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LONDON

Planning Policy
Harrow Council
PO Box 37

Civic Centre
Station Road
Harrow

HA1 2UY

Date: 2 March 2018
Sadiq Khan, Mayor of London
New London Plan
GLA City Hall
London Plan Team
Post Point 18
The Queen’s Walk
London
SE1 2AA

By email: LondonPlan @ london.gov.uk

Dear Mr Khan,
New London Plan - representations from London Borough of Harrow
Harrow Council welcomes the opportunity to comment on the draft new London Plan.

The Council acknowledges the significant challenge facing London with respect to
accommodating a growing population, addressing housing affordability and ensuring a
balanced and sustainable global city with respect to its diverse population, vibrant
economy and natural and historic environment.

Such a challenge requires positive and proactive responses. Harrow has embarked upon a
significant regeneration programme that is set to deliver approximately 5,000 new homes
and 1,000 new jobs in the Harrow and Wealdstone Opportunity Area, with approximately
half of these homes on Council-led sites. We also have a programme of estate
regeneration and small-site development on Council housing land.

Harrow has a strong track record of delivering on the housing targets set for the borough in
the London Plan. In the past eight years our housing completions have exceeded our
cumulative London Plan target by almost 40%. Looking ahead, we have facilitated
significant uplifts in anticipated housing yields on strategic sites within the Harrow and
Wealdstone Opportunity Area, in some instances more than doubling the housing numbers
anticipated in the adopted Area Action Plan (prepared jointly with the GLA).

The above successes have been driven by an evidence based approach to plan making
and the pragmatic assessment and decision making on individual development proposals,
in the context of a positive, collaborative working relationship with the GLA, developers
and stakeholders.
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The draft new London Plan is predicated on the concept of ‘good growth’ and this principle
and the overarching good growth policies are generally welcomed. Whilst it is accepted the
new London Plan needs to be bold and ambitious to meet the challenges facing the City
and delivering ‘good growth’, Harrow has a number of concerns relating to the basis of
some of the policies and whether they are justified by evidence and can be realistically be
delivered. These concerns, along with the many aspects of the draft Plan Harrow supports,
are set out in detail in the Table of Representations attached to this letter. The key areas
of concern are however outlined below:

Housing

The draft Plan identifies housing need in London as 66,000 homes per year, based on the
GLA prepared Strategic Housing Market Assessment (SHMA). Based on work
commissioned by the West London Alliance (WLA), the Council considers that the average
household size predicted in the London SHMA and draft London Plan is potentially too
low, and does not adequately reflect changing patterns of living and evolving definitions of
what a household is. This under-estimation of average household size means that housing
targets set in the Plan are potentially higher than needed and of the wrong sort (size)
required by London's current and future population the London SHMA. New projections
prepared by the ONS (rather than CLG) due to be released later in 2018 may provide a
better reflection of household sizes.

The draft Plan proposes a significantly different approach to housing, with a much greater
reliance on windfall / small sites, particularly in Outer London. The proposed housing
target for Harrow is 13,920 homes (1,392 homes per annum), which represents a 135%
increase over our current target of 5,930 homes (593 homes per year). The Council is
concerned about the scale and deliverability of this increase which is significantly greater
than the 55% increase across all of London.

Our concerns are three-fold and relate to the proposed reliance on windfall / small sites,
which the draft Plan indicates will contribute 965 dwellings per year out of the overall target
for the borough of 1,392 homes per year (i.e. 69% of our overall target, compared to 38%
of the overall London-wide target).

Firstly, the Council has significant concerns about the methodology used to identify the
housing capacity of small sites, noting that this methodology and approach to small sites
were not discussed with boroughs prior to the draft targets being set. The Council
considers the methodology is not robust, in that it uses a ‘proxy’ for potential housing yield
from small sites rather than a detailed assessment of the potential capacity from the three
potential types of small sites capacity identified in Policy H2 Small Sites of the draft Pian.
The small sites targets set in the draft Plan are therefore not considered to be based on
robust evidence and are most likely to be an overestimation of capacity. Such a reliance
on uncertain, unidentified windfall / small sites is itself is considered contrary to the
National Planning Policy Framework.



Secondly, the Council considers the small sites targets are undeliverable. Harrow currently
averages around 125 homes per year from small sites in a relatively supportive policy
environment. The proposed small sites target of 965 homes per year therefore represents
an 8-fold increase from such sites. The proposed small sites policy and its presumption in
favour of housing development on sites are unlikely to achieve such a significant increase
in delivery of housing on small sites. The draft Policy is not supported by any evidence that
indicates why such sites have not been coming forward at the level anticipated by the GLA
and how the draft Policy will address these reasons.

Thirdly, the Council has concemns about the fragmented and dispersed nature of sites
coming forward through the small sites policy and the implications of this for infrastructure
planning (for example, see transport below) and the Mayor's desire for ‘good growth’. Such
sites are also constrained with respect to how they can deal with other policy requirements
such as flood risk / urban greening.

Industry / Economy

The Council supports the draft Plan proposals to retain industrial floor space within LLondon
/ Harrow; this is supported by the Council's own evidence. The Council however has
concerns about the practicalities and feasibility of seeking to achieve housing on industrial
land by intensifying the use of industrial land in order to free some of it up for housing.
These concerns are two-fold — namely the practicality of co-locating residential and
industrial uses. In many instances, such an approach will result in relatively benign
industrial uses (i.e. storage) being delivered in order to address reverse amenity impacts
of introducing residential to the area. Residential development will most likely preclude B2
General industrial.

Secondly from a Harrow perspective, much of our industrial land is on small estates with
relatively poor access to the strategic transport network, reducing the likelihood of
industrial intensification being attractive to developers and able to be achieved to an
acceptable design standard. There are also general concerns about the financial feasibility
of new build industrial development within the borough, as our rental levels are relatively
low as our sites do not meet contemporary needs (size, quality, format of provision and
access to strategic transport networks).

Harrow supports the Mayor's encouragement for Article 4 Directions to remove permitted
development rights from office to residential, to allow greater control over the Borough's
employment floor space. The draft London Plan has acknowledged Harrow (along with
many other outer London Boroughs) has lost a significant amount of economic floor space
though the Prior Approval Process.

Transport

Harrow welcomes many of the aspirations relating to modal shift, but has concems about
the feasibility of achieving these in Outer London. The Mayor seeks to increase
sustainable transport trips (i.e. walking, cycling and public transport) from 65% to 80% by
2041. The figure for Harrow is currently around 48%, which is the 7th lowest figure in
London. Without significant investment in walking, cycling and public transport
infrastructure, the Mayor's proposed modal share will not be achieved. None of the
significant planned transport infrastructure improvements will benefit Harrow, nor
significantly address orbital connections within the borough and adjoining boroughs.



Additionally, the small sites policy promotes infill development on vacant or underused
sites and the redevelopment or upward extension of flats and non-residential buildings to
provide additional housing without regard to public transport accessibility or proximity to
tube or rail stations or town centres. Given such development is anticipated by the Mayor
to represent a significant proportion of Harrow's housing capacity (up to 69%), this new
development will potentially be occurring in areas with limited access to sustainable
transport options and with no planned investment from the Mayor. Such concerns would
also apply to other infrastructure planning such as schools and health.

Harrow welcomes the draft Plan setting differential rates for maximum car parking in Inner
and Outer London in recognition of the different circumstances in these areas with respect
to car ownership and access to sustainable transport options. The Council however
considers that the Mayor needs to go further and allow boroughs greater discretion to set
car parking rates within their Local Plans, where this can be justified by local evidence.

Harrow also has concerns regarding the increased cycle parking requirements in
Opportunity Areas such as Harrow and Wealdstone. Whilst we are supportive of modal
shift to more sustainable forms of transport, additional cycle parking requirements is likely
to result in overprovision of cycle parking at the expense of other planning objectives, such
as housing and amenity space. Harrow’s trips by cycling is unfortunately one of London’s
lowest (at around 1% of trips) yet the same standards will apply as in areas with much
higher cycle usage. Whilst the principle of future proofing for when cycle trips represent a
greater proportion of overall trips is acknowledged, this should not result in the
unnecessary loss of housing / amenity space etc in the short-term.

As noted above, Harrow fully recognises the need to facilitate good growth within London,
particularly housing. The Council has been proactive in this regard and has a strong track
record of delivery. Our concerns outlined above (and in more detail in the attachment)
relate to the appropriateness of the housing targets set in the London Plan and their
deliverability. The Council considers that little is to be gained from setting housing targets
that cannot be met. We would welcome opportunity to work with the Mayor to identify
realistic housing targets for the borough and to address the more detailed issues raised in
the attached.

If you would like to discuss any of the Council's representations in more detail, please
contact David Hughes, Planning Policy Manager, on 020 8736 6082 or
david.hughes @ harrow.gov.uk, who will be happy to discuss.

Kind regards,

Paul Walker
Corporate Director - Community

Attachment 1: Detailed representations on draft new London Plan
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