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planning report GLA/4812/02 
11 May 2020 

Homebase, 229-255 Kingston Road 
in the Royal Borough of Kingston-upon-Thames  

planning application no. 19/01228/FUL 
  

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 

Redevelopment of the site to provide 297 residential units in buildings ranging from 4 to 7 
storeys, with 216 sq.m commercial space (A1, A2, A3, A4, B1 and D1) at ground floor, 124 car 
parking spaces (including car club and accessible provision); communal landscaped amenity 

areas, secure cycle parking and other associated development. 

The applicant 

The applicants are Fairview New Homes (Willow Way) Ltd and the architect is Metropolis. 

Key Dates 

Stage 1 report: 5 August 2019 
Planning Committee meeting: 4 March 2020 

Strategic issues 

Principle: A residential-led mixed-use development continues to be strongly supported.  

Housing: 26% affordable housing with tenure split 31% LAR / 39% Affordable Rent / 30% 
intermediate (Shared ownership). Quantum and tenure supported following robust FVA review. 
Early and late stage review mechanisms secured.  

Transport: Travel assessment, and levels of car and cycle parking remain strongly supported 
in accordance with the standards expressed in the London Plan and intend to publish London 
Plan. Upgrade of adjacent bus stop and car club memberships secured in s106. Other matters 
addressed by conditions of approval. 

Other matters relating to urban design and sustainable development have been 
satisfactorily resolved.   

The Council’s decision 

In this instance Kingston Council has resolved to approve the application. 

Recommendation 

That Kingston 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 that he is to be the local planning authority. 
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Context 

1 On 27 June 2019, the Mayor of London received documents from Kingston 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. This was referred to the Mayor under 
Categories 1A and 1B of the Schedule to the Order 2008: 

• 1A: Development which comprises or includes the provision of more than 150 
houses, flats, or houses and flats.” 

• 1B(c): “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.” 

2 On 5 August 2019 the Mayor considered planning report GLA/4812/01, and 
subsequently advised Kingston Council that the application did not comply with the 
London Plan and draft London Plan, for the reasons set out in paragraph 59 of the 
above-mentioned report. 

3 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. On 4 March 2020, Kingston Council decided that it was minded to grant 
planning permission for the application. 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 Kingston Council under Article 6 to refuse the 
application or issue a direction to Kingston Council under Article 7 that he is to act as 
the Local Planning Authority for the purposes of determining the application and any 
connected application. 

4 The Mayor’s decision on this case, and the reasons, will be made available on 
the GLA’s website www.london.gov.uk. 

Consultation stage issues summary 

5 At the consultation stage, Kingston Council was advised that the application 
did not comply with the London Plan and draft London Plan, for the following reasons 
set out in paragraph 59 of the above-mentioned report: 

• Principle: The optimisation of this out of town retail site to contribute to 
housing delivery is supported, subject to training and employment 
contributions being secured in the s106. The loss of the former public house 
requires further justification. 

• Housing: 35% affordable housing is proposed, with a 70:30 split between 
shared ownership and Discount Market Sale. The absence of low cost rented 
housing is unacceptable. GLA officers are robustly scrutinising the viability 
appraisal to maximise the provision of affordable housing. Both early and late 
stage review mechanisms must be secured. 
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• Urban Design: The overall design concept, height and massing of the scheme 
is satisfactory and supported. Ground floor units should be amended to duplex 
units to mitigate poor outlook and residential quality issues before the scheme 
complies with policies 3.5 of the London Plan and D4 of the draft London Plan. 
Further detail is required on the management of public and private amenity 
spaces in the ground floor courtyard. 

• Sustainable Development: Further revisions and information are required 
before the energy proposals can be considered acceptable and the carbon 
dioxide savings verified to comply with Policy 5.2 of the London Plan and 
Policy SI2 of the draft London Plan. An amended drainage strategy and water 
consumption information are required to comply with Policies 5.13 and 5.15 of 
the London Plan and SI13 and SI5 of the draft London Plan. The applicant 
must embed urban greening in line with Policy 5.10 of the London Plan and 
Policies G1 and G5 of the draft London Plan. 

• Transport: The transport assessment complies with Policies T1 and T2 of the 
draft London Plan. The applicant must demonstrate that all cycle parking 
complies with the London Cycle Design Standards and provide details of the 
location of longs stay cycle parking for commercial elements. Financial 
contribution towards upgrade of an adjacent Bus Stop (Stop ‘E’) must be 
secured in the s106 agreement. A Parking Design and Management Plan, The 
Travel Plan, Delivery and Servicing Plan and Construction Logistics Plan must 
be secured by conditions of approval.  

Application and policy update 

6 The Report of the Examination in Public of the draft London Plan was 
published in October 2019, and the London Plan – intend to publish version 
(December 2019) was subsequently submitted to the Secretary of State. This should 
be taken into account on the basis described in the NPPF. 

7 On 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, these have been taken into 
account by the Mayor as a material consideration when considering this report and 
the officer’s recommendation. 

8 Since the consultation stage, GLA officers have engaged in joint discussions 
with the applicant, Kingston Council and TfL officers with a view to addressing 
outstanding matters. As part of the Council’s draft decision on the case, various 
planning conditions and a s106 legal agreement have been proposed to address the 
above concerns and ensure that the development is acceptable in planning terms. 

Principle of development 

9 As identified at consultation stage, the principle of redeveloping a brownfield, 
low density, out-of-centre retail site with a residential-led mixed-use scheme that 
optimises the delivery of housing, remains strongly supported in accordance with 
Policy 3.3 of the London Plan, strategic objective GG2 and Policy H1 of the intend to 
publish London Plan. 
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10 The applicant has demonstrated that the employment capacity of the existing 
site (circa 30 employees) would be partially offset by the new capacity of the smaller 
flexible commercial use on the site (circa 11-22 employees). As required at 
consultation stage, commitment towards an Employment and Training Initiative has 
been secured in the s106 agreement to offset the fall in employment capacity as a 
result of the development. The scheme thereby accords with the objectives of Policy 
4.8 of the London Plan and E9 of the intend to publish London Plan, which seek a 
continued provision of a successful retail sector, whilst encouraging redevelopment of 
out of centre retail sites to optimise housing delivery. 

11 Further marketing evidence has not been provided to justify the loss of the 
public house on the site. Notwithstanding this, it is noted that the existing public 
house is in a poor state of repair, has prior approval for demolition, and the scheme 
includes provision of a 125 sq.m tenancy as A4 use (drinking establishment). 
Measures are secured in the s106 agreement to ensure this will be appropriately 
marketed for A4 use before consideration of other uses. The re-provision of A4 use 
within the scheme is considered, in this instance, to satisfy the protection of public 
houses provided for by Policy HC7 of the Intend to Publish London Plan and the 
Mayor’s Culture and Night Time Economy SPG. 

Housing 

12 The scheme proposes 297 Residential Units. At consultation stage the scheme 
proposed 35% affordable housing, with a tenure split 70% Shared Ownership / 30% 
Discount Market Sale. This was not fast track compliant or supported at Stage 1, 
noting the absence of any low cost affordable rental products, which the Mayor 
considered was unacceptable. 

13 Since consultation stage, negotiations between GLA officers, Kingston Council 
and the applicant have continued to ensure the delivery of affordable housing is 
maximised within the scheme. The scheme has subsequently been amended to now 
include an offer of 26% affordable housing by habitable room, at the following tenure 
split: 

Tenure Units % of 
Units 

Habitable 
Rooms 

% Habitable 
Rooms 

London 
Affordable 
Rent 

23 total 11 x one bed 33% 66 31% 

6 x two bed 

6 x three bed 

Affordable 
Rent 

23 total 6 x one bed 33% 84 39% 

5 x two bed 

12 x three bed 

Shared 
Ownership 

23 total 12 x one bed 33% 65 30% 

6 x two bed 

5 x three bed 

Total 69 total 100% 215 100% 
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14 Notwithstanding the fall in the overall quantum of affordable housing proposed, 
amendments to the tenure of affordable housing are supported, noting the removal of 
Discount Market Sale product from the scheme and the substantial weighting in 
favour of affordable rental products (now 70% of affordable housing by habitable 
room). 

15 Affordable Rent units are secured as genuinely affordable, with rents capped 
at levels not exceeding the Local Housing Allowance for units of comparable size and 
location up to 80% of local market rent. For the 12 three bedroom affordable rent 
units (representing 52% of this tenure offering), a lower rent cap is secured at 
amounts not exceeding 65% of open market rent. Reduced income thresholds for 
shared ownership units are secured in accordance with criteria of the London Plan 
Annual Monitoring Report.  

16  Robust scrutiny has been applied to the submitted Financial Viability 
information provided by independent consultants reviewing for Kingston Council, as 
well as GLA officers, who have confirmed that the current offer represents the 
maximum viably achievable by the scheme. 

17 As the scheme fails to achieve the 35% fast track threshold, Early and Late 
Stage viability reviews have been secured in the s106 agreement, along with the 
relevant affordability and eligibility criteria for all affordable housing products. The 
scheme is in in accordance with Policy 3.12 of the London Plan, and Policies H4 and 
H5 of the intend to publish London Plan, and is supported. 

Urban design 

18 The height, massing and scale of the proposed development remain 
supported, as at consultation stage, being consistent with Policy 7.5 of the London 
Plan and Policies D1 and D2 of the Intend to Publish London Plan.  

19 Although the scheme has not been amended to replace ground floor units with 
duplexes along the main street frontage, it is noted that housing units facing Kingston 
Road and St Johns Road will have their own defensible amenity space, and the 
layout ensures there are no north facing single aspect units.  

20 On balance, matters raised at consultation stage regarding urban design are 
satisfactorily addressed and the application is in accordance with the policies of the 
London Plan and the intend to publish London Plan. 

Sustainable development 

21 The application was accompanied by an energy strategy which broadly 
complied with Policies 5.2 of the London Plan and SI2 of the intend to publish London 
Plan. A carbon offset contribution of £187,171 has been secured in the s106 
agreement, and compliance with the submitted energy strategy secured by conditions 
of approval. 

22 At consultation stage, the submitted flood risk and drainage report was 
supported in accordance with Policies of the London Plan and Intend to Publish 
London Plan. Further information regarding water reuse and additional storage has 
been provided, and additional green roof area has also been incorporated to address 
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Green Infrastructure requirements. The application is supported in accordance with 
the targets set within Policy 5.15 of the London Plan and SI.5 the Intend to Publish 
London Plan. 

Transport  

23 The transport assessment provided at consultation stage complied with 
Policies T1 and T2 of the draft London Plan and remains supported. Both car and 
cycle parking provision is consistent with the standards expressed in policies 6.9 and 
6.13 of the London Plan, as well as T5 and T6 of the intend to publish London Plan. 

24 The Travel Plan, Parking Management Plan, Electric Vehicle Charging Points, 
Delivery and Servicing Plan, and Construction Logistics Plan have all been secured by 
conditions of approval. The s106 agreement secures provision for the upgrade of the 
adjacent Bus Stop (Stop ‘E’) as well as car club membership and pre-loaded oyster 
cards for future residents to encourage modal shift. 

25 All outstanding transport matters which were identified during the consultation 
phase have been satisfactorily addressed and the application is in accordance with the 
transport policies of the London Plan and the Intend to Publish London Plan. 

Response to consultation 

26 Kingston Council publicised the application by site and press notices, as well 
as letters to surrounding landowners and occupiers. 14 representations were 
received as a result of the public notification process, which comprised 5 letters of 
objection and 9 letters of support. 

27 The 9 letters of support stated that the proposed development would be 
beneficial in supporting local businesses in the area. The 5 letters of objection raised 
the following concerns: 

• Traffic impacts 

• Inadequate proposed car parking/accessible parking 

• Excessive height/bulk of buildings 

• Inadequate landscaping/means of enclosure 

• Pressure on local infrastructure 

• Incompatible use with neighbouring industrial site 

o GLA Officer Comment: Since consultation stage, the applicant has 
amended the scheme to relocate private balconies away from the 
Lawsons Builders Merchant land use to the north. Noise report analysis 
undertaken by the applicant and the council has confirmed that suitable 
residential amenity can be achieved through noise mitigation measures 
which are secured by condition of approval. In addition, the s106 
secures a ‘residents pack’ which informs future residents of Lawsons 
Builders Merchants site operations to the north and mitigation measures 
as part of the development. The scheme satisfies agent of change 
principles in Policy D13 of the Intend to Publish London Plan. 
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28 The following responses were also received from statutory bodies and other 
external organisations. 

• Maldens and Coombe Neighbourhood Planning Committee: Concerns 
expressed regarding: 

o Overlooking into neighbouring residential properties 

o Traffic impacts 

o Impact on neighbouring industrial site 

o Insufficient car/cycle parking 

o Incompatible commercial uses with the proposed residential uses 

o Reliability of car club 

o Low affordable housing offer 

o Flooding 

o Materials 

o Loss of trees 

o Stress on local infrastructure 

o Something more creative with the commercial units would be welcome  

• Environment Agency: No objection.  

• Local Lead Flood Authority: No objections, subject to conditions. 

• Thames Water: No objection, subject to conditions. 

• Designing Out Crime: No objection. 

• Mayor’s Office for Policing and Crime (MOPAC): Initially requested a 
distributed ward office of 50 sq.m, but this has not been withdrawn. 

29 GLA officers are satisfied that the statutory and non-statutory responses to the 
public consultation process do not raise any material planning issues of strategic 
importance that have not already been considered in this report, or the Stage 1 report 
ref GLA/4812/01. 

Draft Section 106 agreement 

30 The draft s106 agreement includes the following provisions: 

• Affordable housing provision, comprising: 

o 69 x Affordable Housing Units (being 26% of units by habitable room), with 
tenure split: 

▪ 23 x London Affordable Rent Units (31% by habitable room) 

▪ 23 x Affordable Rent Units (39% by habitable room) 

▪ 23 x Shared Ownership Units (30% by habitable room) 

o Early and late stage viability review mechanisms 

• Local Training and Employment Plan 

• Dedication of footway on St Johns Road as public highway 
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• Dedication of land near junction with Dickerage Lane if required in future for 
highway improvements/GOcycle implementation. 

• CPZ implementation 

• Adverts and implantation expenses for loading and unloading restrictions 

• Car club membership for 2 year period with 10 hours free credit for the first 
occupant of each dwelling. 

• Requirement to increase car club spaces with demand. 

• ‘Residents pack’ to include reference to Lawsons Builders Merchants site to the 
north and mitigation measures as part of the development, with limited car 
parking 

• Allocation of vehicle parking spaces, including disabled parking bays to 
wheelchair units 

• Section 278 highways agreement for works to the public highway. 

• £187,171 carbon offset contribution 

• Marketing details for wheelchair units. 

• £30,000 contribution to improvements at Kingston Recreational Ground 

• Upgrades to adjacent bus stop  

• Travel plan and Delivery/Servicing Plan implementation and monitoring 

• £100 pre-loaded oyster card for each household to encourage modal shift 

• Provision for re-landscaping along the northern perimeter adjacent Adams House 
should this site come forward for redevelopment. 

Legal considerations 

31 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order. He also 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 and any connected application. 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. 

32 In this instance, the Council has resolved to grant permission with conditions and 
a planning obligation which satisfactorily address the matters raised at Stage 1, 
therefore there are no sound planning reasons for the Mayor to intervene in this case. 
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Financial considerations 

33 Should the Mayor direct refusal, he would be a 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.  

34 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. 

35 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 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 

36 The strategic issues raised at consultation stage regarding land use principle, 
affordable housing, design, sustainable development and transport have been 
appropriately addressed; as such, the application complies with the London Plan and 
the intend to publish London Plan and there are no sound reasons for the Mayor to 
intervene in this particular case. 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Debbie Jackson, Director, Built Environment  
020 7983 5800 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 2020 email alison.flight@london.gov.uk 
Nick Ray, Team Leader – Special Projects 
020 7983 4178    email nick.ray@london.gov.uk  
Ashley Russell, Principal Strategic Planner, Case Officer 
020 7084 4706    email ashley.russell@london.gov.uk 
 


