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planning report GLA/5067/02  

20 April 2020 

1 Olympic Way  
in the London Borough of Brent 

planning application no. 19/0395 
  

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 

Erection of roof extensions to existing building including a 15 storey side extension to provide a 
total of 119 self-contained flats, creation of public access alongside Wealdstone Brook and 
refurbishment of existing building facades. 

The applicant 

The applicant is Stadium Holdings limited, and the architect is Silverline Architects. 

Key dates 

Stage 1 reporting: 23 April 2019 

Planning Committee: 22 January 2020 

Strategic issues 

Principle of development:  The quality of the scheme from a residential quality and amenity 
perspective has been significantly improved since consultation stage and as such the 
development is supported in principle.  

Affordable housing: The applicant has increased the affordable housing offer from 26% by 
habitable room at Stage 1 to 36% with a 69:31 split between London Affordable Rent and London 
Living Rent, which is welcomed. This has been confirmed as the maximum reasonable. As such, 
the application can now follow the Fast Track Route.  The applicant has also sought to increase 
affordable housing delivery through the application of grant funding.  This would result in a further 
5 affordable units being provided should this funding be secured.  An early stage review has been 
secured within the draft s106 agreement as required.  

Issues relating to urban design, inclusive design, environment and transport have all been 
satisfactorily addressed.  

The Council’s decision 

In this instance Brent Council has resolved to grant permission. 

Recommendation 

That Brent 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. 
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Context 

1 On 22 February 2019 the Mayor of London received documents from Brent 
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 the 
Category 1C of the Schedule to the 2008 Order: 

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

2 On 23 April 2019 the Mayor, considered planning report GLA/5067/01, and 
subsequently advised Brent Council that the application did not comply with the London 
Plan and the draft London Plan, for the reasons set out in paragraph 54 of the above-
mentioned report; but that the possible remedies set out in that report could address 
these deficiencies. 

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, the application has been revised in response to the Mayor’s concerns (see 
below).  

4 On 22 January 2020, Brent Council decided that it was minded to grant planning 
permission for the revised application, and on 16 April 2020 it 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 Brent Council under Article 6 to refuse the application or call the application in 
for his own determination under Article 7. The Mayor has until 28 April 2020 to notify the 
Council of his decision and to issue any direction.   

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

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

Update 

7 At consultation stage, Brent Council was advised that application did not yet 
comply with the London Plan and the draft London Plan for the reasons set out in 
paragraph 54 of that report, as set out below: 

• Principle of development: Given the site’s location within Wembley Opportunity 
Area and an announced Housing Zone, the principle of high density residential 
development in this location would normally be supported in line with London 
Plan Policy 2.13 and draft London Plan Policy SD1. This, however, would not 
apply where the proposed residential units would not comply with the London 
Plan’s residential quality standards and the applicant must address the points 

http://www.london.gov.uk/
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raised in relation to residential quality in the urban design section of this report 
before the principle of residential development could be accepted. 

• Affordable housing: 26% affordable housing by habitable room, with an 80:20 
split between social and intermediate is unacceptable. The applicant’s viability 
assessment is being robustly interrogated by GLA officers. 

• Urban design: Serious concerns were raised regarding the quality of the 
public realm, lack of private/ communal amenity space and playspace, ground 
level frontages/residents’ access arrangements and the scheme’s physical 
relationship with the wider area.   

• Climate change: The energy hierarchy has not been followed correctly.  
Further information regarding energy efficiency savings, overheating, district 
heating and PV installation are required. 

• Transport: Blue badge spaces should be provided for all uses; cycle parking 
increased; cycle storage safety improved; car parking layout revised; a draft 
Servicing and Delivery Plan is required; the TA and Travel Plan must be 
revised to reflect the lower car driver mode share; and a bus contribution is 
required. 

 
8 Since consultation stage, GLA officers have engaged in joint discussions with the 
applicant, the Council and TfL officers with a view to addressing the above matters. 
Furthermore, as part of Brent Council’s draft decision and s106 agreement on the case, 
various planning conditions and obligations have been secured. An update against the 
issues raised at consultation stage is set out below.  

9 Since consultation stage the Mayor has published The London Plan Intend to 
Publish Version (December 2019), which is now a material consideration which must be 
taken into account on the basis explained within the NPPF. 

Principle of development  

10 The principle of development to provide additional housing was supported in line 
with London Plan Policy 2.13 and draft London Plan Policy SD1 subject to the applicant 
making significant improvements to the quality of the proposed residential units.  Since 
consultation stage, the applicant has made a number of amendments to the scheme to 
improve residential quality in line with the comments made.  These are discussed in 
more detail in the following section.  As such, the development is now supported in 
principle.   

Housing 

Affordable housing 

11 At Stage 1 it was reported that the scheme would deliver 26% affordable housing 
by habitable room without subsidy, with an 81:19 social-intermediate tenure split by 
habitable room (London Affordable Rent (LAR) and London Living Rent (LLR) 
respectively), this offer was considered to be unacceptable.  Since this time, the 
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applicant has sought to increase the affordable housing offer to 36% by habitable room 
with a 69:31 split between LAR and LLR as follows: 

Tenure Studio 1-bed 2-bed 3-bed total/u % by u total/hr % by hr 

Market 16 54 0 18 88 74% 196 

64% 

Social  
(LAR) 

0 0 11 11 22 18% 77  

36% 

Intermediate 
(LLR) 

0 0 2 7 9 8% 34 

Total 16 54 13 36 119 100% 307 100% 

 

12 The revised offer and associated financial viability assessment has been 
reviewed by GLA officers and it is considered that it represents the maximum 
reasonable.  Given that the affordable housing offer has been increased to 36%, and 
the prior approval consent for the residential conversion of the remainder of the building 
has been confirmed as implemented and therefore cannot be reasonably counted 
towards the overall baseline, the scheme can follow the Fast Track Route in this 
instance. Therefore, an early review has been secured within the s106 agreement as 
necessary.       

13 The applicant has also explored grant funding and has confirmed that should 
grant funding be secured, 5 additional affordable units could be delivered.   

Urban design 

14 Significant concerns were raised at consultation stage regarding the residential 
quality of the development and the physical relationship of the development with the 
urban design principles of the wider opportunity area. 

15 The applicant has now significantly scaled back the parking provision at ground 
floor level and is proposing to provide two large commercial units at ground floor in 
place of the existing undercroft thereby improving the safety and security of resident 
access to the buildings.  The relocation of the bicycle stores has enabled the provision 
of a much more attractive and generous principal residential lobby, which is welcomed.  
The adjacent walkway and ramp creates a very distinct barrier to access to Olympic 
Way itself.  Whilst the Council aspires to remove this feature it is under separate 
ownership and therefore may remain in situ indefinitely.  Whilst unfortunate, this is 
outside of the control of the applicant and should not prejudice this development coming 
forward, particularly in light of the other measures put in place to improve access.     

16 A raised landscaped podium is now proposed over the central courtyard area 
which would now house the bicycle stores underneath.   This is a better use of space 
and provides the opportunity to provide some much needed additional amenity and 
playspace.  This, alongside the open space proposed along Brookside would provide a 
total amenity area of 1,636 sq.m. 
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17 The scheme previously proposed no playspace.  The scheme now proposes 390 
sq.m. which is considered sufficient in respect of the proposed additional residential 
units.  It is accepted that given the restricted size of the site it is not possible to provide 
the full playspace requirement generated by the whole development. The permitted 
development element also comprises only studios and one bedroom units, therefore the 
child yield arising would be limited.  

Inclusive design 

18 The applicant has provided a Fire Safety Strategy produced by a qualified fire 
engineer, which covers the main information requirements in line with Policy D12 of the 
Mayor’s Intend to Publish London Plan. In addition, a planning condition is to be applied 
requiring the installation of fire evacuation lifts as required by Policy D3. 

Environment 

Energy 

19 At consultation stage, the applicant was advised that the energy hierarchy has 
not been followed; the results had been reported separately for Block A and the roof 
extension, and should be combined into a single figure for the entire site; and further 
information was requested regarding energy efficiency savings, overheating, district 
heating and photovoltaic installation were requested. 

20 The applicant has since supplied a completed GLA carbon emissions reporting 
spreadsheet as requested; the applicant has revised the energy strategy to result in a 
domestic ‘Be Lean’ carbon emissions reduction of 19% compared to a 2013 Building 
Regulations compliant development compared to 0% at consultation stage; non-
domestic  ‘Be Lean’ carbon savings have also confirmed as 7% compared to SAP10 or 
19% against SAP 2012, which is accepted;  further details on glazing ‘U’ values have 
been provided and is acceptable; a completed overheating checklist has been provided; 
a dynamic overheating assessment has been carried out and confirms a reasonable 
level of compliance; sufficient provisions for a future connection to the district wide 
heating network have been made; further details of the proposed communal heating 
network and ASHP as well as associated costs have been provided as requested; the 
maximum area of PV is proposed as well as the maximum efficiency; and a carbon 
offsetting payment of £40,000 has been secured within the draft s106 agreement. All 
matters are now therefore considered to be satisfactorily resolved. 

Flood risk and drainage 

21 The applicant is unable to provide exact details of the rainwater harvesting 
measures to be incorporated into the scheme and green/ blue roofs at this point in the 
design stage as requested at consultation stage.  Therefore, it is proposed that a 
condition is attached to the planning permission requiring this detail to be submitted for 
approval, this is considered acceptable in this instance.   
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Transport 

Cycle parking 
 
22 It was requested that cycle parking be increased to 198 spaces in order to 
comply with the Intend to Publish London Plan standards. The updated Transport 
Assessment and revised plans confirm that this level of cycle parking will be provided. It 
is noted that the cycle parking will be made available to both the consented and 
proposed residential units which is fully supported.  Details of cycle parking have been 
secured by condition.    

Trip Generation and Modal Split 
 
23 The trip generation and modal split was queried and it was advised that this 
needed to be amended to reflect the lower car parking provision. The amended 
Transport Assessment now includes an adjusted modal split. It is noted that most of the 
driver car trips are reassigned to rail, which is a reasonable assumption, given the 
proximity of the site to Wembley Park Station. The updated multi-modal trip generation 
is accepted, and this issue is now considered resolved.   

Bus Network Impacts 
 
24 It was stated that subject to the updated bus trip generation analysis, a financial 
contribution towards bus capacity enhancement might be sought, given the capacity 
issues on the bus network in Wembley. However, having reviewed the updated trip 
generation figures it is considered that the net additional bus trips will be small and as 
such a financial contribution is not required.  

Blue Badge Parking 
 
25 The Transport Assessment states that the proposal includes a total of 11 Blue 
Badge parking spaces for the entire development. This equates to 10% and complies 
with the Intend to Publish London Plan. GLA officers previously advised that these 
spaces should be for the exclusive use of residential element and that Blue Badge 
parking for the office element should be accommodated within the consented 92 car 
parking spaces. This will be addressed through a car park management plan which will 
to be secured as part of the Travel Plan.  Additionally, 20% active EVCP and passive 
provision for all remaining Blue Badge parking spaces have been secured by condition.   

26 All outstanding matters have therefore been addressed, either through the 
supplementary information supplied by the applicant or via legal agreement. A Travel 
Plan, has been secured through the draft legal agreement.  A Construction Logistics 
Plan (CLP), Delivery and Servicing Plan (DSP), EVCPs and details of cycle parking are 
to be secured via planning condition.  

Response to consultation 

27 Brent Council advertised the application in the local press in early 2019 and 
again on 8 August 2019 following revisions to the scheme.  355 nearby properties were 
notified by letter on 11 February 2019 and again on 12 August 2019.   
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28 In total 10 letters of objection were received to the application.  The matters of 
objection are summarised as follows: 

• Excessive height and impact on surrounding development; 

• Adverse impact on natural light to surrounding properties; 

• Increased demand on local green spaces as a result of the development; 

• May result in an increase in crime locally; 

• Lack of communal open space for future residents; 

• The development would result in additional waste and noise levels; 

• Adverse impact on local wildlife; 

• The design is of poor quality; and 

• The ground floor commercial space is not deliverable. 

 
Statutory and non-statutory organisations  

29 The following responses were received from statutory bodies and other 
organisations: 

• Environment Agency: No objections subject to the imposition of conditions and 
informatives; 

• Thames Water: No objections, although it is advised if any subsequent 
connection to the public network is sought by the development, a material 
amendment to the application would need to be applied for and Thames Water 
consulted. An informative is to advise the applicant of this. Two further 
informatives recommended in relation to property protection and groundwater 
discharge; 

• Metropolitan Police: Recommendations have been issued and the plans have 
been updated in respect of Secure by Design considerations; and 

• London Fire Brigade: No objections. 
 
30 Issues raised by objectors have been considered in this report, the Mayor’s 
Stage 1 report, and the Council’s committee reports of 18 December 2019 and 22 
January 2020. On 22 January 2020, the Council’s Planning Committee resolved to grant 
planning permission for the reasons set out in the committee report.   

Section 106 agreement 

31 The draft S106 agreement includes the following provisions: 

• A restriction on applying for residents / visitor’s parking permits; 

• Travel Plan; 

• Affordable housing and early stage viability reviews; 

• Car club membership for each unit for 3 years from first occupation; and 
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• Carbon offsetting payment of £42,000. 
 

Legal considerations 

32 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.  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 

33 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry. Government 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 with respect to residential 
quality, affordable housing, urban design, environment, and transport have all been 
adequately addressed, and having regard to the details of the application, the matters 
set out in the committee report and the Council’s draft decision, the application 
sufficiently complies with the London Plan and Mayor’s Intend to publish London Plan, 
and there are no sound planning reasons for the Mayor to intervene in this case. 
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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 
Matt Christie, Team Leader – Development Management 
020 7983 4409 email: matt.christie@london.gov.uk  
Hannah Thomas, Principal Strategic Planner (Case officer) 
020 7983 4821 email: Hannah.thomas@london.gov.uk 
 

 


