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planning report GLA/5095/01  

  10 February 2020 

300 Harrow Road  
in the City of Westminster 

planning application no.19/09638/FULL  

  

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 community centre and nursery buildings and redevelopment of the site to 
provide a replacement community centre and nursey, office space, a café and 112 new homes 
across 3 blocks ranging between 5-16 storeys. 

The applicant 

The applicant is Westminster City Council and the architect is Child Graddon Lewis.  

Strategic issues 

Principle of development: The residential-led intensification of the site, providing an additional 
112 residential units alongside increased community and retail space is supported (paragraphs 
11-17). 

Housing: The applicant is proposing 50% affordable housing (by habitable room) at a tenure split 
of 53/47 in favour of the intermediate tenure. This affordable housing offer meets the relevant 
threshold for public land and is eligible for the Fast Track Route. An early stage review must be 
appropriately secured as part of any future s.106 (paragraphs 18-26). 

Urban design: The design quality of the scheme is of high quality and the site appropriately 
optimised. The Council should secure the submission of key facing materials (paragraphs 27-33). 

Sustainable development: Further information and justification is required in respect of energy, 
flood risk and drainage and urban greening (paragraphs 34-36). 

Transport: The applicant should address issues in respect of; healthy streets, vehicle parking 
and cycle parking. The Council is required to secure conditions/obligations in respect to; a 
delivery and servicing plan, a construction management plan, a travel plan, vehicle parking and 
cycle parking (paragraphs 37-42). 

Recommendation 

That Westminster City Council be advised that while the scheme is supported in principle, the 
application does not comply with the London Plan and Intend to Publish London Plan for the 
reasons set out in paragraph 46 of this report; however, the possible remedies set out in that 
paragraph could address these deficiencies. 

 



 page 2 

Context 

1 On 18 December 2019 the Mayor of London received documents from 
Westminster City 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 the following Categories of the Schedule to the 
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.” 

3 Once Westminster City 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 located on the southern edge of Grand Union Canal and bound by 
Harrow Road on its western edge. The site benefits from a significant area of river 
frontage along its northern border. The site extends south of the canal being wrapped 
by Cirencester Street and Woodchester Square at its southern and eastern boundary. 
The site owned by Westminster Council and currently comprises a 21-storey residential 
tower block (Wilmcote House) and nursery and community facilities which serve the 
existing residents of the site and local area. The surrounds of the plot are largely 
characterised by residential properties with a mix of uses infilling the wider urban grain. 
South of the plot there is Our Lady of Dolours RC School, to the west of the plot is the 
Westminster Academy, a care home is located beyond the western edge of the site. To 
the north of the site along Harrow Road there are a range of commercial and retail uses.   

6 The site fronts Harrow Road, which forms part of the Strategic Road Network and 
is currently accessed via Cirencester Street and Woodchester Square, which form part 
of the borough highway. The nearest section of the Transport for London Road Network 
is the Westway, located approximately 420 metres to the south of the site. The nearest 
London Underground station is Royal Oak, approximately 480 metres to the south of the 
site which is served by Circle and Hammersmith and City line services. Warwick 
Avenue station is also within walking distance. The site is also served by two bus 
routes, which run along Harrow Road. The records a Public Transport Access Level 
(PTAL) of 4, on a scale of 0-6b, where 6b represents the most accessible.  
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Details of the proposal 

7 Demolition of existing nursery and community centre buildings and 
redevelopment of the site to provide a replacement community centre and nursey, office 
space, a café and 112 new homes across 3 blocks ranging between 5-16 storeys. 

Case history 

8 The applicant and the Greater London Authority held a pre-application meeting 
on 14 May 2019 with a follow up meeting taking place on 12 September 2019 to discuss 
the above proposal at the above site. GLA officers concluded that the residential-led 
intensification of the site, to provide an additional 120 residential units was supported in 
principle. The applicant was advised to address issues in respect to; housing, the 
community and commercial uses, affordable housing, urban design, inclusive access, 
sustainable development and transport.   

Strategic planning issues and relevant policies and guidance 

9 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 Westminster’s City Plan: 
Consolidated with Basement and Mixed Use Revisions (2016); the saved policies in the 
Westminster Unitary Development Plan (2007, saved 2010); and the 2016 London Plan 
(Consolidated with Alterations since 2011). 

10 The following are relevant material considerations:   

• The National Planning Policy Framework (revised February 2019);  

• National Planning Practice Guidance;  

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

• The draft Westminster City Plan 2019-2040. 
 

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

• Retail London Plan;  

• Community uses London Plan; Social Infrastructure SPG; 

• Affordable housing London Plan; Housing SPG; Housing Strategy;  

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

• Access London Plan; Accessible London: achieving an inclusive 
environment SPG;  

• Sustainable development London Plan; Sustainable Design and Construction 
SPG; Mayor’s Environment strategy; 

• Transport London Plan; Mayor’s Transport Strategy. 
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Principle of development     

Estate regeneration  

11 London Plan Policy 3.14 requires that estate renewal takes into account the 
regeneration benefits to the local community, the proportion of affordable housing in the 
surrounding area and the amount of affordable housing intended to be provided 
elsewhere in the borough. Policy H8 of the Mayors intend to publish London Plan states 
at paragraph 4.8.3 that the range of physical interventions that may be required to 
support the delivery of estate regeneration projects include: repairs to, and 
refurbishment of, existing homes; building new homes on ‘infill’ sites; and demolition 
and redevelopment. For the avoidance of doubt GLA officers consider the proposals to 
fall within this definition of infill development. Paragraph 4.8.4 states that regardless of 
whether an estate regeneration project includes the demolition and replacement of 
affordable homes, it is important that all such schemes are delivered with existing and 
new residents and communities in mind. In the Good Practice Guide to Estate 
Regeneration (GPGER), the Mayor is clear that when considering options to deliver 
estate regeneration projects, boroughs, housing associations and their partners should 
always consider alternative options to demolition first, the applicant’s retention of the 
existing residential block is accordingly supported in principle. 

12 The GPGER sets out the Mayor’s aspirations for full and transparent 
consultation, and meaningful ongoing involvement with estate residents throughout the 
regeneration process, to ensure resident support. The City Council has submitted a 
Statement of Community Involvement (SCI) as part of this application. It outlines the 
process of community engagement the City Council undertook with the existing 
residents and community which use the site. Through the application process the City 
Council has held 7 meetings with various stakeholder groups and the community dating 
back to December 2018, most recently with local residents, politicians and amenity 
groups in July 2019 for the second phase public exhibition. Alongside this there is an 
ongoing engagement through the Section 105 letters to its secure tenants issued in 
June 2019 and ongoing discussions with the operators of the existing community and 
nursery space to shape the design of the proposals. As a result of this comprehensive 
consultation process the applicant has followed the best practice guidance outlined 
above. 

Housing   

13 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, and the Mayor’s intend to 
publish London Plan sets Westminster a ten-year target of 9,850 new homes for 
Westminster. The proposed scheme would provide 112 new homes, which pro rata 
equates to 11.3% of the boroughs target on an annualised basis. 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 intensified residential 
uses proposed is therefore supported.    

Community space  

14 London Plan Policy 3.16 and Policy S1 of the Mayors intend to publish London 
Plan seek to protect and enhance social infrastructure provision and resists proposals 
that would result in the loss of social infrastructure in areas of defined need for that type 
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of facility without realistic proposals for reprovision. Policy S1 states that development 
proposals that provide high quality, inclusive social infrastructure that addresses a local 
or strategic need and supports service delivery strategies should be supported. The 
proposed 249 sq.m. of community space is supported and in accordance with London 
Plan Policy 3.16 and S1  of the Mayors intend to publish London Plan. Policy S3 of the 
Mayors intend to publish London Plan requires that development proposals for housing 
and commercial facilities incorporate suitable childcare provision and encourage 
nursery provision within primary schools, where there is a need. The proposals seek to 
reconfigure the existing nursery offer at the site by redesigning and modernising the 
nursery offer. This results in a floorspace reduction of 65 sq.m. from 546 sq.m to 481 
sq.m. The applicant has worked closely with the existing operators to ensure that the 
floorspace will meet the operational requirements of the nursery and better meet their 
need through a more efficient and tailored design. The nursery’s external amenity space 
would reduce from 501 sq.m. to 198 sq.m. again this reduction has arisen trough 
engagement with the existing nursery operators and will lead to management and 
maintenance efficiencies. Further to this the quality of the nursery garden provision will 
be significantly enhanced through the provision of a dedicated space which benefits 
from a sensory garden, interactive play elements and which will meet modern 
specifications and standards. It has been demonstrated that both the internal and 
external spaces appropriately respond to the existing and projected need arising from 
the site and proposals. GLA officers note that WCC have been engaging with uses of 
the community centre and nursery to relocate the existing functions to neighbouring 
facilities to ensure a continuation of provision through the construction period. Several 
sites have been located including the Amberley Club Room which is just 0.3 miles from 
the existing facility. The nursery will be reprovided on a temporary basis at an adjacent 
site for which planning permission is currently being sought. Prior to the Mayor’s 
decision making stage alternative provision for both the community and nursery 
functions must be appropriately secured.   

Office and retail   

15 London Plan Policy 4.2 and Policy E1 of the Mayor’s intend to publish London 
Plan seek improvements to the quality, flexibility and adaptability of office space of 
different sizes stating planning decisions should support new office provision, 
refurbishment and mixed-use development. These policies seek to support the provision 
of office space within appropriate locations with a focus on town centres. The proposals 
include the provision of 598 sq.m. of workspace which is equivalent to an uplift of 473.5 
sq.m. at the site. The proposals also include the provision of 173 sq.m. of café space at 
the ground floor. This quantum of office and retail space falls beneath the threshold 
established in the NPPF for an out of centre impact assessment and would satisfy the 
local need arising from the increased residential uses at the site. The retail and office 
uses would provide activation to ground floor spaces and support the vibrancy of the 
wider site.      

Equality 

16 The Equality Act 2010 requires public authorities to have due regard to the need 
to a) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited under the Act; b) advance equality of opportunity between persons who share 
a relevant protected characteristic and persons who do not share it; c) foster good 
relations between persons who share a relevant protected characteristic and persons 
who do not share it. The protected characteristics set out in the Equality Act 2010 are: 
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age, disability, gender reassignment, pregnancy and maternity, race, religion or belief, 
sex and sexual orientation.  

17 The removal of the community centre and nursery may result in potential 
disproportionate affects on people sharing protected characteristics, albeit, such affects 
are likely to be mitigated to some extent by the proposed reprovision of these facilities. 
As outlined above at paragraph 14 the City Council is in the process of relocating the 
existing community centre functions to neighbouring facilities (within walking distance) 
for the duration of the construction period. GLA officers note it is the intention of WCC to 
facilitate the return of the existing users to the reprovided community centre. The 
existing nursery building will be reprovided (subject to planning) at a neighbouring site. 
This must be appropriately secured as part of any future s.106 agreement. To support 
the assessment of equality impact GLA officers would welcome further details on the 
current user groups at the leisure centre, as well as full details of the strategy for 
reprovision of community infrastructure in advance of the Mayor’s decision making 
stage.   

Housing  

18 The proposed development would deliver 112 residential units with the following 
combined mix: 

Unit size Affordable  
rent  

Shared 
ownership 

Market Total  

studio 0 0 5 5 (4.5%) 

1-bed 0 11 19  30 (26.8%) 

2-bed 2 23 28  53 (47.3%) 

3-bed 15 0 9 24 (21.4%) 

Total  17 (15.2%)  34 (30.3%) 61 (54.5%)  112 (100%) 

Table 1 – Proposed unit mix 

Affordable housing/estate regen    

19 As set out in the GPGER, estate regeneration schemes must provide as much 
additional affordable housing as possible.  London Plan Policy 3.12, Policies H5 and H8 
of the Mayors intend to publish London Plan and the Mayor’s Affordable Housing & 
Viability SPG requires all estate regeneration schemes to proceed by the Viability 
Tested Route, to ensure that additional affordable housing delivery (beyond the 
replacement of existing) is maximised. However, in this instance, given that the 
proposals do not result in the loss or reprovision of any existing affordable housing, the 
appropriate fast track threshold for this scheme will be set in line with schemes on 
public land, i.e. 50%.     

20 The applicant is proposing 50% affordable housing (by habitable room) at a 
tenure split of 53/47 in favour of the intermediate tenure. This affordable housing offer is 
supported in line with policies H5 and H6 of the Mayor’s Intend to Publish London Plan 
and meets the relevant threshold for public land. On the basis that Westminster City 
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Council is content with the proposed tenure split the application may follow the Fast 
Track Route. The Council must, nevertheless, secure an early stage review in line with 
Policy H5 of the Intend to Publish London Plan.  

Affordability   

21 The Mayor is committed to the delivery of genuinely affordable housing and 
Policy H7 the Mayors intend to publish London Plan; the Mayor’s Affordable Housing 
and Viability SPG; and, the Mayor’s Affordable Homes Programme 2016-21 Funding 
Guidance set out the Mayor’s preferred affordable housing products. The applicant is 
advised that the Mayor’s preference is for affordable rent products to be secured at 
London Affordable Rent benchmark levels, and for intermediate shared ownership 
products to be secured as affordable to a range of incomes below the upper limit of 
£90,000 per annum, and benchmarked against the monitoring figure of £56,200 per 
annum in the London Plan Annual Monitoring Report. All affordable housing must be 
robustly secured in perpetuity, within a Section 106 agreement.   

Density   

22 London Plan Policy 3.4 and the Mayor’s intend to publish London Plan Policy D3 
seek to optimise the potential of sites, having regard to local context, design principles, 
public transport accessibility, and the capacity of existing and future transport services, 
using an assessment of site context and a design-led approach to determine site 
capacity. The scheme would have a residential density of 145 units per hectare. This 
exceeds the guidance ranges in Table 3.2 of the London Plan, but is within the 
thresholds for increased scrutiny of design quality set out in the Mayor’s intend to 
publish London Plan Policy D4 (Part D).  

23 Whist the residential density of the scheme exceeds that of surrounding 
neighbours, it is an appropriate response to an infill site of this nature, contributing 
positively to sustainable intensification in line with the objectives of the Mayor’s intend to 
publish London Plan. Furthermore, as set out below, design, residential quality, height 
and massing strategy is considered to be of high quality and fully realises the 
regenerative potential of this underutilised site. GLA officers therefore support of the 
density proposed development.    

Residential mix  

24 London Plan Policy 3.8 and Policy H10 of the Mayor’s intend to publish London 
Plan encourage a full range of housing choice. Policy H12 of the Mayor’s intend to 
publish London Plan recognises that central or urban sites may be most appropriate for 
schemes with a significant number of one and two beds, and that the number of family 
sized affordable homes provided should be driven by local and strategic need. Of the 
entire development, 21% is family sized units, these homes have been appropriately 
prioritised within the affordable housing component of the scheme. The proposed 
housing mix is supported in strategic planning terms. 

Residential quality    

25 London Plan Policy 3.5 and the Mayor’s intend to publish London Plan Policy D6 
promote quality in new housing provision, with further guidance provided in the Mayor’s 
Housing SPG. All of the units would meet the London Plan and the Mayor’s intend to 
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publish London Plan minimum space standards, which is supported. The buildings 
would benefit from efficient unit to core ratios and the vast majority would be dual 
aspect with just 11% single aspect and none of these north facing. The residential 
quality of the scheme is supported. 

Playspace  

26 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 Play and 
Recreation SPG expects a minimum of 10 sq.m. per child to be provided in new 
developments, and makes clear that play space should not be segregated by tenure. 
The scheme has been calculated to produce a child yield of 49.9 requiring 498.6 sq.m. 
of playspace. The applicant is proposing 750 sq.m. of dedicated playspace. This 
provision meets the minimum requirements set out above and should be appropriately 
secured as part of any future planning permissions.   

Urban design  

Height and massing   

27 London Plan Policies 7.1 and 7.4 and Policies D1 and D2 of the Mayor’s intend to 
publish London Plan require development to have regard to the form, function and 
structure of an area and the scale, mass and orientation of surrounding buildings. Policy 
D9 of the Mayor’s intend to publish London Plan seeks to ensure that the location of tall 
buildings is plan led with local authorities required to define where tall buildings may be 
an appropriate form of development. The Policy notes that development proposals 
should address; visual impacts, functional impacts, environmental impacts and the 
cumulative impact of these factors making clear that these factors should be central to 
the planning balance in relation to tall buildings. The presence of tall buildings at this 
site has been established by the existing residential block (which is 21-storeys), and 
GLA officers support the scale and massing of the development in townscape terms.     

Layout  

28 The positioning of the blocks to align with existing built form along Harrow road is 
rational and works well to reinforce and define the existing streetscape. GLA officers 
note with concern the separation distances between the blocks particularly blocks B and 
C, shown at just over 8 metres. A daylight/sunlight testing and privacy/overlooking study 
has been carried out, concluding that; in respect of daylight the proposals achieve a 
high level of compliance with breaches in guidance localised and limited in magnitude. It 
is noted that only 2 homes have more than one room where the recommendations are 
not met and these are both 3 bedroom apartments with dual aspect living spaces.  

29 The layout of the site and orientation of the proposals have been positioned to 
enhance the visual and physical connection to the canal and its associated amenity 
space across the site. This is supported. The site experiences a significant level from 
the southern to western edge. To address this the applicant has modelled a number of 
options to achieve step free access within the site up to the canal edge including ramps 
within the public realm and an external lift. In each instance the viability of successfully 
delivering a well-designed and functional public realm was not possible. GLA officers 
note that an accessible route exists along Harrow Road. The applicant has proposed a 
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series of improvement works along this route to enhance the pedestrian experience, 
these measures must be robustly secured as part of any future planning permission.   

Architecture  

30 The applicant is advancing a simple material palette of varying brick tones for the 
central bodies of the buildings. The materials proposed would establish an individual 
character to each building with common detailing ensuring the development would be 
read as a single piece.   

Fire safety  

31 In accordance with Policy D12 of the Mayor’s intend to publish London Plan, all 
major development proposals should be submitted with a Fire Statement, which is an 
independent fire strategy, produced by a third party, suitably qualified assessor.  

Inclusive access  

32 London Plan Policy 7.2 and Policy D3 of the Mayor’s intend to publish London 
Plan require that all new development achieves the highest standard of accessible and 
inclusive design. These policies seek to ensure that all new development can be used 
easily and with dignity by all.  

33 London Plan Policy 3.8 and Policy D5 of the Mayor’s intend to publish London 
Plan require that 10% of new housing is delivered as designed to be wheelchair 
accessible and that the remaining 90% are easily adaptable for residents who are 
wheelchair users. The applicant has outlined that 11 of the 112 new homes (equivalent 
to 10%) would meet the above requirements. This must be appropriately secured as 
part of any future planning consent.  

Sustainable development  

Energy   

34 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. In summary the proposed strategy comprises: energy efficiency measures 
(including a range of passive design features and demand reduction measures); a site 
heat network driven by combined heat and power plant; and, renewable technologies 
(comprising 180 sq.m. of photovoltaic panels and ASHPs). Whilst the principles of the 
energy strategy are supported, the applicant must explore the potential for additional 
measures to deliver further carbon dioxide reductions (particularly for the domestic 
component). Once all opportunities for securing further feasible on-site savings have 
been exhausted, a carbon offset contribution should be secured to mitigate any residual 
shortfall.   
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Flood risk and drainage   

35 The approach to flood risk management for the proposed development complies 
with London Plan Policy 5.12 and New London Plan Policy SI.12. Insufficient 
information has been provided in the surface water drainage strategy to demonstrate 
that the proposed development complies with London Plan Policy 5.13 and Policy SI.13 
of the Mayors intend to publish London Plan. The Applicant should provide an indicative 
layout of raingardens and tree pits within the detailed landscape plans. The proposed 
development does not meet the requirements of London Plan Policy 5.15 and Policy 
SI.5 of the Mayors intend to publish London Plan as it does not meet the water 
consumption targets of these policies. 

Urban greening   

36 London Plan Policy 5.10 and the Mayor’s intend to publish London Plan Policy 
G5 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 identify 
the appropriate amount of urban greening required in new developments. The Mayor’s 
intend to publish London Plan Policy G6 further states that proposals that create new or 
improved habitats that result in positive gains for biodiversity should be considered 
positively. London Plan Policy 7.21 and the Mayor’s intend to publish London Plan 
Policy G7 seek to protect existing trees of value, which should be retained where 
possible or otherwise replaced. The applicant should calculate the urban greening factor 
produced by the scheme with the aim of meeting the specified target within the policies 
above. 

Transport   

Healthy streets   

37 The TA fails to demonstrate how the development will deliver local improvements 
that support the Healthy Streets Indicators and how the scheme would contribute 
towards the Vision Zero approach in line with the Policy T2 of the Mayor’s intend to 
publish London Plan. Improvements could include on-site opportunities to cater for 
users of the Cycle Hire network and support active travel (i.e. new docking station) and 
the delivery of cycling infrastructure and access, including signage and on street cycling 
facilities.   

Vehicle parking  

38 London Plan Policy 6.13 and Policy T6 of the Mayor’s intend to publish London 
Plan require developments to provide the appropriate level of car parking provision. The 
proposed development would be car-free with the exception of eight blue badge parking 
bays for the residential units. The proposals would need to deliver 1 blue badge parking 
space for the non-residential component of the scheme in accordance with Policy T6.5 
of the Mayor’s intend to publish London Plan. The applicant must demonstrate the 
provision of policy compliant Electric Vehicle Charging Points (EVCP), including passive 
provision. Blue badge parking spaces will need to be secured by condition along with 
the requirement to produce a Car Parking Management Plan (CPMP), which will detail 
how the spaces are monitored and ensure allocation by need and not dwelling.  
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Cycle parking  

39 Cycle parking should be provided to be in line with the Mayor’s intend to publish 
London Plan standards, contained within Table 10.2. Cycle parking design should be in 
accordance with London Cycle Design Standards (LCDS). A total of 207 cycle parking 
spaces are proposed, including long and short stay spaces for the residential units, as 
well as 34 spaces for staff and visitor parking as part of the non-residential cycle parking 
provision. The applicant needs to increase the proposed residential short stay cycle 
parking provision by one space; and by two spaces (one long stay and one short stay) 
for the proposed workspace aspect of the development. 

Trip generation and highway impact  

40 The TA considers the proposed residential and office trip generation as well as a 
suggested mode split of travel for end users of the development. The TA demonstrates 
that the proposals are unlikely to have a detrimental impact on the strategic road or 
public transport network.   

Delivery and servicing, construction logistics and travel plan  

41 A full Delivery and Servicing Plan and Construction Logistics Plan should be 
produced in accordance with TfL guidance and secured by condition.  The applicant has 
submitted a draft residential Travel Plan (TP), the finalised TP and all agreed measures 
to be secured, enforced monitored and reviewed through the s106, in accordance with 
the Mayors intend to publish London Plan.  

Transport conclusion  

42 The applicant should address issues in respect of; healthy streets, vehicle 
parking and cycle parking. The Council is required to secure conditions/obligations in 
respect to; a delivery and servicing plan, a construction management plan, a travel plan, 
vehicle parking and cycle parking.  

Local planning authority’s position 

43 Westminster City Council officers are currently reviewing the application. A 
committee date for the application has not yet been set.   

Legal considerations 

44 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  and any connected application. There is no 
obligation at this present stage for the Mayor to indicate his intentions regarding a 
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possible direction, and no such decision should be inferred from the Mayor’s statement 
and comments. 

Financial considerations 

45 There are no financial considerations at this stage. 

Conclusion 

46 London Plan and Intend to Publish London Plan policies on estate regeneration, 
commercial uses, community uses, housing, affordable housing, sustainable 
development and transport are relevant to this application. While the scheme is 
supported in principle, the application does not comply with the London Plan and Intend 
to Publish London Plan for the following reasons, but that the possible remedies set out 
below could lead to the resolution of these issues:  

• Principle of development: The residential-led intensification of the site, 

providing an additional 112 residential units alongside increased community 

and retail space is supported. 

• Housing: The applicant is proposing 50% affordable housing (by habitable 

room) at a tenure split of 53/47 in favour of the intermediate tenure. This 

affordable housing offer meets the relevant threshold for public land and is 

eligible for the Fast Track Route. An early stage review must be appropriately 

secured as part of any future s.106. 

• Urban design: The design quality of the scheme is of high quality and the site 
appropriately optimised. The Council should secure the submission of key 
facing materials. 

• Sustainable development: Further information and justification is required in 
respect of energy, flood risk and drainage and urban greening. 

• Transport: The applicant should address issues in respect of; healthy streets, 
vehicle parking and cycle parking. The Council is required to secure 
conditions/obligations in respect to; a delivery and servicing plan, a construction 
management plan, a travel plan, vehicle parking and cycle parking. 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Debbie Jackson, Director, Built Environment  
020 7983 5800 email: debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management  
020 7084 2632    email John.Finlayson@London.gov.uk 
Allison Flight, Deputy Head of Development Management 
078 4004 6318  email Alison.Flight@london.gov.uk    
Graham Clements, Team Leader - Development Management 
020 7983 4265 email Graham.Clements@London.gov.uk   
Connaire O’Sullivan, Senior Strategic Planner, Case Officer 
020 7983 6589    email Connaire.OSullivan@London.gov.uk  
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