
  

  

 

 

 

 

 

 

Dear Mr Maltby 

 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008 
Friary Park Estate, Acton 
Local planning authority reference: 193424HYBRID 

 
I refer to your correspondence of 31 March informing the Mayor that Ealing Council is minded to 
approve planning permission for the above planning applications.  I refer you also to the notice that 
was dated 31 March under the provisions of article 5(1)(b)(i) of the above Order. 

The Mayor has delegated his planning powers to me. Having now considered a report on these 
cases (LPA ref: 193424HYBRID and GLA ref: 3521), I am content to allow Ealing Council to 
determine the cases itself, subject to any action that the Secretary of State may take, and do not 
therefore wish to direct refusal or to take over the applications for my own determination. 

 
Yours sincerely 
 

 
 
Jules Pipe 
Deputy Mayor for Planning, Regeneration and Skills 
 
cc Onkar Sahota, London Assembly Constituency Member 

 Andrew Boff, Chair of London Assembly Planning Committee 
 National Planning Casework Unit, DCLG 
 Lucinda Turner, TfL 

Agent:  Gary Stephens, Barton Wilmore, 7 Soho Square, London, W1D 3QB 

Chris Maltby 
Consultant Planner 
Regeneration and Planning Services 
Place Directorate 
Perceval House 
14-16 Uxbridge Road 
London W5 2HL 

Department: Planning 

Our ref:  GLA/3521/VH/02 

Your ref: 193424HYBRID 

Date:  14 April 2020 
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planning report GLA/3521/02  

13 April 2020 

Friary Park Estate, Acton 

in the London Borough of Ealing  

planning application no. 193424HYBRID  
  

Strategic planning application stage II referral 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; Town & Country 
Planning (Mayor of London) Order 2008. 

The proposal 

Hybrid planning application for phased demolition of the existing 1980s estate, comprising 230 residential units, 
and phased mixed-use redevelopment, in buildings ranging from 3 - 24 storeys, to provide 990 residential units, up 
to 1,019 sqm of commercial floorspace and up to 440 sqm of community floorspace.  

The applicant 
The applicant is a joint venture between Catalyst and Mount Anvil and the architect is Levitt Bernstein. 

Key dates 

Stage 1 considered: 14 October 2019 

Ealing Council Planning Committee: 20 November 2019 

Strategic issues 

Estate Regeneration: The existing estate comprises 225 social rent homes and 619 social rent habitable rooms. 
Since consultation stage, the overall number of low-cost rent units has increased due to the introduction of 28 
London Affordable Rent units. It is now proposed to provide 237 social rent units, 28 London Affordable Rent units 
and 107 intermediate units. The scheme provides a 136% increase in low cost rent floorspace and a 168% increase 
when considering all affordable floorspace. The scheme ensures the Right to Return of all residents and 190 of the 
low-cost rent units are provided within phase 1 to minimise disruption to existing residents and front-load delivery of 
these units. The scheme, therefore, complies with the principles of Intend to Publish London Plan Policy H8.  

Affordable housing: At consultation stage, it was proposed to provide 50% affordable by habitable rooms, with a 
tenure mix of 62% affordable rent and 38% shared ownership (by unit). Following discussions with the Council and 
GLA, the applicant revised the affordable offer to 45% by habitable room, with a tenure split of 71% low cost rent and 
29% intermediate (by unit). The revised affordable housing offer is supported as it enhances the provision of low-
cost rent units and still results in a significant uplift in affordable homes across the site. An early stage review, a mid-
stage review (triggered at the submission of an RMA for phase 2) and a late stage review are all secured within the 
s106, with any additional affordable housing provided up to a maximum of a 50% on the net affordable housing 
increase. 
 
Issues relating to urban design, transport and energy have been addressed.  

The Council’s decision 
Ealing Council has resolved to grant planning permission subject to conditions and completion of a s106 agreement. 

Recommendation 
Ealing Council be advised that the Mayor is content for it to determine the case itself, subject to any action that the 
Secretary of State may take, and does not therefore wish to direct refusal, or that he is act as the local planning 
authority.  
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Context 

1 On 19 August 2019, the Mayor of London received documents from Ealing 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses.  

2 The application is referable under Categories 1A, 1B, 1C and 3A of the 
Schedule to the Order 2008:  

• Category 1A: Development which comprises or includes the provision of more 

than 150 houses, flats, or houses and flats. 

• Category 1B: Development (other than development which only comprises the 

provision of houses, flats, or houses and flats) which comprises or includes the 

erection of a building or buildings outside Central London and with a total 

floorspace of more than 15,000 square metres. 

• Category 1C: Development which comprises or includes the erection of a 
building of one or more of the following descriptions - the building is more than 
30 metres high and is outside the City of London. 

• Category 3A: Development which is likely to result in the loss of more than 200 

houses, flats or houses and flats (irrespective of whether the development 

would entail the provision of new houses or flats). 

3 On 14 October 2019, the Mayor considered planning report GLA/3521/01, and 
subsequently advised Ealing Council that the application did not comply with the 
London Plan and draft London Plan, but that the possible remedies set out in 
paragraph 77 of that report could address these deficiencies.  

4 A copy of the above-mentioned report is attached. The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report.  

5 On 20 November 2019, Ealing Council resolved to grant planning permission in 
accordance with officer’s recommendation, and on 3 April 2020, advised the Mayor of 
this decision. Under the provisions of Article 5 of the Town & Country Planning (Mayor 
of London) Order 2008, the Mayor may allow the draft decision to proceed unchanged, 
direct the Council to refuse planning permission under Article 6, or issue a direction, 
under Section 2A of the Town and Country Planning Act 1990 in accordance with Article 
7 of the 2008 Order, that he is to act as the local planning authority for the purpose of 
determining the application and any connected application. The Mayor has until 17 April 
2020 to notify the Council of his decision and to issue any direction. 

6 The Mayor’s decision on this case, and the reasons, will be made available on 
the GLA’s website www.london.gov.uk.   
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Consultation stage issues summary 

7 At the consultation stage, Ealing Council was advised that, whilst the 
application was broadly supported in strategic planning terms, it did not comply with 
the London Plan and draft London Plan for the following reasons:  

• Principle of development: The principle of the redevelopment of the existing 

estate, which re-provides all of the existing social rent residential units, 

provides a 98% increase in affordable habitable rooms on site, aiding in 

creating mixed and balanced communities, and ensures a right to return for all 

residents, is supported in strategic planning terms. 

• Affordable housing: Overall, it is proposed to provide 50% affordable housing 

by habitable room, comprised of 62% social rent and 38% shared ownership. 

Phase 1 would provide 55% affordable housing by habitable room, comprised 

of 162 social rent units and 66 intermediate units, with the outline phases 

providing 39% affordable by habitable room. The early delivery of affordable 

housing in Phase 1 is supported as it ensures certainty for the majority of 

residents and limits the number of movements each household is required to 

do. The affordable housing units for both the detailed and outline phases must 

be secured within the s106.   

• Playspace: A payment towards upgrading play facilities in the vicinity must be 

secured. All playspace within the development must be tenure-blind and, 

therefore, accessible to all resident children. 

• Design: The Applicant has engaged positively throughout the pre-application 

process. The design of the scheme is supported by GLA officers. 

• Energy: The applicant has broadly followed the energy hierarchy in the energy 

strategy; however, further information is required on all elements of the energy 

hierarchy to ensure compliance with London Plan and draft London Plan 

Policy.  

• Transport: The development is expected to generate a significant number of 

bus loads in the peak hours, which requires a financial contribution of 

£585,000 towards upgrading bus capacity in the area. The relocation of the 

existing bus stop is accepted, subject to the costs being paid by the Applicant 

and opportunities to upgrade to an accessible bus stop are explored. Further 

information and justification is also required on the cycle parking design and 

access.  

Policy update 

8 Since the consultation response was issued, the Mayor published his Intend to 
Publish London Plan in December 2019.  

9 On the 13 March 2020, the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the extent 
that they are relevant to this particular application, have been taken into account by the 
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Mayor as a material consideration when considering this report and the officer’s 
recommendation. 

Update 

10 Since the Stage 1, GLA officers have engaged in discussion with the applicant, 
the Council and TfL to address the outstanding issues. Having regards to this, an 
assessment against the outstanding strategic issues raised at the consultation stage is 
set out below. 

Principle of development 

11 The principle of the redevelopment of the existing estate was supported in 
strategic planning terms at consultation stage, subject to the confirmation of a number 
of points relating to the Estate Regeneration. 

Increase in affordable housing 

12 At consultation stage, the number of units and habitable rooms for each tenure 
had been provided, which showed that the development would result in a 23% increase 
in social rent habitable rooms on the site and a 98% increase when considering all 
affordable units. Since consultation stage, however, the overall number of units on the 
scheme has been amended, as have the overall number of units.  

13 Since consultation stage, the overall number of low cost rent habitable rooms has 
increased due to the introduction of London Affordable Rent units. The scheme now 
results in a 35% increase in low cost habitable rooms across the estate and, when 
considering floorspace, the scheme provide a 136% increase in low cost rent floorspace 
and a 168% increase when considering all floorspace. The scheme, therefore, complies 
with the principles of Intend to Publish London Plan Policy H8.  

Table 1 – Existing and proposed housing tenures 

 Existing Proposed (outline and detailed) 

Social 
rent 

Market 
Social 
rent 

LAR Intermediate Market 

Units  225  5 237 28 107 618 

Habitable 
rooms 

619 30 833 289 1362 

 
Table 2 – Existing and proposed affordable floorspace 

 Existing estate Proposed Increase (%) 

Low cost rent 14,005 sq.m 33,016 sq.m +19,011 (136%) 

Intermediate - 4,480 sq.m +4,480  

Total 14,005 sq.m 37,496 sq.m +23,491 (168%) 
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Full rights to return 

14 Of the 265 low cost rent units, 190 will be provided in the detailed phase (phase 
1), with the remaining 75 in the outline phases (phases 2 and 3). The provision of the 
social rent units has been secured within the s106 agreement. With regard to decant, 51 
existing homes are within what is now phase 1, meaning these residents will need to be 
temporarily rehoused, before returning to units once phase 1 is completed. Some of 
these residents have been rehoused in empty homes on the eastern part of the estate 
and others have been rehoused in existing homes in the borough. Residents in existing 
homes in what are phases 2 and 3 will remain in their homes until homes become 
available on site. The applicant has set out a decant strategy in the Residents Charter, 
which is to be agreed with the local residents committee, and will continue to manage 
this process; however, should ensure it complies with the Good Practice Guidance and 
the agreed Residents Charter at all times. The early delivery of 190 of the 237 low cost 
rent units is supported as it minimises disruption to residents and ensures the early 
delivery of these units.  

Non-residential uses 

15 A condition, requiring submission of details of the management of the community 
space, has been secured.  

Housing 

16 At consultation stage, it was proposed to provide 50% affordable by habitable 
rooms, with a tenure mix of 62% affordable rent and 38% shared ownership (by unit). 
Following discussions with the Council and GLA, the applicant revised the affordable 
housing offer to 45% by habitable room, with a tenure split of 71% low-cost rent and 
29% intermediate (by unit). The revised affordable housing offer is supported as it 
enhances the provision of low-cost rent units and, as indicated in tables 1 and 2 above, 
still results in a significant uplift in affordable homes across the site. 

17 GLA officers have engaged extensively with the applicant on the affordable 
housing offer, the viability of the scheme and on the s106 agreement to ensure that it is 
sufficiently rigorous.  

18 An early stage review, a mid-stage review (triggered at the submission of an 
RMA for phase 2) and a late stage review are all secured within the s106, with any 
additional affordable housing provided up to a maximum of a 50% on the net affordable 
housing increase. 

19 The social rent levels and LAR rental levels are secured within the s106 
agreement. All of the proposed intermediate units lie within the outline phases of 
development and the specific detail of the intermediate products will be secured in 
subsequent reserved matters applications. For the avoidance of doubt, the Mayor’s 
preferred intermediate products are London Living Rent and London Shared Ownership.  

20 In line with Intend to Publish London Plan Policy D12, a condition, requiring the 
submission of a Fire Safety Statement prior to the scheme’s commencement, has been 
secured. 
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Urban design 

21 The design was supported at consultation stage, as it was considered to be a 
well-considered scheme of good architectural quality. It was noted that the applicant 
had engaged positively in the pre-application process, which enabled GLA officers to 
comment on the scheme early in its generation. It is noted that a number of the 
representations to the Mayor and the Council detail concern with the building’s height. 
GLA officers have not raised any strategic concerns with the height of the 
development. GLA officers are content that the scheme broadly complies with the 
design policies in the Intend to Publish London Plan and London Plan.  

Energy 

22 At consultation stage, the applicant was broadly considered to follow the 
energy hierarchy in the energy strategy; however, the applicant was advised to note 
GLA officer comments. GLA officers consider that the scheme complies with London 
Plan Policies 5.2, 5.10, 5.12 and 5.13 and Intend to Publish London Plan policies SI2, 
SI3 and SI13. 
 
Transport 

23 Further information was requested at consultation with regard to cycle parking, 
Blue Badge car parking, bus capacity concerns as well the potential relocation of the 
existing bus stop. A bus capacity contribution of £585,000, the cost of relocating bus 
stop and other highways works have all been secured within the s106 agreement. All 
remaining matters have been resolved or secured by condition / legal agreement and, 
therefore, the application is considered to comply with the Intend to Publish London 
Plan. 

 

Response to consultation  

Response from neighbours 

24 The Council advertised the application with a local press notice, through site 
notices and through writing to local residents. The Council received 204 objections and 
a letter of support.  

25 The primary reasons for objection can be summarised as follows: 

• Height and density of the development; 

• Architecture, detailing and materiality; 

• Character of the development versus the surrounding existing character; 

• Impact of the proposals on the surrounding area, including overlooking; 

• Affordable housing is too low; 

• Flats will be too expensive; 

• Retrofitting existing estate should be considered; 

• Does not meet a local need; 

• Lack of car parking; 
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• Insufficient capacity on local transport to support development; 

• Lack of facilities and services to support development; 

• Inadequate public consultation and timing over the summer holidays; 

• Lack of open, green space; 

• Climate change and sustainability concerns; 

• Number of affordable homes to market homes is poor and it does not meet 
the needs of Acton; 

• Construction impacts on noise, pollution and congestion; and 

• Air quality. 

26 A bundle of letters of support were received from the Friary Park Residents’ 
Steering Group. The letters of support broadly each followed the same format: a letter 
head stating that the proposals were supported as they will bring positive benefits to 
current and future residents, with space for personal comment. Comments included 
general support, albeit with some suggestions and/or concerns from residents who will 
be returning to the site, such as lack of windows in proposed bathrooms. The applicant 
should continue to engage with residents who are returning with regard to their new 
homes. 

Response from statutory and non-statutory organisations 

27 Representations were made from the following statutory organisations: 

• Metropolitan Police (Designing Out Crime) – No objection, subject to 
condition. An appropriate condition has been secured; 

• Thames Water – No objection, subject to planning conditions and 
informatives. 

• NATS – No safeguarding objections; 

• Crossrail Safeguarding – No objection, subject to continued consultation 
throughout the construction phase. An appropriate informative has been 
added. 

• Heathrow Airport – No objection, subject to a condition stating that no 
development exceeds 167.95 AOD. The Council note that none of the 
buildings exceed this height and, therefore, the condition is not required. 

• Cadent Gas – No response; 

• Ealing Civic Society – No response; 

• Network Rail – No response; 

• NHS Estates – No objections, subject to a financial contribution towards 
healthcare. A contribution of £1,093,097 has been secured in the s106. 

• Environment Agency – No comments received. 
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28 It is noted that, having considered the above consultation responses, Waltham 
Forest Council has provided specific responses within its Committee Report and within 
the draft s106 agreement. Having had regard to these, GLA officers are satisfied that 
the statutory and non-statutory responses to the Council’s consultation process do not 
raise any material planning issues of strategic importance that have not already been 
considered at consultation stage, and/or in this report.   
 

Representations to Mayor 
 
29 The Mayor has received 4 objections directly. The principle issues raised are set 
out below. 

30 A letter and petition was received from a local residents’ group, No More Towers: 
Acton. The letter and petition raise concern with the Council’s consultation and 
committee processes. At Stage 2, the Mayor is limited to consideration of strategic 
planning issues and compliance with the London Plan and the Intend to Publish London 
Plan. Adherence to committee process and adequacy of consultation are matters for the 
local planning authority concerned. 

31 An email was also received from the Central Acton Neighbourhood Forum, who 
raised concerns regarding the height and density of the development, and considered a 
lower rise development, such as those undertaken by Community Land Trusts, would 
be more appropriate. These concerns are considered in paragraph 21 above. 

Section 106 heads of terms 

32 The following have been secured within the section 106: 

• Provision of 372 affordable units, to be provided as 237 social rent units, 28 
London Affordable Rent units and 107 Intermediate units. The rental levels 
for social rent and London Affordable Rent units are secured within the s106. 
The Intermediate units are flexibly secured; however, an Intermediate 
Housing Units Allocation and Management Scheme is required for each 
outline phase. 

• Early, mid and late stage viability reviews. 

• Employment and Training Contribution of £1,306,800 and provision of an 
Apprentice and Placement Scheme, providing opportunities for local 
employment; 

• Phase 1 bus contribution of £292,500; 

• Phase 3 bus contribution of £292,500; 

• Restriction of Parking Permits and provision of up to 2 car club spaces, with 
three-year membership for all future residents; 

• CPZ review contribution of £30,000; 

• Phase 1 Highway Improvement Contribution of £150,000; 

• Phase 2 Highway Improvement Contribution of £150,000; 

• Travel Plan and monitoring; 

• Local Park Contribution of £433,380; 
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• Air Quality Monitoring Contribution of £109,150; 

• Phase 1 Education contribution of £661,939; 

• Phase 3 Education contribution of £661,939; 

• Phase 1 Health care contribution of £546,548.50; 

• Phase 3 Health care contribution of £546,548.50; 

• Contribution towards Carbon Dioxide Offsetting to be calculated and paid 
prior to occupation of each phase, where appropriate; and 

• Renewable Energy Monitoring Contribution of £18,075. 
 

Article 7: Direction that the Mayor is to be the local planning authority 

33 Under Article 7 of the Order the Mayor could take over this application provided 
the policy tests set out in that Article are met. In this instance, the Council has resolved 
to grant permission with conditions and planning obligations which satisfactorily 
addresses the matters raised at consultation stage. There are, therefore, no sound 
planning reason for the Mayor to take over this application. 
 
Legal considerations 

34 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008, the Mayor has the power to issue a direction under 
Article 7 that he is to act as the local planning authority for the purpose of determining 
the application. The Mayor may also leave the decision to the local authorities. If the 
Mayor decides to direct that he is to be the local planning authority, he must have 
regard to the matters set out in Article 7(3) and set out his reasons in the direction.  

35 The Mayor may also leave the decision to the local authority. In directing refusal 
the Mayor must have regard to the matters set out in Article 6(2) of the Order, including 
the principal purposes of the Greater London Authority, the effect on health and 
sustainable development, national policies and international obligations, regional 
planning guidance, and the use of the River Thames. The Mayor may direct refusal if he 
considers that to grant permission would be contrary to good strategic planning in 
Greater London. If he decides to direct refusal, the Mayor must set out his reasons, and 
the local planning authority must issue these with the refusal notice. If the Mayor 
decides to direct that he is to be the local planning authority, he must have regard to the 
matters set out in Article 7(3) and set out his reasons in the direction.  

Financial considerations 

36 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry.  Government Planning Practice Guidance 
emphasises that parties usually pay their own expenses arising from an appeal. 
Following an inquiry caused by a direction to refuse, costs may be awarded against the 
Mayor if he has either directed refusal unreasonably; handled a referral from a planning 
authority unreasonably; or behaved unreasonably during the appeal.  A major factor in 
deciding whether the Mayor has acted unreasonably will be the extent to which he has 
taken account of established planning policy. Should the Mayor take over the 
application he would be responsible for holding a representation hearing and 
negotiating any planning obligation.  He would also be responsible for determining any 
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reserved matters applications (unless he directs the council to do so) and determining 
any approval of details (unless the council agrees to do so). 

Conclusion 

37 The strategic issues raised at consultation stage regarding principle of 
development, housing, urban design, energy and transport have been satisfactorily 
addressed, and appropriate planning conditions and obligations have been secured. As 
such the application complies with the London Plan and Intend to Publish London Plan, 
and there are no sound reasons for the Mayor to intervene in this case. 

 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Debbie Jackson, Director – Built Environment  
020 7983 5800    email debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2820     email Alison.Flight@London.gov.uk    
Kate Randell, Team Leader 
020 7983 4783 email: kate.randell@london.gov.uk  
Vanessa Harrison, Principal Strategic Planner (Case Officer)  
020 7983 4467    email vanessa.harrison@london.gov.uk 
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