services in North Acton 

• Housing that is affordable to local residents should be secured 

• Concerns about the height of the proposed tall buildings and impact on 
daylight, microclimate and concern regarding the impact of the 
associated housing density  

• Traffic calming measures are required around the site  
Place Review and Community Review Groups 

6.8 The proposals were presented to the Old Oak and Park Royal Community 
Review Group in May and June 2021 and the Ealing Design Review Panel in 
April, June and September 2021. Members of OPDC’s Place Review Group, 
including the Chair, participated in the reviews alongside members of the Ealing 
Design Review Panel. Copies of their reports have been circulated to Planning 
Committee members as background papers, and can be viewed on the OPDC 
Planning Register. Key points raised by the groups are also set out in Table 6.3 
below.  

 
Statutory Public Consultation 

6.9 Four rounds of statutory public consultation have been undertaken by OPDC 
including: 

• the initial public consultation in December 2021;  

• reconsultation in June 2022 following various amendments including 
revisions to flat layouts, play area siting, and phasing;  

http://www.oneportalway.co.uk/


• reconsultation in April 2023 in respect of various amendments including 
the introduction of a student accommodation option in respect of Building 
F such that permission is sought for co-living or student accommodation, 
an increase to external wall depth and introduction of a second stair to 
Buildings A, C and E and associated minor increase in width and minor 
adjustment to siting of Buildings A, C and E, and amendments to the floor 
plans and elevations of Building A; 

• reconsultation in August 2023 in response to the submission of an 
addendum to the Environmental Statement that reviews the impact of 
amendments to the demolition strategy, construction phasing, potential 
‘Meanwhile Uses’ at the site, and changes to the site context (e.g. new 
neighbouring buildings) that have occurred since the submission of the 
application. 

6.10 The statutory public consultation, on each of the above occasions, included the 
following: 

• Emails to statutory consultees and local interest groups; 
• Letters to neighbours; 
• Site notices posted in public places in the vicinity of the site; 
• A press notice in the West London Gazette. 

Public Responses 
6.11 In response to the statutory public consultation, 43 individual letters of objection 

have been received and 2 letters of support. The key issues raised in the 
objections are summarised below in Table 6.1. A copy of the full 
representations has been circulated to the Planning Committee and are 
available on the OPDC website at: 
https://planning.agileapplications.co.uk/opdc by searching the application 
reference number. 

6.12 Objections have also been received from the Wesley Estate Residents 
Association, the Grand Union Alliance, West Acton Residents Association, 
Friends of Wormwood Scrubs, Gordon Road and Surrounding Street 
Residents’ Association, The Hammersmith Society, and from the Old Oak 
Neighbourhood Forum which has submitted representations on 4 occasions 
and these are summarised in Table 6.2 of the report.  

Table 6.1 - Public Consultation Comments 

 Objections 
 Key Issues Raised Officer Response 
1 Location not identified as suitable 

for tall buildings within adopted 
planning policy   

This comment pre-dates the 
adoption of the OPDC Local Plan 
which identifies North Acton as a 
location that is suitable for tall 
buildings  

https://planning.agileapplications.co.uk/opdc


 Objections 
 Key Issues Raised Officer Response 
2 Excessive residential density The residential density is 

assessed within the Housing 
section below and is considered 
appropriate taking account of the 
overall quality of the development 
and its location, and is 
considered to be in accordance 
with Policies SP2 and SP9 of the 
Local Plan and Policy D3 
(Optimising site capacity through 
the design-led approach) of the 
London Plan.  

3 Lack of amenities in North Acton The proposed development 
would result in a significant 
enhancement to the amenities of 
North Acton including the 
provision of a new public open 
space, retail and commercial 
units, and floor space to provide 
a healthcare centre.   

4 Insufficient landscaping and 
public open space proposed  

The proposed development 
would provide 7,521 sqm of 
landscaped publicly accessible 
open space which is considered 
sufficient for the reasons set out 
within the Urban Design section 
below. This also equates to 41% 
of the site area, exceeding the 
target for 30% of the developable 
area to be provided as publicly 
accessible open space set out 
within Policy EU1 of the Local 
Plan.   

5 North Acton station has 
insufficient capacity to serve 
transport demand from the 
development and excess student 
accommodation within North 
Acton already puts pressure on 
capacity  

Transport for London, working 
with OPDC and Ealing Council, is 
developing proposals for a 
significant enhancement to the 
capacity of the station. The 
proposed development secures a 
£3.2 million financial contribution 
towards this upgrade.    



 Objections 
 Key Issues Raised Officer Response 
6 Concern regarding fire risk 

associated with tall buildings  
London Fire Brigade has 
confirmed it is satisfied with the 
scheme and has no objections. 
This position was confirmed 
following the submission of 
amendments that included the 
provision of a second staircase to 
Building A, C and E, and the 
submission of an amended fire 
strategy, that was revised in 
accordance with the Fire 
Brigade’s advice  

7 High rise development not 
suitable for family 
accommodation 

The proposed 3 bedroom units  
proposal would benefit from 
access to large balconies, and 
communal external amenity 
space. A proportion of the 3 
bedroom units would be located 
within the lower rise 7-storey 
block proposed as London 
Affordable Rent tenure. 

8 Additional construction noise and 
pollution when residents already 
affected by HS2 works  

Cumulative impacts of the 
proposed development have 
been assessed within the 
submitted Environmental 
Statement, which has been 
reviewed by OPDC’s 
environmental consultant. The 
consultant concluded that 
appropriate construction 
management measures would 
prevent harmful impact on 
neighbouring residents. A 
Construction Management Plan 
and a Construction Logistics Plan 
are secured by conditions 
(Appendix A)  

9 Lack of onsite parking will result 
in overspill parking on local 
streets to the detriment of existing 
residents  

The residential streets in the 
vicinity of the development are 
within a residents Controlled 
Parking Zone. The proposed 
development is car-free (with the 



 Objections 
 Key Issues Raised Officer Response 

exception of Blue Badge parking) 
and the S.106 agreement 
secures that future occupiers of 
the development will not be 
entitled to obtain residents’ 
parking permits.  

10 Tall buildings typically have a 
large carbon footprint  

The application is accompanied 
by a Circular Economy Statement 
and a Whole life Carbon 
Assessment which set out the 
measures that have been taken 
to minimise the embodied carbon 
impact of the development.  

11 The existing cluster of tall 
buildings is poorly planned and 
designed, traffic dominated, 
lacking good quality public space 
and has a poor microclimate. 

The proposed  development will 
provide a new publicly accessible 
open space with a suitable 
microclimate. The scheme will 
contribute to public realm 
enhancements that will improve 
the pedestrian environment 
including the provision of a raised 
table pedestrian crossing on the 
A4000 on the route between the 
site and North Acton Station.  

12 Proposed development will not 
provide social infrastructure to 
meet needs of development such 
as schools and GP services. 

The application makes provision 
for a new healthcare centre within 
the site (subject to NHS 
requirements) and secures a 
Section 106 contribution towards 
expansion of primary school 
education services. 

14 Proportion of low cost affordable 
rent housing is only 4% across 
the scheme as a whole, is poorly 
located within a single block and 
therefore not integrated with other 
tenures across the site. 

The overall affordable housing 
provision to be secured by the 
application is 35% of units (by 
habitable room) and is compliant 
with the London Plan and OPDC 
Local Plan under the ‘fast track 
route’.  
The quantity of low cost (LAR) 
housing is assessed as a 
proportion of the non-Build to 



 Objections 
 Key Issues Raised Officer Response 

Rent housing within the scheme 
and complies with policy.  
Building D2 (proposed for LAR 
housing) is not considered poorly 
located in comparison with other 
buildings within the development, 
and rear facing units will benefit 
from views over the public open 
space.  
The proposed layout integrates 
Building D with the remainder of 
the development to an equal 
degree as that appliable to blocks 
within other tenures.   

15 Tall buildings will harm the 
skyline and have a negative 
impact on views from nearby 
conservation areas and 
Wormwood Scrubs.  

The townscape and heritage 
impact of the tall buildings has 
been assessed in detail within the 
submitted Environmental 
Statement and for the reasons 
set out in this report is considered 
acceptable.  

16 Concern that the development 
would adversely affect the 
flightpath to Heathrow Airport. 

Heathrow Airport Ltd and 
National Air Traffic Services have 
confirmed no objection subject to 
the imposition of conditions.  

17 Existing barriers to crossing main 
roads and the North Acton 
gyratory system in order for 
pedestrians to access the site. 

The raised pedestrian crossing 
will enhance pedestrian routes 
between the site and North Acton 
station. In addition the 
development will secure a 
Healthy Streets and Public Realm 
Section 106 contribution towards 
public realm enhancement in the 
vicinity of the site.   

18 Lack of demand for existing 
commercial units in North Acton.  

Proposed development will 
increase the number of residents, 
and will also increase the daytime 
population of North Acton through 
the provision of additional 
employment floor space. This is 
likely to increase the demand for 



 Objections 
 Key Issues Raised Officer Response 

local shops and services both 
within the application site and 
within North Acton as a whole.  

19 Development would negatively 
impact the use of Portal Way as a 
vehicular access route to 
Shurgard Self Storage facility at 
the southern end of Portal Way, 
due to additional traffic generated 
by proposed retail uses.  
Recommend installation of traffic 
calming measures to Portal Way, 
that its carriageway should have 
a minimum width of 6m, and a 
kerb upstand should be provided. 

No traffic generated by retail uses 
as general purpose customer 
parking proposed in original 
submission was deleted following 
an amendment.  
The carriageway width is shown 
as 6m on the submitted drawings, 
and kerb upstand would be 
provided. 
Traffic calming measures will be 
secured as part of the hard and 
soft landscaping details 
associated with the proposed 
public realm improvements to 
Portal Way to be secured by 
condition.  
 
 

 Support   
 Key Issues Raised Officer Response 
1 Suitable location for tall buildings, 

the development will be 
transformative for the local area 

Noted.  

2 Tall building needed to deliver 
London’s housing needs and 
North Acton is a suitable location. 

Noted. 

3 Development will provide new 
open green space and 
commercial uses improving the 
facilities within North Acton. 

Noted. 

 
Statutory Consultees and Stakeholders 

6.13 The following statutory consultees and other stakeholders were consulted on 
the application and their responses are summarised below. Copies of the full 
representations received have been circulated to Members and can be 



viewed on the OPDC planning register at: 
https://planning.agileapplications.co.uk/opdc by searching with the application 
reference number. 

6.14 Table 6.2 - Statutory Consultees and Stakeholders Responses  

 Consultee and Comments Officer Response 
1 Greater London Authority (GLA) 

Advises that the application does not 
yet fully comply with the London Plan, 
but that possible remedies could 
address these deficiencies. 

• Land Use Principles: The 
residential and mixed-use 
development including community 
and commercial uses and public 
open space accords with the land 
use principles set out in the London 
Plan and is strongly supported 
 

• Housing: The proposal will deliver 
a variety of new residential 
accommodation including Build to 
Rent and Co-living that will 
contribute to achieving a mixed and 
balanced community within North 
Acton town centre.  

 
• Housing quality: Co-living units 

must be designed to provide a 
good standard of shared amenity in 
accordance with London Plan 
guidance. Blocks A, C and E 
provide 9 flat entrances per core at 
each level – maximum of 8 is the 
usual standard, but exceedance 
can be justified if good standard of 
communal landing space. North 
facing single aspect units – should 
be amended where feasible. 
Comments refer to Building A and 
indicative details for Building C and 
E  
 

• Affordable Housing: The proposal 
includes a 35% affordable housing 

• Comments on Land Use 
Principles, Housing and 
Affordable Housing are noted 

• Flat entrances - 9 units per 
core – corridor widths 
generous and entrances are 
divided into 3 clusters of 3 at 
each level therefore 
considered to provide an 
appropriate quality 

• The small number of north 
facing single aspect in the 
original submission were 
deleted, by rotating the floor 
plan at each level, providing 
larger dual aspect corner 
units on the north-east 
elevation, and moving one 
bed units to achieve south-
easterly and south-westerly 
outlooks  

• An early stage review  
mechanism is secured within 
the S.106 

• Building F design – Building 
F is a horizontal block that 
fronts Portal Way. The east 
and west elevations of the 
building are divided into 2 
bays by the stair core (east 
side) and communal 
balconies (west side) which 
are expressed with full height 
glazing, and this element 
provides a vertical emphasis 
that helps to balance the 
length of the block. It is 
considered that this feature 

https://planning.agileapplications.co.uk/opdc


 Consultee and Comments Officer Response 
offer that can follow the Fast Track 
Route with an acceptable 
affordable housing tenure split 
 

• The proposed 55% family size 
units for LAR tenure is welcomed 

 
• An Early Stage Review Mechanism 

must be secured   
 

• Urban Design: The site is 
considered suitable for tall 
buildings. The architectural 
approach raises no strategic 
concerns. However, Building F 
would benefit from further design 
development to reduce the 
perception of mass 

 
• Heritage: The proposal would 

result in less than substantial harm 
to heritage assets, which can be 
justified provided that the public 
benefits of the development such 
as employment and public open 
space are secured  

 
• Fire safety issues must be resolved 

prior to Stage Two 
 

• Transport: Onsite general parking 
provision is not justified – 
development should be car free 

 
• Sustainability and Environment: 

Further details of energy strategy 
required including cooling strategy, 
future District Heat Network 
connection should be secured, Bio-
diversity net gain of 253% is 
welcomed. 

 
With regard to GLA comments on 
transport in addition to the matters 
stated above, further comments were 

and the detailing of the 
facades provide sufficient 
articulation to prevent an 
overly bulky appearance 

• Heritage – the public benefits 
of the scheme are secured 
through conditions and 
S.106, and have been 
assessed to outweigh the 
less than significant harm to 
heritage assets as set out 
within the Assessment 
section below  

• Fire safety has been 
enhanced through the 
provision of second 
staircases and an amended 
fire strategy. No objections 
confirmed from London Fire 
Brigade and the Health and 
Safety Executive   

• Transport – as set out within 
the Transport section below, 
following revisions the 
development is car-free, the 
application secures transport 
measures and transport 
mitigation including 
contributions to enhanced 
public transport services that 
fully address the GLA Stage I 
transport comments 

• The applicant has submitted 
further details of the energy 
strategy, and the S. 106 
secures the future 
connection of the 
development to the proposed 
OPDC District Heat Network.  

 



 Consultee and Comments Officer Response 
received a summary of which are 
provided within the Transport for 
London comments set out below. The 
GLA/TfL transport comments set out 
various issues that have now been 
addressed through proposed 
mitigation measures and amendments 
submitted by the applicant which are 
set out in detail within the Transport 
section of the report below.  

 
2 London Fire Brigade 

 
• States that the revised design of 

Building A, including the provision 
of second stair and an air pressure 
system, addresses the key items of 
concern raised by LFB in previous 
correspondence 

• The design of the fire safety 
strategy in respect of Building F is 
satisfactory 

• It is noted that the applicant has 
confirmed that as part of the 
detailed design process and 
subject to compatibility with the 
smoke ventilation/pressure 
differential systems proposed, the 
applicant will consider the potential 
to add a further line of fire resisting 
compartmentation between the two 
staircases in order to provide 
additional separation and 
independence of the stairs 

• It is understood that the applicant 
has noted LFB’s  preference to 
provide wet fire main landing valve 
outlets on the full landing levels of 
both staircases and, where 
practicable, to provide further 
landing valve outlets within the 
central lobby 

The comments relate to the 
detailed element of the 
application and are noted.  
 
With respect to the outline 
element Fire Statements will 
be required to be submitted 
in respect of each building 
and are to be secured by 
condition. 
 
 
 
 

 



 Consultee and Comments Officer Response 
• LFB is satisfied that the 

development of the above 
referenced matters and other 
aspects of the design proposals 
can be addressed at the Building 
Regulations application stage 

3 Heathrow Airport Limited 
 
Requests the imposition of a 
conditions to secure details of cranes 
and suitable obstacle lighting both 
during construction and upon 
completion, and measures to mitigate 
any impact on radar signals in order to 
ensure no adverse impact on the 
operation of Heathrow Airport or the 
safety of aircraft.  
 

Conditions (within Appendix A 
of this report) are recommended 
in accordance with Heathrow 
Airport’s advice.   

4 National Highways 
 
States that the nearest section of 
National Highways infrastructure is 
Junctions 1 and 2 of the M4 and 
Junction 1 of the M1, confirms that the 
proposals would not materially affect 
the safety, reliability and/or operation 
of the strategic road network therefore 
no objections.  
 

Noted.  

5 Historic England (Greater London 
Archaeological Advisory Service) 
 
The site does not lie in an 
Archaeological Priority Area and the 
submitted archaeological desk-based 
assessment highlights that very little 
of archaeological interest has been 
found in the area around the site and 
that previous impacts on the site are 
high. It is therefore unlikely that 
archaeological deposits of significance 
survive and consequently no further 
investigation or archaeological 
conditions are required.  

Noted.  



 Consultee and Comments Officer Response 
 

6 Metropolitan Police (Designing Out 
Crime Office) 
 
States that due to the size of the 
blocks, access control will be required 
on the lifts and a strategy is required 
to separate the different uses, such as 
residential, hotel, commercial and co 
living.  
 
Requests details of Secure by Design 
and access control measures to be 
secured by condition.  
 
 
 
 
 
 

Building A and F within the 
detailed element of the scheme 
provide dedicated residential 
entrances that are not shared 
with other uses.  
Ground level entrance and 
reception areas for buildings 
within Phase 2 (outline) will be 
assessed under reserved 
matters planning applications.  
A condition (see Appendix A) 
requires details of Secure by 
Design measures to be 
submitted for approval. 

7 National Air Traffic Services 
(Safeguarding) 
 
No objections subject to measures to 
safeguard air traffic control systems 
including conditions to secure 
approval of details of cranes during 
construction, and a Radar Mitigation 
Scheme. 
 

Conditions (see Appendix A) 
are recommended to secure the 
required mitigation measures.  
 

8 Natural England 
 
No objection - Natural England 
considers that the proposed 
development will not have significant 
adverse impacts on statutorily 
protected nature conservation sites or 
landscapes. 
 

Noted.  

9 Historic England (heritage assets) 
 
No comments.  
 

Noted.  

10 Ealing Civic Society  
 

• Building heights and 
residential density assessed 



 Consultee and Comments Officer Response 
Object on the following grounds: 
 
• Excessive density and building 

heights 
• Insufficient amenity space for 

future residents 
• Proposed public open space 

overshadowed by the proposed 
towers and likely to give rise to 
wind tunnel effects   

 
 
 

within the Urban Design and 
Housing sections below and 
considered acceptable taking 
account of design quality and 
site location 

• Area of amenity space 
assessed in Housing section 
below and considered 
acceptable 

• Layout of tall buildings 
designed to minimise 
overshadowing and wind 
mitigation measures secured 

11 Thames Water  
 
States that the existing foul water 
infrastructure is inadequate to serve 
the needs of the development.  
 
A condition is therefore proposed 
requiring that a network upgrade is 
undertaken prior to occupation, or to 
secure a development and 
infrastructure phasing plan prior to 
occupation. 
 
Request a condition to secure a piling 
method statement in order to protect a 
nearby strategic sewer.  
 
No objection to the proposed surface 
water drainage subject to the 
applicant following the sequential 
approach to the disposal of surface 
water. 
 

• A condition is proposed to 
secure the submission and 
approval of a development 
and infrastructure phasing 
plan in consultation with 
Thames Water 

• A condition is also proposed 
to secure a piling method 
statement in order to protect 
the strategic sewer  

• Proposed conditions are set 
out in Appendix A 

12 Ealing Council  
 
The proposals optimise the 
development potential of the site and 
propose a comprehensive mixed-use 
development in a sustainable location 
set within a publicly accessible 

 
The design of the Phase 1 Co-
living and Build to Rent 
accommodation complies with 
the amenity standards set out 
within the London Plan. Phase 2 
details are reserved matters.  
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landscaped environment including a 
generous central shared green open 
space. 
 
35% affordable housing under the 
‘fast track route’ is welcomed.  
 
Co-living and Build to Rent 
accommodation required to meet 
London Plan policy requirements 
including provision of Co-living 
communal facilities and amenity 
spaces.  
 
Provision of office floor space is 
supported, and it is also important that 
affordable workspace is provided 
within the site. 
 
Site layout – commercial uses should 
maximise active frontages, provision 
of public open is space supported, 
high quality landscaping should be 
secured with suitable microclimate, 
details should be provided of how 
open space towards south boundary 
of the site can successfully relate to 
the site’s vehicular access and the 
potential future redevelopment of 
neighbouring 2 Portal Way.  
 
Design – the proposed tall buildings 
have a generally acceptable impact 
and complement the existing and 
emerging cluster of taller buildings in 
North Acton 
 
Ealing Council welcome the 
residential led, mixed use proposals 
for the site which will help create a 
vibrant and cohesive community and 
bring a range of social and economic 
benefits. 
 
 

Affordable workspace to be 
provided onsite is to be secured 
through the Section 106 
agreement. 
The microclimate of the public 
open space has been rigorously 
assessed and is predicted to 
provide a comfortable 
environment. In addition, post 
completion wind monitoring and 
wind mitigation measures 
(where required) are to be 
secured within the Section 106 
agreement.  
The applicant has identified 
indicative landscaping options 
within Phase 2, to address the 
relationship with 2 Portal Way 
including a green wall to provide 
screening in the event that the 
existing industrial building 
remains, and an option to create 
a connection between the sites 
in the event that 2 Portal Way is 
redeveloped. Details would be 
secured in due course under the 
relevant reserved matters 
planning application.  
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13 Grand Union Alliance  

 
Members have concerns about the 
height, density and massing of the 
proposed development with regard to 
the impact on existing properties 
(overlooking, sunlight and daylight), 
massing, street frontages, energy and 
environmental concerns, and the 
character of the place created by the 
development.  
 
Affordable housing comments – 
 
• Site not considered suitable for the 

‘fast track route given its large 
scale   

• More social rent and affordable 
family housing should be provided 
in accordance with policy 

• Social rent housing is segregated  
 
Children’s play space provision is 
inadequate 
 
Quantum of open space is limited in 
scale to serve the population of the 
development. 
  
Phase 2 of the site (the outline 
element) could be sold off by the 
owner to another developer.  
 

The height, density, massing 
and environmental impacts of 
the proposed development are 
considered acceptable for the 
reasons set out within the 
Assessment (Section 7) of the 
report below.  
Affordable housing –  

• The application meets the 
policy requirements for the 
‘fast track route’ set out 
within Policy H6 of the 
London Plan and the GLA 
has accepted this approach 

• The proportion of social rent 
units (LAR) exceeds the 
minimum policy requirement 
of 30% of total private sale, 
intermediate, and affordable 
units (excluding BtR and Co-
living blocks) in accordance 
with Policy H2 the Local Plan 

• The proposed LAR units are 
provided within a dedicated 
block, Building D2, the 
location and design of which 
is integrated with the 
development as whole  

Area of children’s play space 
has been increased since the 
submission of the application 
and is policy complaint as set 
out within the Urban Design 
section below.  
Public open space quantum is 
considered appropriate for 
reasons set out within the Urban 
Design section below.  
In the event that the applicant 
does not develop Phase 2 the 
conditions and Section 106 
mitigation measures run with 
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the land, and maintenance of 
originally conceived design 
quality is secured through the 
Section 106 design team 
retention and design monitoring 
clauses.  

14 London Borough of Hammersmith 
and Fulham 
 
The scale of the tall buildings 
proposed would have significant and 
adverse townscape and heritage 
impacts when viewed from 
Hammersmith and Fulham with 
particular reference to the following 
views: 
 
• Towards the site from Wormwood 

Scrubs – the buildings are 
considered to have a detrimental 
impact on views of the skyline and 
in the background view across the 
Scrubs  
 

• View from Henchman Street 
located within the Old Oak and 
Wormholt Conservation Area – the 
proposed buildings are considered 
to have a negative impact on views 
that would also result in harm to 
the setting of this conservation 
area 

 
• View from St. Mary’s Cemetery – 

the proposed tall buildings will 
coalesce with the silhouette of 
existing buildings creating a dense 
cluster that will dominate and have 
a negative effect on mid to long 
range views that will also harm the 
setting of the St Mary's 
Conservation Area. 

 

The heritage and townscape 
impact of the development on 
medium and long range views 
towards the site were evaluated 
within the submitted 
Environmental Statement (ES), 
and this chapter was reviewed 
on behalf of OPDC by an 
independent heritage 
consultant.  
In respect of the views referred 
to by LBHF the consultant was 
in agreement with the submitted 
ES that these views are of 
medium sensitivity, with the 
development having a moderate 
scale of impact which is 
beneficial in respect Wormwood 
Scrubs and St. Mary’s 
Cemetery, but neutral in respect 
of the Old Oak and Wormholt 
Conservation Area.  
The proposed building will be 
viewed in the context of an 
existing cluster of tall buildings, 
and the heritage and townscape 
impact of the development on 
local views is considered 
acceptable for the reasons set 
out within the Urban Design 
section below.  
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15 NHS North-West London Integrated 

Care Board  
 
• Supports provision of onsite 

healthcare facility 
 

• Confirms that ground floor of 
Building D2 (1,098 sqm) could 
serve this purpose 
 

• Notes Local Plan predicted 
healthcare accommodation 
requirement of 1,564 sqm by 2038  

 
• States that if other services and 

existing facilities also consolidate, 
onsite space requirement could 
rise to 2,500 sqm 

 
• Based upon The NHS London 

Healthy Urban Development Unit 
Planning Contributions Model 
requests financial contributions of 
£427,961 for Phase 1 and 
£593,140 for Phase 2  

 

• Onsite healthcare facility 
secured within the Section 
106 agreement subject to 
NHS taking the lease 

• Building D2 (Phase 2) 
proposed for healthcare 
accommodation 

• Building D2 floorspace 
exceeds Local Plan 
predicted healthcare 
accommodation requirement 
of 1,088 sqm to 2033 

• 1,088 sqm considered 
acceptable given that NHS 
not in a position to 
definitively confirm floor 
space need and timing, and 
requirement is compatible 
with proposed site layout 

• Applicant has agreed to 
proposed contributions which 
are considered necessary to 
mitigate the demand for 
health services arising from 
the development 

16 Ministry of Defence (MoD) 
 
The site falls within the statutory 
safeguarding Aerodrome Height and 
Birdstrike Zones surrounding RAF 
Northolt.  
 
Confirms no objections in relation to 
increased risk of birdstrike or in 
relation to the flightpath to RAF 
Northolt following complete of the 
development.  
 
However, requests safeguarding 
conditions: 
 

Conditions, see Appendix A 
address the MoD safeguarding 
requirement.  
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a) to secure approval of construction 
management plan including details of 
cranes in consultation with MoD  
 
b) to secure approval of any roof 
mounted telecommunications 
equipment  
 
Within this zone, the principal concern 
is the creation of new habitats that 
may attract and support populations of 
large and/or flocking birds close to the 
aerodrome.  
 
The MoD has no safeguarding 
objections to the application.  
 

17 West Acton Residents Association 
 
• Location not identified as suitable 

for tall buildings within adopted 
planning policy   

• North Acton station has insufficient 
capacity to serve transport demand 
from the development 

• Concern regarding fire risk 
associated with tall buildings 

• Tall buildings typically have a large 
carbon footprint 

• This comment pre-dates the 
adoption of the OPDC Local 
Plan which identifies North 
Acton as a location that is 
suitable for tall buildings  

• Transport for London is 
developing proposals for a 
significant enhancement to 
the capacity of the station. 
The proposed development 
secures a £3.2 million 
financial contribution towards 
this upgrade  

• London Fire Brigade has 
confirmed it is satisfied with 
the scheme and has no 
objections. This position was 
confirmed  following the 
submission of amendments 
that included the provision of 
a second staircase to 
Building A, C and E, and the 
submission of an amended 
fire strategy, that was revised 
accordance with the Fire 
Brigade’s advice 
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• The application is 

accompanied by a Circular 
Economy Statement and a 
Whole life Carbon 
Assessment which set out 
measures that have been 
taken to minimise the 
embodied carbon impact of 
the development. 

18 Transport for London (TfL) 
 
• Walking route between site and 

North Acton station requires 
upgrading 
 

• Development should be car-free  
 

• Further details of loading bay 
design required  

 
• Raised pedestrian level table and 

A4000 pedestrian crossing point 
supported but should be of suitable 
design for bus movements  
 

• Contributions towards bus service 
improvements and the upgrade of 
North Acton station required 

 
• Conditions requested to secure – 

Parking Design and Management 
Plan; Cycle parking details in 
accordance with London Cycling 
Design Standards;  Delivery and 
Servicing Plan; Construction 
Logistics Plan; and Travel Plans  

• Public realm contribution 
secured to be utilised to 
enhance public realm 
including walking routes 

• A previous amendment 
deleted the originally 
proposed 62 standard car 
parking spaces such that the 
development is car-free 

• Design of loading bay 
adjacent to Building A on the 
A4000 has been agreed in 
discussion with TfL and LB 
Ealing Highways 

• Suitable raised table details 
to be secured through 
associated highway 
agreement secured within 
the S. 106 

• Following discussion TfL and 
applicant have agreed to a 
contribution of £838,500 
toward bus improvements 
and £3,200,000 towards 
North Acton station 

• Details of requested 
conditions are set out in 
Appendix A 

19 Health and Safety Executive  
 
Notes the significant design change to 
the original submission of the addition 

Noted regarding Phase 1. 
Condition x is proposed to 
secure fire strategies in 
connection with outline Phase 2. 



 Consultee and Comments Officer Response 
of a second escape stair to block A. 
Confirms that following a review of the 
design and fire strategy HSE is 
satisfied with the fire safety design in 
relation to Phase 1.  
 
With respect to Phase 2 requests the 
imposition of a condition to secure the 
submission of a fire strategy for 
approval with each of the reserved 
matters applications.  
 

20 Andy Slaughter MP for 
Hammersmith 
 
• Overdevelopment of the site  
• Initial objection to single staircases 

in relation to fire risk – notes 
second stairs added in second 
comments following reconsultation 

• Proposed 35% affordable housing 
does not achieve overarching 
London Plan target of 50% and 
only 4% of units would be provided 
as London Affordable Rent 

• Concern regarding concentration of 
student accommodation 

• Limited transport capacity to serve 
the development 

 

• Density is considered 
appropriate for reasons set 
out within the Housing 
section below 

• Noted 

• Affordable housing provision 
is compliant with London 
Plan and Local Plan policy 
as set out within the Housing 
section below.  

• The development is not 
considered to result in a 
negative overconcentration 
of student accommodation 
for the reasons discussed 
within the Housing section 
below 

• The development secures 
substantial bus and station 
contributions that mitigate 
the impact of the 
development and will 
contribute to enhancement to 
local public transport 
capacity 
 

21 Old Oak Neighbourhood Forum  
 
• Initial objection to single staircase 

in relation to fire risk 

• Post submission amendment 
provides two staircases to 
Buildings A, C and E 
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• Initial objection on grounds of 
prematurity in relation to OPDC’s 
then draft Local Plan  

 
• Tall buildings at the site considered 

contrary to Policy D9 of the London 
Plan due to location not specifically 
identified within policy as suitable 
for tall buildings 

 
• Application does not demonstrate 

that the scheme will create a 
successful place 

 
• Risk that the outline phase of the 

development will not come forward 
as proposed, with potential loss of 
design quality   
 

• Application procedure seeking 
permission for student or co-living 
accommodation within Block F 
considered unacceptable.  

 
• Estimates that 2,071 student 

accommodation units currently 
proposed for North Acton within 
live planning applications 

 
• Further student accommodation 

would result in over concentration 
of students in North Acton 

 
• Limited demand for services 

outside student term times will 
affect potential of town centre 
businesses and services  
 

• Local Plan has been adopted 
in June 2022, since 
submission of application 
and includes detailed ‘Place’ 
policy for North Acton  

• Following Local Plan 
adoption North Acton is 
designated as an appropriate 
location for tall buildings 

• Application secures high 
quality landscape design and 
public open space 

• Application includes a 
Design Code and secures  
S.106 initial design team 
retention and design 
monitoring clauses  

• The option to seek planning 
permission for alternative 
uses is valid and provided for 
within the Planning Fee 
Regulations. The impact of 
both alternatives has been 
assessed within the 
application 

• The proposal is not 
considered to result in a 
negative over concentration 
of student accommodation 
as discussed within the 
Housing section below 

• The proposed development 
includes a range of tenures 
(of which only 22% would be 
student accommodation in 
event of this option being 
implemented) and includes a 
significant quantity of 
employment floor space that 
will attract visitors to the area   
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22 Gordon Road and Surrounding 

Streets Residents’ Association  
• Proposed development lacks 

social infrastructure 
 

• Insufficient green space 
provided 
 

• Inadequate affordable housing 
provision  
 

• The scheme makes provision 
for an onsite healthcare 
centre (subject to NHS 
needs), and secures a 
Section 106 financial 
contribution towards primary 
school education 

• The proposal provides an 
area of open space with an 
area that exceeds the policy 
requirements, and which will 
also serve as publicly 
accessible open space 
serving the wider community 
of North Acton 

• The development will provide 
a policy compliant quantum 
and tenure mix of affordable 
housing  

23 Friends of Wormwood Scrubs  
 

• Proposed development 
provides insufficient open 
space 

• Development will harm views 
and skyline from Wormwood 
Scrubs and surrounding areas 
 

• Lack of demand for more retail 
space within North Acton 
evidenced by existing 
vacancies 
 

• Development will result in 
additional vehicular traffic 
 

• The proposal provides an 
area of open space with an 
area that exceeds the policy 
requirements, and which will 
also serve as publicly 
accessible open space 
serving the wider community 
of North Acton 

• The impact on townscape 
has been assessed in detail 
and is not considered to 
result in harm for the reasons 
set out within this report 

• The development will result 
in additional residents and 
employees within North 
Acton, which together with 
the placemaking attributes of 
the proposal is expected to 
result in additional demand 
for commercial units.  
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• The proposal will result in a 

reduction in vehicular traffic 
as a result of being ‘car free’ 
(except for Blue Bade 
parking) and due to a 
significant reduction in onsite 
car parking spaces 

24 The Hammersmith Society 
 

• Development provides 
insufficient private amenity 
space 
 

• Lack of family size 
accommodation  
 

• Proposed tall buildings will 
harm be harmful to the 
townscape in long distance 
views 

• The majority of units benefit 
from private external amenity 
space in accordance with 
London Plan standards 

• The development would 
provide 15% family sized 
accommodation which is 
considered acceptable for the 
reasons set out within this 
report 

• The townscape impacts have 
been carefully assessed and 
it is considered that the 
development would not 
cause harm to the townscape  

 
Table 6.3 – Community Review Group and Ealing Design Review Panel 

comments 

Community Review Group Officer’s Response 
Provision of good quality public open 
space a priority, and proportion 
delivered within Phase 1 should be 
maximised. 

The proposed development would 
provide 7,521 sqm of landscaped 
publicly accessible open space 60% 
of which would be provided within 
Phase 1 including the majority of the 
public gardens within the centre of 
the site. The quantity of open space 
is considered sufficient for the 
reasons set out within the Urban 
Design section below. This also 
equates to 41% of the site area, 
exceeding the target for 30% of the 
developable area to be provided as 
publicly accessible open space set 



out within Policy EU1 of the Local 
Plan.   

Retail and community facilities are 
required within the site to serve 
North Acton. 

The proposed development would 
result in a significant enhancement 
to the amenities of North Acton 
including the provision a new public 
open space, retail and commercial 
units, and floor space to provide a 
healthcare centre.   

Building heights should be arranged 
to maximise sunlight to open space. 

Building D2 with a height of 7 
storeys (the lowest of the buildings 
proposed) is located to the south of 
the open space to minimise 
overshadowing.  

Concern that proposed density and 
building heights could have negative 
impacts such as in respect of 
microclimate. 

The microclimate has been 
assessed within the Environmental 
Statement utilising the Lawson Wind 
Comfort Criteria and is considered to 
provide generally comfortable 
conditions. Post completion wind 
mitigation measures are also 
secured within the Section 106 
where required.  

Tenure mix should maximise 
affordable housing provision. 

The proposed tenure mix provides 
35% affordable housing and is in 
accordance with the development 
plan. The proportion of the 
affordable housing (excluding the 
Build to Rent building) secured as 
London Affordable Rent is 48% 
exceeding the minimum policy 
requirement of 30%.  

  
Ealing Design Review Panel 
 

Officer’s Response   

Architecture should be diversified to 
provide varied approach to buildings 
across the site. 

Phase 2 is in outline which provides 
opportunity for variation in design 
between buildings, but the overall 
approach should comply with the 
site wide Design Code and the 
design details will be secured 



through the reserved matters 
applications.  

Concern that the design approach 
results in a commercial appearance 
in respect of the residential 
buildings. 

Building A and F incorporate large 
glazing panels that could contribute 
to the perception of commercial 
buildings. However, the building 
facades are articulated with framing 
details, profiled and perforated 
cladding, and balconies which 
provide visual interest. The 
balconies on the prows of Building A 
are prominent, these and window 
coverings, will also create a clear 
perception of residential buildings. 
Indicative drawings indicate a similar 
proposed approach to the design of 
Phase 2 but final design details will 
be secured under the associated 
reserved matters applications.  

Concern that the height of Building 
F, as a horizontal block, would result 
in a bulky appearance. 

Building F is a horizontal block that 
fronts Portal Way. The east and 
west elevations of the building are 
divided into 2 bays by the stair core 
(east side) and communal balconies  
(west side) which are expressed 
with full height glazing, and this 
element provides a vertical 
emphasis that helps to balance the 
length of the block. The design also 
includes similar detailing to Building 
A which helps to articulate the 
facades.  

Concern regarding adequacy of 
daylighting to residents of courtyard 
Block D2. 

The submitted daylight and sunlight 
assessment indicates a satisfactory 
environment for future residents. In 
addition, the building layout is 
designed such that only the non-
habitable rooms face onto the 
courtyard, enabling outward facing 
windows for the habitable room 
windows, which are not affected by 
courtyard lighting conditions. 

The height and quantum of 
development may be excessive in 

The proposed development would 
provide 7,583 sqm of landscaped 
publicly accessible open space 



relation to the area of public open 
space secured. 

which is considered sufficient for the 
reasons set out within the Urban 
Design section below. This also 
equates to 41% of the site area, 
exceeding the target for 30% of the 
developable area to be provided as 
publicly accessible open space set 
out within Policy EU1 of the Local 
Plan.   

Landscape design of open space 
should not be overly complex and 
entrance areas into open space 
between buildings should be 
designed to be useable and 
functional.  

The proposed building design and 
layout provides glazed building 
entrances that front the sides of the 
buildings which will face onto the 
entrance areas into the public open 
space. This will contribute to a 
sense of security, activity and visual 
interest.  
The open space is designed with a 
number of different character areas 
but is also conceived as a whole, 
with clear and legible pathways and 
routes through the space. 
Final design details and 
management details will be secured 
by both conditions and the Green 
Infrastructure and Open Space 
Management Plan within the S.106 
agreement.  

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 impacts. 
To address this, an Environmental Statement was submitted with the original 
application. Further environmental information was subsequently submitted in 
the form of an addendum to the original Environmental Statement as referred to 
in paragraph 6.11 above.  

7.2 The following reports and assessments were submitted with the application:  
1. Affordable Housing Statement 
2. Air Quality Assessment 
3. Arboricultural Impact Assessment  
4. Archaeological Assessment 
5. Bio-diversity Net Gain Assessment 
6. Build to Rent Management Plan 
7. Circular Economy Statement 



8. Co-living Management Plan 
9. Daylight and Sunlight Assessment  
10. Design and Access Statement 
11. Design Code 
12. Development Specification 
13. Drainage Strategy  
14. Energy Statement 
15. Fire Strategy 
16. Flood Risk Assessment 
17. Ground Conditions and Contamination 
18. Health Impact Assessment 
19. Planning Statement  
20. Preliminary Ecological Appraisal 
21. Statement of Community Involvement  
22. Sustainability Statement  
23. Townscape and Heritage Visual Impact Assessment 
24. Transport Assessment and Travel Plan  
25. Urban Greening Factor calculation 
26. Utility Statement 
27. Waste Strategy 
28. Whole Life Carbon Assessment  
29. An Environmental Statement including chapters on: 

a. Demolition and Construction 
b. Socio-Economics 
c. Traffic and Transport 
d. Air Quality 
e. Noise and Vibration 
f. Daylight, Sunlight and Overshadowing 
g. Wind and Microclimate 
h. Townscape and Heritage Visual Impact Assessment 
i. 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: principle of residential use; principle of 
commercial, town centre, and community uses; principle of tall 
buildings;  

• Housing: affordable housing (including tenure); housing mix; co-living 
and student accommodation; quality of proposed accommodation; 
accessibility; and housing density; 

• Urban design: height and massing; heritage, townscape and visual 
impact; layout and landscaping; local character, architecture and 
materials; security; fire safety; streets and public realm; 

• Transport: transport network and mitigation measures; servicing; car 
and cycle parking;  



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

• Environment: energy efficiency/climate change; air quality; flood risk 
and water management; waste management, contaminated land; 
ecology and biodiversity; archaeology; 

• Socio-economics: employment and skills; affordable workspace; 
education; healthcare; community facilities. 

7.4 Section 38(6) Planning and Compulsory Purchase Act 2004 states that planning 
applications must be determined in accordance with the development plan, 
unless material considerations indicate otherwise.   
Principle of development 

7.5 The issues to be considered are the principle of the proposed residential, 
commercial and community uses, and the principle of tall buildings in this 
location.  
Principle of mixed residential, town centre, and community uses.  

7.6 Policy SP10 of the Local Plan identifies sites that are allocated for 
redevelopment to support OPDC’s homes and jobs targets, of which 1 Portal 
Way is Site Allocation 41 (Table 3.1 of the Local Plan) with targets to provide a 
minimum of 764 housing units and 3,500 sqm of commercial or industrial floor 
space. These targets were based on the planning application which was 
approved at the time of the submission of the Local Plan.  

7.7 Policy SP6 of the Local Plan sets the objective for North Acton to serve as a 
neighbourhood town centre focussed around North Acton station, Victoria Road 
and along Portal Way, and Policy TCC1 states that town centre uses will be 
supported within designated town centres.  The northern section of the site 
fronting the A4000 and the western section of the site fronting Portal Way are 
both within the designated town centre boundary. 

7.8 Place Policy P7 of the Local Plan relating to North Acton and Acton Wells set 
objectives for this area including that developments should support the delivery 
of mixed use high density residential and student accommodation by 
contributing to the delivery targets for North Acton and Acton Wells of 6,200 new 
jobs and 8,000 new homes over the plan period. The policy also seeks to secure 
public realm enhancements and the provision of new public open space. 

7.9 Policy P7C1 of the Local Plan set objectives that are specific to the North Acton 
Town Centre Cluster including delivery of town centre uses with residential 
above, a high quality public realm, and supporting enhancements to North Acton 
station.  

7.10 The proposed development would result in the provision of 461 residential 
dwellings and 384 co-living or student accommodation units within detailed 
phase, and  up to 1,325 residential dwellings  and 384 co-living or student units 
in total. This exceeds the minimum target set out within Site Allocation 41, and 



would make a significant contribution to the objective of Policy P7 to deliver 
8,000 new homes within North Acton and Acton Wells.  

7.11 With regard to non-residential floor space the proposed development would 
result in the provision of 840 sqm of such space within the detailed element and 
up to 38,890sqm across the scheme as a whole, of which 37,797sqm is 
proposed as commercial floor space and 1,093 sqm is proposed as community 
floor space that will accommodate a healthcare centre subject to NHS needs 
(further details of which are set out below).   This results in a scheme wide net 
increase in commercial floor space of 23,797797797 sqm taking account of the 
loss of the 14,000 sqm of existing office. This is substantially more than the 
minimum target of 3,500 sqm of commercial floor space set out within the Site 
Allocation and its associated target of providing 200 jobs which is welcomed. 
The assessment set out within the submitted Environmental Statement predicts 
the creation of approximately 1,950 jobs within the proposed development.  

7.12 In respect of office space alone, the development would also result in a net 
increase despite the loss of the existing office building. The proposal includes a 
proposed office block, Building B, with a floor space of up to 17,477 sqm, and 
in respect of Building D1 (office or hotel) up to a further 11,633 sqm of office 
space if implemented as such.  

7.13 As referred to above, the application seeks outline planning permission with 
flexibility for Building D1 to be utilised as either an office or a hotel. The detailed 
design would vary according to the use that is implemented, which as with the 
other buildings within the outline element, would be secured through an 
associated reserved matters planning application. Policy TCC9 of the Local 
Plan supports the provision of visitor accommodation for sites within town 
centres that are accessible by public transport. The use of Building D1 as a hotel 
would accord with these criteria and would therefore be acceptable in principle.  

7.14 In addition to the office and hotel uses listed above the proposal includes  a 
further office proposed as a co-working office space within Building F in the 
detailed element of the scheme (which the applicant proposes to provide as 
affordable workspace), and a proposed healthcare centre within Block D2 in the 
outline element of the scheme.  

7.15 The scheme also includes a variety of non-residential units for which the 
applicant is seeking permission for flexible use within Use Classes E or F of the 
Town and Country Planning (Use Classes Order) 1987 (as amended), and for 
specified Sui Generis uses. These proposed uses apply to lower ground floor 
(part basement) beneath Blocks B and C within the outline element, the lower 
ground floor of Blocks D2 and E within the outline element of the scheme, and 
also apply to the upper ground floor within Blocks D2, Block C, and part of the 
upper ground floor within both Blocks B and E within the outline element, plus 
part of the upper ground floor of Block A (for which permission is sought for uses 
within Use Classes E or F only) within the detailed element of the scheme.  

7.16 Use Classes E and F of the Use Classes Order are further sub-divided into a 
range of sub-categories and together include uses such as retail, creche, 



offices, professional services, education, and community centres. Unless 
otherwise restricted by planning condition the flexible use would enable the 
relevant units to be implemented for any purpose within Use Classes E or F and 
for further changes of use to take place between uses within these Use Classes 
for the first 10 years following implementation of the development.  

7.17 With regard to the Sui Generis uses applied for these include launderette, public 
house, hot food takeaway and live music venue. The applicant has not proposed 
specific units for these proposed uses but seeks the flexibility to implement any 
of these uses within the relevant non-residential floor space identified on the 
parameter plans in respect of the outline element of the scheme.  

7.18 It is considered that the proposed Sui Generis uses would contribute to the 
range of facilities and services within North Acton including evening uses that 
have the potential to enhance the limited existing range of social and leisure 
facilities in North Acton.  

7.19 In order to prevent harm to the amenities of residents the imposition of a 
planning condition is proposed in order to secure the submission for approval 
and implementation of a noise control strategy in respect of the evening uses 
(as set out within Appendix A). It is noted some live music venues generate 
significant transport demand and can result in large numbers of people queuing, 
but given the limited scale of the available floor space within the development it 
is not considered that this proposed use would have a negative impact upon the 
amenities of future occupier and existing residents, subject to measures to 
control noise emissions.  

7.20 Policy TCC2 of the OPDC Local Plan restricts the provision of new hot food 
takeaways within 400m of secondary schools and within 200m of primary 
schools. In this case there are no primary or secondary schools within the 
relevant distances to the site referred to within the Policy. Policy TCC2 also 
states that proposals should result in no less than two other (non takeaway) 
uses being located between hot food takeaways units.  

7.21 With reference to this Policy the principle of hot food takeaway use at the site is 
considered acceptable subject to measures that align with the policy objectives 
to prevent an over concentration of such uses, and to ensure the potential for 
the site as a whole to provide a variety of commercial uses that contribute to 
local services and facilities. It is therefore proposed that a condition be imposed 
to restrict the number of potential hot food takeaways within the site to a 
maximum of 2, separated by at least 2 other uses, and with a maximum floor 
area of hot food takeaway uses of 150sqm (this floor area is proposed on the 
basis that the single commercial unit proposed for the base of Building A which 
has a floor area of 75sqm). 

7.22 Whilst the applicant intends that the upper ground floor of Building D2 would be 
utilised as a healthcare centre (Use Class E), and that the lower ground floor of 
this building would be utilised to provide affordable artists’ ‘maker space’ (Use 
Class E) it has also sought within the application planning permission for flexible 
use of these units for Classes E/F or the specified Sui Generis uses. Given, that 



the provision of the healthcare centre is secured within the Section 106 (subject 
to NHS requirements) and that the provision of affordable workspace is also 
secured within the Section 106, it is not considered necessary to further restrict 
the uses of these building by condition, and this has the advantage of enabling 
flexibility in the delivery of the outline element of the scheme should changes be 
required.  

7.23 The proposed development would provide a variety of commercial and town 
centre uses (that accord with the definition of ‘town centre uses’ set out within 
the glossary of the Local Plan), and the proposal for flexible use has the 
potential to increase the likelihood of commercial units being maintained in 
active use.  

7.24 The provision of the proposed co-working space and commercial units at the 
base of Building A within the detailed element of the scheme also has the benefit 
of generating activity and providing services for future occupiers at an early 
stage of the development.   

7.25 The provision of employment, commercial and community floor space at the site 
as a whole creates the potential for facilities that will serve future residents of 
the development, whilst also enhancing the town centre function of North Acton 
and providing much needed jobs in the area and serving the wider community 
in accordance with the objectives of Policies P7C1, TCC1, TCC2 (which 
supports flexible uses) and TCC10 of the Local Plan.  

7.26 The indicative phasing of the development (details of which would be secured 
through the Section 106 agreement) provides for part of the existing building to 
be retained during the implementation of the detailed element in order to provide 
temporary Meanwhile Uses. Such provision enables beneficial use of the partly 
retained building, reducing the amount of land that would otherwise be 
inaccessible and out of use for the entirety of the construction period and also 
has the potential to enhance the town centre functions of North Acton and 
continue to provide employment whilst the initial phase of the development is 
under construction. The applicant has identified potential meanwhile uses in an 
Indicative Meanwhile Use Strategy, but permission for these uses is not 
explicitly sought by the current planning application and would require a 
separate planning application to be submitted for approval once the meanwhile 
use(s) is known.  

7.27 The Local Plan evidence base identifies a need for a healthcare centre to be 
provided within the OPDC area during the plan period. The site search area 
identified within the Strategic Infrastructure Needs Study (SINS) Addendum 
(2021) as suitable for the proposed healthcare facility is an area within the North 
Acton and  Acton Wells ‘Place’ as designated within the Local Plan and within 
which the application site is located. 

7.28 In response to this identified need the application proposal includes the 
provision of a healthcare centre on the ground floor of Building D2 (within the 
outline element) that is to be secured through the S. 106 agreement. Policy 
TCC3 of the Local Plan supports the provision of community facilities that meet 



local needs and are located in accessible locations within or close to town 
centres. The proposed site for the healthcare centre is within an accessible 
location (PTAL 5) and is in close proximity to the North Acton town centre 
boundary.  

7.29 With regard to the size of the facility, the SINS (2021)) identifies a need for 
accommodation for primary care and community health services serving the 
OPDC area with a floor space requirement of 1,088 sqm by the year 2033. The 
floor space requirement is then predicted to rise to 1,564 sqm by the year 2038 
(the end of the Local Plan period) to meet further demand arising from 
population increases and on the assumption that dental and pharmacy floor 
space is added to the facility.  

7.30 The ground floor of Building D2 has an area of 1,098 sqm and would therefore 
be sufficient to meet the predicted need for healthcare floor space to 2033. 
Whilst the NHS NW London Integrated Care Board (ICB) has identified a 
potential option for up to 2,500 sqm of healthcare floor space to be provided, it 
is not in a position at present to provide confirmation of a commitment to a 
specific quantity of floor space and or the detailed timing of the requirement.  

7.31 Under the circumstances, and in view of the uncertainty regarding the NHS 
accommodation needs and how future services may be spread across different 
sites, it is considered appropriate to secure the provision of the 1,098 sqm of 
floor space within the ground floor of Building D2 for healthcare purposes, given 
that this provision, together with the expansion of existing local services, meets 
predicted OPDC area needs to 2033. This quantum of floor space also fits well 
with the proposed site layout in that it can be accommodated entirely within 
Building D2 and this building has a frontage onto Wales Farm Road, as opposed 
to internally within the site, which may help to promote the sense of a public 
facility that serves the surrounding area. 

7.32 The draft Section 106 does however build in flexibility with respect to the 
healthcare centre, including an obligation to submit details of matters such as 
the location and quantity of floor space to OPDC for approval in consultation 
with the ICB prior to commencement of Building D2. The S.106 also provides 
for alternative town centre uses of Building D2 to be within Use Classes E or F, 
in the event that the ICB confirms that it does not require the accommodation.  

7.33 In addition to the provision of floor space to provide a healthcare centre, the 
Section 106 would secure a contribution towards the expansion of local 
healthcare services generally, and this will be assessed within the Socio-
Economics section below. 

7.34 For the reasons set out above, the proposed healthcare centre provision is 
strongly supported and meets the objectives of Policies SP10 and TCC3 of the 
Local Plan.  

7.35 The proposed development would also deliver enhancements to the public 
realm within and surrounding the site, and the provision of a substantial area of 



new publicly accessible open space supporting the objectives of Policy P7 of 
the Local Plan.  
Principle of tall buildings  

7.36 Policy SP9 of the Local Plan identifies locations that are suitable for tall buildings 
(defined as those above 15 storeys or 48 metres above ground level). The 
entirety of the application site lies within the area of North Acton identified as 
being suitable for tall buildings within Figure 3.15 of the Local Plan.  

7.37 The principle of tall buildings is therefore acceptable in this location. However, 
it is also a requirement of Policy D4 of the Local Plan that such buildings should 
deliver significant benefits for the surrounding area and communities including 
promoting legibility to destinations. These factors, together with design quality, 
will be assessed within the Urban Design section below.  
Conclusions regarding Principle of the development 

7.38 The Principle of the development is in line with the OPDC Local Plan. The 
proposal exceeds the minimum targets set out in the Local Plan for housing and 
commercial space. The proposal provides much needed housing and jobs in 
the area and will provide a significant new public open space and ground floor 
retail provision and as such the proposal is welcomed.  
Housing 

7.39 The housing issues to consider are the provision of Build to Rent, Co-living, and 
Purpose Built Student Accommodation; the quantum and tenure split of 
affordable housing; the location of affordable housing within the site; the housing 
mix; the quality of the residential accommodation including the quality of the co-
living accommodation and the quality of the student accommodation; 
accessibility and housing density.  
Build to Rent 

7.40 London Plan Policy H11 ‘Build to Rent’ Part B states that to qualify as a Build to 
Rent scheme, the following criteria must be met: 
1) The development has at least 50 units; 
2) The homes are held as Build to Rent under a covenant for at least 15 years; 
3) A clawback mechanism is in place to ensure there is no financial incentive 

to break the covenant; 
4) All the units are self-contained and let separately; 
5) There is unified ownership and management of the private and DMR 

elements; 
6) Longer tenancies (three years or more) are available to all tenants; 
7) The scheme offers rent and service charge certainty for the period of 

tenancy; 
8) There is on-site management; 



9) Provides have a complaints procedure in place and are a member of a 
recognised ombudsman scheme; 

10)  Providers to no charge up-front fees of any kind to tenants, other than 
deposits and rent-in-advance.  

7.41 Policy H6 ‘Build to Rent’ of the OPDC Local Plan also states that such schemes 
should be under single ownership and management, subject to a covenant for 
at least 15 years and in the event that any units are sold out of the Private 
Rented Sector, a clawback mechanism will be used to secure appropriate 
financial contributions towards the delivery of affordable housing; provide a 
Residential Management Plan; and offer longer-term tenancies with rent 
certainty for at least 3 years and no upfront fees.  

7.42 A Build to Rent Management Plan has been provided. This confirms that the 
management-related criteria will all be met. Compliance with an updated 
management plan is secured within the Section 106 agreement.  The covenant 
and the clawback mechanism are also secured within the draft S106 agreement. 
As such the proposals fully comply with London Plan policy H11 and Local Plan 
policy H6.  
Co-living Accommodation 

7.43 London Plan Policy H16 ‘Large scale purpose built shared living’ sets out design 
and policy requirements for co-living accommodation which include: 

• good design quality; 

• that the development contributes to the creation of mixed and balanced 
communities; 

• a location that is well served by local services and public transport; 

• that the building is under single management, with tenancies of a 
minimum of 3 months, and a management plan is secured through the 
planning application; 

• the provision of communal facilities and services such as kitchen and 
dining areas, bedding and laundry services, a concierge, and the 
provision of internal and external amenity space; 

• a payment in lieu in respect of affordable housing 
 

7.44 Policy H7 ‘Co-Living and Shared Housing’ of the Local Plan generally reiterates 
the co-living policy requirements set out within the London Plan and in addition 
sets a specific requirement that such accommodation should be within or 
directly adjacent to a designated town centre with a PTAL of 4 or higher. 

7.45 In addition to the above policies, the Mayor of London has published associated 
draft planning guidance in the form of the consultation draft ‘Large scale purpose 
built shared living’ London Plan Guidance (LPG) (2022). This seeks to ensure 
an appropriate quality of accommodation and sets out a series of proposed 



minimum standards relating to design, room sizes, communal facilities, and 
communal internal and external amenity space.  

7.46 Building F is considered to provide a good quality of design (assessed within 
the Urban Design section below), is within an accessible town centre location 
with a PTAL of 5 (exceeding the minimum policy requirement for a PTAL of 4), 
a proposed management plan has been submitted and will be secured through 
the Section 106 agreement, and the space standards and proposed service 
provisions meet the standards set out within the draft LPG. An affordable 
housing payment in lieu has also been secured of which further details are set 
out within the Affordable Housing section of the report below.  

7.47 With regard to the quality and facilities of the co-living accommodation, the 
building would include a library, social spaces, and gym for residents with a floor 
space that is equivalent to one floor of the building.  The entirety of the top floor 
space of the building would be shared amenity space comprising an internal 
lounge area that opens onto an external roof terrace that extends across the 
length of the building and would have views over the public open space.  

7.48 The total area of external amenity space provided within the co-living building in 
the form of roof terrace and balconies is 503sqm which equates to 1.3sqm per 
resident. The total area of communal facilities and internal amenity space 
including gym, café, library and lounge (but excluding kitchens) is 2,367sqm 
which equates to 6sqm per resident. 

7.49 Each floor of the building would accommodate 24 co-living rooms with floor 
areas of 23 sqm, 26 sqm, or 33 sqm for accessible rooms. A large communal 
kitchen/dining room is provided on each floor. The overall proportion of the floor 
space of the building that is to be utilised for shared amenity space and services 
is 18%.  

7.50 The room sizes are in accordance with the recommendations of the draft LPG 
which states that the units should not be less than 18 sqm and not more than 
27 sqm to avoid being converted to substandard self-contained units, and that 
accessible units are expected to be generally between 28 sqm and 37 sqm.  

7.51 The amenity spaces and facilities also meet the standards set out within the 
draft guidance.  

7.52 In relation to the policy objective that such accommodation should contribute to 
the creation of mixed and balanced communities, the proposed co-living 
building is one element of the residential accommodation within the 
development proposals, which include a variety of tenures and dwelling sizes.  
The main entrance to Building F fronts onto the public open space that will be 
shared with residents of other buildings within the development and with the 
general public. The building also accommodates the co-working floor space at 
ground and first floor levels, and there is potential for this to be utilised by 
residents of the co-living accommodation.  

7.53 The above details demonstrate that the co-living building would provide a good 
standard of amenity for future residents, and that is in accordance with the 



standards set out within Policy H16 of the London Plan and Policy H7 of the 
Local Plan.  
Purpose Built Student Accommodation\ 

7.54 Policy H15 of the London Plan states that the need for purpose built student 
accommodation should be addressed within developments, subject to various 
criteria including that: 

• at the neighbourhood level the development contributes to a mixed and 
inclusive neighbourhood;  

• the majority of the bedrooms in the development including all of the 
affordable student accommodation bedrooms are secured through a 
nomination agreement for occupation by students of one or more 
higher education providers;  

• where the Fast Track Route is followed at least 35% of the 
accommodation must be secured as affordable student 
accommodation;  

• the affordable student accommodation bedrooms should be allocated 
by the higher education provider to students it considers most in need 
of the accommodation 

7.55 Policy H15 also encourages the development of student accommodation in 
locations well connected to local services by walking, cycling and public 
transport as part of mixed-use regeneration schemes.  

7.56 Policy H10 of the Local Plan states that student housing will be supported 
where: 

• it meets an identified local or London-wide need and contributes to the 
vibrancy and diversity of an area; 

• it is located within or directly adjacent to a designated town centre and 
has a PTAL of 4 or higher and is close to local amenities; 

• it does not undermine the delivery of conventional self-contained 
housing supply and housing targets;  

• the accommodation provides adequate internal private living space and 
communal space to meet needs; 

• it does not result in an over concentration in anyone specific location; 

• the proposals provide an appropriate residential management plan; 

• the proposals provide affordable student accommodation in 
accordance with the requirements of Mayoral policy, and; 

• are secured for occupation by a specified higher education institution.  
7.57 With regard to the provision of affordable student accommodation 35% of the 

student accommodation would be affordable in line with the Fast Track Route 



of the Threshold Approach and this will be secured in the Section 106 
agreement. Further details are set out within the Affordable Housing section 
below.  

7.58 The applicant, Imperial College, would retain the accommodation which would 
be utilised to provide accommodation for students at Imperial College which is 
welcomed. This arrangement together with the details of the criteria for the 
allocation of the affordable units will be secured within the Section 106 
agreement. In addition, a student accommodation management plan has been 
submitted and this would also be secured through the Section 106 agreement.  

7.59 Imperial College has stated with regard to its need for the student 
accommodation that it provides a guarantee of Imperial College accommodation 
to all first year students. It currently has insufficient student bedspaces under its 
ownership that is making it challenging to deliver this commitment. The College 
therefore enters into agreements to procure private sector student 
accommodation for its students in order to meet its guarantee. However, this is 
at additional cost to the University and student feedback is that the 
accommodation is of lower quality than that which is owned and operated by 
the University itself.   

7.60 In terms of the London-wide need for student accommodation, paragraph 4.15.2 
of the London Plan states “The overall strategic requirement for PBSA in 
London has been established through the work of the Mayor’s Academic Forum, 
and a requirement for 3,500 PBSA bed spaces to be provided annually over the 
Plan period has been identified.” 

7.61 In relation to the requirement of the policy that student accommodation should 
not undermine the delivery of conventional self-contained housing supply, given 
that the application site is allocated in the Local Plan for 764 homes and that 
the proposed development as a whole,excluding the student or co-living 
accommodation would deliver up to 1,325 residential homes, the proposal 
satisfies this criterion. It will make a significant contribution to the housing 
delivery target for North Acton and Acton Wells set out within Policy P7 of the 
Local Plan.  

7.62 With regard to the quality of the accommodation provided, the internal layout of 
the building including the communal areas provided would be the same as that 
described under the Co-living section above, regardless of type of 
accommodation. There are no specific planning policy standards for student 
accommodation in terms of space standards and layout but given that the 
design of Building F meets the policy requirements for co-living the proposed 
details are equally considered acceptable as student accommodation.  

7.63 As explained above, the proposed accommodation in Building F is one element 
of a wider proposed tenure and unit mix, and the layout of the building in relation 
to the overall scheme provides potential for student residents to be integrated 
with the wider local community, contributing to the London Plan objective of 
securing developments that contribute to a mixed and inclusive neighbourhood. 



7.64 In terms of the degree of concentration of student accommodation within North 
Acton, there are a number of existing student accommodation blocks within the 
area around North Acton station as set out within the introduction to this report. 
There are also blocks of residential dwellings in the centre of North Acton such 
as the recently completed Build to Rent block the Rehearsal Rooms on Victoria 
Road, and Trentham Court a block of flats that is also on Victoria Road situated 
opposite North Acton station. There are also areas of residential houses within 
the vicinity of the site on Wales Farm Road and the streets to its south.  

7.65 Building F, if implemented as student accommodation, would form 10% of the 
overall number of residential units within the proposed development. Within its 
ES Addendum the applicant sets out its calculation of future additional housing 
delivery within the vicinity of the site arising from Cumulative Schemes, these 
being those with planning permission that have not yet been built out and those 
that are subject to current planning applications that have not yet been 
determined. The applicant’s calculation is that of the 4,372 residential units 
proposed within the vicinity of the site, 15% (675) are student accommodation 
units. All of the above figures are provided on the basis that 2.5 student rooms 
= 1 residential unit, and 1.8 co-living rooms = 1 residential unit based upon the 
Mayor’s housing monitoring methodology.   

7.66 It is considered that the proportion of student accommodation within the scheme 
would not result in an over concentration, and there is no identified harm 
resulting from the proposed level of student accommodation that would suggest 
that planning permission should not be granted. 

7.67 The ES Addendum also assesses the potential socio-economic impact of 
implementing student accommodation as an alternative to co-living 
accommodation. In this respect, based upon research evidence, it concludes 
that the spending power of student residents is only marginally less than that of 
co-living occupants therefore there would be no material reduced benefit to the 
local economy.  

7.68 For the reasons set out above, it is concluded that the proposed student 
accommodation is acceptable and is in accordance with Policy H10 of the Local 
Plan and Policy H15 of the London Plan.  
Affordable housing (including tenure)  

7.69 Policy H4 ‘Delivering affordable housing’ of the London Plan states that the 
strategic target is for 50% of all new homes delivered across London to be 
genuinely affordable and requires major developments which trigger affordable 
housing requirements to provide affordable housing through the threshold 
approach. The supporting text to the policy states that schemes that do not meet 
this threshold will be required to submit detailed viability information which will 
be scrutinised and treated transparently and that a lower level of affordable 
housing should only be considered where it is fully justified through detailed 
viability evidence. 



7.70 To incentivise affordable housing delivery, provision is made under Policy H5 
‘Threshold approach to applications’ of the London Plan for the ‘threshold 
approach’ whereby under the ‘Fast Track Route’ 35% affordable housing (by 
habitable room) can be accepted without the requirement to submit a financial 
viability appraisal, subject to various criteria including delivery of the relevant 
tenure split (as set out within Policy H6) and compliance with other relevant 
policy requirements of the borough and the Mayor. 

7.71 Fast tracked applications are not required to provide a viability assessment at 
application stage. However, the policy H5 of the London Plan states that in order 
to ensure an applicant fully intends to build out the permission, the requirement 
for an Early Stage Viability Review will be triggered if an agreed level of progress 
on implementation is not made within two years of the permission being granted. 

7.72 Policy H6 of the London Plan ‘Affordable Housing Tenure’ states that the 
affordable housing tenure split to be secured within developments should be: 

• 30% low cost rented homes (London Affordable Rent or Social Rent) 
• 30% intermediate products including London Living Rent and London 

Shared Ownership 
• 40% determined by the borough as low-cost rented homes or 

intermediate products based on identified need 
7.73 Policy H2 of the Local Plan sets out the OPDC policy in respect of affordable 

housing tenure which states a minimum requirement of 30% social rent or 
London Affordable Rent, with the remainder as either social rent or intermediate 
housing that is affordable to households on median incomes in the host local 
authorities.   

7.74 With regard to Build to Rent schemes, Part C of Policy H11 of the London Plan 
states that to follow the Fast Track Route, such schemes must deliver at least 
35% affordable housing, or 50% where it is on public sector land or industrial 
land appropriate for residential uses. The policy also requires that at least 30% 
of DMR homes are to be provided at an equivalent rent to LLR with the 
remaining 70% at a range of genuinely affordable rents. The scheme must also 
meet all the other requirements of Part C of Policy H5.  

7.75 Part A of Policy H11 states that where a development meets the criteria set out 
in Part B (set out in paragraph 7.28 above), the affordable housing offer can be 
solely DMR at a genuinely affordable rent, preferably LLR level. DMR homes 
must be secured in perpetuity.  

7.76 Policy SP4 ‘Thriving Communities’ of the Local Plan sets an overarching 50% 
affordable housing target, measured in habitable rooms and subject to viability. 
Paragraph 3.21 recognises that viability on planning applications will need to be 
considered in detail to inform and determine the level of affordable housing that 
can be delivered on each site. Policy H2 ‘Affordable Housing’ supports the 
implementation of that target and states that the threshold and viability approach 
as set out in the most up-to-date Mayoral policy and/or guidance should be 
applied.  



7.77 Policy H6 ‘Build to Rent’ of the Local Plan states that new self-contained 
purpose built Private Rented Sector (PRS) accommodation should deliver 
affordable housing as intermediate housing with a preference for LLR housing.  

7.78 Policy H16 ‘Large-scale purpose-built shared living’ of the London Plan is 
applicable to the co-living proposal for Building F within Phase 1. This states 
that such schemes can follow the Fast Track Route (subject to complying with 
the criteria set within Policy H5 of the London Plan) and are required to provide 
an in lieu financial contribution towards the provision of offsite affordable 
housing that is equivalent to the value of 35% of the units and a discount of 50% 
of the market rent.  

7.79 With regard to student accommodation, which is the alternative proposed option 
for Building F, Policy H15 ‘Purpose-built student accommodation’ of the London 
Plan states that such schemes can follow the Fast Track Route subject to 35% 
of the accommodation being provided as affordable student accommodation. 
The definition of affordable student accommodation is where the student 
accommodation rooms are provided at a rental cost for the academic year equal 
to or below 55 per cent of the maximum income that a new full-time student 
studying in London and living away from home could receive from the 
Government’s maintenance loan for living costs for that academic year. Policy 
H10 of the Local Plan states that such proposals must provide affordable 
student accommodation in accordance with the Mayoral policy.  

7.80 The proposed affordable housing provision in respect of Building A, the Build to 
Rent block within Phase 1, comprises 161 DMR units of which 49 would be let 
at LLR equivalent level. On a habitable room basis this results in an overall 
affordable housing component for this building of 35.6%. The proportion of these 
affordable units to be let at rents equivalent to LLR is 30%, and the proportion 
of affordable housing within Building A that will be let at LLR equivalent levels 
on a habitable room basis is 47%. The overall proportion of affordable housing 
at over 35% and the proportion of the DMR units to be let at rents equivalent to 
LLR is in accordance with Policy H16 of the London Plan and Policy H6 of the 
Local Plan and is therefore acceptable and welcomed. Details of the Building A 
affordable housing provision are set out within Table 7.1 below: 

Table 7.1: Building A affordable housing tenure 

Building A Tenure Units % Habitable rooms % 
London Living Rent 49 30% 148 47% 
Discount Market 
Rent 

112 70% 209 53% 

Total  161 100%  100% 
 
 



7.81 The DMR units within Building A will be secured within the Section 106 
agreement at rent levels that are no more than 80% of market rent, and which 
are affordable (i.e. not exceeding 28% of gross income) to eligible householders 
on a range of incomes below £60,000. This will ensure that the DMR units are 
provided at a range of affordable rents in accordance with Policy H11 of the 
London Plan.  

7.82 The applicant has provided details of the expected weekly rent for the DMR 
units and the gross household income required to meet the affordability criteria 
for each unit type. This is set out within the Table 7.2 below: 

Table 7.2: Predicted Discount Market Rent levels for Building A 

Unit size Discount Market Rent 
p/w 

Gross Household Income 

1b2p £242 £45,000 
1b2p £270 £50,000 
2b4p £295 £55,000 
3b6p £322 £60,000 

 
7.83 With regard to the co-living proposal for Building F, in the event that this is 

implemented as a co-living development, the applicant has agreed to an in lieu 
contribution towards offsite affordable housing of £20,834,676, which is 
equivalent to £54,257 per co-living unit. This figure has been arrived at with 
reference to the assumptions on rents, yield (based on a forward fund position), 
operating expenses (OPEX) and purchaser costs recommended by OPDC’s 
independent viability consultant for the purposes of the Early Stage Review 
Mechanism. These assumptions have been modelled to produce a contribution 
equivalent to the nominal value of 35% of the co-living units being provided at 
50% of market rent as required by Policy H16 of the London Plan. Whilst the 
applicant’s offer is considered acceptable, it is noted that the GLA’s viability 
team do not currently agree with the applicant’s approach to the calculation of 
OPEX. The applicant has commissioned further evidence to justify their position 
in this regard and when available this will be subject to further discussion with 
the GLA, with a view to reaching agreement prior to the stage 2 referral being 
made. In view of the potential for a higher figure to be requested by the GLA, 
the heads of terms provide for a minimum of £20,834,676 to be secured in the 
Section 106 agreement and allow for this figure to be revised upwards.  Any 
increase would need to be secured over and above the other financial 
contributions set out in the heads of terms. 

7.84 In the event that Building F is implemented as Purpose Built Student 
Accommodation, the draft Section 106 agreement secures 35% of the 
accommodation as onsite affordable student accommodation in line with the 
definition set out within the London Plan. This is in accordance with Policy H15 
of the London Plan and Policy H10 of the Local Plan.  



7.85 In the event that substantial implementation of the development does not take 
place within two years of the grant of planning permission, in accordance with 
Policy H5 of the London Plan, an Early Stage Viability Review of the 
development will be triggered. This will be secured in the Section 106 
agreement. The applicant submitted a development appraisal in order to 
establish baseline inputs that will be utilised for comparison purposes with 
market conditions applicable at the time of any future Early Stage Viability 
Review. OPDC independently assessed the appraisal and following discussions 
has agreed the relevant inputs which form this baseline within the draft Section 
106 agreement. This review was not a full financial viability appraisal which was 
not required due to the scheme following the Fast Track Route set out within 
Policy H5 of the London Plan.  

7.86 The affordable housing provision for detailed element of the application in all 
other respects meets the requirement of the Fast Track Route as set out within 
the relevant London Plan and Local Plan policies.  

7.87 The quantity of proposed affordable housing provision in respect of the detailed 
element of the proposal is such that in respect of the development as a whole 
including the detailed and outline elements, the total proportion of affordable 
housing would be 35.4% which is in accordance with the above referred 
development plan policies. 

7.88 The affordable housing quantum for the outline element of the proposals is 
based upon the unit numbers referred to within the planning application, and 
based upon the proposed parameters for the scale and height of the buildings 
within it. Whilst the outline nature of this element of the scheme provides a 
degree of flexibility as to precise unit numbers (subject to reserved matters 
approval) the draft S.106 agreement secures a specific policy compliant 
affordable housing quantum and tenure mix for the outline element which must 
be provided unless otherwise approved in writing by OPDC. The draft Section 
106 also requires that a minimum of 30% (by unit) and 42% (by Habitable Room) 
of the DMR units must be provided at LLR equivalent rents.  

7.89 A table setting out the affordable housing proposed within the outline element 
is shown below. 

Table 7.3: Phase 2 affordable housing tenure and size mix 

Unit Size/ 

Tenure 

1 bed 1 

person 

1 bed 2 

person 

2 bed 4 

person 

3 bed 6 

person 

Total 

no. of 

units 

London 

Affordable 

Rent 

0 6 (11%) 18 (34%) 29 (55%) 53 



Unit Size/ 

Tenure 

1 bed 1 

person 

1 bed 2 

person 

2 bed 4 

person 

3 bed 6 

person 

Total 

no. of 

units 

Shared 

Ownership 

0 56 (67%) 28 (33%) 0 84 

London 

Living Rent 

0 15 (33%) 13 (29%) 17 (38%) 45 

Discounted 

Market 

Rent 

39 (37.5%) 51 (49%) 12 (11.5%) 2 (2%) 104 

Total 39 (13.5%) 128 (44.5%) 71 (25%) 48 (17%) 286 

 
7.90 The outline element of the scheme proposes a variety of affordable housing 

tenures. These include 36% of units within the Build to Rent Building E being 
provided as DMR units, of which 30% would be let at LLR equivalent levels. The 
remaining 70% of the DMR units would be subject to the affordability clauses 
that are referred to above in respect of the affordable housing within the detailed 
element of the scheme. This is in accordance with Policy H11 of the London 
Plan and Policy H5 of the Local Plan.  

7.91 The outline element of the scheme also proposes in association with the 451 
non-BtR units proposed within Buildings C and D2. Building C is proposed for 
private sale and London Shared Ownership tenures, and Building D2 is 
proposed as a London Affordable Rent tenure building. The proposed 53 LAR 
units and 84 shared ownership units together provide 35.1% affordable housing 
(on a habitable room basis) across this element of the scheme.  

7.92 The proposed LAR units amount to 39% of the affordable housing units secured 
for this element of the scheme, and 54% on a habitable room basis. The 
provision of the remaining 61% of these affordable units as London Shared 
Ownership is considered to be appropriate having regard to the range of rented 
tenures being provided elsewhere within this development. The proposed 
affordable housing tenure split is in accordance with Policy H6 of the London 
Plan and Policy H2 of the Local Plan and the provision of LAR units exceeds 
the minimum policy requirement of 30% on a habitable room basis.  

7.93 In conclusion the proposed proportion and tenure of affordable housing fully 
complies with the relevant development plan policies listed above.  



Housing mix 
7.94 London Plan Policy H10 ‘Housing Mix’ seeks to ensure that new 

developments provide a range of housing choices, both in terms of size and 
type. The policy also states that provision of affordable family housing should 
be addressed as a strategic priority in local planning policies.  

7.95 Policy H3 of the Local Plan sets out that residential development should 
provide 3 or more bedrooms within 25% of all new homes. Paragraph 8.37 of 
the Local Plan recognises that a rigid application of this target may not be 
appropriate in every case and that the site characteristics, viability, location 
and other constraints need to be taken into account.  

7.96 The proposed unit mix is set out in Table 7.4 below. In respect of the detailed 
element 13% (58) of the residential dwellings have 3 bedrooms, in relation to 
Phase 2, indicatively, based upon the proposed parameter plans, 14% (125) 
of the residential dwellings would have 3 bedrooms. This would equate to a 
scheme wide proportion of 3 bedroom units of 14%*.  Percentages within the 
table are expressed as proportion of proposed (Use Class C3) dwellings 
(excludes co-living/student accommodation). 

Table 7.4: Scheme wide unit size mix 

Detailed 
element 

Unit Type 

BUILDING Studio 1 bed 2 bed 3 bed Total 
A (BTR 
including 
30% DMR)  

129 172 102 58 461 

Total % 129 (28%) 172 (37%) 102 (22%) 58 (13%) 461 
(100%) 

      
Outline 
element 

Unit Type 

BUILDING Studio 1 bed 2 bed 3 bed Total 
C 
(sale/shared 
ownership) 

14 221 124 39 398 

D2  (LAR) 0 5 19 29 53 
E (BTR, 
including 
30% DMR) 

109 170 77 57 413 

Total % 123 (14%) 396 (46%) 220 (26%) 125 (14%) 864 
(100%) 



7.97 The proposed 3-bed units would be provided in a mix of market and affordable 
tenures, but proportionally more of the 3-bed units (compared with the smaller 
units proposed) would be allocated for affordable housing as set out in the 
above table. This results in 55% (53) of the proposed LAR units being 3-bed 
units, and 35% (94) of the proposed LLR equivalent units being 3-bed units on 
a scheme-wide basis. This provision will make a beneficial contribution towards 
meeting the need for family sized affordable housing identified within OPDC’s 
Strategic Housing Market Assessment.  

7.98 In addition, all of the proposed 2 bedroom affordable units are designed to 
accommodate 4 persons and therefore have the potential to provide suitable 
accommodation for smaller families. The proportion of LAR units provided as 
2-bed 4-person accommodation is 34% and in respect of LLR units the 
proportion is 33%. For the avoidance of doubt, these units have not been taken 
into account for the purposes of assessing compliance with Policy H3 of the 
Local Plan.  

7.99 Taking account of the nature of the proposal which is a high density 
development within a highly accessible town centre location, the proportion of3 
bedroom units is, considered acceptable having regard to the objectives of 
Policy H3 of the Local Plan and also the objective of Policy D3 of the London 
Plan to optimise the capacity of the site.  
Quality of proposed residential dwellings  

7.100 London Plan Policy D6 ‘Housing quality and standards’ states that housing 
development should be of high-quality design and provide adequately sized 
rooms with comfortable and functional layouts which are fit for purpose and 
meet the needs of Londoners without differentiating between tenures. It also 
states that housing should maximise the provision of dual aspect dwellings and 
normally avoid the provision of single aspect dwellings. A single aspect dwelling 
should only be provided where it is considered a more appropriate design 
solution to meet the requirements of Part B in London Plan Policy D3 
‘Optimising site capacity through the design-led approach’ than a dual aspect 
dwelling, and it can be demonstrated that it will have adequate passive 
ventilation, daylight and privacy, and avoid overheating.  

7.101 Within Building A, 95% of homes would be dual aspect and only 5% would be 
single aspect. In respect of the outline element of the scheme, detailed floor 
plans have not been submitted and the quality of the accommodation will be 
secured under the reserved matters applications. The residential quality of 
Building F is assessed within the co-living section and student accommodation 
sections above. It should be noted that the dual aspect target does not apply to 
this form of accommodation.  

7.102 There would be no due north facing single aspect units within Building A and 
all of the single aspect units are studio flats. Officers consider that the applicant 
has demonstrated that the provision of dual aspect units in the scheme has 
been maximised as much as possible within the overall site layout.  



7.103 The applicant has also submitted supporting evidence which demonstrates that 
the single aspect units have adequate passive ventilation, daylight and privacy 
and avoid overheating.  

7.104 Taking the above into account, it is considered that the percentage of single 
aspect units is acceptable in this instance.  

7.105 London Plan policy D6 also states that a minimum of 5 sqm of private outdoor 
space should be provided for 1-2 person dwellings and an extra 1 sqm should 
be provided for each additional occupant, and it must achieve a minimum depth 
and width of 1.5m.  

7.106 The majority of the units within Building A will have private amenity space in the 
form of balconies or private terraces, and the balcony sizes are compliant with 
the standards set out in London Plan Policy D6.  However, there is one flat per 
floor within the building that does not have a balcony. These units are all studios 
or one bedroom flats, and are oversized to compensate. In total the proportion 
of units without private external amenity space is 20.8% of the total units within 
Building A, of which 15.4% are 1-bed units and 5.4% are studios.  

7.107 The 1-bed units of this type have a floor area ranging from 56sqm to 60sqm, 
with an average floor area of 58sqm, and the studios have a floor area ranging 
from 30sqm to 41sqm with an average floor area of 41sqm. These floor areas 
exceed the minimum floor areas for these unit types of 50sqm and 37sqm 
respectively as set out within Policy D6 of the London Plan. In addition these 
flats have openable corner windows (in respect of the 1-bed units) and full 
height glazing enabling good views out from the interior and a sense of 
connection with the outdoors.  

7.108 The rationale for these units not being designed with private external space is 
two-fold. Firstly, the position of the units within the block is such that the 
introduction of balconies would disrupt the stacked alignment of balconies in 
the building facades. The architect’s view that this would have a negative 
impact on the external appearance by complicating the simple form is accepted. 
Secondly, given the arrangement of the units internally in relation to 
neighbouring flats, the introduction of balconies serving such units would by 
necessity over sail the external walls of adjacent flats thereby compromising 
privacy.  

7.109 Taking account of these constraints and having regard to the additional internal 
space provided for these units, the proposal is considered acceptable in this 
respect, and it is considered that the affected units would provide a good 
standard of accommodation that would accord with the objectives of Policy D6 
of the London Plan and would add to the variety of unit types within the scheme, 
offering an alternative choice for occupants who may value additional internal 
space over a balcony. 

7.110 With regard to the design of the balconies these are metal with horizontal rails 
with a small gap between each rail. Whilst the design complies with Building 
Regulations, officers have some concerns regarding safety and the potential 



for objects to slip through the gaps between the rails and between the bottom 
rail and the balcony floor. The applicant has agreed to submit further details to 
address this matter with the application for approval of external materials, which 
will be secured by condition.  

7.111 The GLA’s ‘Housing Design Standards’ LPG (2023) states at Standard B2.5 
that development proposals should ensure that the number of dwellings 
accessed from a single core does not exceed 8 per floor and that deviation (by 
exception) from this requirement will need to be justified and mitigated by 
increasing the corridor widths to 1800mm and locating homes either side of the 
core. The adopted ‘Housing’ SPG (2016) also states that each core should be 
accessible to generally no more than eight units on each floor (Standard 12).  

7.112 Building A has a single core that serves 9 units per floor. However, each flat 
entrance opens onto a cluster of only 3 flat entrances which is set back from 
the circulation area adjacent to the lifts. Although the corridor widths adjacent 
to the flat entrances are below 1800mm these lead onto a generous space 
adjacent to the lifts which is triangular in plan and widens out to a width of 4m 
across at the widest point. In these circumstances the proposed layout is 
considered acceptable.  

7.113 All of the homes would meet or exceed the minimum space standards set out 
in Table 3.1 within London Plan Policy D6.  

7.114 Having regard to the various indicators of residential quality, the quality of the 
proposed accommodation is considered to be acceptable.    
Accessibility  

7.115 London Plan Policy D7 ‘Accessible housing’ 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 Regulations requirement M4 (2) for 
‘accessible and adaptable dwellings’. The development would adhere to both 
of these requirements. The wheelchair accessible units are distributed 
throughout Building A and includes affordable and private units. Building F (the 
co-living/student accommodation block) also includes wheelchair accessible 
units. The details of accessible units in respect of the outline element of the 
scheme will be secured through the associated reserved matters applications.  

7.116 All of the entrances to the building would provide level access and all of the 
flats benefit from lift access. The scheme has been designed to provide suitable 
access in public areas with regard to door widths. 
Housing density 

7.117 The application proposes 1,325 residential dwellings and 384 co-living or 
student accommodation units on a site of approximately 1.85 hectares. Based 
upon the ratio of student/co-living units that are considered equivalent to one 
residential unit as quoted earlier in this report, the proposal equates to a density 
of 799 units per hectare if Building F is implemented as co-living, or 831 units 



per hectare if it is implemented as student accommodation. The difference 
between these densities is not considered material.  

7.118 By way of comparison with other residential tall buildings that have been 
permitted within North Acton, 6 Portal Way (One West Point) has a density of 
2,121 dwellings per hectare; the approved scheme at 2 Portal Way (Dephna 
site) has a density of 2,775 dwellings per hectare; and the approved scheme 
for 4 Portal Way (Holiday Inn) has a density of 4,615 dwellings per hectare. The 
main factor resulting in the significantly lower density of the proposed 
development at 1 Portal Way is the substantial area of new public open space 
that is to be provided within the completed development.  

7.119 The supporting text to Local Plan policy SP9 ‘Built Environment’ identifies an 
indicative density range of 300 to 600 dwellings per hectare but recognises that 
development will be expected to deliver a range of densities including by 
providing increased densities away from sensitive locations and in areas of high 
public transport accessibility. 

7.120 The site is located within the Old Oak and Park Royal Opportunity Area, as 
designated within the London Plan. London Plan Policy D3 ‘Optimising site 
capacity through the design-led approach’ states that higher density 
developments should generally be promoted in locations that are well 
connected to jobs, services, infrastructure and amenities by public transport, 
walking and cycling in accordance with Policy D2 ‘Infrastructure requirements 
for sustainable densities’. 

7.121 The site is served by several bus routes and is approximately 180m from North 
Acton station at the closest point. The site consequently has a PTAL rating of 
5. In terms of access to services and amenities by walking and cycling, the site 
is located within the designated North Acton Neighbourhood Town Centre. 
Whilst the range of services and facilities currently available within the town 
centre is not extensive, the proposed development, by providing new 
commercial and town centre uses, will contribute to an enhancement of the 
town centre services and facilities. 

7.122 With reference to the supporting text to Local Plan Policy SP9 the site is in an 
area that is located away from sensitive locations, and it is also within an area 
that is identified as suitable for tall buildings which will result in relatively higher 
densities.  

7.123 As such it is considered that the location is appropriate for higher density 
development in line with London Plan Policy D3 and Local Plan Policy SP9. 

7.124 Key to the acceptability of the density of the development is ensuring the high-
quality design of the scheme, the quality of the proposed residential 
accommodation, acceptable daylight and sunlight levels, and the mitigation of 
environmental, transport and socio-economic impacts. Having assessed the 
potential impacts, as discussed elsewhere in this report, officers are satisfied 
that the proposals have been subject to a design-led approach, meeting the 
requirements of London Plan Policy D3, and that the proposed density of 



between 799 and 831 units per hectare optimises the capacity of the site and 
is therefore acceptable. 
Housing conclusion 

7.125 The proposed level of on-site affordable housing together with the payment in 
lieu associated with the co-living accommodation, the provision of Build to Rent, 
and co-living or student accommodation and the associated design and 
management details, the housing mix and the tenure, the unit sizes, the quality 
and accessibility of the accommodation and the overall housing density are 
acceptable. The delivery of housing, in particular the affordable housing, is 
welcomed.  
Urban design 

7.126 The urban design issues to consider are height and massing, townscape and 
visual impact, heritage impact, architecture and materials, the quality of the 
public realm, security, and fire safety. 
Height and massing 

7.127 London Plan Policy D9 sets out criteria for the assessment of tall buildings and 
states that the architectural quality and materials of such buildings should be of 
an exemplary standard.  

7.128 Local Plan Policy SP9 ‘Built Environment’ states that proposals should optimise 
development in a sustainable manner, that delivers high densities and a range 
of building heights. Figure 3.15 identifies areas where tall buildings are 
appropriate and this includes an area of North Acton and Acton Well within 
which the site is located. Local Plan Policy D4 ‘Tall buildings’ states that tall 
buildings will be supported where they accord with the latest relevant national 
guidance, London Plan policies, Policy SP9 and relevant policies within the 
Places Chapter. Para 5.41 of the Local Plan provides supporting text to this 
policy and states that tall buildings within the OPDC area are defined as those 
above 15 storeys or 48 metres above ground level. 

7.129 Place Policy P7 of the Local Plan supports the development of tall buildings 
across North Acton and Acton Wells in appropriate locations. This policy is 
supported by further guidance within Table 4.1 of the Local Plan which states 
an expectation that tall buildings south of the Central Line will predominantly be 
in the range of 20 to 55 storeys.  

7.130 The proposal includes 6 ‘tall buildings’ including one 56 storey building, two 51 
storey buildings, two 19 storey buildings, and one 17 storey building. The upper 
parameter of the guideline range of building heights for this area of North Acton 
set by Table 4.1 is exceeded by a single storey in respect of Building A. In the 
context of the scheme as a whole which provides a range of building heights 
including 4 buildings below 20 storeys in height, this exceedance is considered 
acceptable, and subject to a suitable standard of design that achieves the 
development plan policy objectives for tall buildings, the height of Building A 
would not be contrary to the objectives of Place Policy P7.  



7.131 The 56 storey building would be comparable in height to the tallest element of 
the recently constructed One West Point (6 Portal Way) development (54 
storeys) and the tallest element of the consented scheme for 4 Portal Way (55 
storeys). The detailed element of the scheme includes the 56 storey BtR 
Building A, and the 19 storey co-living or student Building F.. The parameter 
plans for the outline element of the scheme allow for buildings of the height 
proposed, with the detailed design to be determined under the reserved matters 
applications.  

7.132 With regard to the proposed massing as experienced within the site and its 
immediate surroundings, the 3 tallest towers are each located within a corner 
of the site. Building E is in the south-west corner, Building A at the junction of 
Portal Way and the A4000, and Building C at the junction of Wales Farm Road 
and the A4000. This arrangement will contribute positively to legibility and 
navigability within and around North Acton.  

7.133 The proposed buildings are each sited to provide a frontage to the streets that 
surround the site with generous set backs to mitigate the height of the buildings. 
The façade design of Buildings A and F includes vertical elements and in 
respect of Building A a ‘crown’ architectural feature at the top of the building. It 
is considered that these features are positive, and the design of the facades by 
means of the variation in materials, colour, and the articulation of different 
structural elements such as cladding panels, structural frame and glazing  will 
ensure that the scale of the buildings will not appear overwhelming. Taking 
account of the above factors it is considered that the proposed massing in 
localised views is acceptable. Notwithstanding, the overall acceptability of the 
proposed tall buildings is also subject to the quality of the design and the wider 
townscape and heritage impacts as set out within Policy D4 of the London Plan 
and Policy D4 of the Local Plan. These qualities are assessed in further detail 
within the Townscape and Visual Impact and Architecture sections of the report 
below.  

7.134 The detailed design of the outline element of the scheme is reserved for future 
approval but an appropriate quality of design that is suited to the proposed tall 
buildings and successfully addresses their massing can be secured through the 
reserved matters conditions, design code, and Section 106 design monitoring 
clauses.  
Townscape and visual impact 

7.135 The applicant submitted a Townscape Visual Impact and Heritage Assessment 
(TVIHA) as a chapter of the Environmental Statement which assesses the 
townscape and visual impact of the proposed development from 40 nearby, 
mid-range, and long-range viewpoints within the surrounding area. The views 
are up to 4.4 km from the site (the furthest being from Roundwood Park) but 
the majority are within approximately 2 km of the site and are from a variety of 
locations including residential streets, heritage assets (discussed within the 
Heritage section of this report below) and open spaces including Wormwood 



Scrubs. These views were agreed with the applicant at Environmental 
Statement Scoping stage.  

7.136 The development would not affect any strategically important views as 
identified within the London Plan ‘London View Management Framework’ SPG 
(2012). 

7.137 In addition to illustrating the impact of the proposed development the applicant 
has also provided CGI’s illustrating the proposed development together with 
‘cumulative schemes’ – these are other permitted schemes that have not yet 
been built out and which are neighbouring and nearby sites to 1 Portal Way. 
The assessment has been prepared in accordance with the Guidelines for 
Landscape and Visual Impact Assessment (GLVIA) published by the 
Landscape Institute and the CGIs are Verified Views.  

7.138 Within the recently submitted Addendum to the Environmental Statement (ES 
Addendum) a TVIHA Addendum is included which provides updated proposed 
CGI Verified Views for a selection of 11 of the originally submitted 40 views. 
This is in order to assess any impacts resulting from changes to the cumulative 
schemes since the submission of the planning application. 

7.139 The submitted TVIHA provides an assessment of the effect of the development 
upon each view based on the GLVIA criteria. This includes assessment of the 
‘Sensitivity’ of the viewpoint, the ‘Magnitude of Change’, the ‘Significance of 
Effect’ and the ‘Nature of Effect’.  

7.140 The report includes an individual assessment of the impact of the development 
from each viewpoint. In terms of Sensitivity all viewpoints have been assessed 
to be between ‘Low’ and ‘Moderate’. The assessment of ‘Magnitude of Change’ 
is in the majority of cases ‘Low’ to ‘Medium’ but includes 9 cases evaluated as 
‘High’ or ‘Medium to High’. With regard to ‘Significance’ and ‘Nature’ of effects, 
the report provides a weighting for the Significance of each effect on views 
which in all cases lies between ‘Minor’ and ‘Moderate’. In respect of the ‘Nature’ 
of effects in the majority of cases the report concludes that the effect is 
‘Beneficial’, with the exception being 7 cases that are valued as ‘Neutral’.  

7.141 OPDC’s townscape and heritage consultant has undertaken a review of the 
submitted material in association with the review of the Environmental 
Statement and the ES Addendum.  

7.142 The consultant confirms agreement that the scale and mass after completion 
would make a largely positive contribution to the surrounding townscape and 
identified views towards the application site. The consultant notes that 
significant beneficial effects are assessed for 20 views and comments that the 
assessments are generally agreed and the stated beneficial nature of many of 
the views appear reasonable. The consultant provides a differing opinion in 
respect of one view only, Viewpoint 8 (Jenner Avenue) that they consider to be 
a neutral effect as opposed to the submitted beneficial effect, due to the 
somewhat overbearing nature of the change to the view. Jenner Avenue is a 
residential street off Wales Farm Road located approximately 100m to the 



south of the southern tip of the application site. However, this does not change 
the consultant’s overall conclusions on the townscape impact, with which 
officers agree.   

7.143 OPDC’s heritage consultant has also confirmed agreement with the applicant’s 
opinion as set out within the ES Addendum that the impact of the proposed 
development on the identified views has not changed, in its updated context, 
from that which was assessed within the original submission.   

7.144 The applicant’s TVIHA argues that the proposed development would create a 
more varied and interesting skyline in comparison with the current baseline. In 
respect of this argument it is relevant to note that the proposed buildings will be 
viewed in the context of an existing and proposed cluster of tall buildings within 
North Acton. The proposed buildings will not increase the size of this tall 
building cluster taking account of cumulative permitted schemes to the south of 
the site, as the buildings will be located within the centre of the cluster, and in 
some views, including from the east, will infill an existing gap in the cluster. 

7.145 The site layout of the 3 tallest towers (Buildings A, C and E) is also such that in 
many views sky gaps will be visible between the buildings. The form of these 
buildings, in plan, is also approximately triangular, and this serves to create a 
relatively slimmer and more slender appearance than might otherwise be the 
case.  

7.146 Taking account of the above considerations and assessments it is concluded 
that the townscape impact of the proposed development would be acceptable 
and in this regard would be in accordance with Policies D9 of the London Plan 
and Policy D4 of the Local Plan.  
Heritage impact  

7.147 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
(as amended) makes it a statutory duty for local planning authorities, in 
considering whether to grant planning permission for development which 
affects a listed building or its setting, to have special regard to the desirability 
of preserving the building or its setting or any features of special architectural 
or historic interest which it possesses. A finding of harm to the setting of a listed 
building is a consideration to which the decision maker must give considerable 
importance and weight1.  

7.148 Paragraph 199 of the NPPF (2023) advises that when considering the impact 
of a proposed development on the significance of a designated heritage asset, 
great weight should be given to the asset’s conservation. This is irrespective of 
whether any potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance. 

 
1 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a duty on local 
planning authorities – in determining applications relating to buildings or other land in conservation areas – to 
pay special attention to the desirability of preserving or enhancing the character or appearance of that area. 
In this case, the provision is not engaged, as the site itself lies outside of the conservation area, however 
planning policy is protective of the settings of heritage assets, including conservation areas. 



7.149 Paragraph 200 states that any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or destruction, or from 
development within its setting), should require clear and convincing justification.  

7.150 The NPPF (glossary) defines the setting of a heritage asset as ‘the 
surroundings in which a heritage asset is experienced. Its extent is not fixed 
and may change as the asset and its surrounding evolve. Elements of a setting 
may make a positive or negative contribution to the significance of an asset, 
may affect the ability to appreciate that significance or may be neutral.’  

7.151 In paragraph 013 of the NPPG it is stated that ‘all heritage assets have a setting, 
irrespective of the form in which they survive and whether they are designated 
or not. The extent and importance of setting is often expressed by reference to 
visual considerations. Although views of or from an asset will play an important 
part, the way in which we experience an asset in its setting is also influenced 
by other environmental factors such as noise, dust and vibration from other land 
uses in the vicinity, and by our understanding of the historic relationship 
between places.’ 

7.152 Paragraph 202 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.  

7.153 Paragraph 203 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. 

7.154 Policy HC1 of the London Plan states that development affecting heritage 
assets and their settings should conserve their significance and should seek to 
avoid harm where possible and encourages heritage impact to be considered 
early on in the design. This policy applies to both designated and non-
designated heritage assets. 

7.155 Policy D7 of the Local Plan states that great weight will be given to the 
conservation and enhancement of the significance of designated heritage 
assets, including their settings. Proposals harming the significance of a 
designated heritage asset will require clear and convincing justification having 
regard to their heritage interest, reasonable alternatives to avoid or mitigate 
harm and delivery of public benefits. 

7.156 The statutorily listed buildings closest to the site are the Cell Block, Chapel and 
Gatehouse at HMP Wormwood Scrubs (Grade II, Grade II*, and Grade II* 
respectively) 1.25 km to the south-east of the site; and the Grade II The 
Burlington Danes School and caretakers house approximately 2 km to the east 
of the site. The submitted TVIHA notes that the Cell Blocks and Chapel are 
behind a prison wall and concludes that the development otherwise would have 
no effect on the significance or setting of these heritage assets due to the 
intervening development and distance.  



7.157 The TVIHA sets out an assessment of the impact of the development on the 
significance of each designated and non-designated heritage asset within the 
vicinity of the site, which includes all 27 Locally listed building and Buildings of 
Local Heritage Interest that are within 1 km of the site, and within a wider zone 
the following conservation areas:  

• The Old Oak Lane Conservation Area 

• The Grand Union Canal Conservation Area 

• Old Oak and Wormholt Conservation Area 

• Acton Park Conservation Area 
7.158 Four of the assessed non-designated buildings are within relatively close 

proximity to the site: North Acton station; Brett Villas; The Castle public house; 
and The Anglican and Non-Conformist Chapels at Acton Cemetery. The 
submitted assessment concludes that the main views of these assets are 
gained from close proximity, and that their wider setting already includes tall 
buildings within North Acton. It is also relevant to note that planning permission 
has recently been granted for redevelopment of the Castle pub site and that 
this building has now been demolished.  

7.159 The submitted TVIHA proposes that the effects of the development on the 
heritage assets during the construction phase are in all cases either Minor, or 
Minor to Moderate, with an Adverse effect. The report states that the Adverse 
effect relates to the appearance of cranes and associated construction activities 
at the site which is a temporary impact.  

7.160 In relation to the completed development, taking account of the impact on views 
towards the site, the submitted report states that the Significance of the effect 
of the development would be Minor to Moderate in respect of all the affected 
conservation areas with a Neutral effect. In relation to the 27 Locally listed 
building and Buildings of Local Heritage Interest, the report states that the 
Significance of the effect is Minor, and the Nature of the effect is Neutral in all 
cases except 4 which are assessed as Minor to Moderate, Neutral.  

7.161 OPDC’s townscape and heritage consultant carried out a review of the 
submitted material in relation to heritage impact. The consultant confirmed their 
agreement to the assessed level of impact on heritage assets stated within the 
submitted report. In respect of Old Oak and Wormholt Conservation Area, 
OPDC’s consultant provided an additional comment stating: “The views 
indicate that from the north-western limits of the CA the completed development 
would appear similar in scale to existing buildings though expanding the group 
of tall buildings in views oriented towards the site. It is agreed that this would 
not interpose in appreciation of the internal layout and buildings of the 
conservation area, and the overall assessment is agreed.” 

7.162 Whilst the GLVIA provides a standard methodology for assessment of 
townscape and heritage impacts, it is acknowledged that there is a degree of 
subjectivity in valuing impacts. In this respect the London Borough of 



Hammersmith and Fulham has reached a different assessment in respect of 3 
of the predicted views towards the site as set out within its objection.  

7.163 It states its opinion that in respect of the view from Wormwood Scrubs the 
Sensitivity, Significance and Effect should be valued as Medium/High – Major 
– Negative. In respect of the view from Old Oak and Wormholt Conservation 
Area it proposes that the values are Medium – Major – Negative, and in relation 
to the view from St. Mary’s Conservation Area it proposes that the values are 
Medium – Major – Negative.  

7.164 Based upon its assessment of the impact of the development on views, LBHF 
states its opinion that the proposed development would harm the settings of 
both the Old Oak and Wormholt Conservation Area and the St Mary's 
Conservation Area. 

7.165 With regard to three views referred to, it is relevant to take account of the fact 
that the proposed buildings will be visible as part of an existing and emerging 
cluster of tall buildings within North Acton, particularly when taking account of 
the cumulative schemes which include the consents for linked 45 storey and 55 
storey towers at 4 Portal Way (Holiday Inn) to the south, and consent for a 36 
storey tower at 2 Portal Way (Dephna) immediately adjacent to the site. Sky 
gaps will remain between the buildings (including the proposed buildings, 
existing buildings, and cumulative schemes) following the development and the 
overall breadth of the cluster in these views will not expand. The impact of the 
development is therefore to contribute additional building elements to an 
existing cluster of buildings that is already visible on the horizon, but the 
development would not create an entirely new incursion into an existing horizon 
view.  

7.166 Taking account of the above considerations, the applicant’s submission and 
OPDC’s heritage advice, it is concluded that the completed development as 
proposed would not cause harm to the significance or setting of the above 
conservation areas or cause townscape harm in views from Wormwood 
Scrubs. In this respect the proposed development is considered to be in 
accordance with Policy HC1 of the London Plan and Policy D7 of the Local 
Plan.  

7.167 With regard to the construction period, OPDC’s heritage consultant considers 
that the appearance of the site during construction would result in a minor to 
moderate adverse effect on views from the nearby conservation areas of a 
scale that would not be significant. The consultant concludes that this would 
result in ‘less than substantial harm’ to the significance of these designated 
heritage assets in the terms set out within the NPPF.  

7.168 This harm would be on a temporary basis only during construction, and is an 
inevitable result of construction, which is clearly outweighed by the public 
benefits of the proposal in relation to matters including housing delivery, the 
provision of public open space and the provision of new town centre uses and 
community facilities. The development in this respect would therefore be 



acceptable in accordance with the advice of paragraph 202 of the NPPF and 
Policy HC1 of the London Plan and Policy D7 of the Local Plan.  

7.169 With reference to LBHF’s objection, it appears that it considers the stated harm 
to the conservation areas to be less than substantial. Although this position is 
not accepted, it is relevant to note that the applicant has through the design 
process considered alternative options and sought to minimise and mitigate the 
impact of the proposed tall buildings through the arrangement of the siting of 
the buildings, and the triangular plan form of the 3 tallest buildings referred to 
previously. These matters successfully address part b) of Policy D7 of the Local 
Plan.  

7.170 It is also relevant to note that in the event the LBHF’s position on harm were to 
be accepted, it would be necessary to then consider whether (in accordance 
with NPPF, para 202) the public benefits of the development would outweigh 
this less than substantial harm. It is considered that in such a scenario the 
public benefits of the proposed development in terms of the regeneration of the 
site, provision of housing (including affordable housing) and jobs together with 
its contribution to the role of North Acton as a town centre and good quality 
residential environment would clearly outweigh this harm such that the 
development would therefore be in accordance with the NPPF and the heritage 
policies of the development plan.  
Architecture and materials 

7.171 Policy D2 ‘Well-designed Buildings’ of the Local Plan emphasises the 
importance of local context in considering new build development. It states that 
new buildings should respond positively to the character of the existing context 
and/or positively contribute to the delivery of new positive character, as well as 
make a positive contribution to the existing and future townscape including 
delivering high quality active façade design and maximising the delivery of 
positive frontages with particular attention paid to corners, entrances and 
openings.  

7.172 The policy also requires new development to use high-quality, durable, 
adaptable and sustainable materials, finishes and details that enhance local 
character.  

7.173 London Plan Policy D3 ‘Delivering good design’ states that development 
proposals should enhance local context by delivering buildings and spaces that 
positively respond to local distinctiveness through their layout, orientation, 
scale, appearance and shape, with due regard to existing and emerging street 
hierarchy, building types, forms and proportions.  

7.174 As with other application documents, detailed drawings are submitted in 
respect of Buildings A and F and illustrative drawings are submitted in respect 
of the proposed buildings within the outline element. The design quality of the 
outline element will be secured through the reserved matters applications and 
planning conditions securing compliance with the submitted design code, in 
addition to the design monitoring clauses of the Section 106 agreement. 



7.175 The facades of Building A are expressed by the vertical and horizontal structural 
frame of the building that protrudes slightly forward of the profiled metal 
cladding panels and full height windows. In addition to the profiled cladding 
panels, would be perforated metal panels that provide both architectural 
interest and are designed with an internal opening to facilitate additional natural 
ventilation within the flats.  

7.176 The distinctive triangular form of the building results in the corners appearing 
prominent which creates visual interest. The south-east and south-west 
elevations of the building include a broad central bay that sits forward of the 
main structure with projecting corner balconies, flush with this element, at either 
side. The north-east elevation does not include balconies because the 
condition, facing onto the main road, A4000, is less suitable.  

7.177 The three corners or prows of the building also incorporate projecting balconies 
with wrap-around corner glazing to the residential flats that open onto the 
balconies.  

7.178 At the centre of each elevation an element of the structural framing detail is 
continued to the top of the building, slightly above the parapet level to create a 
‘crown’ that is designed to enhance the sense of verticality and the visual 
interest of the resulting skyline.  

7.179 With regard to colour, the window frames and cladding panels are proposed as 
a mid-grey and the structural framing elements would be a mixture of grey and 
white in a pattern that is intended to enhance the interest and appearance of 
the building.  

7.180 The facades of the building would also be ‘broken’ by the three-storey 
equivalent height communal amenity space provided at level 22, level 22 
mezzanine, and level  23 of the building that is expressed with a somewhat 
different architectural language, and which has an associated roof terrace.  

7.181 A double height glazed residential entrance would be provided at ground level 
in the north corner of Building A, and a double-glazed height entrance to a 
commercial use intended as a café would be accommodated in the southern 
corner of the building.  

7.182 The facades of Building F follow a similar approach to that described above, 
with comparable structural and architectural detailing. The east and west 
elevations of Building F are divided into two bays by the glazed stair and lift 
core (west elevation) and the communal inset balconies (east elevation). The 
residential entrance lobby to Building F is double height, and externally is 
designed with prominent features to create a focal point at ground level fronting 
onto the public open space.  

7.183 The proposed architectural design of Buildings A and F, and the intent set out 
within the illustrative details and design code in respect of the outline element 
which will be secured by condition, are considered to provide a high quality of 
design that is in accordance with Policies D2 and D4 of the Local Plan and D3 
and D9 of the London Plan.  



Security 
7.184 London Plan Policy D11 ‘Safety, security and resilience to emergency’ states 

that development proposals should include measures that design out crime and 
that these measures should be considered at the start of the design process to 
ensure they are inclusive and aesthetically integrated into the development and 
wider area.  

7.185 The layout of the development, in respect of both the detailed element, and the 
indicative masterplan for the entire site, has been designed to maximise active 
frontages onto Portal Way, the A4000, and Wales Farm Road. In addition 
several building entrances and commercial units would front onto the public 
open space. The provision of basements accommodating plant, parking and 
cycle storage has helped to maximise the available active ground level 
frontage. In addition residential flats at upper floor levels would overlook the 
surrounding streets and public open space providing further natural 
surveillance.  

7.186 Planning conditions are proposed (as set out within Appendix A) in order to 
require the approval of Secure by Design details in respect of both the detailed 
and outline elements of the development.  
Fire Safety 

7.187 London Plan Policy D12 ‘Fire safety’ states that all development proposals must 
achieve the highest standards of fire safety. It requires all major development 
proposals to be submitted with a Fire Statement which is an independent fire 
strategy, produced by a third party, suitably qualified assessor. It goes on to 
identify what the statement should address including means of escape, features 
which reduce the risk to life and access for fire service personnel and 
equipment.  

7.188 The application was accompanied by a Fire Statement which addresses the fire 
safety consideration in respect of Buildings A and F.. Following amendments to 
the design of Building A, an amended Fire Statement was submitted in April 
2023.  

7.189 The initial design of Building A included a single stair, together with evacuation 
and fire fighting lifts and associated safety measures such as sprinklers.  

7.190 In response to the initial consultation, London Fire Brigade expressed 
reservations regarding the provision of a single stair, and following the 
Government consultation on proposals to mandate the provision of a second 
staircases within tall building of over 30 metres in height (which has 
subsequently been reduced to buildings over 18 metres), the applicant 
submitted an amendment to the scheme that includes two stair cases within 
Building A.  

7.191 Building F also has 2 stairs (as originally submitted) and the floor plans for 
Building F have not therefore been subject to amendments.  



7.192 The Fire Strategy for Buildings A and F includes measures such as 
compartmentalisation, water sprinklers, the provision of 2 fire fighting and 2 
evacuation lifts, and an air pressurisation system that prevents smoke ingress 
to the stair and lift cores. London Fire Brigade and the Health and Safety 
Executive have both confirmed that the details are satisfactory, and a condition 
to require implementation of the agreed details is therefore proposed. In respect 
of the outline element of the scheme, fire safety details will be required to be 
submitted with reserved matters applications.  

7.193 With regard to Buildings C and E within the outline element, intended to be of 
similar design to Building A, these would also require a second stair and the 
applicant has confirmed that the proposed parameter plans provide sufficient 
space for this to be accommodated within the detailed plans to be submitted in 
due course.  

7.194 Building D2 within the outline element, which is 7 storeys, also exceeds 18m in 
height and would therefore require a second stair. There is sufficient space 
within the parameter plans to provide for this.  
Streets, routes and public realm 

7.195 Policy D8 of the London Plan and Policy D1 of the Local Plan both seek to 
secure a high quality of public realm that is active, inclusive and safe.  

7.196 Place Policy P7 of the Local Plan states that proposals should contribute to the 
delivery of a permeable, inclusive and accessible street network, and also lists 
objectives for public realm enhancements for several individual streets within 
North Acton. Relevant to this proposal is the policy objective to enable 
improvements to Wales Farm Road as a key movement route for walking, 
cycling, and buses; and the objective to enable the delivery of a network of new 
and enhanced streets with a walking and cycling focus that includes Portal Way.  

7.197 Policy EU1 of the Local Plan states that OPDC will secure the delivery of a high 
quality green infrastructure and open space network that enhances the overall 
quality of the environment. The policy supports the delivery of a minimum of 
30% of the developable area of sites as publicly accessible open space and 
sets objectives for developments such as the delivery of publicly accessible 
open spaces and pocket parks, and the creation of pedestrian and cycle priority 
Green Streets that have embedded green infrastructure and which form part of 
a network of connected green routes.  

7.198 With regard to the details of new public open space part d) of Policy EU1 seeks 
to ensure that: 
“all open space….. is high quality and provides for a range of functions, by 
including a number of the following:  

i) incorporating play space provision in accordance with Policy D8;  
ii) incorporating biodiversity and urban greening provision, in accordance 
with Policy EU2;  
iii) providing opportunities for local food growing;  



iv) providing recreation and sports space, including playing fields in 
accordance with Policy TCC5;  
v) ensuring appropriate standards are met, including in respect of air and 
noise quality and micro-climate;  
vi) incorporating climate change mitigation measures, including SuDS and 
urban heat island mitigation; and vii) providing appropriate arrangements 
for the long-term management and maintenance of open space.” 

7.199 OPDC and Ealing are engaged in a project, the ‘North Acton Public Realm 
Prospectus’ to design and implement, in association with landowners, a 
scheme of public realm enhancements to North Acton in order to improve the 
appearance, function, and safety of the public realm and to create improved 
links such as to Acton Main Line station to the west of the A40.  

7.200 The proposed site layout will create an active street frontage to Portal Way, the 
A4000, and Wales Farm Road, through the provision of ground level 
commercial and community uses that face the street. These include co-working 
space, office, office or hotel, a flexible town centre use unit, and the healthcare 
centre. The development will also secure an upgrade to the surface materials 
and quality of the pavements around the site. This will contribute to the objective 
of Place Policy P7 to enhance the public realm of North Acton generally, and 
also the specific objective to contribute to improvements to Wales Farm Road.   

7.201 A raised table at the pedestrian crossing on the A4000 at the northern end of 
Portal Way will be secured which will enhance road safety and the quality of 
the environment for walking and cycling. The raised table will also provide a link 
and a more legible route, between Portal Way, the public realm of which will be 
enhanced by the development, and the pedestrian path immediately to the 
north of Portal Way’s northern end, that leads to North Acton station. This will 
contribute to the objective of Policy P7 of the Local Plan to enable the delivery 
of a network of new and enhanced streets, in respect of which Portal Way is 
identified as street that should be designed with a focus on walking and cycling. 

7.202 The proposal includes a scheme of public realm enhancement to the northern 
section of Portal Way that is adjacent to the proposed development area, as 
part of the detailed element of the application. The submitted indicative details 
submitted show new tree planting, widened pavements, and the installation of 
a paved surface to the road. Portal Way provides an important route that is 
identified as a walking and cycling route within Policy P7 and Figure 4.23 of the 
Local Plan. The enhancements to this part of Portal Way will make a significant 
contribution to the objective of Policy P7 to enhance the public realm of North 
Acton and Acton Wells.  

7.203 The implementation of these public realm enhancements will be secured by the 
proposed hard and soft landscaping condition associated with the detailed 
element, and the condition requires that the proposals seek to provide an 
integrated design with the wider proposed public realm enhancements 
proposed by the North Acton Public Realm Prospectus.  



7.204 The development provides a substantial area of public open space in the form 
of landscaped gardens within the centre of the site that will have an area of 
4,533 sqm with an approximate average length of 80 m and an approximate 
average width of 50 m. This will create the largest public open space in North 
Acton.  

7.205 The area of landscaped open space quoted above relates to the open space in 
the centre of the site that is surrounded by the buildings that form the perimeter 
of the proposed development. However, additional areas of landscaped public 
open space will be provided between the proposed buildings and leading up to 
the roads surrounding the site. Including these areas (but excluding Portal Way) 
the total area of publicly accessible open space provided by the development 
is 7,521sqm as referred to earlier in this report.  

7.206 The buildings within the development will form the edges of the public open 
space, and these provide a number of active uses that will open onto or towards 
the open space including two flexible town centre uses, which could for example 
be utilised for retail or as a café or restaurant, the maker space, the co-working 
space and residential entrance lobbies.  

7.207 The gaps between the buildings will provide a visual connection between the 
surrounding streets and the public open space, and these provide generous 
width openings that will contribute to the creation of a welcoming environment, 
and the perception of this being a genuinely public space.  

7.208 Guidance set out within the Public London Charter LPG (September 2021) 
seeks to secure genuinely public space by ensuring that public open space is 
accessible and inclusive. Paragraph 1.1.1 of this LPG states ”The Charter 
consists of eight principles that set out the rights and responsibilities for the 
users, owners and managers of new public spaces. The Charter aims to ensure 
that London’s public spaces are safe, accessible, inclusive, attractive, well-
connected and easy to understand, well maintained and serviced. It promotes 
public space that is open and offers the highest level of public access 
irrespective of land ownership, with landowners promoting and encouraging 
public use of public space for all communities.”  

7.209 The eight principles are: 

• Public welcome 

• Openness 

• Unrestricted use 

• Community focus 

• Free of charge 

• Privacy and data 

• Transparency 

• Good stewardship 



 
7.210 The design of the public open space and the intent of the applicant is in 

alignment with the 8 principles. However, in order to secure the long term 
implementation of these principles in the interests of securing the maximum 
public benefit of the open space the submission, approval and subsequent 
implementation of a Public London Charter management plan will be secured 
within the Section 106 agreement.  

7.211 The public open space creates new east-west routes through the site between 
Portal Way and Wales Farm Road, and south-west to north-east between 
Portal Way and the northern end of Wales Farm Road that will contribute to the 
objective of Place Policy P7 to deliver a permeable route network.  

7.212 In terms of the quality of the public open space a detailed landscaping plan has 
been prepared and submitted. The landscape design includes a variety of 
landscape character areas including areas of dense tree planting to create a 
woodland effect, areas of more formal landscaping, and areas of biodiverse 
landscaping such as the ‘meadow’. The open space would include a mound 
feature and also a ‘bowl’ this being a slightly sunken part of the landscaping 
designed to create a natural mini amphitheatre effect that could be used for 
performances. Paths on a gentle (DDA compliant) incline would weave 
between the spaces. The varied topography is also utilised to address the level 
differences between the east and west of the site so that the open space is at 
street level at each entrance.  

7.213 The level difference is also addressed through the design of Building D2 which 
would have a lower ground floor fronting the open space, above which would 
be the healthcare centre at upper ground floor fronting Wales Farm Road and 
being at street level.  

7.214 The details set out above, together with the implementation of the Design Code 
in respect of the outline element of the development, will ensure that the open 
space is high quality in accordance with Policy EU1 of the Local Plan.  

7.215 The open space would also provide several of the functions and qualities of 
publicly accessible open space set out within Policy EU1 of the Local Plan 
including: 

• play space provision in accordance with Policy D8; 

• biodiversity and urban greening provision, in accordance with Policy 
EU2; 

• opportunities for local food growing; 

• ensuring appropriate standards are met, including in respect of air and 
noise quality and micro-climate;  

• incorporating climate change mitigation measures, including SuDS and 
urban heat island mitigation; and 



• providing appropriate arrangements for the long-term management and 
maintenance of open space.” 

7.216 In respect of long-term management and maintenance this is secured by the 
Green Infrastructure and Open Space Management Plan Section 106 
obligation.  

7.217 The details of the phasing of the open space and play space provision is set 
out in the Amenity section below.  

7.218 It is considered that the proposed public realm and open space as described 
above will be of high quality and this quality can be secured through the 
planning application. The public open space in addition to creating an attractive 
amenity for future occupiers of the site will result in a significant enhancement 
to the quality of the public realm in North Acton and will be of benefit to wider 
residents of North Acton.  

7.219 The design of the proposed street, routes, and public realm therefore accords 
with Policy D8 of the London Plan and Policy D1 of the Local Plan. 
 
Conclusion 

7.220 In conclusion the proposed development will provide a good quality of 
architecture and urban design, with a site layout that contributes to the creation 
of an active, interesting and safe environment with a significant area of 
landscaped public open space that will serve North Acton town centre. The 
impact on heritage assets that has been assessed is only temporary during 
construction and is clearly outweighed by the public benefits of the proposal, 
and the tall buildings are considered to have an overall positive impact on 
townscape views.  
Transport 

7.221 The transport issues to consider are the impact on the transport network, 
healthy streets and public realm, access and servicing, and car and cycle 
parking.  
Impact on transport network 

7.222 Local Plan Policy T9 ‘Transport Assessments and Travel Plans’ ensures that 
the full impacts of development proposals are assessed in terms of their 
implications for transport capacity and road safety.  

7.223 The applicant has submitted a Transport Assessment which assesses the 
impact of the development upon the road and public transport network. The 
conclusions have been agreed with TfL and OPDC’s transport officer.  

7.224 The development would result in a beneficial reduction in vehicular traffic 
relative to the previous use of the site, resulting from a reduction in car parking 
spaces from the existing 235 to the proposed 45 parking spaces.  



7.225 However, the new residential population and commercial uses would result in 
increased demand for bus services and London Underground services from 
North Acton station.  The initially submitted Transport Assessment was 
amended following discussion between the applicant and TfL and an agreed 
position regarding the predicted additional journeys has subsequently been 
reached.  

7.226 The applicant has agreed to Section 106 contributions, that have been 
calculated utilising TfL’s formula for assessing the impact of developments on 
transport demand.  

7.227 A contribution towards local bus service enhancements of £838,500 and a 
contribution £3,200,000 towards the upgrade of North Acton station to increase 
its capacity have both been agreed by the applicant. OPDC and Ealing Council 
are working closely with TfL on a scheme to upgrade North Acton Station. It is 
agreed that the bus contribution and the North Acton Station contributions will 
be paid in tranches related to the commencement of each building and based 
upon the predicted number of occupiers of each building. 

7.228 These contributions will provide appropriate mitigation of the transport impact 
of the development and contribute to enhanced public transport services in 
accordance with Policies T3 and T4 of the London Plan and Policies T4 and T9 
of the Local Plan.  
Healthy streets and public realm  

7.229 Policy T2 ‘Healthy Streets’ of the London Plan states that development 
proposals should create places that facilitate and encourage active travel by 
creating attractive and safe walking and cycling routes, and this is also one of 
the objectives of both Policies T2 and T3 of the Local Plan relating to walking 
and cycling.  

7.230 In this respect an Active Travel Zone assessment was submitted with the 
application which assessed the existing condition of active travel routes around 
the site including walking routes between the site and local bus stops and North 
Acton station. The assessment concludes that a number of the pavements 
surrounding the site are relatively narrow, poorly maintained, and provide a 
poor quality harsh environment for pedestrians.  

7.231 The proposed development will result in the provision of new public realm within 
the site, and will secure the upgrading of the pavements on the site frontages 
through the S.278 highway agreement that is secured within the draft Section 
106 agreement. 

7.232 In terms of the offsite improvements, the applicant has agreed to a Healthy 
Streets and Public Realm S.106 contribution of £2,787,860 which has been 
calculated in accordance with the OPDC Planning Obligations SPD. This 
funding will be utilised towards local public realm improvements in the vicinity 
of the site that are identified within the draft Section 106 agreement, and as 
such the development would be in accordance with Policy T2 of the London 
Plan and Policies T2 and T3 of the Local Plan.  



7.233 In addition to the above, a raised table is proposed on the A4000, that will create 
level pedestrian access between the site and the pedestrian path that leads to 
Victoria Road and North Acton station. This provision will serve to calm traffic 
thereby enhancing pedestrian safety and create a more useable and attractive 
environment for pedestrians in accordance with the above policy objectives. 
The design details and implementation will be secured through an associated 
highway agreement with Ealing Council that will be an obligation of the Section 
106 agreement. Ealing’s transport officers have agreed to the principle of the 
proposed raised table.  
Servicing 

7.234 Policy T7 ‘Deliveries, servicing and construction’ of the London Plan states that 
development proposals should facilitate safe, clean and efficient deliveries and 
servicing and provision of adequate space for servicing and storage, and 
deliveries should be made off-street, with on-street loading bays only used 
where this is not possible. The policy also requires delivery and servicing plans 
to be produced. Policy T7 of the Local Plan addresses ‘Freight, servicing and 
deliveries’. This policy requires off-street servicing facilities where possible.   

7.235 The proposal includes the provision of two loading bays on Portal Way adjacent 
to Building F (within the ownership of the applicant) and one loading bay on the 
A4000 adjacent to Building A that will accommodate two vehicles. These 
loading bays would also be used by refuse vehicles.  

7.236 With respect to the outline element of the scheme the servicing, deliveries and 
refuse collection vehicles would enter the basement parking area via the 
vehicular access from Portal Way. The ceiling height of the basement car park 
has been designed to accommodate large vehicles and tracking diagrams have 
been submitted demonstrating suitable provision for access and turning.  

7.237 The quantity of proposed loading and delivery space has been calculated 
based upon the predicted demand for deliveries associated with the proposed 
residential and commercial uses at the site. OPDC’s transport officer and TfL 
have agreed that this is an appropriate quantum.  

7.238 The proposed loading bay on the A4000 is not off-street, but will be inset from 
the main carriageway. The rationale for this deviation from Policy T7 of the 
London Plan is that an off street loading bay, as originally submitted, would 
compromise the width of the pavement in this location result in sub-optimal 
conditions for pedestrians. Consequently, TfL in consultation with LB Ealing 
and OPDC agreed to the design and location of an amendment which secures 
an on-street loading bay. The Section 106 agreement will secure the associated 
highway agreement which will also secure the ‘offering up’ for highway adoption 
of a strip of land along the north boundary of the site that will facilitate an 
improved pavement width and enhanced pedestrian environment.  The 
proposed development is in accordance with the general objectives of Policy 
T7 of the London Plan and the deviation from the off-street loading policy 
requirement is justified in this instance for the reason set out above.  



7.239 An updated Delivery and Servicing Plan condition will be imposed in order to 
secure satisfactory details of the servicing strategy.  
Car and cycle parking 

7.240 Policy T6 ‘Car Parking’ of the London Plan states that car-free development 
should be the starting point for all development proposals in places that are (or 
are planned to be) well-connected by public transport, with developments 
elsewhere designed to provide the minimum necessary parking. Policy T4 
‘Parking’ of the Local Plan sets a maximum residential parking standard of 0.2 
spaces, which equates to one car parking space per five residential units. 
However, the policy aims to promote a modal shift towards more sustainable 
modes and strongly encourages car free residential developments in areas with 
higher PTAL ratings (between 4 and 6B). The same policy requires car-free 
development for non-residential uses. It also states that development should 
secure appropriate blue badge provision for both residential and non-residential 
uses, in accordance with Mayoral policy.  

7.241 London Plan policy T6.1 states that residential development should provide 
accessible parking for 3% of dwellings from the outset with provisions to provide 
the remaining 7% should it be required.  

7.242 London Plan Policy T5 ‘Cycling’ sets requirements relating to provision for 
cycling including minimum cycle parking standards. Policy T3 of the Local Plan 
also sets objectives to encourage cycling including, like the London Plan policy, 
a requirement that cycling infrastructure and parking is designed in accordance 
with the London Cycling Design Standards (LCDS).  

7.243 The proposed development is car free in respect of standard parking and will 
provide only Blue Badge parking spaces. In its completed form the 
development will provide 43 accessible car parking spaces within the 
basement, 1 accessible parking bay on Portal Way, and one car club parking 
bay on Portal Way. The applicant proposes that the basement parking would 
be allocated as follows: 39 x residential use, 1 x co-living use, 1 x hotel use, 1 
x commercial use and 1 x general retail use.  

7.244 In addition, it is proposed that 15 temporary accessible parking spaces be 
provided to serve the detailed element of the development which will be 
occupied before the construction of the basement car park. These spaces 
would be located within an existing car park at the north-east corner of the site 
using an existing access from the A4000 and in accordance with the proposed 
phasing plan can be retained until the permanent parking spaces are available.  

7.245 With regard to cycle parking provision the residential cycle storage is provided 
within the basement beneath each building. The storage spaces have been 
designed to accommodate space for larger cycles such as cargo bikes in 
accordance with the LCDS guidance. A total of 2,633 long-stay and 106 short-
stay cycle spaces would be provided. The short stay spaces would be provided 
externally within the landscaped public open space.  



7.246 In respect of the detailed element of the scheme, 1,067 long-stay basement 
cycle parking spaces and 31 short-stay cycle parking spaces would be provided 
and these can be installed on a permanent basis as part of the construction of 
Buildings A and F.  

7.247 The proposed car free nature of the development is welcomed and accords with 
the objectives of Policy T6 of the London Plan and Policy T4 of the Local Plan, 
and an agreed Section 106 obligation that prevents future occupiers from 
obtaining residents’ permits will prevent overspill parking within the surrounding 
streets.  

7.248 The proposed level of cycle parking has been provided in accordance with the 
standard for each use set out within the London Plan.  

7.249 With regard to the residential Blue Badge parking, the quantity proposed is 
equivalent to 3% of the proposed residential units and this meets the 
requirement of Policy T6.1 of the London Plan that in respect of 3% of the 
dwellings at least one designated disabled persons parking bay per dwelling is 
available from the outset. However, given the constraints of the development 
and the density of the proposed development it has not been possible to 
achieve the second part of this policy requirement which is to demonstrate as 
part of the Parking Design and Management Plan, how an additional seven per 
cent of dwellings could be provided with one designated disabled persons 
parking space per dwelling in future, should this be required.  

7.250 Taking account of the site constraints and the fact that the site is located within 
a town centre, the proposed level of Blue Badge parking is considered 
acceptable in the specific circumstances relating to the proposed development.  

7.251 A proportion of 20% of the car parking spaces would be provided with active 
Electric Vehicle Charging Points and the remainder would have passive 
provision, to be secured by condition in accordance with Policy T6 of the 
London Plan.  
Transport conclusion 

7.252 The proposed public transport mitigation and associated financial contributions, 
the access and servicing arrangements, and the car and cycle parking details 
are acceptable.  
Amenity 

7.253 The key amenity issues to consider are the provision of open space and play 
space and the quality of the environment to be provided including microclimate 
considerations, the standard of residential amenity provided for occupiers of 
the development, and the impact of the development on the amenities of 
existing neighbours.   
Play space and open space 

7.254 Policy EU1 ‘Open Space’ of the Local Plan states that development should 
deliver a minimum of 30% of the developable area outside of Strategic Industrial 
Locations as publicly accessible open space.  



7.255 Policy H4 ‘Design of Family Housing’ of the Local Plan states that new housing 
developments which deliver family housing should provide access to gardens 
or other secure private and/or communal open space for doorstep play. Policy 
D8 of the Local Plan ‘Play Space’ states that development proposals should 
deliver and/or contribute to a range of dedicated child play space in accordance 
with the latest OPDC and GLA guidance. Policy S4 ‘Play and informal 
recreation’ of the London Plan also requires an appropriate amount of play 
space to be provided as part of new residential development. 

7.256 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.  

7.257 The proposed public open space includes a dedicated children’s play area that 
would include play equipment suited to younger children and this has an area 
of 110 sqm. This would be located in the southern portion of the open space 
close to Building E and would be installed within the detailed phase. This 
location was selected so as to maximise sunlight to the space and also having 
regard to the suitability of the wind microclimate. 

7.258 In addition to the dedicated play space, an area of 2,793 sqm within the public 
open space is considered to be ‘playable space’ that is intended to be suitable 
for all age groups. This is space as defined within the SPG that is not 
specifically designed for play but which is suitable for children to play within. 
The indicative landscaping details illustrated within the Design and Access 
Statement include proposed landscaping features such as water fountains that 
would also be useable as play features. The details also show a log climbing 
frame located within the playable space that would be suited for older children’s 
play. In addition the range of landscape character areas including secluded 
spaces, open spaces and climbable spaces is considered likely to be conducive 
to informal play.  

7.259 The 2,903 sqm that have been defined as ‘playable space’ include soft 
landscaped areas but exclude areas of hardstanding and paths and the parts 
of the open space that are on the perimeter of the site close to the surrounding 
roads. 

7.260 The predicted child yield of the development is 279, based upon the GLA 
population yield calculator, and this would comprise 134 0– 4year olds; 94 4–
11 year olds; 33 12-15 year olds; and 18 16-17 year olds. This results in a play 
space requirement of 2,790 sqm. The proposed area of 2,903 sqm, exceeds 
the minimum requirement, and as has been assessed within the Urban Design 
section the playable space would be of good design quality.  

7.261 The publicly accessible open space is located partly within the detailed element 
of the scheme and partly within the outline element. Officers have worked with 
the applicant to maximise the proportion of the open space that can be 
delivered within the first, detailed phase, of the development in order to meet 



the needs of residents of Buildings A and F and for the benefit of neighbouring 
residents and visitors.   

7.262 A total of 4,710sqm (63%) of the total proposed 7,521sqm publicly accessible 
open space would be delivered through the implementation of the detailed 
element of the development, of which 3,451sqm (46%) of the total proposed 
open space would be completed on a permanent basis. The remainder of the 
open space within the outline phase cannot be completed until the construction 
of the basement as part of the basement will be located beneath the open 
space. The phased delivery of the open space also enables the retention of 
part of the existing office building during construction, that will facilitate potential 
Meanwhile Uses at the site.  

7.263 The 1,259sqm of the initially provided detailed element open space (not being 
provided on a permanent basis) would need to be temporarily removed during 
construction of the basement and buildings within the outline phase. The 
submitted indicative phasing plan suggests that this would occur from Year 6 
of the construction for a period of two years. The phasing details and therefore 
the period of this temporary reduction in the open space is subject to control by 
OPDC through a Section 106 obligation that secures the implementation of an 
approved phasing plan. We will look to reduce this period as far as possible.  

7.264 Following construction of the basement the remaining area of approved publicly 
accessible open space would then be completed on a phased basis aligned 
with the completion of the buildings within the outline phase. The full extent of 
the publicly accessible open space would be required to be completed prior to 
occupation of the final building, indicatively Building B, within the outline 
element of the scheme.  

7.265 Taking account of the above constraints, and that the proportion of the public 
open space to be delivered within the detailed element of the scheme has been 
maximised, the proposed phasing of delivery of the open space is considered 
acceptable.  

7.266 The proposed public open space meets the definition of Publicly Accessible 
Open Space set out within the Local Plan and would equate to 40% of the 
developable area of the site exceeding the minimum 30% policy requirement 
and thereby providing a good standard of amenity for future occupiers.  
Privacy and overlooking 

7.267 The arrangement of the proposed residential and commercial blocks within the 
site is such that in some instances the buildings are in relatively close proximity 
to one another.  

7.268 Building A is approximately 10m from Building F at the closest point but the 
building facades are angled angled away from each other such that direct 
overlooking would not occur. The side elevation of Building F also does not 
have windows in at that part of its north elevation closest to Building A. The 
nearest windows within Building F are those within the west elevation, which 



whilst relatively close to balconies within Building A, is angled towards the 
public open space.  

7.269 There is a similar relationship between Building E within the outline element 
and Building F at the southern end of the site, with the other residential Building 
D2 and Building C having somewhat greater gaps between neighbours. The 
detailed design of Building D2 is reserved for future approval and the standard 
of privacy will be assessed at the reserved matters stage given that the layout 
and window arrangement will affect this.  

7.270 The separation between Building A and Lyra Court (the student block on the 
opposite side of the A4000) is approximately 20m, and that between the east 
elevation of Building F and One West Point on the opposite side of Portal Way 
is approximately 18m. The distance from Building E within the outline phase 
from the position of the approved residential scheme at 2 Portal Way is 
approximately 15m. 

7.271 In respect of the relationship between Building E and the consented 
development at 2 Portal Way, these two elevations are parallel to each other 
and the proposed block is in front of approximately half to two thirds the width 
of the north elevation of 2 Portal Way, as permitted.  

7.272 It is considered that this relationship can provide adequate privacy, and it is 
also noted that matters such as the arrangement and size of windows would be 
a matter for consideration under the associated reserved matters application 
for Building E.  

7.273 With regard to the relationship between proposed Buildings D2, D1 and C within 
the outline element of the schemes, which sit opposite 2 storey maisonettes on 
the opposite side of Wales Farm Road, the distance is approximately 35m 
which is considered more than adequate to maintain a good standard of privacy 
to the existing occupiers.  

7.274 Taking account of the above considerations it is considered that the proposed 
development would provide an appropriate standard of privacy for future 
occupiers and would not cause unacceptable overlooking in respect of 
neighbouring residents, and that in this respect the development is in 
accordance with Policy D5 of the Local Plan.  
Daylight, sunlight and overshadowing 

7.275 The British Research Establishment (BRE) guidelines 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 
existing levels of daylight and sunlight enjoyed by existing neighbouring 
properties. Policy D5 ‘Amenity’ of the Local Plan and Policy D6 ‘Housing quality 
and standards’ of the London Plan seek to ensure that development delivers 
an appropriate level of amenity in relation to daylight, sunlight and 
overshadowing. Paragraph 125 c) of the NPPF states that when considering 
applications for housing, authorities should take a flexible approach in applying 
policies or guidance relating to daylight and sunlight, where they would 



otherwise inhibit making efficient use of a site (as long as the resulting scheme 
would provide acceptable living standards). 

7.276 The applicant submitted a Daylight, Sunlight and Overshadowing Assessment 
as a chapter of the Environmental Statement and an addendum was submitted 
in association with the ES addendum to take account of changes to cumulative 
schemes. In addition an amended Internal Daylight and Overshadowing 
Assessment was submitted in April 2023 which reviews the daylight and 
sunlight condition for the proposed buildings and open spaces within the site. 
The purpose of this amendment report was to undertake this assessment in 
relation to the latest edition of the BRE guidance, which was issued in 2022, 
after the application was submitted. The 2022 BRE guidance did not alter the 
methodology or criteria for assessing impacts on existing surrounding 
properties and so this aspect of the assessment was not updated. 

7.277 OPDC’s daylight and sunlight consultant has reviewed the submitted material 
and indicated their agreement to the methodology and the outcome of the 
assessment.  

7.278 With regard to daylight conditions 80% of windows within the proposed 
development are assessed as receiving good levels of daylight that exceed the 
BRE recommendations. The majority of the shortfalls relate to bedrooms where 
daylight is less important than in kitchen/dining/living rooms. It is also noted in 
respect of the shortfalls relating to kitchen/dining/living rooms that each affected 
room (with the exception of one) retains natural light levels of >100 lux which is 
considered an indicator of good levels of internal light, with the areas closest to 
the windows experiencing >200 lux.  

7.279 In respect of the external amenity areas within the proposed public open space, 
a BRE ‘Sunlight Hours on the Ground’ assessment has been carried out. The 
BRE target is that at least 50% of external amenity areas should receive a 
minimum of 2 hours of direct sunlight on the 21st March.  

7.280 For the purpose of assessment the proposed open space was divided into 3 
zones, 2 of which achieved the minimum sunlight target. In respect of the non-
compliant zone a further assessment was undertaken to ascertain the date by 
which the target would be met, and this is stated to be 4 weeks after the BRE 
test date. The report also notes that in the summer months when the space is 
more likely to be utilised (based on a test date of 21st June) 100% of the open 
space would meet the target with 63% of its surface area receiving at least 2 
hours of sunlight per day.  

7.281 The report also notes that the site layout and arrangement of buildings was 
tested through various options during the design development stage of the 
proposal and the architect has sought to achieve a design which optimises 
sunlight within the open space.  

7.282 With reference to the above indicators, it is considered that the deviations from 
the standards are not significant in scale, and the scheme would provide an 



overall good quality environment and living conditions for future occupiers 
whilst optimising the capacity of the site.  
Impact on neighbouring sites 

7.283 The assessment calculates the impacts on neighbouring occupiers within the 
vicinity of the site. This includes all the buildings between the site and North 
Acton station, One West Point to the west of the site and the houses and 
maisonettes on the south-east side of Wales Farm Road, together with those 
in the cul-de-sacs off Wales Farm Road and to its rear.  
Daylight  

7.284 In relation to daylight two BRE tests of the impact on neighbouring occupiers 
have been undertaken; the Vertical Sky Component (VSC) and the No Skyline 
(NSL) tests. The VSC is a quantified measurement of the amount of skylight 
falling on a vertical wall or window, whilst the NSL is a measurement of the 
distribution of daylight at the ‘working plane’ within a room. In houses, the 
‘working plane’ means a horizontal ‘desktop’ plane of 0.85m in height. The BRE 
assessment is based upon the degree of change to the baseline daylight 
conditions that is caused by the proposed development, and in respect of the 
VSC test, whether the recommended minimum standard is met.  

7.285 The BRE assessment criteria states that a window may be adversely affected 
by a development if the VSC at the centre of the window is less than 27% and  
less than 0.8 its former value. In respect of the NSL test the BRE assessment 
criteria states that a room may be adversely affected if the daylight distribution 
(no sky line) is reduced beyond 0.8 times its existing area.  

7.286 The BRE guidelines consider a suburban environment and the assessment 
criteria are suggested on this basis. They are not mandatory and should be 
interpreted flexibly and appropriately when considering a dense urban location 
such as North Acton. The VSC methodology is commonly acknowledged to 
have limitations as it only considers the centre point of an aperture and does 
not take account of the glazing size of the window or the area behind the 
aperture. The NSL test considers the full extent of the glazing serving the room 
and the room size behind the aperture and provides a greater understanding of 
the available light received by the habitable space and a more realistic 
indication of the light that will be received. 

7.287 Paragraph 1.3.45 of the Mayor’s Housing SPG 2016 sets out that an 
appropriate degree of flexibility needs to be applied when using BRE guidelines 
to assess the daylight and sunlight impacts of new development on surrounding 
properties, as well as within new developments themselves. Guidelines should 
be applied sensitively to higher density development, especially in opportunity 
areas, town centres, large sites and accessible locations, where BRE advice 
suggests considering the use of alternative targets……Decision makers should 
recognise that fully optimising housing potential on large sites may necessitate 
standards which depart from those presently experienced but which still 
achieve satisfactory levels of residential amenity and avoid unacceptable harm. 



7.288 The report assesses the impact upon 4,604 windows serving 3,263 rooms 
surrounding the site within neighbouring residential buildings including flats and 
houses within Wales Farm Road, Conway Grove, Garret Close and Lister 
Close, and a hotel and surrounding residential blocks (a number of which are 
student accommodation blocks) including: One West Point (6 Portal Way); 
Woodward Buildings; Rehearsal Rooms; Trentham Court; Lyra Court; Poulton 
Court; Ebbett Court; Holiday Inn Express; The Costume Store; Holbrook 
House; 140-154 Victoria Road; The Castle Hotel; Kemp Porter Buildings; and 
Clayworks Appartments. The report also assesses the impact upon consented 
developments that are not yet constructed such as The Portal development site 
and 4 Portal Way. 

7.289 The report confirms that the baseline condition for the assessed windows is that 
45% of habitable windows tested currently meet the BRE Guidelines target 
value of 27% VSC. 

7.290 In relation to NSL it confirms that 77% of rooms tested currently have daylight 
penetrating to in excess of 80% of the working plane.  

7.291 In relation to the impact of the proposals the report calculates that overall 50% 
of the tested windows will continue to meet the recommended VSC levels of 
the BRE guidelines, and 79% will continue to meet the recommended NSL 
levels of the BRE guidelines following completion of the development. The 
retained values of both the VSC and NSL assessments record light levels that 
are not uncommon for similar urban locations across London. 

7.292 The report assesses the degree of impact on each window in accordance with 
a scale ranging from Negligible, to Minor Adverse, Moderate Adverse and Major 
Adverse. Negligible is defined as circumstances where the change to 
conditions is barely distinguishable and retained VSC values are 20% or 
greater, and Major Adverse is defined as a reduction of VSC of more than 40% 
of the values suggested by the BRE guidance and retained VSC values below 
15%. Minor Adverse and Moderate Adverse sit between these two extremes.  

7.293 With regard to the scale of the impact there are several buildings where the 
proportion of windows assessed as being subject to a Major Adverse effect is 
significant. For example, the impact on 39% of the affected windows within 
Block A of 6 Portal Way is Major Adverse, and this figure is 38% in respect of 
Block C of 6 Portal Way, 36% for Block B (6 Portal Way), 59% and 70% 
respectively in relation to Blocks A and B of Lyra Court, 50% in respect of 
Poulton Court, 40% in respect of The Costume Store, and to variable 
proportions all of which are over 50% in respect of properties at 56 – 70, and 
80 – 118 Wales Farm Road, and 1 – 4 Acorn Gardens. 

7.294 In respect of the remaining assessed properties these range from those where 
a small proportion of windows falls within the Major Adverse impact to 
properties where all effects are either Negligible or Minor Adverse, and some 
where full compliance with the BRE standard is maintained for all tested 
windows.  



7.295 In respect of nearby consented developments that have not yet been 
constructed, 42% of tested windows within The Portal are subject to Major 
Adverse impacts, and this figure is 9% of windows in respect of 4 Portal Way. 
A high degree of compliance with the BRE standards would be maintained in 
relation to the consented schemes for the former Castle public house, and 140 
Wales Farm Road, both of which are under construction or recently completed.  

7.296 With regard to the scale of impact relating to the NSL test, with reference to the 
neighbouring residential blocks, those most significantly affected include Lyra 
Court, Block B where 60% of tested windows fall within the Major Adverse 
category; Poulton Court where this proportion is 50%; 6 Portal Way, Block C – 
20%; and The Costume Store – 17%. In relation to the maisonettes and houses 
within Wales Farm Road at Nos. 80 – 110, 69% of windows are categorised as 
being subject to Major Adverse effects.  

7.297 With regard to the outcome of the tests the report provides some additional 
context stating that the baseline conditions are such that a significant proportion 
of the affected buildings currently benefit from exceptional existing daylighting 
levels that are considered uncharacteristic for a dense urban area. This is in 
part related to the significant difference in scale between the proposed 
development and the low-rise nature of the existing site. The nature of the test 
being based as it is on the degree of change from the baseline is such that a 
significant change in the scale of development is more likely to generate 
impacts that are within the category of Major Adverse.  

7.298 The report also notes that of those windows not meeting the BRE standard 
proportionally more are bedrooms compared with living rooms, where there is 
a lesser expectation and requirement for natural light. The report also states 
that in a number of cases the impacted rooms are ones that already experience 
relatively limited daylight due to their design (in some cases due to projecting 
balconies above windows), and therefore a relatively small change in the 
condition can result in those windows being assessed as non-compliant. 

7.299 In relation to the VSC test the report also notes that the assessment has been 
carried out on the basis of the 27% VSC target value set out within the BRE 
guidance. The guidance confirms that the default targets within it are predicated 
upon a comparatively low rise suburban environment and recognises that the 
default standards should not be rigidly applied and that alternative targets may 
be applied if appropriate depending on the context of the development being 
assessed. Appendix F of the guidance makes provision for the setting of such 
alternative lower target VSC values for differing contexts, with the example 
given of a mews in a historic city centre where it states an alternative 18% VSC 
target could be applied. If such a target were to be applied to the development 
proposals it would result in higher degree of compliance.  
Sunlight 

7.300 The assessment also includes the impact of the development on sunlight within 
neighbouring dwellings. The BRE guidance test for sunlight states that an 
existing building may be adversely affected by development where the following 



conditions apply: the centre of the window receives less than 25% of annual 
probable sunlight hours, or less than 5% of annual probable sunlight hours 
between 21 September and 21 March and receives less than 0.8 times its 
former sunlight hours during either period and has a reduction in sunlight 
received over the whole year greater than 4% of annual probable sunlight hours 

7.301 In respect of sunlight 66% of the rooms assessed meet the BRE test set out 
above and are therefore not considered to be adversely affected by the 
development.  

7.302 With regard to the 34% of rooms that do not meet the BRE test in this respect, 
the most significantly affected buildings are the residential blocks to the north 
and west of the site where the proportion of windows per block assessed as 
being subject to Major Adverse impacts (that are over 40% below the 
recommended value) ranges from 26% to 100% (The 100% figure is in relation 
to Lyra Court, Block B only). These buildings include 6 Portal Way, Woodward 
Buildings, Trentham Court, Lyra Court, Poulton Court, Ibbet Court, and The 
Costume Store.  

7.303 It is noted that in the majority of the affected buildings where the effect has been 
assessed as Major Adverse, over half the windows that fall below the BRE 
standard maintain at least 18% of annual probable sunlight hours which 
according to the guidance is considered a good indicator for sunlight in an urban 
context.  

7.304 As referred to in respect of the daylight assessment, the openness and low rise 
nature of the existing development at the site tends to exaggerate the impacts 
as assessed under the BRE guidance given that the test is based upon the 
degree of change from the existing baseline.  

7.305 The report states that the applicant’s daylight and sunlight consultant worked 
with the architect to seek to minimise the impact of the development upon the 
daylight and sunlight conditions of neighbouring properties during the evolution 
of the design.  
Conclusion 

7.306 The proposed development will result in reductions in daylight and sunlight in 
respect of some of the dwellings within neighbouring buildings to the site and 
the degree of impact has in some cases been identified as Major Adverse.  

7.307 Where windows do not comply with the BRE tests this does not necessarily 
mean that the affected dwelling does not benefit from a reasonable standard of 
daylight or sunlight, given that the outcome of the test is in part based upon the 
degree of change from the baseline condition and that many of the affected 
buildings currently benefit from exceptional existing daylighting levels that are 
considered uncharacteristic for a dense urban area.  

7.308 In considering whether the adverse impacts that have been identified are 
acceptable, it is relevant to consider factors including the expectation of light 
levels in the given location having regard to its context, whether the site is 
allocated in the development plan, and the benefits associated with the 



proposed development. As set out elsewhere in this report, the application site 
is partially within the defined North Acton town centre boundary and is allocated 
in the Local Plan for residential-led mixed use development. It is highly 
urbanised and is within an area identified as being appropriate for tall buildings 
of between 20 and 55 storeys. This is clearly a location within which there is a 
high expectation of development taking place and where lower target light 
values could be justified in order to make the most efficient use of this highly 
accessible town centre site. Taking account of these factors and the overall 
benefits of the scheme, the proposed impacts are on balance considered 
acceptable.  
Noise and vibration 

7.309 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 D14 
‘Noise’ of the London Plan seeks to minimise noise disturbance and ensure 
sensitive uses are located appropriately. The Mayor’s ‘Sustainable Design and 
Construction’ SPG (2014) provides mechanisms to mitigate noise generated by 
development and also mitigate the impact of noise on sensitive receptors. 

7.310 Policy EU5 ‘Noise and Vibration’ of the Local Plan requires the submission of a 
noise and vibration assessment for all major development.  

7.311 A Noise and Vibration Assessment was submitted as a chapter of the 
Environmental Statement and an updated version of the report was included 
with the ES addendum. Both versions have been reviewed by OPDC’s 
environmental consultant who confirmed agreement with their conclusions.  

7.312 The assessment concludes that during the construction of the development 
there is potential for significant adverse effects upon 6 Portal Way (One West 
Point), Lyra Court, and 4 Portal Way (Holiday Inn). It also states that these 
impacts are temporary and construction management measures can contribute 
to a mitigation of the impact.  

7.313 The report concludes that no noise or vibration effects are predicted during 
operation of the development and therefore no mitigation measures are 
required.  

7.314 With regard to the impact of construction work, construction management plan 
and construction logistics plan conditions are proposed. These will secure 
measures to minimise the potential nuisance to neighbours.  
Wind microclimate 

7.315 Policy D5 ‘Amenity’ of the Local Plan states that development should minimise 
excessive wind speeds generated by development by mitigating negative 
impacts on buildings and the public realm were identified including through the 
use of green infrastructure.  

7.316 The applicant submitted a Wind Microclimate assessment as a chapter of the 
Environmental Statement. This assessment predicts the wind condition within 



the completed development and surrounding streets, including following the 
completion of the detailed element of the scheme only, and upon the completion 
of the entire development. It also assesses the expected wind conditions based 
both on the current context and with cumulative schemes that have consent.   

7.317 Furthermore, an addendum to the report, provided as part of the ES addendum, 
was submitted to assess predicted conditions within the detailed element of the 
scheme in the event that part of the existing building is retained for Meanwhile 
Uses. This also assessed the predicted conditions within the potential 
Meanwhile Use site.  

7.318 The assessment predicts the wind conditions at various ‘spot’ locations within 
the public open space, on residential balconies and roof terraces. With regard 
to buildings within the outline element of the scheme, assumptions are made 
regarding the proposed layout based on the submitted parameter plans.  

7.319 The submitted assessment utilises the Lawson Wind Comfort Criteria which 
categorises wind speeds into those that are comfortable for various activities 
including Sitting, Standing, Strolling, Walking and Uncomfortable (for any 
activity). The wind conditions are assessed for both the windiest season 
(December to February) and summer conditions.  

7.320 OPDC’s wind microclimate consultant reviewed the assessment (and 
addendum) and was in general agreement with the conclusions but 
recommended additional wind mitigation measures in order to improve the wind 
microclimate.  

7.321 In accordance with this advice the applicant submitted amendments to the 
proposed landscaping within the detailed element of the scheme to provide 
additional shelter to a path, and introduced 2m high porous screens to the sides 
of the balconies within Building A.  

7.322 However, it is agreed that the roof terrace of Building A requires additional 
mitigation such as landscaping or screening in order to provide a suitable 
environment and this has not been finalised within the amended drawings. A 
condition is therefore proposed requiring the submission of further wind 
mitigation details for this terrace. 

7.323 With regard to the outline element of the scheme, the applicant’s report sets 
out a series of proposed measures including landscape features in order to 
ensure a suitable wind environment. OPDC’s wind microclimate consultant is 
in agreement with the proposed mitigation and a condition is proposed that will 
require further details of the specified mitigation measures to be submitted for 
approval. 

7.324 The submitted assessment confirms that in respect of the amenity areas of the 
public open space, where benches would be provided or people may wish to 
sit on the grass, all the assessed ‘spots’ would provide suitable conditions for 
either sitting or standing. In the summer months the majority would be suitable 
for sitting and in winter approximately half of positions meet the sitting criterion. 
There is little difference between the detailed element only and the completed 



development, but following completion of the outline element, and following the 
cumulative schemes there would be a slight improvement due to additional 
shelter.  

7.325 Walking routes within the public open space, pavements around the perimeter 
of the site, building entrances and a bus stop on Wales Farm Road are all 
assessed as having suitable conditions for either sitting or standing. The 
resulting range of conditions are considered suitable for the intended uses and 
will secure an appropriate quality environment. In addition, the Section 106 
wind monitoring obligation secures additional post completion wind mitigation 
measures, where required.  

7.326 For the reasons set out above the proposed development is in accordance with 
Policy D5 of the Local Plan in respect of wind conditions.  
Construction impacts 

7.327 The construction process has the potential to impact on the local environment 
and local highway network if not carefully managed. Policy T8 of the Local Plan 
states that development proposals will be supported where they provide 
measures to reduce construction trips and otherwise mitigate the transport and 
environmental impacts of construction. 

7.328 A draft Construction Logistics Plan (CLP) has been submitted (and 
subsequently amended to address the revised proposed phasing) to 
demonstrate how the development could be carried out without resulting in 
harm to the safe operation of the highway. 

7.329 In addition, a Construction and Demolition Plan was submitted as a chapter of 
the Environmental Statement. This proposes mitigation measures such as dust 
suppression, noise monitoring, and the appointment of a contract’s liaison 
officer, that would be secured through a Construction Environmental 
Management Plan condition.  

7.330 The submission of a further detailed CEMP following the appointment of a 
contractor but prior to the commencement of any works on site, including 
demolition, will be secured by condition. The document will be expected to show 
how construction will be coordinated with other development sites in the vicinity 
where possible, including the HS2 sites.  

7.331 A condition is also recommended to control the hours during which noisy works 
can take place to minimise the potential for disruption to local residents.  

7.332 The detailed CEMP will be in addition to an updated Construction Logistics Plan 
(CLP) which will address how any specific challenges of accessing the site will 
be addressed. The updated reports would be subject to consultation with TfL 
and Ealing Council as local highway authority. 

7.333 Subject to the imposition of the recommended conditions, the construction 
impact of the development is considered to be acceptable and accords with 
Policy T8 of the Local Plan. 
Environment 



7.334 The environmental issues to consider are energy and emissions including 
overheating, ecology and bio-diversity, flood risk and drainage, air quality, and 
other measures to minimise the environmental impact of the development such 
as a waste strategy. 
Energy efficiency/climate change 

7.335 London Plan Policy SI 2 ‘Minimising greenhouse gas emissions’ requires all 
major development to be net zero carbon. This means reducing greenhouse 
gas emissions in operation and minimising both annual and peak energy 
demand in accordance with eh following energy hierarchy:  

• Be lean (use less energy); 
• Be clean (supply energy efficiently); and 
• Be green (use renewable energy). 
• Be seen (monitor, verify and report on energy performance). 

 
7.336 Part B of the policy requires all major development proposals to include a 

detailed energy strategy to demonstrate how the zero-carbon target will be met 
within the framework of the energy hierarchy.  

7.337 Part C of the policy requires a minimum on-site reduction of at least 35% 
beyond Building Regulations for major development, with residential 
development required to achieve 10% through energy efficiency measures and 
non-residential required to achieve 51515% through energy efficiency 
measures. Where it is clearly demonstrated that the zero-carbon target cannot 
be fully achieved on-site, any shortfall should be provided, either through a cash 
in lieu contribution to OPDC’s carbon offset fund; or off-site provided that an 
alternative proposal is identified and delivery is certain. 

7.338 London Plan Policy SI 3 ‘Energy infrastructure’ states that where heat networks 
are planned but not yet in existence, developments should be designed to allow 
for the cost-effective connection at a later date. Local Plan Policy EU10 ‘Energy 
Systems’ also requires developments to demonstrate that provision for a future 
decentralized energy system has been accommodated.  

7.339 Applications must also address London Plan Policy SI  4 ‘Managing heat risk’ 
which states that development proposals should demonstrate through an 
energy strategy how they will reduce the potential for internal overheating and 
reliance on air conditioning systems in accordance with the following cooling 
hierarchy: 

• reduce the amount of heat entering a building through orientation, 
shading, high albedo materials, fenestration, insulation and the provision 
of green infrastructure 

• minimise internal heat generation through energy efficient design 
• manage the heat within the building through exposed internal thermal 

mass and high ceilings 
• provide passive ventilation 
• provide mechanical ventilation 



• provide active cooling systems. 
 

7.340 Local Plan Policy EU9 ‘Minimising Carbon Emissions and Overheating’ 
supports the principles set out in the London Plan referenced above.  

7.341 An Energy Assessment has been submitted which addresses the energy 
hierarchy. The document states that amongst the ‘Be Lean’ measures are 
enhancements to the external walls, beyond the minimum Building Regulations 
requirements, in order to provide enhanced insulation and U values.  

7.342 With regard to ‘Be Clean’ measures, the applicant is proposing a site-wide 
ambient loop district network system that serves as a heat exchanger. A central 
energy centre provides power to the entire network.  

7.343 The loop is a site-wide network of water pipes at a controlled temperature that 
serves in-apartment water source heat pumps utilised for heating and hot 
water. Residents can also reverse their heat pumps to extract heat from their 
apartments, effectively cooling them, less heat is then demanded from the 
primary source. The ability to 'cool' increases the overall energy efficiency of 
the scheme by 10%. 

7.344 There is also potential for the proposed system to link into the OPDC’s 
proposed district heat network, and the applicant has agreed to a Section 106 
obligation to install a connection point and associated infrastructure to enable 
a future connection. If such a connection were secured in future it would further 
reduce the carbon emissions arising from the development. Securing this 
option is a requirement of Policy EU10 of the Local Plan.   

7.345 For ‘Be Green’ measures, the energy assessment proposes the installation of 
100 sqm of photovoltaic panels on the roofs of Building A and Building F that 
will provide a further contribution to minimising carbon emission arising from 
the development.  

7.346 In respect of the outline element of the scheme, the energy strategy notes that 
the detailed design is not finalised and therefore it does not commit to the 
provision of photovoltaic panels on these buildings at this stage but notes the 
potential to introduce PV panels subject to design at the reserved matters 
stage. This can be addressed through a planning condition requiring the 
submission of an updated energy strategy in respect of each reserved matters 
application which is also considered necessary to ensure that the strategy 
remains relevant and takes account of relevant policy revisions or technology 
changes.  

7.347 The proposed site-wide network will be phased and is designed to enable 
expansion in stages to serve each new building as it is completed. The energy 
measures described above are predicted to secure the following carbon 
emissions reductions shown in Table 7.5.  



Table 7.5: Onsite carbon emission savings 
 
 Detailed 

element   
carbon saving 

Outline 
element 
carbon saving 

Residential total 75% 74% 
Residential - efficiency measures only 6% 8% 
Non-residential total 15% 6% 
Non-residential - efficiency measures 
only  

1% 2% 

All uses total 73% 58% 
All uses efficiency measures only  6% 7% 

 
7.348 The Strategy would not result in the achievement of the 10% (residential) and 

15% (commercial) carbon emissions savings through energy efficiency 
measures alone as required by part C of Policy SI 2 of the London Plan.  

7.349 When the application was originally submitted the then applicable energy 
strategy confirmed the predicted achievement of 11% (residential) and 15% 
(commercial) energy efficiency carbon savings, assessed against a carbon 
emissions baseline set by the 2013 Building Regulations.  

7.350 Part L of the Building Regulations was updated in 2021 which established 
higher minimum standards of energy efficiency and building fabric. The 
applicant has confirmed that this change to the baseline is the factor that has 
resulted in a reduction in the proportion of the carbon reduction that is proposed 
to be secured through energy efficiency measures in comparison with the 
original submission.  

7.351 The GLA has published the ‘Energy assessment Guidance updates - Part L 
2021 of building regulations’ in relation to this matter. The guidance 
acknowledges in relation to non-residential development, that following this 
change to the Building Regulations it may initially become more challenging to 
achieve significant on-site carbon reductions beyond Part L 2021 to meet both 
the energy efficiency target and the minimum 35 per cent improvement. 

7.352 In relation to residential development the guidance states that it should be 
possible for developments to achieve the 35% onsite energy savings, but it 
acknowledges that meeting the energy efficiency target may become more 
challenging initially following the change to the Building Regulations.  

7.353 With reference to the detailed element the residential component substantially 
exceeds the minimum target with a carbon reduction of 75%, but an overall 
carbon saving of 15% is achieved in relation to the non-residential part of the 



development. This results in an average carbon saving for the detailed element 
alone of 73%. 

7.354 The applicant states that the design has maximised the passive measures and 
has incorporated additional measures to improve the passive design of the 
development, when compared to the original planning submission which was 
submitted under the 2013 Part L Building Regulations. The passive measures 
include wastewater heat recovery units, highly efficient walls with low u-values, 
and efficient glazing with low g-values. 

7.355 With regard to the energy efficiency measures in respect of the outline element, 
the targets as set out within Table 7.5 above would also not be achieved. 
However, the detailed design of the outline phase has not been developed and 
details for example, of the quantity of available roof space for potential 
photovoltaic panel installation has not yet been assessed. It is therefore likely 
there will be potential to improve the energy strategy performance of the outline 
element as the scheme is progressed. 

7.356 Given the circumstances and the GLA advice, it is considered that the energy 
strategy for the detailed element is acceptable. In relation to the outline element 
a condition is proposed to require the submission of an energy strategy that 
demonstrates compliance with the target carbon savings and with the energy 
efficiency targets and also demonstrate measures that seek to secure that the 
overall energy strategy across the site as a whole achieves the onsite carbon 
savings target and the onsite energy efficiency targets for both residential and 
commercial components when the scheme is assessed as a whole.  

7.357 As the strategy does not achieve zero-carbon on-site, a financial contribution 
to make up for the shortfall (based on the tonnes/annum shortfall and a 
£95/tonne charge for a 30 year period) will be required towards off-site carbon 
dioxide savings to offset the shortfall against the 100% savings required. The 
contribution is within the draft Section 106 agreement, based on post 
completion testing.  

7.358 In regard to the ‘Be Seen’ requirements of London Plan SI 2, the Energy 
Statement confirms that the applicant is committed to monitoring and reporting 
on its energy performance post construction, and the submission of this data to 
the GLA’s online Energy Portal as required. This will be secured in the S106 
agreement.  
Overheating 

7.359 An overheating assessment has been included in the Energy Assessment 
submitted with the application. Specific measures to address overheating have 
been incorporated within the design of the development including dual aspect 
units where possible, and balconies which act as horizontal overhangs that 
reduced solar gains to the units below from the peak summer sun.  

7.360 The assessment shows that the sampled residential flats meet the relevant 
overheating standards based on DSY1 (Design summer Year) weather 
scenarios through the use of natural ventilation via openable windows/doors 



and the cooling mechanism provided by the ambient loop system described 
above.  

7.361 The assessment also provides additional testing based on the more extreme 
design weather years of DSY2 and DSY3. Based on the DSY3 scenario, 99% 
of flats within Building A and 97% of units within Building F would meet the 
required overheating standards. However, within the GLA’s Energy 
Assessment Guidance (2020) it acknowledges that meeting the compliance 
criteria is challenging for the DSY 2 and 3 weather profiles and where the 
compliance criteria is not met for a particular weather profile the applicant must 
demonstrate that the risk of overheating has been reduced as far as practical 
and that all passive measures have been explored, including increased external 
shading. The applicant notes that passive design measures are incorporated 
including enhanced building fabric, solar control glazing, and a shade screen to 
top floor balconies. It is therefore considered that the applicant has reduced the 
risk of overheating as far as practical using passive measures and achieved an 
excellent degree of compliance..  

7.362 With the carbon offsetting contribution and provision for connection to the future 
District Heat Network secured, the proposals are acceptable with regard to 
energy efficiency and climate change and in accordance with London Plan 
Policies SI2, SI3, and SI4 and Local Plan Policy EU9. 
Circular and sharing economy 

7.363 Local Plan policy EU7 ‘Circular and Sharing Economy’ sets out the requirement 
for a Circular and Sharing Economy statement for major development 
proposals and London Plan Policy SI7 ‘Reducing waste and supporting the 
circular economy’ also sets out requirements for reducing waste and supporting 
the circular economy. This policy is supported by the Circular Economy 
Statements LPG published by the GLA in March 2022. 

7.364 The applicant has submitted a Circular Economy Statement which sets out how 
the development will contribute to the strategic principles of a Circular and 
Sharing Economy. 

7.365 The Circular Economy Statement includes an audit of predicted demolition 
materials and the potential for re-cycling and re-use. It sets out proposals for 
responsible procurement of materials for construction including consideration 
of the longevity of materials. The proposed landscaping scheme is also 
designed to minimise construction waste by re-using soil arising from the 
basement excavations within the landscaped open space.  

7.366 The applicant should provide an updated Circular Economy Statement prior to 
commencement to include a pre-demolition audit in line with GLA guidance. An 
update should also be provided upon completion with a review of the completed 
development and its commitments to the principles of the circular and sharing 
economy. This will be secured by Conditions. 
 
 



Air quality 
7.367 London Plan Policy SI 1 ‘Improving Air Quality’ requires development proposals 

to not lead to further deterioration of existing poor air quality; create any new 
areas that exceed air quality limits or create unacceptable risk of high levels of 
exposure to poor air quality. New developments are required to be at least ‘air 
quality neutral’ and major development proposals must be supported by an Air 
Quality Assessment. 

7.368 Policy EU4 of the Local Plan addresses ‘Air Quality’ and sets several 
recommendations for improving air quality within the OPDC area, based on an 
Air Quality Study that was commissioned to inform the Local Plan. The 
application site is within a designated Air Quality Management Area (AQMA) 
and is within an Air Quality Focus Area.  

7.369 The applicant submitted an Air Quality Assessment (AQA) as a chapter of the 
Environmental Statement, and an addendum to this report was submitted with 
the suite of documents submitted as part of the Environmental Statement 
addendum in July 2023. The addendum takes account of cumulative schemes 
that have arisen since the original report was produced.  

7.370 The AQA concludes that based upon baseline conditions and predicted 
emissions from the development the proposal will be ‘air quality neutral’ both 
during construction and in its operational phase, and that future occupiers 
would not be adversely affected by poor air quality. The addendum also 
confirms that following an updated assessment based on current day 
conditions, this conclusion remains valid.  

7.371 OPDC’s environmental consultant reviewed the AQA and AQA addendum and 
confirmed their agreement with the submitted assessment. The proposed 
development is therefore acceptable in respect of air quality and in accordance 
with Policy SI 1 of the London Plan and Policy EU4 of the Local Plan.  
Flood risk and water management 

7.372 London Plan policies SI 5 ‘Water Infrastructure’, SI 12 ‘Flood Risk Management’ 
and SI 13 ‘Sustainable Drainage’ contain specific flood risk and water 
management requirements for new developments. The Mayor’s London 
Environment Strategy (May 2018) also provides guidance on the management 
of water resources in London. Policy EU3 of the Local Plan addresses all issues 
relating to water and seeks to limit surface water discharge to greenfield run-
off rates.   

7.373 The applicant submitted a Flood Risk Assessment and Drainage Strategy 
Report. The site is within Flood Zone 1 and therefore has a low risk of flooding 
from fluvial or tidal sources. The applicant has in addition assessed the risk of 
surface water flooding, flooding from sewers and from non-natural water 
courses such as canals. The submitted evidence confirms that the site is at a 
low risk of flooding from all sources.  

7.374 The proposed drainage strategy has been developed in accordance with the 
drainage hierarchy set out within Policy EU3 of the Local Plan and Policy SI 13 



of the London Plan. The applicant states in response to the hierarchy that the 
site is not suitable for soakaways due to the impermeable nature of the soil and 
the provision of basements within the development, and that there are no 
natural watercourses available for discharge. It is therefore proposed that, 
following measures to minimise surface water run off, the residual surface water 
will flow into the mains surface water sewer in Wales Farm Road.  

7.375 The proposed measures to minimise the quantity and rate of surface water run 
off include maximising vegetation within the public open space, sustainable 
drainage to the planted areas with water storage tanks below to capture water 
that is not soaked up by the vegetation, and a ‘blue roof system’ to the planted 
areas of the roof terraces.  

7.376 In addition the strategy states a requirement for below-ground water storage 
tanks with a capacity of 400 cubic metres for the detailed element and a 
capacity of 540 cubic metres for the outline element that will secure the green 
field run-off rates (including stormwater conditions) of 7.14 l/s for the detailed 
element and 9.78 l/s for the outline element.  

7.377 The drainage strategy has been designed in accordance with the drainage 
hierarchy to minimise the rate of run off in accordance with Policy SI13 of the 
London Plan and Policy EU3 of the Local Plan and is therefore acceptable. The 
approved drainage strategy will be secured by conditions. 
Waste management 

7.378 Policy EU6 ‘Waste’ of the Local Plan states that major development proposals 
will be supported where they demonstrate through a Site Waste Management 
Plan that waste will be managed both during construction and operation, as 
high up the waste hierarchy as possible and that adequate provision for waste 
storage and collection is provided within developments. Policy EU7 ‘Circular 
and Sharing economy’ of the Local Plan also requires development proposals 
to demonstrate how they will minimise waste and ensure the efficient use of 
building materials. 

7.379 The Circular Economy Statement shows that waste building material will be 
recycled where possible, with an estimate that based upon the proposed 
measures 95% of the construction waste will be recovered for recycling and 
diverted from landfill.  

7.380 In regard to waste and recycling for the operational phase, the Circular 
Economy Statement sets out the proposed waste strategy. This includes the 
provision of refuse chutes and refuse bins within the basements separated for 
food waste, general waste, and recycling. The refuse storage areas have been 
designed with the capacity required to accommodate the estimated amount of 
waste generated by the development. 

7.381 Details of access for refuse vehicles has been addressed within the Transport 
section of this report.  



7.382 A waste and recycling management plan is to be secured by condition. This 
would allow for the outline strategy to be revised when the occupiers of the 
commercial units have been identified.  
Contaminated land and land stability 

7.383 Policy EU13 ‘Land Contamination’ of the Local Plan identifies a hierarchical 
approach to land contamination, with further assessment and mitigation 
required, if necessary, following an initial desk-top assessment. 

7.384 The applicant submitted a Phase 1 Contamination Assessment report 
comprising a desk top study of potential land contamination issues affecting the 
site, and proposed mitigation measures. 

7.385 The report states that a Phase 2 contamination assessment should be 
undertaken prior to commencement of demolition and construction to determine 
the contamination status of the underlying soil and groundwater. This would 
include a ground gas assessment and following this an appropriate foundation 
works risk assessment including a Piling Method Statement. 

7.386 With regard to land stability the report confirms the British Geological Survey 
information for the site is that it is within a zone with a very low risk of land 
instability resulting from geological conditions. A further assessment of human 
activity states that there is no record of previous excavations of the site that 
could affect stability.  

7.387 A land remediation condition including a verification report is proposed to 
address the above matters.  
Ecology and biodiversity 

7.388 In addition to recognising the importance of designated sites, London Plan 
Policy G6 ‘Biodiversity and Access to Nature’ requires developments to 
manage impacts on biodiversity and aim to secure net biodiversity gain and 
London Plan Policy G5 ‘Urban Greening’ states that major development 
proposals should include urban greening as a fundamental element of site and 
building design, and by incorporation of measures such as high-quality 
landscaping (including trees), green roofs, green walls and nature based 
sustainable drainage. It also requires residential development to meet an Urban 
Greening Factor score of 0.4.  

7.389 Local Plan Policy EU2 ‘Urban Greening and Biodiversity’ also seeks to secure 
a net gain in biodiversity as part of development proposals.  

7.390 The application was accompanied by a Preliminary Ecological Appraisal, a Bio-
diversity Net Gain assessment, and an Urban Greening Factor. A Preliminary 
Ecological Appraisal addendum was also submitted in March 2023 to provide 
an update on the baseline ecological conditions at the site.  

7.391 The ecological survey and report confirm that the open areas of the site are 
predominantly hard surfaced and the few landscaped areas are planted with 
non-native species. The habitat potential is therefore limited to potential nesting 
birds during the nesting season.  



7.392 The proposed indicative landscape design and species for the public open 
space utilises predominantly native species, providing areas of shrub, wild 
species gardens, a rain garden providing natural drainage, and a pollinator 
garden with a focus on pollinator plants. Further details of the proposed species 
and planting design and management will be secured by condition in respect of 
both Phases, and through the Section 106 Green Infrastructure and Open 
Space Management Plan.  

7.393 The ecological appraisal also recommends the installation of bird and bat 
boxes, and insect houses in order to further enhance the bio-diversity of the 
site and this will also be secured by condition. 

7.394 It further recommends measures to secure the removal of a small area of 
Cotoneaster, an invasive species, and this will also be covered by condition.  

7.395 The predicted Bio-diversity net gain calculated in accordance with the Natural 
England metric is 178.12% of the current biodiversity value of the site. This 
means that the predicted bio-diversity value of the site will be 178.12% when 
the entire site has been completed.  

7.396 The predicted Urban Greening Factor score calculated in accordance with the 
Urban Greening Factor LPG is 0.43. Policy G5 of the London Plan and 
associated supporting text and the LPG recommends a target score of 0.4 for 
developments that are predominately residential, and a target score of 0.3 for 
predominately commercial development (excluding B2 and B8 uses). This 
scheme is mixed but is weighted more to residential. The proposed score is 
therefore considered acceptable and in accordance with Policy G5 of the 
London Plan.  

7.397 The development will result in a significant enhancement to the ecology and 
bio-diversity of the site in accordance with Policy G6 of the London Plan and 
Policy EU2 of the Local Plan. 
Archaeology 

7.398 The area is accepted as being of low potential for archaeological remains and 
the submitted Archaeological Desk Based Assessment found the site itself to 
have low archaeological potential. The Greater London Archaeological 
Advisory Service (GLAAS) also raised no objection to the proposals as they 
state that the proposal is unlikely to have a significant effect on heritage assets 
of archaeological interest and the assessment demonstrates that the site has 
been heavily disturbed in the past.  

7.399 In light of this, the GLAAS require no further assessment or conditions.  
Socio-economics 

7.400 The socio-economic issues to consider include the creation of jobs and training 
opportunities, the impact of the proposed population upon education and 
healthcare services and mitigation, and the potential for the development to 
provide a site for a new healthcare centre to serve the local area.  
 

https://www.london.gov.uk/node/60897


Employment and skills 
7.401 Policy E5 ‘Access to training, employment and economic opportunities’ of the 

Local Plan states that for major development proposals, a Local Labour, Skills 
and Employment Strategy and Management Plan will be required and must be 
developed in partnership with relevant stakeholders and subject to approval by 
OPDC. The policy is aimed at ensuring that the opportunities for employment, 
skills training, apprenticeships and pre-employment support associated with the 
regeneration of the area will be available to local people. 

7.402 A skills and employment strategy is included within the Heads of Terms for the 
proposed section 106 agreement at paragraph 2.1 of this report. The purpose 
of the strategy, the details of which are subject to approval by OPDC, is to 
maximise opportunities for local residents to gain employment or training 
associated with the redevelopment of the site and its end use. The obligation 
includes a minimum target of 20% of construction jobs at the site to be filled by 
local residents of Brent, Ealing and Hammersmith and Fulham, and for 10% of 
the build costs to be spent on local (Host Borough) suppliers.  

7.403 The section 106 agreement also secures a minimum target of 105 
apprenticeships and 106 work placements to be made available for local 
residents during the construction phase with an associated contribution towards 
OPDC’s employment and skills hub of £706,425 that will be utilised to help 
facilitate local residents to take up apprenticeships, work placements, and 
permanent employment onsite during both the construction and operational 
phases of the development. 

7.404 The above Section 106 obligations, that have been calculated in accordance 
with the formulae of OPDC’s Planning Obligations SPD, demonstrate that the 
development would provide opportunities for local residents to gain 
employment and training in accordance with Policy E5 of the Local Plan.  
Affordable workspace 

7.405 Policy E3 of the OPDC Local Plan requires proposals which generate new 
employment floorspace to incorporate an appropriate quantum of affordable 
workspace offered at below market rate; shared workspaces; and/or small 
business units. 
 

7.406 The supporting text to Policy E3 at para 9.25 of the Local Plan states that OPDC 
will consider the most appropriate type or nature of affordable/small workspace 
provision on a site by site basis.  
 

7.407 The Planning Obligations SPD provides guidance on the application of the 
Policy and guidelines for on-site provision. Policy OB7D of the guidance states 
that the starting point for assessment of onsite provision is that 10% of the floor 
space provided within mixed use developments should be provided as onsite 
affordable workspace with rents at an 80% discount of market over a period of 
30 years and appropriate management arrangements. There is also provision 
for an offsite financial contribution in lieu in appropriate circumstances.  



 
7.408 The applicant has proposed that all of the co-working space within Building F 

be provided as affordable workspace and all the lower ground floor of Building 
D2, which the applicant indicatively proposes as ‘maker space’, such as studios 
for creative industries. This use would fall within the flexible Use Class E or F 
that is sought for this part of the building.  
 

7.409 The applicant states that they would manage the affordable workspace and that 
as an institution it meets the definition of an affordable workspace provider as 
set out within the SPD. The applicant also points to its experience at ‘Scale 
Space’ in White City where it provides affordable labs and business space to 
start up businesses.  
 

7.410 The proposed maker space will have a frontage onto the public open space at 
ground level providing an active frontage and the potential to contribute to place 
making through for example the display of art, or events.  
 

7.411 The resulting quantum of affordable workspace would be 969sqm969sqm sqm 
which equates to approximately 3% of the non-residential commercial floor 
space within the development.  
 

7.412 This is significantly below the 10% target set out in the Planning Obligations 
SPD. However, the scale of demand for affordable workspace within North 
Acton is uncertain at present. Taking account of the significant benefits of the 
development as a whole, and that the nature of the proposed affordable work 
space has the potential to contribute to the creation of an inclusive and diverse 
place, the proposed affordable workspace provision is considered acceptable 
and in accordance with the objectives of Policy E3 of the Local Plan.  

 
7.413 The proposed co-working space will also provide an active use within Building 

F, and the provision of this facility at an early stage of the development has the 
potential to contribute positively to regeneration, placemaking and economic 
development.  
 
Social infrastructure 
 

7.414 Policy TCC4 ‘Social Infrastructure’ of the Local Plan requires proposals to 
secure the delivery of, or contributions towards enhanced or new social 
infrastructure facilities to meet the needs arising from the development, 
including education, health, and community facilities. 
Education 

7.415 Based on the housing mix and using the GLA child yield calculator, the 
development is expected to generate the following demands: 
 
 



Table 7.6: Nursery and school place requirements 
 

Education facility Age group Number of places 
Primary school 4-11 122 

Secondary school 12-18 33 

7.416 OPDC’s Social Infrastructure Needs study (SINS) (2021) identifies that a 
surplus of primary school places is likely to exist in the early years of the Local 
Plan period, with a new 3 form entry (3FE) primary school required within the 
area, opening in 2031.  A surplus of secondary school places is also projected 
to exist for the majority of the plan period, with the need for a new secondary 
school not being reached during or beyond the plan period. However, this will 
be kept under regular review.  

7.417 Even when a surplus of school places exists to support the initial demands 
arising from an individual scheme, all developments in the OPDC area will 
ultimately benefit from a proposed new primary school or upgrades to existing 
schools, therefore it is justified that all developments contribute equally towards 
such works. There may also still be a need for improvements or expansion of 
school facilities, and as such it is appropriate that an education contribution is 
payable from all development generating demand for school places.  

7.418 Given that a surplus of secondary school places is projected for the majority of 
the plan period, a contribution is required in respect of the predicted primary 
school yield only.  

7.419 Contributions are based on £13,200 per pupil which is the cost of delivering the 
identified new 3FE primary school facility and the pupil numbers projected from 
development to be delivered between 2024 and 2038.  

7.420 The applicant has agreed to the contribution at the rate set out within the SINS 
and as such a contribution towards education facilities of £1,171,632 will be 
secured from this development.   

7.421 The contribution is divided into a contribution of £434,280 paid prior to 
commencement of Building A scheme, and an indicative contribution of 
£1,171,632 that will be paid in tranches prior to the commencement of each 
residential building within the outline element of the scheme. 

7.422 The contribution will be secured by Section 106 legal agreement and is 
reflected in the heads of terms in paragraph 2.1 of this report. 
Healthcare 

7.423 The development would result in additional demand for healthcare services in 
the locality.  

7.424 The NHS North-West London ICB was consulted on the application and 
confirmed that the development of both the detailed element of the scheme, 



and the development as a whole, would result in additional demand which 
cannot be met by existing primary care services in the local area.  

7.425 The ICB has therefore requested financial contributions of £427,961 for the 
detailed element of the scheme and £593,140 for the outline element of the 
schemes to contribute towards the provision of additional healthcare services 
to meet the needs of the development. The amount of the contribution has been 
calculated in accordance with the contributions model of the NHS London 
Healthy Urban Design Unit (HUDU) based upon predicted population growth 
multiplied by the cost of expanding healthcare services to meet the resulting 
demand.  The ICB advise that the initial contribution could potentially be utilised 
to expand the Cloister Road GP surgery to the south of the site.  

7.426 In addition to these financial contributions, and as set out earlier in this report, 
the application proposes a new onsite healthcare centre to be provided within 
Building D2. This would meet the need set out within the SINS and identified 
by the ICB for a new healthcare centre within North Acton to serve the 
population of the wider local area. The ICB has identified the need for the facility 
and its provision is secured within the Section 106 subject to ICB agreement.  

7.427 The quantity of healthcare floor space provided is considered appropriate for 
the reasons set out within the Principle section above.  

7.428 Securing the healthcare floor space is a significant benefit of the proposed 
development that will serve local residents and enhance the range of services 
available within North Acton in accordance with Policy TCC3 of the Local Plan.  

7.429 The contributions and the onsite healthcare floor space will be secured by 
Section 106 legal agreement and are reflected in the heads of terms in 
paragraph 2.1 of this report. 
 

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 the provision of accessible housing, the provision of level access 
within the public realm, and the submission of an inclusive fire strategy.  

9 Planning obligations 
 

9.1 Policy DF1 ‘Delivery of the Plan and Planning Obligations’ of the London Plan 
and Policy DI1 ‘Balancing Priorities and Securing Infrastructure Delivery’ of the 
OPDC Local Plan advise that planning obligations should be secured to 
address strategic and local priorities. This is supported by the OPDC Planning 
Obligations SPD which sets out the approach that OPDC will take in relation to 
S106 agreements.  

9.2 Paragraph 56 of the NPPF reflects the legal requirements that planning 
obligations can only constitute a reason for granting planning permission where 
they meet all the following tests:  

a) Necessary to make the development acceptable in planning terms;  
b) Directly related to the development; and  
c) Fairly and reasonably related in scale and kind to the development.  

9.3 The proposed planning obligations are set out in paragraph 2.1 at the start of 
this report. The obligations are considered to meet the statutory tests and have 
been evidenced and agreed with the applicant. 
Community Infrastructure Levy (CIL)  

9.4 If permission were granted, the developer would be liable for Mayoral CIL which 
is based on net additional floorspace (measured in square metres of GIA). The 
charge per sqm for development in OPDC is £60 per sqm. Based on the 
proposed floorspace, this would result in an indicative figure of £2,777,100 for 
the detailed element. The contribution associated with the outline element of 
the scheme would be calculated at reserved matters stage. CIL relief may be 
applicable and the final figure will need to be confirmed prior to commencement 
of development. 



 
10 Financial implications 

 
10.1 The Section 106 legal agreement will secure contributions from the applicant to 

cover costs in areas such as Transport, Education, Health and Skills and 
Employment 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.  

10.2 All application costs have been met by the applicant through the submission of 
a planning application fee. 

11 Legal implications 
 

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

12 Recommendation 
 

12.1 The proposed development supports the Vision for North Acton town centre set 
out within Policy P7C1 of the Local Plan to create a vibrant high density 
neighbourhood town centre, with a range of town centre uses, and a high quality 
and coordinated public realm framed by active frontages. 

12.2 The development will make a significant contribution to the supply of new 
housing, employment floor space and jobs within North Acton and Acton Wells 
in support of Policy P7 of the Local Plan. 

12.3 The scheme provides 35% onsite affordable housing in a range of tenures that 
contributes to meeting housing needs, and secures an affordable housing 
contribution (in respect of the co-living building) that will be utilised to provide 
additional affordable housing offsite. The affordable housing provision is 
compliant with the London Plan and the Local Plan.  

12.4 The proposed housing will provide a good standard of accommodation for 
occupiers, and the impact on the amenities of neighbouring occupiers are on 
balance considered acceptable.  

12.5 The proposed commercial and community uses and employment floor space 
(including affordable workspace) and the proposed public open space will 
significantly enhance the quality of the environment and the range of services 
and facilities available within North Acton. The proposed healthcare centre will 
meet the identified need for a new healthcare centre within the Plan period and 
will serve residents in the surrounding area.  

12.6 The proposed architecture, site layout and landscaping proposals will provide a 
good quality of urban design that creates active street frontages to the streets 
surrounding the development, and creates new walking routes through the site.  



12.7 The site is in a location identified as suitable for tall buildings. The proposed tall 
buildings are considered to be of good design quality, and (with the exception 
of temporary construction related impacts) have been assessed as not resulting 
in harm to the townscape or to the significance or setting of local heritage 
assets. 

12.8 Mitigation necessary to make the application acceptable, in relation to the 
impacts of the development has been secured through the proposed planning 
conditions and the proposed Section 106 agreement, which secures obligations 
including a public transport contribution, contributions towards education, 
healthcare and public realm, a carbon off-set payment, and employment and 
skills plan and contribution.  

12.9 The energy strategy complies with the London Plan. The impacts of noise, air 
quality and flood risk and water management have been assessed in detail and 
subject to relevant conditions are considered acceptable. 

12.10 The application is accompanied by an Environmental Statement. In accordance 
with the requirements of The Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017 (as amended) officers have assessed 
the environmental information with the assistance OPDC’s environmental 
consultants and reached a conclusion as to the effects of the development on 
the environment as set out within this report, and officers consider that in view 
of these conclusions planning permission should be granted subject to the 
mitigation to be secured by the conditions and Section 106 agreement.  

12.11 The application demonstrates compliance with the NPPF and policies in the 
London Plan and Local Plan. 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. 
 

13 Conditions and Informatives 
 

13.1 Proposed conditions and informative are listed in Appendix A. 
 

14 Appendices 
 

14.1 Appendix A – Proposed Planning Conditions and Informatives 
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