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planning report GLA/5091/01  

17 February 2020 

Fairview Business Centre, Clayton Road 

in the London Borough of Hillingdon 

planning application no.     58758/APP/2019/3517  

  

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 buildings, site clearance and redevelopment to provide a mixed-use scheme, 
including 398 residential units, 308 sqm (GEA) B1/A3 retail (cafe) use, 768 sqm (GEA) B1 employment 
use, together with 187 car parking spaces and 754 cycle parking spaces, public open space, hard and 
soft landscaping, refuse and recycling facilities, and public and private amenity space. 

The applicant 

The applicant is A2Dominion Developments Ltd and the architect is Assael. 

Strategic issues summary 

Principle of development: The site is currently in industrial use and was recently released from SIL, 
which makes it a Non-Designated Industrial Site. In accordance with policy E7(c), the site has been 
allocated for a residential-led mixed use scheme and the principle of providing a mixed-use or residential 
development is supported. 

Affordable housing: It is proposed to provide 36% of the residential units as affordable housing, 
comprising 74% London Affordable Rent and 26% London Shared Ownership. The affordable housing 
offer fails to meet the threshold of 50%, which is required to qualify for the Fast Track route, given the net 
loss of industrial capacity. The applicant’s FVA will be interrogated by GLA officers to confirm the 
maximum level of affordable housing that the scheme can support. Where a scheme cannot be assessed 
under the Fast Track route, early and late stage reviews will be required. Details of the tenure of the 
affordable housing provision should also be secured via S106. 

Urban design and heritage: The design, layout, height and massing of the scheme are generally 
supported, but further refinement is advised to improve the relationship with the land to the west, the 
quality of the units and the ground floor activation. The proposals may impact the setting of neighbouring 
heritage assets and further visual impact studies are sought. 

Environment: The applicant should provide additional technical information and mitigation. 

Transport: A contribution to the A312 Healthy Streets scheme is requested. Further information is 
required on cycle parking and EVCP, and appropriate conditions and planning agreements should be 
secured.   

Recommendation 

That Hillingdon Council be advised that the application does not comply with the London Plan and the 
Mayor’s intend to publish London Plan, for the reasons set out in paragraph 72. However, the resolution 
of those issues could lead to the application becoming compliant with the London Plan and the Mayor’s 
intend to publish London Plan. 
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Context 

1 On 9 December 2019, the Mayor of London received documents from Hillingdon Council 
notifying him of a planning application of potential strategic importance to develop the above site 
for the above uses. Under the provisions of The Town & Country Planning (Mayor of London) 
Order 2008 the Mayor must provide the Council with a statement setting out whether he 
considers that the application complies with the 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 1A, 1B and 1C of the Schedule to the Order 
2008:  

• Category 1A: Development which comprises or includes the provision of more than 150 

houses, flats, or houses and flats. 

• Category 1B: Development (other than development which only comprises the provision of 

houses, flats or houses and flats) which comprises or includes the erection of a building or 

buildings outside Central London and with a total floorspace of more than 15,000 square 

metres. 

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

3 Once Hillingdon 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 site is 1.76 hectares in size and bound by the Grand Union Canal to the north, 
residential to the east and south, and more industrial and manufacturing uses to the west. The 
existing site consists of multiple industrial warehouses comprising approximately 9,500 sqm 
floorspace with associated car parking and delivery access, under uses B1 (business), B2 (General 
industry) and Sui generis (garage). 

6 The site was designated as Strategic Industrial Land (SIL) through Hillingdon’s saved UDP 
Policies (2007). However, The Local Plan Part 2 Development Management Policies and Site 
Allocations and Designations were adopted as part of the borough’s development plan at Full 
Council on 16 January 2020. The new plan identified a surplus of industrial land and identified 
specific designated areas for release, including the Fairview Business Centre. This is covered by 
site allocation SA4, which identifies it suitable for a residential-led mixed use development.  

7 The site is located within the Heathrow Opportunity Area.   

8 The nearest statutory listed building is Grade II listed and is Enterprise House on Blythe 
Road. The nearest conservation area locally is Botwell Thorn EMI to the south of the site.  

9 The site is bound to the north by the Grand Union Canal and to the south by Clayton Road, a 
one-way (eastbound) locally-maintained highway. Hayes & Harlington Station which is served by 
Great Western Rail and TfL Rail services and will be served by the Elizabeth Line is 300m south-
east. Numerous bus routes serve Hayes High Street within walking distance of the site and the U5 
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route stop is across from the site in Clarendon Road. There is a segregated cycle lane along Station 
Road (the Town Centre) which is 200m to the east. 

10 The Parkway (A312) and Bulls Bridge Roundabout are the nearest part of the Transport for 
London Road Network (TLRN), 1km away. The nearest strategic road (SRN) is over 2 km away, 
whilst the M4 is approximately 1.5km from the site. 

11 The site has a current PTAL of 4 (expected to rise post-Elizabeth Line opening) on a scale of 
1 to 6b where 1 is a poor level of public transport access and 6b is an excellent level of public 
transport access. 

Details of the proposal 

12 It is proposed to redevelop the site removing the existing industrial buildings and providing 
398 residential units, 308 sqm (GEA) B1/A3 retail (cafe) use and 768 sqm (GEA) B1 employment. 

13 The site is organised around two courtyard buildings, with variable height, ranging from 3 to 
10 storeys. The proposals also include a linear park between the buildings, a public space towards 
the Canal and communal gardens in the courtyard. 

Case history 

14 An initial pre-application meeting was held on 15 May 2019 with GLA officers. Following a 
presentation of the scheme from the applicant team, the discussion covered strategic issues with 
respect to the principle of development, industrial uses, housing, commercial uses, urban design 
and transport. A formal advice note was issued on 6 June 2019, which concluded that the 
principle of the residential-led mixed use redevelopment was supported in strategic planning 
terms.   

Strategic planning issues and relevant policies and guidance 

15 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, 
the development plan in force for the area comprises Hillingdon Local Plan: Local Plan Part 1 - 
Strategic Policies (2012), Local Plan Part 2 - Development Management Policies (2020), Local 
Plan Part 1 - Site Allocations and Designations (2020), Policies Map (2020), the West London 
Waste Plan and the 2016 London Plan (Consolidated with Alterations since 2011).   

16 The following are relevant material considerations: 

• The National Planning Policy Framework (2019) 

• National Planning Practice Guidance 

• The London Plan Intend to Publish version (December 2019) 
 

17 The relevant strategic issues and corresponding policies are as follows:  

• Industrial land London Plan; 

• Housing London Plan; Affordable Housing and Viability SPG. 

• Play space London Plan; Children and Shaping Neighbourhoods: Play 
and Informal Recreation 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; Mayor’s Environment Strategy;  
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• Transport London Plan; the Mayor’s Transport Strategy; Land for 
Industry and Transport SPG. 

 

Principle of development 

Opportunity areas 

18 The site lies within the Heathrow Opportunity Area, which is identified as an appropriate 
location for 9,000 new homes and 12,000 new jobs under London Plan Policy 2.13. In addition, the 
Mayor’s intend to publish London Plan provides further detail, stating that a Hayes Opportunity Area, 
albeit yet to be formally defined, could accommodate 4,000 additional homes and approximately 
1,000 new jobs.  

Industrial use 

19 Policy 4.4 of the London Plan requires boroughs to adopt a rigorous approach to managing 
industrial land to ensure a sufficient stock to meet future needs. Policy E4 of the Mayor’s intend to 
publish London Plan also recognises the need to ensure a sufficient supply of land. To aide in this 
process, and in the context of significant industrial land disposal over the last London Plan period, 
policy E4 adopts a more stringent approach to industrial land than the adopted London Plan; it 
categorises each of London’s boroughs according to the anticipated future demand for industrial 
capacity.  

20 Policy E5 of the Mayor’s intend to publish London Plan provides explicit guidance on 
protecting Strategic Industrial Locations, stating that development proposals for uses in SILs, 
other than uses in Classes B1c, B2 or B8, should be refused, except in areas released through a 
strategically co-ordinated process of SIL consolidation. The release must be carried out through a 
planning framework or Development Plan document review process.  

21 Whilst the site was designated as SIL under the Saved Policies of the UDP, The Local Plan 
Part 2 was adopted on 16 January 2020 and formally released it. The application site is now 
considered as a Non-Designated Industrial Site. In accordance with policy E7(c), the principle of 
providing a mixed-use or residential development proposal can be supported on this site, because 
the adopted local Development Plan Document has allocated it for a residential-led mixed use 
scheme. 

Housing 

22 London Plan Policy 3.3 and Policy H1 of the Mayor’s intend to publish London Plan seek to 
increase the supply of housing in the capital. The proposed scheme would provide 398 homes, 
which equates to 25.6% of the annual monitoring target for Hillingdon of 1,553 set out in the Mayor’s 
intend to publish London Plan. The increase in the housing targets identified in the Mayor’s intend to 
publish London Plan evidences the continued need for housing in the borough. The principle of the 
residential use on the site is supported, subject to addressing the issues raised within this report.  

Commercial uses 

23 It is proposed to introduce 308 sqm for a café (A1/A3) and 768 sqm for office space (B1). 
The site is an existing employment site, albeit with a low density of employees due to the nature of 
the industrial employment uses. The re-provision of a small quantum of office floorspace would not 
raise any strategic concerns. The retail floorspace would be complimentary to the residential use, 
would be proportionate to the number of residential units on the site and, as such, would not raise 
any strategic concerns.  

Principle of development conclusion 
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24 The proposed residential-led redevelopment of the site is supported, subject to addressing 
issues within this report. 

Housing 

25 The proposed unit mix for the development is as follows: 

  Market 
London 
Affordable 
Rent 

Shared 
ownership 

Studios 16 0 0 

1bed 88 26 21 

2bed 169 9 19 

3bed 0 40 0 

4bed 0 10 0 

Tot. Units 273 85 40 

Tot. Habitable 
rooms 

699 289 99 

% units by 
hab. room 

64% 27% 9% 

 

Affordable housing 

26 London Plan Policies 3.11 and 3.12 and Policy H5 and Policy H6 of the Mayor’s intend to 
publish London Plan seek to maximise the delivery of affordable housing, setting a strategic target of 
50% across London. The Mayor’s Affordable Housing and Viability Supplementary Planning 
Guidance seeks to increase the provision of affordable housing in London and embed affordable 
housing into land prices. The SPG introduced a threshold approach to viability, which is incorporated 
within Policy H5 of the Mayor’s intend to publish London Plan.  

27 Given that the site is a Non-Designated Industrial Site and the proposals would not include 
the re-provision of any industrial floorspace, resulting in a net loss of industrial capacity, Policy H5 of 
the Mayor’s intend to publish London Plan sets the threshold level of affordable housing on gross 
residential development at 50%. Schemes that provide 50% affordable housing on site, without 
public subsidy, and meet the specified tenure mix, are eligible to follow the Fast-Track Route 
whereby viability information is not required and a late stage review would not be sought. 

28 However, the applicant proposes to provide 36% of the scheme by habitable room as 
affordable housing (31% by unit). Therefore, the proposals must follow the Viability Tested Route 
and the applicant has provided a Financial Viability Assessment (FVA). Detailed comments on the 
submitted FVA have been forwarded to the applicant under separate cover in this regard, and GLA 
officers will continue to robustly scrutinise the viability appraisal to ensure that the maximum amount 
of affordable housing is delivered. In addition, an Early Stage Viability Review (if an agreed level of 
progress on implementation has not been made within two years of any planning permission) and a 
Late Stage Viability Review mechanisms will be required and secured within the S106. The 
applicant should also confirm if the affordable housing provision relies on grant funding. 

29 The applicant has confirmed that the affordable housing provision comprises 74% as London 
Affordable Rent and 26% as London Shared Ownership (by habitable room). This is welcome, as it 
complies with Policy H6 of the Mayor’s intend to publish London Plan, which requires at least 30% 
as low cost rented homes (Social Rent or London Affordable Rent), at least 30% intermediate 
products (London Living Rent or London Shared Ownership) and the remaining 40% to be 
determined by the borough (as low cost rented homes in this instance).  
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30 The proposed rent levels must be in line with London Affordable Rent levels within the 
Mayor’s Annual Monitoring Report (AMR) and benchmark rent levels must be detailed for each unit 
size. The intermediate homes should be available to people on a range of incomes below the 
maximum household income, which is currently £90,000 and updated annually in the AMR. These 
ranges and rent levels should be secured within any s106. A draft of the S106 agreement must be 
agreed with GLA officers prior to any Stage II referral; example clauses are provided within the 
Affordable Housing & Viability SPG.  

31 The Council must publish any financial viability assessment, submitted to support a planning 
application, in accordance with the Mayor's Affordable Housing and Viability SPG. GLA officers will 
ensure that the assessment is made available, to ensure transparency of information. 

Housing mix 

32 London Plan Policy 3.8 and Policy H10 of the Mayor’s intend to publish London Plan 
encourage a full range of housing choice. The latter recognises that central or urban sites may be 
most appropriate for schemes with a significant number of one and two beds. 

33 Whilst the scheme is predominately comprised of 1-bed and 2-bed units, a range of unit 
sizes are provided within the affordable rent tenure, with 59% of the affordable rented units being 
3-bed and 4-bed units, which is supported as it will meet a range of needs. As shared ownership 
units above 2-beds require significant discount to ensure they remain affordable and given the 
site’s accessible location, the delivery of all 1-bed and 2-bed units within this tenure is considered 
appropriate.  

Children’s playspace  

34 London Plan Policy 3.6 and Policy S4 of the Mayor’s intend to publish London Plan require 
development proposals to make provisions for play and informal recreation based on the expected 
child population generated by the scheme. The Mayor’s Play and Recreation SPG and Policy S4 of 
the Mayor’s intend to publish London Plan expects a minimum of 10 sqm per child to be provided in 
new developments. 

35 The applicant has confirmed that they are providing 1437 sqm of playspace throughout the 
development for children from 0 to 10 years old, which exceeds the playspace requirements. 
Playspace for children aged 11+ would be provided off site. The playspace provided should be 
retained in perpetuity and secured within any S106 agreement, together with an appropriate 
financial contribution for the off-site playspace.  

 
Urban design 

36 Good design is central to all objectives of the London Plan and the Mayor’s intend to 
publish London Plan. The applicant has engaged positively in the pre-application process, which 
is welcomed as it has enabled GLA officers to comment on the scheme early in its generation.  

Layout 

37 London Plan Policies 7.1 to 7.5, together with Policies D1-D3, D7 of the Mayor’s intend to 
publish London Plan and the Housing SPG (2016) apply to the design and layout of development 
and set out a range of urban design principles relating to the quality of public realm, the provision 
of convenient, welcoming and legible movement routes, the importance of designing out crime by, 
in particular, maximising the provision of active frontages and minimising inactive frontages.  

38 The proposed block layout would strike a good balance between defining zones of 
appropriately sized public realm and shared residential amenity space within the perimeter blocks. 
However, the applicant should give further attention to how the scheme would respond to the 
development of land to the west. It is noted that a significant setback from the site’s western 
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boundary is provided to enable the delivery of a future ‘commercial zone’ of 29m in width, which is 
welcomed. Nevertheless, the landscaping information suggests that this zone will be dominated 
by vehicular/servicing access and that all provision for safe and accessible pedestrian/cyclists 
areas/links would rely on the adjacent site to be delivered. Further consideration should be given 
to find an appropriate solution in the interim scenario and details for the final joint design should 
be secured. 

39 The podium block typology is successful in containing the majority of car parking and cycle 
storage within the blocks, allowing the four public facing frontages of each block to be activated 
with residential frontage to the eastern block and predominantly commercial to the western block.  
This approach creates a series of defined residential and commercial character areas, with the 
central zone of landscaped play/amenity space forming a strong point of community focus in 
tandem with the canal side square. However, it is noted that there are doors opening onto the 
central space between the blocks and it should be confirmed that these would be used by 
pedestrians only, as vehicle access to the central space between the blocks would detract from 
the quality of the pedestrian environment. 

40 The inclusion of duplex units around the edges of the eastern block is welcomed and 
would contribute to good street-based activity, passive surveillance and a sense of ownership for 
residents. The same approach is encouraged for the western block as single storey units at 
ground level normally suffer from a lack of privacy and lack of threshold space between public 
and private realm. This would also create a more unified residential character between the two 
blocks and increase the proportion of dual aspect across the scheme.  

Architecture 

41 The architectural response and heights/massing configuration is broadly supported and 
draws on the industrial heritage of the area. The simple form of blocks is welcomed and the 
design team are encouraged to focus on high quality detailing and use of brickwork to create 
subtle variation across the scheme. Key details including window reveals, balconies, rooflines and 
materials should be secured as part of any permission. 

Residential quality 

42 The orientation, sizing of residential courtyard spaces and heights of blocks appears 
successful for achieving good levels of daylight penetration to inward facing units and sunlight 
into the courtyards. The stacking of protruding balconies would reduce daylight levels to living 
spaces and should be avoided where possible. It should be ensured that the proposals comply 
with BRE guidelines. 

43 Residential floorplans would be generally efficient with core to unit ratios of no more than 8 
units sharing the same core and a reasonable proportion of dual aspect. There would be no 
single aspect north facing units which is welcomed. However, the inward facing corner units of 
blocks B-C and B-A have bedrooms with no defensible zone from the communal courtyard 
entrances and this arrangement should be reconsidered to provide more privacy. In addition, all 
bedrooms/studios that are adjacent to the cores should have adequately insulated walls, to 
minimise noise and disturbance. Details of this should be secured by condition. 

44 Given the proximity to the SIL area, it should also be secured that adequate noise/air 
quality mitigation measures are secured, in accordance with the Agent of Change principle as set 
out in Policy E7 and D13 of the Mayor’s intend to publish London Plan. 

Inclusive access 

45 London Plan Policy 7.2 and Policy D3 of the Mayor’s intend to publish  London Plan seek to 
ensure that proposals achieve the highest standards of accessible and inclusive design (not just the 
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minimum) ensuring that developments can be entered and used safely, easily and with dignity by all; 
are convenient and welcoming with no disabling barriers, providing independent access without 
additional undue effort, separation or special treatment; and are designed to incorporate safe and 
dignified emergency evacuation for all building users. 

46 Policy 3.8 of the London Plan and Policy D5 of the Mayor’s intend to publish London Plan 
requires that at least 10% of new build dwellings meet Building Regulation requirement M4(3) 
‘wheelchair user dwellings’ (designed to be wheelchair accessible or easily adaptable for residents 
who are wheelchair users); and all other new build dwellings must meet Building Regulation 
requirement M4(2) ‘accessible and adaptable dwellings’. The applicant has not illustrated yet the 
locations of the wheelchair accessible units on the floorplans. To ensure that wheelchair users have 
a choice of unit sizes, outlooks and layouts, the wheelchair units must be distributed throughout the 
development. The applicant should also confirm with Hillingdon Council whether there is a need 
locally for any affordable wheelchair units and provide accordingly. The Council should secure M4(2) 
and M4(3) requirements by condition as part of any permission. 

Fire safety and resilience 

47 In line with Policy D12 of the Mayor’s intend to publish London Plan, a fire statement has 
been submitted by a suitably qualified third party assessor. When assessed against the relevant 
criteria in D12(b), this did not include sufficient information about criterion D12(b,1). The applicant is 
therefore encouraged to submit a revised strategy, which should be secured by condition. 

Heritage 

 
48 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the tests for 
dealing with heritage assets in planning decisions. In relation to listed buildings, all planning 
decisions should “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” and in relation 
to conservation areas, special attention must be paid to “the desirability of preserving or enhancing 
the character or appearance of that area”. 

49 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. Significance is the 
value of the heritage asset because of its heritage interest, which may be archaeological, 
architectural, artistic or historic, and may derive from a heritage asset’s physical presence or its 
setting. Where a proposed development will lead to ‘substantial harm’ to or total loss of the 
significance of a designated heritage asset, local planning authorities should refuse consent, unless 
it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss. Where a development will lead to ‘less than substantial 
harm’, the harm should be weighed against the public benefits of the proposal, including securing its 
optimum viable use. Policy HC1 ‘Heritage conservation and growth’ of the Mayor’s intend to publish 
London Plan, as well as London Plan Policy 7.8, states that development should conserve heritage 
assets and avoid harm, which also applies to non-designated heritage assets. 

50 The applicant submitted a Town and Visual Impact Assessment and a Built Heritage Impact 
Statement, however, the views submitted do not show the proposed development in relation to the 
nearest Grade II listed building and include only one view from the Botwell-Thorn EMI Conservation 
Area. It is recognised that the listed building is generally not open to long views and that these areas 
have been subject to change, nevertheless, it is likely that the proposals could cause a degree of 
harm to the setting of the listed building and of the Conservation Area, which would not be 
completely negligible, as argued in the heritage statement. Any such harm must be outweighed by 
the public benefits of the scheme. It is advised that more views of these heritage assets are 
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provided to enable the assessment. GLA officers would welcome discussions with the applicant and 
the Council to agree the additional viewpoints. 

Environment  
 
Energy 

51 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the Mayor’s 
intend to publish London Plan, the applicant has submitted an energy statement, setting out how the 
development proposes to reduce carbon dioxide emissions. It is suggested that the approach 
proposed would achieve a 10% carbon dioxide reduction for the domestic element and a 18% 
carbon dioxide reduction for the non-domestic element. However, the Be Lean BRUKL report 
suggests that heat pumps were assumed for heating and hot water, while at the Be Lean stage a 
gas boiler is required to be assumed. The applicant should therefore update the Be Lean calculation 
and submit the revised Be Lean BRUKL sheet and CO2 emissions. Once the BE Lean calculations 
are revised, the carbon dioxide savings may fall short of the target within Policy SI2 of the Mayor’s 
intend to publish London Plan. The applicant would be then required to confirm either the amount of 
funding that will be paid into the Council’s carbon offset fund or that an agreement has been 
reached with the Council that the applicant will undertake a carbon reduction project off-site to meet 
the potential shortfall.  

52 It is also advised that the applicant should: provide additional information about heat pumps; 
maximise the provision for PV, as it appears that there is more space available; provide evidence of 
the lack of district heating connections; provide passive design strategies to minimise overheating; 
provide the GLA spreadsheet. Detailed comments on the submitted energy strategy have also been 
forwarded to the applicant and the Council under separate cover in this regard. 

Water 

53 The site is greater than 1 Ha and a Flood Risk Assessment (FRA) has been submitted as 
required under the NPPF. When mitigation measures are considered residual flood risk is low.  The 
proposals generally comply with London Plan Policy 5.12 and Policy SI12 of the Mayor’s intend to 
publish London Plan. 

54 The drainage strategy for the proposed development needs to provide more information to 
demonstrate compliance with London Plan Policy 5.13 and Policy SI13 of the Mayor’s intend to 
publish London Plan. More effort should be made to drain roads and hard landscaping to green 
SuDS and to reduce discharge rates to greenfield rate. as it does not give appropriate regard to the 
drainage hierarchy. These details could be secured via condition. 

55 The proposed development generally meets the requirements of London Plan Policy 5.15 
and draft London Plan Policy SI5 on water efficiency. The applicant should also 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 

56 London Plan Policy 5.10 and Policy G5 of the Mayor’s intend to publish London Plan state 
that developments should provide new green infrastructure that contributes to urban greening. 
Policy G5 also sets out a new Urban Greening Factor (UGF) to assess the quality of urban greening 
proposed in new developments, with a recommended target score of 0.4 for residential 
developments. 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 if 
possible.  

Air quality 
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57 London Plan Policy 7.14 and Policy SI1 of the Mayor’s intend to publish London Plan 
requires development proposals to minimise exposure to existing poor air quality and make 
provision to address local problems of air quality, particularly within AQMAs. Policy SI1 further states 
that development proposals should take an Air Quality Neutral approach and not lead to further 
deterioration of air quality and should not create unacceptable risk of high levels of exposure to poor 
air quality.  

58 The applicant has submitted an Air Quality Assessment. However, the AQN calculation 
showed that the development the development is not air quality neutral due to exceedances of the 
transport benchmarks, and that further mitigation must be proposed by the developer in order to 
address this. More detailed comments on the submitted assessment have also been forwarded to 
the applicant and the Council under separate cover. 

Transport  

Access and Active Travel Zone 

59 Vehicular access is taken from Clayton Road via the existing western access and a new 
vehicle access to the eastern boundary of the site. The existing central vehicle access will be 
closed in order to facilitate the creation of a public space that is central to the development and 
allows pedestrian and cycle only access into the site as well as provide a public through route to 
the Grand Union Canal. It is noted that the western access road is shared between this 
development and the proposed Crown Trading Estate development to its west and this should be 
secured by legal agreement. 

60 The issues and improvements identified by the ATZ assessment are noted. In keeping 
with the Healthy Streets approach, public realm improvements with a pedestrian and cycle 
emphasis is proposed for Clayton Road. This is welcomed. These improvement works should be 
secured through a Section 278 Agreement and will complement the planned Hayes and 
Harlington station and the town centre schemes. 

Car parking 

61 A total of 187 car parking spaces are provided. Of these, 183 spaces are allocated to the 
residential use and 4 to the commercial use. Car parking equates to 0.46 per residential unit, 
which is in line with the Mayor’s intend to publish London Plan. 21 blue badge parking spaces are 
provided for the residential element, which equates to 5.3% of residential units and complies with 
the draft London Plan (Policy T6.1) minimum requirement of 3% from outset.  

62 A further 18 blue badge parking spaces should be identified, but given over to alternative 
uses, unless or until demand arises from disabled people. 1 blue badge spaces is provided for the 
commercial use. A Parking Design and Management Plan should be secured by condition, to 
monitor, manage and enforce the operation of the car park. In addition, in accordance with the 
Mayor’s intend to publish London Plan, conditions should secure that 20% of spaces have an 
active electric vehicle charging points and at least passive provision for the rest. 

Cycle parking 

63 Cycle parking accords with the Mayor’s intend to publish London Plan minimum 
standards. Further detail is required on the type of provision (including at least 20% Sheffield 
stands and further 5% wider spaces for non-standard bicycles) and to confirm compliance with 
the London cycling design standards (LCDS) in line with the Mayor’s intend to publish London 
Plan. These details should be secured by conditions on any planning permission. 

Trip Generation and Impacts 
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64 With regards to the trip generation and impacts, the basis of the adjusted modal split 
applied in the proposed development trip generation analysis has not been clarified in the TA. 
Nevertheless, the overall conclusion that the traffic impacts of the development do not rise to a 
level that could be considered significant is accepted. 

Healthy Streets Improvement Project (A312 Bulls Bridge Junction) 

65 Given the projected scale of growth in Hayes and the anticipated increase in vehicle flows 
through the A312 corridor (especially the Bulls Bridge junction that is currently at capacity) and 
consequent deterioration in conditions for all roads user, particularly for pedestrians, cyclists, and 
bus passengers, TfL has developed a package of measures for the A312, including a Healthy 
Streets Scheme for the A312 Bulls Bridge Junction. Based on the number of residential units 
proposed, a contribution of £370,500 is sought. This will need to be secured in the s106 
Agreement.    

Additional Plans 

66 A detailed Construction Logistics Plan (CLP) should be secured by condition. Given the 
other development in the area, the CLP will need to include co-ordination arrangements to ensure 
management of cumulative impacts. 

67 In addition, a Delivery and Servicing Plan should be secured by condition and include 
consideration of management of home deliveries and a full Travel Plan should be secured 
through the s106 agreement. 

Community Infrastructure Levy 

68 The development will be liable to Mayoral Community Infrastructure Levy 2 (MCIL2) which 
came into force on 1st April 2019, as well as borough CIL. The rate for the London Borough of 
Hillingdon is £60 per square metre of floorspace. The applicant should ensure they are fully 
aware of the regulations. 

Local planning authority’s position  

69 Hillingdon Council Planning Officers are assessing the applicant and a committee date has 
not yet been established.  

Legal considerations 

70 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,  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 

71 There are no financial considerations at this stage. 

Conclusion 
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72 The policies on principle of development, industrial land, housing, urban design, energy and 
transport of the London Plan and the Mayor’s intend to publish London Plan are relevant to this 
application. The application does not currently comply with the London Plan and the Mayor’s intend 
to publish London Plan, however, the following changes might lead to the application becoming 
compliant:  

• Principle of development: The site is currently in industrial use and was recently 
released from SIL, which makes it a Non-Designated Industrial Site. In accordance with 
policy E7(c), the site has been allocated for a residential-led mixed use scheme and the 
principle of providing a mixed-use or residential development can be supported. 

• Affordable housing: It is proposed to provide 36% of the residential units as affordable 
housing, comprising 74% London Affordable Rent and 26% London Shared Ownership. 
The affordable housing offer fails to meet the threshold of 50%, which is required to qualify 
for the Fast Track route, given the net loss of industrial capacity. The applicant’s FVA will 
be interrogated by GLA officers to confirm the maximum level of affordable housing that 
the scheme can support. Where a scheme cannot be assessed under the Fast Track 
route, early and late stage reviews will be required. Details of the tenure of the affordable 
housing provision should also be secured via S106. 

• Urban design and heritage:  The design, layout, height and massing of the scheme are 
generally supported, but further refinement is advised to improve the relationship with the 
land to the west, the quality of the units and the ground floor activation. The proposals 
may impact the setting of the neighbouring heritage assets and further visual impact 
studies are sought. 

• Environment: The applicant should provide additional technical information and 
mitigation, including revised Be Lean calculations and Air Quality Assessment. 

• Transport:  A contribution to the A312 Healthy Streets scheme is requested. Further 
information is required on cycle parking and EVCP, and appropriate conditions and 
planning agreements should be secured. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

for further information, contact GLA Planning Unit (Development Management 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 2820 email alison.flight@london.gov.uk  
Graham Clements, Team Leader  
020 7983 4265 email: graham.clements@london.gov.uk  
Valeria Cabrera, Strategic Planner (case officer) 
020 7983 4933    email: valeria.cabrera@london.gov.uk 
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