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planning report GLA/4949/01  

16 March 2020 

2-10 Ossory Road 

in the London Borough of Southwark  

planning application no. 20/AP/0009 

  

Strategic planning application stage 1 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 

Demolition of existing building and redevelopment of the site to construct a building ranging 
in height from 2 to 11 storeys, comprising of 105 residential units, light industrial space, 
service yard, cycle storage and associated plant rooms. 

The applicant 

The applicant is Pocket Living Ossory Road Limited, and the architect is Hawkins 
Brown. 

Strategic issues summary 

Principle of development: The proposed land uses are considered appropriate in strategic 
planning terms and generally comply with London Plan and the Mayor’s intend to publish 
London Plan policies (paragraphs 13-17). 

Affordable housing: The scheme would deliver 100% affordable housing as Discounted 
Market Sale intermediate units, which is supported. A draft of the Section 106 must be 
provided to the GLA for review as soon as one is available to ensure that affordability and 
the eligibility are secured in perpetuity (paragraphs 21-26).  

Heritage and urban design: Broadly supported and any harm caused to the nearby listed 
assets on Glengall Road would be less than substantial harm, which would be outweighed 
by the expected public benefits (paragraphs 27-35). 

Climate change: Further information is needed in relation to overheating and the proposed 
connection to SELCHP, which should be secured in the Section 106 agreement (paragraphs 
36-40). 

Transport: A contribution to bus services and the provision of cycle parking and disabled 
parking in line with the Mayor’s intend to publish London Plan are required (paragraphs 41-
47).  

Recommendation 

That Southwark Council be advised that whilst the principle of development is supported the 
application does not yet fully comply with the London Plan and Mayor’s intend to publish 
London Plan for the reasons set out in paragraph 50 of this report. However, the resolution 
of these issues could lead to the application becoming compliant with the London Plan and 
Mayor’s intend to publish London Plan. 
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Context 

1 On 31 January 2020, the Mayor of London received documents from Southwark 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. The application was validated on 5 February 
2020. Under the provisions of The Town & Country Planning (Mayor of London) Order 
2008 the Mayor has until 16 March 2020 to provide the Council with a statement setting 
out whether he considers that the application complies with the London Plan and draft 
London Plan, and his reasons for taking that view. The Mayor may also provide other 
comments. This report sets out information for the Mayor’s use in deciding what 
decision to make. 

2 The application is referable under Categories 1C and 3E of the Mayor of London 
Order 2008: 

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

• Category 3E ‘Development which does not accord with one or more 
provisions of the development plan in force in the area in which the application 
site is situated; comprising more than 2,500 square metres of floorspace for a 
specific Use Class.   

3 Once Southwark Council has resolved to determine the application, it is required 
to refer it back to the Mayor for his decision as to whether to direct refusal; take it over 
for his own determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The 0.11-hectare site comprises a low-rise building currently occupied by an 
online gift company called Borough Box. To the east of the site are low rise retail stores 
including an Asda supermarket. To the south and west of the site are industrial 
warehouse uses. To the north of the site is a 3-storey residential development.  

6 The site is within the Old Kent Road Opportunity Area, the Old Kent Road and 
Peckham Housing Zone and is designated as a Strategic Industrial Location in the 
London Plan. However, it is proposed to re-designate the site and the three immediately 
to the south as Locally Significant Industrial Land. The bottling plant to the west and the 
its private access road which runs along the south of the application site is to remain 
designated Strategic Industrial Land. The site is not within but is adjacent to Glengall 
Road Conservation Area and close to a series of Grade II listed heritage assets that are 
in this conservation area along Glengall Road, including numbers 1&3, 5&7, 9&11, 
17&19, 21&23, 24&26 and 28&30. These listed buildings are identical, 2-storey semi-
detached classical villas. Additionally, the locally listed Mineral Water Bottling Factory. 

7 There are two bus stops within 640 metres of the site, which provide access to 
seven bus routes. The closest existing rail station, South Bermondsey, is approximately 
1.5km away and thus well outside reasonable walking distance. Due to the above public 
transport connections, the site has a public transport access level (PTAL) of 3 (on a 
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scale of 0-6b where 6b is the highest). The Quietway cycle routes Waterloo to 
Greenwich and Bermondsey to Catford are within 500 metres of the site. 

Details of the proposal 

8 The applicant proposes to demolish the existing building and redevelop the site 
to provide a residential-led mixed-use development, involving the erection of a building 
ranging in height from 2 to 11 storeys comprising: 105 one-bedroom affordable 
residential units; 1,447 sq.m. of light industrial (B1c) commercial floorspace; and, 
associated amenity.  

Case history 

9 GLA officers had a pre-application meeting on this scheme on 11 December 
2018. The advice report (pre-application report reference number GLA/4949) issued by 
GLA officers concluded that the principle of mixed-use redevelopment of this site, 
including the re-provision of industrial floorspace and residential development at the 
scale proposed would be supported in strategic terms. Notwithstanding, any future 
planning application needed to address the issues raised in relation to principle of 
development, housing and affordable housing, urban and inclusive design, environment 
and transport as part of the application submission to ensure that the development 
complies with the London Plan. 

Strategic planning issues and relevant policies and guidance 

10 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the Southwark Core Strategy (2011); 
saved policies of the Southwark Plan (2007); and the London Plan 2016 (Consolidated 
with Alterations since 2011).  

11 The relevant issues and corresponding policies are as follows: 

• SIL/Employment London Plan; Land for Industry and Transport SPG; 

• Opportunity Areas London Plan; 

• Housing London Plan; Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; 
Shaping Neighbourhoods: Character and Context SPG;  

• Affordable housing London Plan; Housing SPG; Housing Strategy; Mayor’s 
Affordable Housing and Viability SPG; 

• Heritage London Plan; 

• Urban design London Plan; Shaping Neighbourhoods: Character and 
Context SPG; Housing SPG; Shaping Neighbourhoods: 
Play and Informal Recreation SPG; 

• Inclusive design London Plan; Accessible London: Achieving an Inclusive 
Environment SPG; 

• Environment London Plan; Sustainable Design and Construction SPG; 
Mayor’s Climate Change Adaptation Strategy; Mayor’s 
Environment Strategy;  

• Transport London Plan; Mayor’s Transport Strategy; 
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12 The following are relevant material considerations: 

• National Planning Policy Framework and National Planning Practice Guidance 
(2019); 

• London Plan – Intend to publish version (December 2019), which should be 
considered on the basis explained in the NPPF;  

• 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. 

• Old Kent Road Area Action Plan (December 2017); 

• Southwark Borough Views Background Paper (2017); 

• New Southwark Plan Proposed Submission Version: Amended Policies 2019, 
which should be considered on the basis explained in the NPPF; and 

• Letter from the leader of Southwark Council to Jules Pipe, Deputy Mayor for 
Planning, Skills and Regeneration dated 02/09/18 

Principle of development  

13 The application site is in a currently protected SIL. It also falls within the area 
covered by the London Borough of Southwark’s draft OKR AAP (site OKR 10), as well 
as the Old Kent Road Opportunity Area identified in the London Plan and Mayor’s 
intend to publish London Plan. The latter identifies the Old Kent Road Opportunity Area 
as being able to provide a minimum of 12,000 new homes and 5,000 new jobs and 
envisages the Bakerloo Line Extension (BLE) as enabling significant residential and 
employment growth.  

14 Regarding the introduction of residential uses on SIL, London Plan Policy 2.17 
requires boroughs to promote, manage and where appropriate protect strategic 
industrial land, and London Plan Policy 4.4 commits the Mayor to work with boroughs to 
adopt a rigorous approach to industrial land management, to ensure a sufficient stock of 
industrial land and premises is retained, and to plan, monitor and manage the release of 
surplus industrial land where it can contribute to strategic and local planning objectives, 
especially the provision of new housing. Policy E5 of the Mayor’s intend to publish 
London Plan confirms that non-SIL uses within SIL should be refused unless there has 
been a strategically co-ordinated process of SIL consolidation carried out through a 
planning framework or Development Plan document review process (and adopted as 
policy in a Development Plan), or as part of a co-ordinated master planning process in 
collaboration with the GLA.  

15 GLA and TfL officers have worked closely with Southwark Council officers to 
reach agreement on the broad geography and phasing of strategic industrial land 
release - which includes this site - and consolidation development in the area covered 
by the OKR AAP). The Bakerloo Line Extension (BLE) programme and the location of 
its potential tube stations is subject to ongoing discussions between Southwark Council 
and TfL, as is the quantum of development the area could sustainably support in 
advance of the BLE, what additional transport measures would be needed in the 
interim, and how new development can fairly contribute towards these costs. Southwark 
Council has also committed to a retention and relocation strategy for existing industrial 
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businesses within the OKR Opportunity Area and has confirmed both its commitment to 
intensifying industrial uses on existing and new SIL sites, and to purchasing additional 
land to deliver these objectives.  

16 The application site falls within Phase 1 of the programme agreed to by the GLA, 
TfL and Southwark Council; and GLA officers therefore accept that it is within an area 
identified as suitable to come forward for high density redevelopment in advance of the 
BLE. Considering these processes and commitments, GLA officers also accept that the 
application site is suitable in principle for the introduction of residential uses in 
accordance with Policy E7 of the Mayor’s intend to publish London Plan. 

17 In summary, whilst the site technically remains SIL until the new Southwark Plan 
is adopted, given the co-ordinated approach to the managed release of industrial land 
set out, the proposed introduction of residential uses – as part of a co-location scheme 
– is considered acceptable in strategic planning terms on this site and generally 
complies with London Plan Policies 2.13, 2.17, 3.3 and 4.4 and Policies E4, E5, E7, H1 
and SD1 and objective GG2 of the Mayor’s intend to publish London Plan. 

Re-provision of employment space 

18 Policy E4 of the Mayor’s intend to publish London Plan and the Mayor’s Land for 
Industry and Transport SPG state that there must be no net loss of industrial capacity, 
with Policy E4 defining capacity as either the existing industrial and warehousing 
floorspace on site or the potential industrial and warehousing floorspace that could be 
accommodated on-site at a 65% plot ratio, whichever is the greater. The application site 
presently contains 996 sq.m. of existing industrial floorspace, which is greater than a 
65% plot ratio (715 sq.m.) of the site. Light industrial floorspace, including operational 
yard space, amounting to 1,447 sq.m. is proposed in the redevelopment of the site. This 
floorspace would be provided at the ground and first floor level, with floor to ceiling 
heights of 4 metres. The proposed floorspace at first floor level would be adaptable to 
meet the needs of small and medium sized industrial operators, which is welcomed. 
Given the quantum and specifications, the proposed re-provided industrial floorspace 
would accord with Policies E4 and E7 of the Mayor’s intend to publish London Plan and 
is supported. 

Departure from the Local Plan 

19 This application represents a departure from Southwark’s strategic Policy 10 
'Jobs and Businesses' of the Core Strategy (2011) and Saved Policy 1.2 'Strategic and 
Local Preferred Industrial Locations' of the Southwark Plan (2007) by proposing to 
introduce residential accommodation in a preferred industrial location. As indicated at 
paragraph 17, in view of the coordinated approach to the managed release of industrial 
land, the proposed departure is considered acceptable in strategic planning terms and 
generally complies with London Plan and the Mayor’s intend to publish London Plan 
policies. 

Housing 

20 London Plan Policy 3.3, in seeking to increase the supply of housing in London, 
sets borough housing targets, and in Table 3.1 puts the minimum annual monitoring 
target for the Borough of Southwark at 2,736 additional homes per year between 2015 
and 2025. Under Policy H1, Table 4.1, of the Mayor’s intend to publish London Plan, a 
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ten-year target of 23,550 homes is set for the borough. The scheme would deliver 105 
new, wholly Discounted Market Sale, one-bedroom homes. This total would contribute 
positively to the above targets and the Mayor’s strategic target of 50% and is supported. 

Affordable housing 

21 London Plan Policies 3.11 and 3.12 and Policy H4 of the Mayor’s intend to 
publish London Plan seek to maximise the delivery of affordable housing, with the 
Mayor setting a strategic target of 50%. Policy H6 of the Mayor’s intend to publish 
London Plan provides a flexibly prescribed tenure mix of: 30% social rent/London 
Affordable Rent; 30% intermediate products; and, 40% to be determined by the relevant 
borough as low cost rented homes or intermediate products. Locally, the Southwark 
Core Strategy and the draft New Local Plan expect 35% affordable housing provision on 
this site. 

22 Policy H5 of the Mayor’s intend to publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG set out a ‘threshold approach’, whereby schemes 
meeting or exceeding a specific percentage of affordable housing by habitable room, 
without public subsidy, and other criteria such as tenure mix are eligible for the Fast 
Track Route (FTR). Such applications are not required to submit viability information to 
the GLA and are also exempted from a late stage review mechanism. On industrial 
land, where there is no loss of industrial capacity, a minimum of 35% affordable housing 
by habitable room, without public subsidy, must be provided to be eligible for the FTR. 

23 As an incentive, developments delivering 75% or more genuinely affordable 
housing are eligible for the FTR whatever the affordable housing tenure mix, where 
supported by the borough and, where relevant, the Mayor.   

24 The scheme would deliver 100% Discounted Market Sale (DMS) units. For a 
DMS unit to qualify as a genuinely affordable housing product, it must meet the 
definition of affordable housing set out in the Mayor’s intend to publish London Plan. 
Paragraph 4.6.9 under Policy H6 of the Mayor’s intend to publish London Plan defines 
affordable as “annual housing costs, including mortgage (assuming reasonable interest 
rates and deposit requirements), rent and service charge, being no greater than 40 per 
cent of net household income based” on the household income. In relation to DMS 
units, the level of household income referenced is capped at £90,000. Guided by the 
latest London Plan Annual Monitoring Report 15, average housing costs for DMS, 
including service charges, should be no more than £1,311 a month or £303 a week.  

25 The proposed units would be sold at 20% below market value to persons earning 
up to £90,000; it is, however, understood that the average annual household income of 
Pocket housing purchasers is £42,000. Additionally, to be eligible, a purchaser must not 
own another property. To ensure that the units remain affordable and accessible in 
perpetuity, the above restrictions and eligibility criteria also apply to re-sales, which 
contrasts with shared ownership, where one can ‘staircase’ out and ultimately sell their 
property on the open market, at which point the property no longer constitutes 
affordable housing. The applicant has also indicated that subject to the Council’s 
agreement, the sale of its homes would initially be restricted to residents or people who 
work in the borough. 

26 Given the above, the proposed scheme is acceptable as a genuinely affordable 
intermediate housing product, qualifies for the FTR and is supported. It is expected that 
the units would be made available to a range of maximum household income thresholds 
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below the maximum £90,000 income cap threshold referred to above. A draft of the 
Section 106 must be provided to the GLA for review as soon as one is available to 
ensure that the affordability of the units and the eligibility of initial and future purchasers 
are secured in perpetuity to comply with the London Plan, Mayor’s intend to publish 
London Plan and the Mayor’s Affordable Homes Programme Funding Guidance. Details 
of the proposed sale prices should be provided prior to the Mayor’s final determination. 

Heritage and urban design 

Heritage 

27 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
tests for dealing with heritage assets in planning decisions. Regarding listed buildings, 
all planning decisions should “have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses”. The NPPF states that when considering the impact of the proposal on the 
significance of a designated heritage asset, great weight should be given to the asset’s 
conservation and the more important the asset, the greater the weight should be. 
Significance can be harmed or lost through alteration or destruction of the heritage 
asset or development within its setting. 

28 As indicated in paragraph 6 of this report, the site is in proximity of heritage 
assets, including conservation areas and listed buildings. The applicant has submitted a 
heritage statement, which consider the proposal’s impact on heritage assets. The 
proposed development, given its height, would appear in the background above the 
roofline of the Grade II listed villas on the eastern side of Glengall Road and in some 
instances in gaps between these listed assets. This would result in harm to the listed 
assets; however, given that there are already existing buildings appearing in gaps 
between some of the listed villas and considering how the assets are viewed and 
appreciated directly from Ossory Road this harm would be less than substantial. 
Furthermore, there are also modern buildings appearing above these assets in south-
north views along Ossory Road and the proposal, with its brick facade, would appear 
recessive in views. 

29 The NPPF at paragraph 196 makes clear that where a development proposal will 
lead to less than substantial harm to the significance of a designated heritage asset, this 
harm should be weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use. Having analysed the applicant’s 
assessments and having regard to the statutory duty in respect of listed buildings in the 
Planning (Listed Buildings and Conservation Areas) Act 1990, the relevant paragraphs 
in the NPPF in relation to heritage assets, and having given the harm considerable 
weight and importance GLA officers consider that any harm caused to nearby heritage 
assets would be less than substantial and clearly outweighed by the public benefits of 
the scheme, namely the provision of 100% affordable housing units and high quality 
employment floorspace. The proposal would therefore address the requirements of the 
policies set out above.   

Layout and massing 

30 The proposed layout is simple and legible and is supported, as it responds well to 
its context in the orientation of the blocks to provide active frontage on Ossory Road. In 
addition, the entrance to the residential element is clearly defined and separated from 
the industrial uses, with refuse storage acting as a buffer between the commercial 
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service yard, and other plant and cycle parking providing a further buffer between the 
existing industrial operations to the west of the site. The heights and massing are 
consistent with the emerging context and has been arrived at through consultation with 
Southwark officers. This is supported. 

Appearance  

31 The architecture is well considered and refined. The use of brick is welcomed, as 
it is consistent with the material evident on the nearby residential buildings along Old 
Kent Road, and as such responds positively to its setting. The Council’s planning 
officers should secure key details including facing materials and depth of window 
reveals to ensure an exemplary quality of architecture is maintained post planning. 

Residential quality 

32 All units would exceed the internal space standards contained within the London 
Plan, the Mayor’s intend to publish London Plan and the Housing SPG. In addition, the 
provision of dual aspect units has been maximised, as recommended at the pre-
application stage, with the addition of windows to corner units to make them dual 
aspect. Of the 105 units, 8 are single aspect north-facing; however, this is considered 
acceptable given that the units are all one-bedroom and look out onto a large communal 
outdoor terrace and would not be exposed to noise levels that would adversely impact 
the health and quality of life of future occupants. In terms of private outdoor amenity, 
none has been provided for any of the units. Instead, 532 sq.m. of communal roof 
terraces is proposed at the 2nd, 10th and 11th floors. This is considered acceptable; 
however, as recommended by GLA officers at the pre-application stage consideration 
should be given to providing balconies to units on Ossory Road frontage.  

33 The number of units exceed eight per core; however, given that provision has 
been made to bring natural ventilation and daylight into communal areas and the 
corridors are split into two short lengths, this is acceptable. To address the Agent of 
Change principles set out in Policy D13 of the Mayor’s intend to publish London Plan, 
the residential units have been provided from the second floor and the use of glazing 
has been identified to mitigate any noise impacts on proposed units from adjoining 
industrial uses. The applicant, however, should demonstrate how the light industrial 
uses at lower levels can co-exist with residential above i.e. through mitigation measures 
within the building fabric to dampen noise, air quality and vibration effects. 

34 In accordance with London Plan Policy 3.6 and Policy S4 of the Mayor’s intend to 
publish London Plan, development proposals that include housing should provide play 
space for children based on the short and long-term needs of the expected child 
population generated by the scheme. No child play space is proposed; however, using 
the GLA’s 2019 child play space calculator, the scheme is expected to generate 
approximately four children, requiring 40 sq.m. of play space which could be 
accommodated in the communal amenity space. 

35 The proposal responds positively to London Plan Policy 3.8 and Policy D7 of the 
Mayor’s intend to publish London Plan and meets Building Regulation requirement M4 
(2) ‘accessible and adaptable dwellings’ and Building Regulation requirement M4 (3) 
‘wheelchair user dwellings’. This should be secured in the Section 106 agreement. To 
ensure the safety of future occupants, a fire strategy prepared by Jeremy Gardner 
Associates Fire Engineering Consultants (a Jensen Hughes company) has been 
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submitted with the application and should be secured in accordance with Policy D12 of 
the Mayor’s intend to publish London Plan. 

 

Climate change 

Energy strategy 

36 The applicant has submitted an energy assessment in accordance with London 
Plan Policy 5.2 and draft London Plan Policy SI2. An on-site reduction of 49 tonnes of 
CO2 per year in regulated emissions compared to a 2013 Building Regulations 
compliant development is expected for the domestic element, equivalent to an overall 
saving of 71%, which does not meet the required zero carbon target. For the non-
domestic element, a reduction of 5 tonnes of CO2 per year and an overall saving of 
34.9% is expected, which is marginally below the on-site target and therefore further 
measures should be investigated. Further information is needed in relation to 
overheating and the proposed connection to SELCHP, which should be secured in the 
Section 106 agreement. Full details of the outstanding issues relating to energy have 
been provided directly to the applicant and Council. 

Flood risk and sustainable drainage 

37 The site is in Flood Zone 3, in an area benefitting from River Thames tidal 
defences. A flood risk assessment (FRA) has been submitted as required under the 
NPPF. The FRA considers the risk of flooding from a range of sources and identifies 
that the site lies outside the area at risk of flooding in the event of a breach of Thames 
tidal defences. When mitigation measures are considered, the residual flood risk to the 
site is low. The approach to flood risk management for the proposed development 
complies with London Plan Policy 5.12 and Policy SI12 of the Mayor’s intend to publish 
London Plan. 

38 Regarding surface water drainage, the strategy addresses the drainage hierarchy 
with attenuation tanks proposed as the main SuDS measure. This approach is not 
consistent with the requirements of London Plan Policy 5.13, Policy SI13 of the Mayor’s 
intend to publish London Plan and the approach set out in Table 3.1 of the Sustainable 
Design and Construction SPG. The applicant should therefore provide more detailed 
plans for rainwater harvesting and green roofs. 

39 The sustainability statement proposes that the proposed dwellings would have a 
maximum indoor water consumption of 105 l/person/day, in line with the optional 
standard in Part G of the Building Regulations. This complies with Policy 5.15 of the 
London Plan and Policy SI5 of the Mayor’s intend to publish London Plan. The 
BREEAM pre-assessment has been prepared on a shell and core basis. Water 
consumption is excluded as fit-out will be done separately, and the maximum number of 
other available water credits for the shell is achieved. The applicant should consider 
water harvesting and reuse to reduce consumption of wholesome water across the 
entire development site.  This can be integrated with the surface water drainage system 
to provide a dual benefit. 

Urban greening 
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40 Policy 5.10 of the London Plan and Policy G5 of the Mayor’s intend to publish 
London Plan emphasise the importance of urban greening in development. These urban 
greening features include new planting in the public realm (including streets, squares 
and plazas), green roofs, green walls and nature-based sustainable drainage. The 
applicant should calculate the proposed development’s Urban Greening Factor, as set 
out in Policy G5 of the draft New London Plan, and aim to achieve the specified target.    

Transport 

Active travel 

41 A Healthy Streets scheme is currently being designed for Old Kent Road, which 
incorporates the Vision Zero initiatives. In addition, improvements are being planned by 
Southwark to roads, including Ossory Road linking with the Old Kent Road, which would 
improve permeability and provision for active travel. Further discussions between the 
applicant and Southwark are therefore required on how this will be delivered to serve 
the development and the improvements should be secured in a section 278 through the 
Section 106. The applicant has undertaken an active travel zone (ATZ) assessment, 
which is welcomed and will support these further discussions to be had. 

Cycle and car parking 

42 A total of 106 long-stay and 11 short-stay cycle parking spaces are proposed to 
serve the residential development, which accords with Policy T5 of the Mayor’s intend to 
publish London Plan. In terms of the non-residential element, 4 long-stay and 4 short-
stay parking spaces are proposed, which is two long-stay spaces short of the Mayor’s 
intend to publish London Plan standards and should be amended to comply. 
Additionally, the proposals do not currently accord with London Cycle Design Standards 
(LCDS) and this should be addressed. An appropriate contribution towards the provision 
of a Cycle Hire Docking Station is sought and should secured through the Section 106 
agreement, along with free membership. 

43 The proposed development is car-free, which is welcomed, subject to securing 
the implementation of a CPZ and permit free arrangements via the Section 106 
agreement. No disabled persons’ parking is proposed, which is contrary to Policy T6.1 
of the Mayor’s intend to publish London Plan. The applicant should therefore provide 
the equivalent of at least 3% of the proposed units as Blue Badge parking spaces from 
the outset. A parking design and management plan, which should be secured through 
condition, should set out how these spaces would be allocated based on need and not 
tied to homes. Consideration should also be given to how additional Blue Badge 
parking, equivalent of a further seven per cent of residential dwellings, could be 
provided should demand arise. Any parking provided on site or for the development 
should have active electric vehicle charging facilities, in line with the Mayor’s intend to 
publish London Plan. 

44 The applicant should work with the Council and TfL to identify appropriate 
solutions to address concerns regarding disabled persons parking provision and 
delivery and servicing arrangements.  

Public transport 

45 Until the BLE is delivered, buses will be the main mode of public transport for 
users of the proposed development. Therefore, a contribution of £2,700 per residential 
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unit would be sought towards improvements to the bus network over a five-year initial 
period, commensurate with the impact of the development, in accordance with Policy T4 
of the Mayor’s intend to publish London Plan. 

Supporting plans: delivery and servicing, construction and travel 

46 The delivery and servicing strategy is generally supported. However, most of the 
delivery and servicing for the residential and commercial uses is to take place in the on-
site servicing yard, with vehicles expected to reverse into the site and developments 
should be designed to minimise the need for reversing, in line with the Mayor’s Vision 
Zero approach. As such, further consideration of this element of the proposals is 
required. The applicant should also demonstrate that the proposed delivery and 
servicing strategy would not adversely impact on the Council’s aspirations for 
transforming Ossory Road into a more pedestrian friendly street. These concerns 
should be addressed in a full delivery and servicing plan, which should be secured by 
condition in line with Policy T7 of the Mayor’s intend to publish London Plan. 

47 A full construction logistics plan and a travel plan should also be secured by 
condition. The former should be prepared in line with TfL guidance and provide detail on 
how the construction would minimise impact on the surrounding transport network and 
adhere to the Mayor’s Vision Zero approach.  The travel plan should contain targets that 
are in line with the Mayor’s strategic mode shift target for inner London and promote 
active travel. 

Legal considerations 

48 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. There is no obligation at this present stage for 
the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. 

Financial considerations 

49 There are no financial considerations at this stage. 

Conclusion 

50 London Plan and the Mayor’s intend to publish London Plan policies on SIL, 
employment, housing, affordable housing, heritage, urban and inclusive design, 
environment and transport are relevant to this application. Whilst the principle of the 
development is supported, the application does not fully comply with the London Plan 
and Mayor’s intend to publish London Plan. The following changes might, however, lead 
to the application becoming fully compliant with the London Plan and Mayor’s intend to 
publish London Plan: 
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• Principle of development: The proposed development would deliver new 
residential units and re-provide employment floorspace. Although the proposed 
development is on SIL, given the coordinated approach to the managed release 
of industrial land set out above, the proposed land uses are considered 
appropriate in strategic planning terms and generally comply with London Plan 
Policies 2.13, 2.17, 3.3 and 4.4 and draft London Plan Policies E4, E5, H1, SD1 
and objective GG2. 

• Re-provision of employment space: Given the quantum and specifications, 
the proposed re-provided industrial floorspace would accord with Policies E4 
and E7 of the Mayor’s intend to publish London Plan. 

• Affordable housing: The scheme would deliver 100% affordable housing as 
Discounted Market Sale intermediate units, which is supported. A draft of the 
Section 106 must be provided to the GLA for review as soon as one is available 
to ensure that affordability and eligibility are secured in perpetuity to comply with 
the London Plan, Mayor’s intend to publish London Plan and the Mayor’s 
Affordable Homes Programme Funding Guidance.  

• Heritage and urban design: Broadly supported and any harm caused to the 
nearby listed assets on Glengall Road would be less than substantial harm, 
which would be outweighed by the expected public benefits. The applicant, 
however, should demonstrate how the light industrial uses at lower levels can co-
exist with residential above i.e. through mitigation measures within the building 
fabric to dampen noise, air quality and vibration effects.  

• Climate change: Further information is needed in relation to overheating and the 
proposed connection to SELCHP, which should be secured in the Section 106 
agreement. 

• Transport: A financial contribution towards improvements to bus services and 
provision of a cycle hire docking station is sought; cycle parking and disabled 
parking provision should be provided in line with the standards identified within 
the intend to publish London Plan; and, further work on the delivery and servicing 
arrangements of the site is required to ensure compliance with the Mayor’s 
Vision Zero approach. 

 

 

 

For further information, contact the GLA Planning Team: 
Debbie Jackson, Head of Built Environment 
020 7983 4500 email debbie.jacksonn@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 
Andrew Payne, Case Officer 
020 7983 4650  email andrew.payne@london.gov.uk 
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