
   
    
  

  

   

  

  

    

 City Hall, The Queen’s Walk, London, SE1 2AA ♦ mayor@london.gov.uk ♦ london.gov.uk ♦ 020 7983 
4000 

 

 
 
Dear Katie, 
 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 
1999 and 2007; Town & Country Planning (Mayor of London) Order 2008 
Safari Cinema 
Local planning authority reference: P/3043/19 
 
I refer to your correspondence of 28 February 2020 informing the Mayor that the local 
planning authority is minded to approve planning permission for the above planning 
application.  I refer you also to the notice that was dated 18 November 2019 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 
this case (GLA ref: GLA/5037/02, copy enclosed), I am content to allow the local planning 
authority to determine the case 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 application for my own 
determination. 
 
Yours sincerely, 
 
 
 
 
 
 
Jules Pipe CBE 
Deputy Mayor for Planning, Regeneration and Skills 
 

Cc:     Navin Shah, London Assembly Constituency Member 
 Andrew Boff, Chair of London Assembly Planning Committee 
 National Planning Casework Unit, DCLG 
 Lucinda Turner, TfL 

 

Katie Parkins 
Senior Planning Officer 
London Borough of Harrow 
PO Box 37 
Civic Centre, Station Road 
London HA1 2UY 
 

Our ref: GLA/5037/02/AJR 

Your ref: P/3043/19 

Date: 27 April 2020 



 page 1 

 

 
 

planning report GLA/5037/02 
27 April 2020 

Safari Cinema 
in the London Borough of Harrow  

planning application no. P/3043/19 
  

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 to provide a part 5 / part 11 storey building with basement level. Comprising 
78 residential units, Cinema, ancillary café, parking, landscaping, bin and cycle stores. 

The applicant 

The applicant is Asprea 2 Ltd and the architect is IF Architects. 

Key Dates 

Stage 1 report: 18 November 2019 
Planning Committee meeting: 22 January 2020.  

Strategic issues 

Principle:  Matters of social infrastructure provision and Equalities Act considerations 
identified at consultation stage, as a result of the proposed removal of the church, have been 
adequately addressed. The scheme is supported in accordance with Policies 2.15, 2.3, and 3.3 
of the London Plan and  Policies H1, SD1, SD6 & SD7 of the intend to publish London Plan 

Housing: 78 residential units, improved affordable housing offer equivalent to 15.5% by 
habitable room, all intermediate tenure. Robust scrutiny has been applied to the submitted 
Financial Viability information which confirms this is the maximum that can viably be achieved 
by the scheme. Whilst it falls significantly short of policy requirements for affordable housing 
delivery, the specific circumstances of the scheme have been given appropriate consideration 
and this instance the offer is acceptable on balance. Early and late stage reviews secured. 

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

The Council’s decision 

In this instance Harrow Council has resolved to grant planning permission. 

Recommendation 

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

1 On 16 September 2019, the Mayor of London received documents from 
Harrow 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 Category 1C of the Schedule to the Order 2008: 

• 1C(c): “Development which comprises or includes the erection of a building, 
where the building is more than 30 metres high and is outside the City of 
London.” 

2 On 18 November 2019 the Mayor considered planning report GLA/5037/01, 
and subsequently advised Harrow Council that the application did not comply with the 
London Plan and draft London Plan, for the reasons set out in paragraph 72 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. 
Since then, further details have been provided in response to the Mayor’s concerns. On 
22 January 2020, Harrow 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 Harrow Council under Article 6 to refuse the application or 
issue a direction to Harrow 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 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 Harrow 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 72 of the above-mentioned report: 

• Principle: The principle of developing this site in the Harrow and Wealdstone 
Opportunity Area to provide 78 new homes and a replacement Cinema could 
be supported, in accordance with Policies 2.15, 2.3, and 3.3 of the London 
Plan as well as Policies H1, SD1, SD6 and SD7 of the draft London Plan, 
subject to further information on the re-provision and/or relocation of the 
existing church and improvements to the level of affordable housing proposed 
within the scheme.  

• Housing: The affordable housing offer is 13%, all intermediate tenure, which 
is considered to be wholly unacceptable and should be significantly increased. 
There is no clear justification for the single tenure offer and all opportunities for 
the scheme to deliver affordable rent must be explored. GLA officers are 
currently robustly scrutinising the viability appraisal to maximise the provision 
of affordable housing. Early and late stage review mechanisms must be 
secured.  
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• Urban design: The layout, height, massing and appearance of the scheme 
are broadly supported in accordance with 7.5 of the London Plan and Policies 
D1 and D2 of the draft London Plan. Layout changes regarding courtyard and 
wheelchair access are required, as is further consideration of the relationship 
between the application site and adjacent Tesco site.  

• Sustainable Development: Further revisions and information are required, 
and the carbon dioxide savings verified, before the energy proposals can be 
considered compliant with Policy 5.2 of the London Plan and Policy SI2 of the 
draft London Plan. Information demonstrating the development meets the non-
residential water consumption requirements of Policy 5.15 of the London Plan 
and SI.5 of the draft London Plan is required. The Applicant should calculate 
the proposed development’s Urban Greening Factor, as set out in Policy G5 of 
the draft London Plan, and aim to achieve the specified target.  

• Transport: A revised transport assessment and trip generation assessment is 
required, demonstrating local improvements to achieve Healthy Streets and 
Vision Zero indicators required by Policy T2 of the draft London Plan. Delivery 
and servicing should be provided off-street, or demonstrated to function 
alongside additional on-street disabled parking bays. Blue badge parking, 
electric vehicle charging, car club spaces and memberships should all be 
secured by s106 agreement, along with improvements to public transport 
infrastructure where required. A parking design and management plan, 
delivery and servicing plan, construction logistics plan and revised travel 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 the 13th 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, Harrow Council and TfL officers with a view to addressing the 
above 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 At consultation stage, the principle of re-developing the site in the Harrow and 
Wealdstone Opportunity Area to provide 78 new homes and a replacement Cinema 
was broadly supported, subject to further information on the re-provision and/or 
relocation of the existing church and improvements to the level of affordable housing 
proposed within the scheme. 
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10 At the time the scheme was considered by Harrow Council’s Planning 
Committee, on 22 January 2020, a relocation strategy for the existing church occupier 
had been prepared and submitted by the applicant. Subsequently, the resolution to 
approve the development was subject to conditions of approval and s106 obligations 
which secured the actions and financial contributions identified in the relocation 
strategy.  

11 Following consideration of the proposal by Council Committee, separate 
agreement has been reached between the applicant (Asprea 2 Ltd) and the occupier 
(Victory to Victory Church) which provides an agreed financial contribution from the 
applicant towards the relocation of the existing church facilities. The church, through 
their solicitors, has provided correspondence to GLA officers indicating agreement 
with the separate financial sum being provided towards relocation by the applicant, 
and indicating that the Church does not wish for involvement of the applicant in the 
relocation of the church as detailed in the relocation strategy submitted with the 
application. Subsequently, the church has advised that it does not wish for any clause 
to be inserted in the s106 agreement or condition of approval which requires Asprea 
2 Ltd to assist in the relocation of the church, and is confident it will be capable of 
adequately managing its own relocation with the financial assistance agreed.  

12 Subsequent to the above agreement, matters of social infrastructure provision 
and Equalities Act considerations identified at consultation stage, as a result of the 
proposed removal of the church, have been adequately addressed. The scheme is 
broadly in accordance with Policy 3.16 of the London Plan and S1 of the intend to 
publish London Plan and accepted in this regard. 

13 Matters of affordable housing are discussed in detail below. Notwithstanding 
this, it is noted that the quantum of affordable housing has now been marginally 
improved to 15.5% by habitable room (from 13% at consultation stage), and that 
robust scrutiny of the submitted viability information has confirmed this is the 
maximum which could reasonably be delivered. Whilst it is noted that the proposed 
level of affordable housing falls significantly below the policy targets of the London 
Plan, it is considered acceptable on-balance in this instance, noting the number of 
exceptional constraints which prevent further optimisation of the scheme to deliver 
affordable housing. These include the desire of the Borough to retain a cinema as the 
primary commercial land use on this site within the Harrow and Wealdstone 
Opportunity Area, as well as the financial implications of restoring the art deco 
building façade, sensitive design treatment of which prevents further optimisation of 
building height and residential density on a site of this constrained size. 

14 On account of the above, the matters of principle identified at consultation 
stage have been adequately resolved, and the scheme is supported in accordance 
with Policies 2.15, 2.3, and 3.3 of the London Plan as well as Policies H1, SD1, SD6 
and SD7 of the intend to publish London Plan. 

Housing 

15 The scheme proposes 78 residential units. At consultation stage both the 
quantum (then 13% by habitable room) and tenure (then 100% intermediate, shared 
ownership) of affordable housing was considered to be unacceptable. 

16 Since consultation stage, and following the determination to approve the 
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application by Harrow Council’s Planning Committee, negotiations between GLA 
officers, Harrow 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 incorporate an affordable housing offer equivalent to 15.5% by 
habitable room, all intermediate tenure. This will be delivered in a mixed format, 
including on-site delivery of 9 shared ownership units in a single core (equivalent to the 
13% proposed at consultation stage), accompanied with a ‘top-up’ financial contribution 
of £140,000 being secured in the s106 agreement.  

17 Robust scrutiny has been applied to the submitted Financial Viability information 
provided by both the applicant, and independent consultants reviewing for Harrow 
Council, and GLA officers have confirmed that the current offer represents the 
maximum reasonably achievable by the scheme.  

18 As the scheme fails to achieve the 35% fast track threshold, Early and Late 
Stage viability reviews have been secured in the s106 agreement. Furthermore, 
provision is made for reversion to a full financial contribution equivalent to 15.5% 
affordable housing in the event that a registered provider is unable to be secured for the 
delivery of 9 units on-site. 

19 Whilst it is noted that the proposed level of affordable housing falls significantly 
below the policy targets of the London Plan, it is considered acceptable on-balance in 
this instance, noting the number of exceptional constraints which prevent further 
optimisation of the scheme to deliver affordable housing. These include the desire of the 
Borough to retain a cinema as the primary commercial land use on this site within the 
Harrow and Wealdstone Opportunity Area, as well as the financial implications of 
restoring the art deco building façade, sensitive design treatment of which prevents 
further optimisation of building height and residential density on a site of this 
constrained size. 

Urban design 

20 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.  

21 Since consultation stage, the applicant has amended the scheme to include 
obscure glazing, screening plantings and landscaping treatments (secured by 
condition) which mitigate privacy impacts from the first floor courtyard to surrounding 
properties in Dominion Parade. 

22 Access to the communal amenity space has been confirmed to be restricted to 
residents, with contribution of £2,185 secured in the s106 agreement for the provision 
of off-site play space facilities. 

23 A fire safety strategy is secured by condition in line with Policy D12 of the 
Intend to publish London Plan. 

24 All outstanding matters 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. 
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Sustainable development 

25 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 £48,540 has been secured in the s106 
agreement, and compliance with the submitted energy strategy secured by conditions 
of approval.  

26 At consultation stage, the submitted flood risk and drainage report was 
supported in accordance with Policies of the London Plan Intend to publish London 
Plan. Further information regarding the residential water consumption targets has 
been provided which confirms compliance with the targets set within Policy 5.15 of 
the London Plan and SI.5 the Intend to Publish London Plan.  

27 Conditions of approval have been secured regarding the implementation of the 
energy strategy and flood risk/drainage strategy. All outstanding matters of energy, 
flood risk and drainage which were identified during the consultation phase have 
been satisfactorily addressed and the application is in accordance with the 
sustainability policies of the London Plan and the Intend to publish London Plan. 

Transport  

28 Concerns raised at consultation stage regarding access, servicing, deliveries 
and Blue Badge car parking have been adequately addressed through amendments 
and additional information provided in support of the scheme. A Delivery and 
Servicing Management Plan and highway works related to access and on street 
works are adequately secured in s106 agreement. 

29 As required at consultation stage, transport mitigation measures to support the 
Healthy Streets approach, Vision Zero and to mitigate impact on public transport have 
been provided. This includes funding secured in the s106 agreement for a 
Copenhagen-style crossing on High Mead, short stay cycle parking, and Travel Plan 
to support mode shift, supported by measures related to car free housing.  

30 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 

31 Harrow Council publicised the application by site and press notices, as well as 
letters to surrounding landowners and occupiers. 103 letters of objection and 21 
letters of support were received as a result of the public notification process.  

32 The 103 letters of objection raised the following concerns:  

• Overdevelopment of site 

• Cinema is iconic and historical and should not be demolished for new flats 

• Existing cinema is a benefit to the community 

• Façade retention is superficial only 

• Existing church use is a community facility (should be reprovided) 

• Loss of community facilities not supported 

• Insufficient D1 floorspace within the area 
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• Submitted reports and statements are contradictory. Noise report is flawed 

• Redevelopment of Safari Cinema is not strategic 

• Community consultation was poor 

• Inadequate consideration in Equalities Impact Assessments 

• Will increase litter, rats and fly-tipping in the area 

• Will block light to surrounding buildings & Dominion Parade 

• Design and use of materials unacceptable (safety hazards) 

• Negative impact on character of the area 

• Local facilities already overstretched 

• Too many high rises & pollution in the area 

• Proposal would ‘hem in’ Dominion Parade 

• Structural implications to Dominion Parade & Party Wall 

• Insufficient affordable housing. Viability report is flawed 

• Location of heat rejection plant and plant deck would have detrimental impact 
by noise, humidity and temperature. 

• Noise and vibration impacts from cinema and bar 

• Air quality impacts 

• Crime and safety impacts 

• Will block boiler flue and kitchen extract at Dominion Parade. 

• Recommended bat roosts and green walls not incorporated into the design 

• Existing sewer is overloaded 

• Impact on property values 

• Additional flats will impact current insufficient parking and traffic issues. 

• Public transport is overloaded 

• Servicing arrangements insufficient 

• Disruption caused by construction 

33 The 21 letters of support raised the following considerations: 

• Support restoration of Art Deco facade 

• Additional flats, cinema and café are welcomed 

• Development will be catalyst for change between Town Centre and Poets 
Corner 

• Will support regeneration of area 

• Art House Cinema provides a cultural offering which improves on the current 
arrangements 

• Design, quality, scale and massing carefully considered 

• Café is good for meetings and social gatherings 

• Cinema provides opportunities for universities and community groups to stage 
productions 

• Will improve night time economy 

• Reduced patronage of Safari Cinema indicates change is required. 

• Existing building is an eyesore. 

34 The following responses were also received from statutory bodies and other 
external organisations. 

• Secured by Design: No objection, subject to condition regarding Secured by 
Design accreditation (adopted) 

• Historic England (Archaeology): No comment or objection. 
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• NHS Harrow: No comment or objection. 

35  Having considered the responses to public consultation, the Council has 
proposed various planning conditions, informatives and s106 contributions in 
response to the issues raised. Objections raised regarding the existing church use 
have been specifically addressed in the principle of development section of this 
report. Having had regard to these, 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/5037/01. 

Draft Section 106 agreement 

36 The draft S106 agreement includes the following provisions: 

• Retention of architect/design team to secure high design quality of the 
development 

• Façade restoration – method statement, notifications and conservation 
engineer involvement and completion prior to occupation. 

• Affordable housing (equivalent to 15.5% by habitable room, all intermediate 
tenure) to be provided as either; 

o 9 on-site Shared Ownership units within Core B, together with a 
financial contribution of £140,000; OR 

o Where a Registered Provider cannot be engaged to provide 9 shared 
ownership units on-site, as a one-off financial contribution of £1.4 
million. 

• Early and Late stage financial viability review mechanisms 

• Delivery and servicing plan 

• Travel Plans, Transport and refuse collection 

• Children’s playspace contribution 

• £27,000 contribution to Highways improvements, including: 

o Car club memberships 

o Residents permits restricted 

o £5,000 contribution for removal of parking bays 

o S78 to cover new/altered access 

o £2,000 contribution towards short stay cycle parking supply and 
installation 

o Copenhagen crossing on High Mead 

• Employment and Training – Construction Employment 

• Carbon offset contribution of £48,540 

• Reimbursement of Council’s legal and administrative costs for preparing and 
monitoring the agreement 
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Legal considerations 

37 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. 

38 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. 

Financial considerations 

39 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.  

40 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. 

41 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 

42 The strategic issues raised at consultation stage regarding 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.  
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for further information, contact GLA Planning Unit (Development & Projects Team): 
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 2020 email alison.flight@london.gov.uk 
Kate Randell, Team Leader – Development Management 
020 7983 4783    email kate.randell@london.gov.uk  
Ashley Russell, Principal Strategic Planner, Case Officer 
020 7084 4706    email ashley.russell@london.gov.uk 
 


