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planning report GLA/4840/02 
24 February 2020 

Colindale Underground Station 
in the London Borough of Barnet  

planning application no. 19/0859/OUT 
  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Hybrid planning application comprising full planning permission for a replacement station ticket 
hall building (702 sq.m) with step free access (sui Generis) and a retail store (Class A1) unit. 
Outline planning consent for the erection of a mixed-use development ranging from 6 to 29 
storeys in height, comprising of up to 860 sq.m of flexible A1/A2/A3/A4/A5 and B1/D1/D2 uses 
and up to 313 residential units (Class C3) together with provision of ancillary refuse, cycling, 
disabled parking spaces and associated works. 

The applicant 

The applicants are Transport for London and the architects are BDP and SOM. 

Key Dates 

Stage 1 report: 29 April 2019 
Planning Committee meeting: 24 July 2019  

Strategic issues 

Principle: Residential-led scheme delivering 313 new homes and upgrade of the Colindale 
Underground Station remains strongly supported in accordance with Policies 2.13, 3.3 and 6.2 
of the London Plan, as well as Policies SD1, H1 and T3 of the intend to publish London Plan. 

Housing: 50% affordable housing by habitable room, with tenure split of 11%LAR/39% 
intermediate (SO)/50% private. Scheme remains supported and fast track compliant. 
Affordability criteria and an early review mechanism are secured in s106. 

Other matters relating to urban design, sustainable development and transport have been 
satisfactorily resolved.   

The Council’s decision 

In this instance Barnet Council has resolved to grant planning permission. 

Recommendation 

That Barnet Council be advised that the Deputy Mayor is content for it to determine the case 
itself, subject to any action that the Secretary of State may take, and does not therefore wish 
to direct refusal or direct that he is to be the local planning authority. 
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Context 

1 On 26 March 2019, the Mayor of London received documents from Barnet Council 
notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. This was referred to the Mayor under Categories A1, 1B(c) and 
1C(c) of the Schedule to the Order 2008: 

• 1A: “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats” 

• 1B(c): “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” 

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

2 On 29 April 2019 the Deputy Mayor, acting under delegated authority, considered 
planning report GLA/4840/01, and subsequently advised Barnet Council that the application 
did not comply with the London Plan and draft London Plan, for the reasons set out in 
paragraph 59 of the above-mentioned report. 

3 A copy of the above-mentioned report is attached. The essentials of the case with 
regard to the proposal, the site, case history, strategic planning issues and relevant policies and 
guidance are as set out therein, unless otherwise stated in this report. Since then, further 
details provided in response to the Deputy Mayor’s concerns. On 24 July 2019, Barnet Council 
decided that it was minded to grant planning permission for the application. Under the 
provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 the 
Mayor may allow the draft decision to proceed unchanged, direct Barnet Council under Article 
6 to refuse the application or issue a direction to Barnet Council under Article 7 that he is to act 
as the Local Planning Authority for the purposes of determining the application and any 
connected application. 

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

Consultation stage issues summary 

5 At the consultation stage Barnet Council were advised that the application did not 
comply with the London Plan and draft London Plan, for the following reasons set out in 
paragraph 59 of the above-mentioned report: 

• Principle of Land Use: A residential-led scheme delivering an additional 313 new 
homes and upgrade of the Colindale Underground Station building to provide 
increased station capacity and step-free access is strongly supported in accordance 
with Policies 2.13, 3.3 and 6.2 of the London Plan, as well as Policies SD1, H1 and T3 
of the draft London Plan. 
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• Housing: 50% affordable housing by habitable room, with an overall tenure split of 
11%LAR/39% intermediate (SO)/50% private. The quantum of affordable housing is 
strongly supported in accordance with Policies 3.11 and 3.12 of the London Plan, as 
well as Policies H5 and H6 of the draft London Plan. This scheme complies with the 
Fast Track Route outlined in Policy H6 and the Mayor’s Affordable Housing and 
Viability SPG. An early review mechanism must be secured. 

• Urban design: The design complies with the principles of chapter seven in the London 
Plan and chapter three of the draft London Plan. Conditions of approval should be 
included to ensure accessible and inclusive design principles are achieved in 
accordance with Policy 7.2 of the London Plan and Policy D3 of the draft London Plan. 
Any contributions to off-site play areas deemed appropriate must be secured via 
planning conditions and the s106 agreement. 

• Sustainable Development: Further revisions and information are required before the 
proposals can be considered acceptable to comply with Policies 5.2, 5.13 and 5.15 of 
the London Plan as well as Policies SI5, SI2 and SI13 of the draft London Plan. Detailed 
comments have been forwarded to the LPA and the applicant under separate cover in 
this regard.  

• Transport: Colindale Underground Station upgrades to provide an improved ticket 
hall with step-free access is strongly supported in accordance with Policies 6.2 of the 
London Plan and T2 of the draft London Plan. Electric vehicle charging points, cycle 
parking, additional Trip Generation data, public realm improvements, a full travel 
plan, delivery and servicing plan and construction logistics plan must all be secured by 
conditions of approval and the s106 Legal agreement. 

Application and policy update 

6 Since Stage 1, The Report of the Examination in Public of the draft London Plan was 
published in October 2019, and the London Plan – intend to publish version (December 2019) 
has subsequently been published and submitted to the Secretary of State. This should be taken 
into account on the basis described in the NPPF.  

7 Since the consultation stage, GLA officers have engaged in joint discussions with the 
applicant, Barnet Council and TfL officers with a view to addressing the above matters. As 
part of the Council’s draft decision on the case, various planning conditions and a s106 legal 
agreement have been proposed to address the above concerns and ensure that the 
development is acceptable in planning terms.  

Principle of development 

8 As at consultation stage, the principle of a residential-led scheme delivering an 
additional 313 new homes and upgrade of the Colindale Underground Station building to 
provide increased station capacity and step-free access, remains strongly supported in 
accordance with Policies 2.13, 3.3 and 6.2 of the London Plan, as well as Policies SD1, H1 and 
T3 of the intend to publish London Plan. 
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9 The nearest school is located 550 metres to the east of the site, as such the inclusion 
of A5 (Hot Food Takeaway) in the proposed flexible commercial elements of the scheme is 
acceptable in the context of Policy E9 of the intend to publish London Plan. 

Housing 

10 The scheme proposes 50% affordable housing by habitable room, with a tenure split 
of 22% London Affordable Rent/78% intermediate (Shared Ownership). The quantum and 
tenure of affordable housing remains strongly supported in accordance with Policies 3.11 
and 3.12 of the London Plan, as well as Policies H5 and H6 of the intend to publish London 
Plan. The scheme remains eligible for the fast track consideration. Affordability criteria and 
early and late stage review mechanisms have been secured in the s106 agreement.  

11 All consultation stage matters relating to housing have been satisfactorily addressed 
and the application is in accordance with the policies of the London Plan and the intend to 
publish London Plan. 

Urban design 

12 The layout, height, massing and scale of the proposed building were supported at 
consultation stage, and remain consistent with chapter seven of the London Plan and 
chapter three of intend to publish draft London Plan. The overall architectural quality of the 
scheme remains remains supported. 

13 Conditions of approval have been adopted to secure future accessibility in accordance 
with Policy 7.2 of the London Plan and Policy D3 of the intend to publish London Plan. As 
residential components of the scheme are in outline form, the appropriateness of final 
playspace provision and any subsequent financial contributions required, will be defined and 
secured as part of future Reserved Matters Approvals. 

14 All other outstanding matters regarding urban design treatment have been 
satisfactorily addressed and the application is in accordance with the policies of the London 
Plan and the intend to publish London Plan. 

Sustainable development 

15 At consultation stage, further revisions and information were required before the 
proposals could be considered to comply with Policies 5.2, 5.13 and 5.15 of the London Plan 
as well as Policies SI5, SI2 and SI13 of the intend to publish London Plan.  

16 Conditions of approval have been secured regarding provision and adoption of a 
revised energy strategy at reserved matters stage, in accordance with GLA guidance. A 
carbon offset contribution and future connection to a district heat network has been 
secured, dependent on the outcome of future energy strategy, in the s106 agreement.  

17 Outstanding energy matters identified during the consultation phase have been 
satisfactorily addressed and the application is in accordance with the sustainability policies of 
the London Plan and the intend to publish London Plan. 
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Transport  

18 Since consultation stage revised trip generation and mode share data has been 
provided and this is supported in line with the policies of the intend to publish London Plan. 
It is welcomed that cycle parking will now be provided in accordance with the standards of 
Policy T5 of the intend to publish London Plan. 

19 The assessment approach in relation to Vision Zero and Healthy Streets objectives is 
welcomed, noting that this application will deliver public realm improvements, supporting 
sustainable and active travel, in unison with other nearby developments in the Opportunity 
Area. 

20 Conditions of approval have been adopted which secure a parking management plan, 
construction management plan and delivery and servicing plan. All transport matters 
identified during the consultation phase are considered, on balance, to have been 
satisfactorily addressed and the application is in accordance with the transport policies of the 
London Plan and the intend to publish London Plan. 

Response to consultation 

21 Barnet Council publicised the application by site and press notices, as well as letters 
to surrounding landowners and occupiers. 45 representations were received as a result of 
the public notification process. The representations received raised the following objections: 

• Quantity of development taking place in Colindale (Peel Centre, Beaufort Park and 
Grahame Park Way), no need for additional residential development; 

• Impact on tube capacity due to additional residential accommodation; 

• Residential development should be separated from station proposals; 

• Step free development could be achieved without accompanying high rise 
development; 

• Closure of station for works and interim measures which would be put into place; 

• Increase of traffic and danger to pedestrians; 

• Lack of works to Colindale Avenue which suffers from bottlenecks and congestion; 

• Noise from proposed construction; 

• Noise from train noise bouncing off new high-rise building; 

• Height of development too high at 21 & 29 storeys which will blight area; 

• Sufficient retail in area, no need for additional provision; 

• Loss of light and outlook to objectors properties at the rear of the development; 

• Significant loss of light and overshadowing; 

• Congestion on northern line as result of additional residential accommodation as 
while building bigger station, train frequency or size of trains will not increase; 

• Dangerous overcrowding at Colindale Station and down the line; 

• Impact on overcrowding on buses; 
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• Proposed access to car park serving flats from Pasteur Close would cause disturbance 
to this road; 

• Disabled visitors to station and residents will park in adjoining resident bays; 

• Commercial delivery bay in Pasteur Close would adversely affect residents; 

• Proposals show narrowing of Colindale Avenue, while at present larger vehicles find it 
difficult to navigate and pass each other; 

• Lack of Cycleway on Colindale Avenue; 

• High rise development results in problems of crime and ASB; 

• Increased risk of crime due to relationship to Pasteur Close; 

• Impact on services (schools and doctors); 

• Loss of existing properties would result in damage to sense of community; 

• Demolition of Agar House unnecessary to deliver the station and would result in loss 
of homes; 

• Insufficient car parking provided which will exacerbate local parking problems; 

• Volume of development in conjunction with neighbouring development negatively 
affects quality of life for local residents; 

• Impact as a result of existing and emerging Colindale developments is still developing, 
premature to allow additional housing; 

• Roads should be widened with provision for parking. 

22 The following responses were also received from statutory bodies and other external 
organisations. 

• Andrew Dismore – London Assembly Member for Barnet and Camden: Objection on 
grounds of overdevelopment of site, increase in population in Colindale, height of 
building, inadequate parking provision, insufficient amenity space. 

• David Pinto-Duschinsky – Prospective Labour Party Parlimentary Candidate for 
Hendon: Objection on grounds of overdevelopment of site, height of tower, inadequate 
parking and amenities in area, strain on public services, loss of public square.  

• Thames Water: No objection, subject to condition adopted regarding foul water 
network infrastructure. This has been secured. 

• Metropolitan Police Crime Prevention Design Advisor: No objection, subject to 
achieving secured by design accreditation. This has been secured by condition. 

• London Fire Brigade: No objection. 

23 Having considered the responses to public consultation, the Council has proposed 
various planning conditions, informatives and s106 contributions in response to the issues 
raised. Having had regard to these, GLA officers are satisfied that the statutory and non-
statutory responses to the public consultation process do not raise any material planning 
issues of strategic importance that have not already been considered in this report, or the 
Stage 1 report ref GLA/4840/01. 
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Draft Section 106 agreement 

24 The draft S106 agreement includes the following provisions: 

• Provision of 50% affordable housing with a tenure spilt of 22% LAR and 78% 
intermediate (shared ownership); 

• Early and Late stage viability review mechanisms; 

• Submission of a revised residential Travel Plan for Phases 2 and 3, and appointment 
of a Travel Plan Champion; 

• Travel Plan Incentive Fund (£300 to each occupier of a residential unit); 

• Submission of a revised Commercial Travel Plan for Phases 2 and 3; 

• Permit free parking obligations for future residents (CPZ); 

• Carbon offset contribution – to be determined on the basis of difference between 
35% carbon target and proposed on-site carbon reductions following future energy 
strategy submission x £60 per tonne x 30 years; 

• Enterprise and employment obligations; 

• Highways obligations – further agreement and delivery of approved works; 

• Reasonable endeavours to ensure that phases 2 and 3 are designed for, and 
connected to, any future District Heating Network; 

Legal considerations 

25 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning 
authority to refuse permission for a planning application referred to him under Article 4 of the 
Order. He also has the power to issue a direction under Article 7 that he is to act as the local 
planning authority for the purpose of determining the application and any connected 
application. The Mayor may also leave the decision to the local authority. In directing refusal, 
the Mayor must have regard to the matters set out in Article 6(2) of the Order, including the 
principal purposes of the Greater London Authority, the effect on health and sustainable 
development, national policies and international obligations, regional planning guidance, and 
the use of the River Thames. The Mayor may direct refusal if he considers that to grant 
permission would be contrary to good strategic planning in Greater London. If he decides to 
direct refusal, the Mayor must set out his reasons, and the local planning authority must issue 
these with the refusal notice. If the Mayor decides to direct that he is to be the local planning 
authority, he must have regard to the matters set out in Article 7(3) and set out his reasons in 
the direction. 

26 In this instance, the Council has resolved to grant permission with conditions and a 
planning obligation which satisfactorily address the matters raised at Stage 1, therefore there 
are no sound planning reasons for the Deputy Mayor to intervene in this case. 

Financial considerations 

27 Should the Deputy Mayor, acting under delegated authority, direct refusal, he would be 
the principal party at any subsequent appeal hearing or public inquiry.  Government Planning 
Practice Guidance emphasises that parties usually pay their own expenses arising from an 
appeal.  
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28 Following an inquiry caused by a direction to refuse, costs may be awarded against the 
Mayor if he has either directed refusal unreasonably; handled a referral from a planning 
authority unreasonably; or behaved unreasonably during the appeal.  A major factor in deciding 
whether the Mayor has acted unreasonably will be the extent to which he has taken account of 
established planning policy. 

29 Should the Deputy Mayor, acting under delegated authority, take over the application 
he would be responsible for holding a representation hearing and negotiating any planning 
obligation.  He would also be responsible for determining any reserved matters applications 
(unless he directs the council to do so) and determining any approval of details (unless the 
council agrees to do so). 

Conclusion 

30 The strategic issues raised at consultation stage regarding principle, housing, design, 
sustainable development and transport have been appropriately addressed and, as such, the 
application complies with the London Plan and the draft London Plan and there are no sound 
reasons for the Deputy Mayor, acting under delegated authority, to intervene in this particular 
case.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
John Finlayson, Head of Development Management 
020 7084 2632 email john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2020 email alison.flight@london.gov.uk 
Matt Christie, Team Leader – Development Management 
020 7983 4409    email matt.christie@london.gov.uk  
Ashley Russell, Principal Strategic Planner, Case Officer 
020 7084 4706    email ashley.russell@london.gov.uk 
 


