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planning report D&P/2396/01  

 25 February  2014 

Former GSK Site, Greenford 

in the London Borough of Ealing  

planning application no. PP/2013/5513 

  

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 

Hybrid planning application accompanied by an Environmental Impact Assessment, comprising:  

Outline element-, with reserved matter 'Access' being sought and all other matters reserved, for 
the redevelopment of the site and provision of up to 593 homes comprising 98 houses and 
495 flats (including 42 in Glaxo House) including the partial demolition, an extension and 
conversion of the Glaxo House from office to residential use, provision of 2806sqm of retail 
656sqm of restaurant, 245sqm of community and 3100sqm of Cinema and re-opening of 
Berkeley Avenue to public use, the provision of public open space, and associated hard and soft 
landscaping including the removal of trees, provision of surface and basement car parking, cycle 
parking, servicing, public realm, access and other associated works including the provision of a 
pedestrian access to Greenford Road and alterations to vehicular accesses onto Oldfield Lane 
North.  

Detailed element: the partial demolition of Glaxo House, roof and rear extensions and conversion 
of the Glaxo House from office (use class B1 (a)) to residential use (use class C3) comprising of 42 
residential flats. 

The applicant 

The applicant is Stolkin Greenford Ltd and the architect is Flanagan Lawrence.  

Strategic issues 

Issues relating to Housing, Retail/Town Centres, Heritage, Urban Design, Inclusive 
Design, Energy and Transport are relevant to this scheme. 

Recommendation 

That Ealing Council  be advised that while the application is generally acceptable in strategic 
planning terms the application does not comply with the London Plan, for the reasons set out in 
paragraph 103 of this report; but that the possible remedies set out in paragraph of this report 
could address these deficiencies. 
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Context 

1 On 16 January 2014 the Mayor of London received documents from Ealing 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 has until  to 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 Category  of the Schedule to the Order 2008: 

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

3 Once Ealing 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 environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011 has been taken into account in the 
consideration of this case. 

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

Site description 

6 The site forms part of a wider former GlaxoSmithKline (GSK) campus, at Greenford Green, 
approximately 1.2 miles north of Greenford district town centre. The former GSK campus is bound 
by Oldfield Lane to the west, Horsenden Lane to the north, Greenford Road to the east, and the 
Grand Union Canal to the south. Berkeley Avenue runs east-west across the site, and aligns with 
Clare Road (to the west) at its junction with Oldfield Lane. However, the portion of Berkeley 
Avenue that crosses the GSK site has been absorbed as part of the private commercial campus, and 
is not currently publically accessible. 

7 The nearest part of the Transport for London Road Network (TLRN) is the A40 Western 
Avenue, 1.1km to the south. Greenford station, providing access to Central line London 
Underground (LU) and national rail services into London Paddington is located approximately 1km 
to the south of the site, whilst both Sudbury Hill LU station, served by the Piccadilly line, and 
Sudbury Hill Harrow national rail station providing services into London Marylebone, are also 
approximately 1km to the north. Both these stations are considered to be within a reasonable 
walking distance of parts of the site, but not the whole. Bus routes 92 and 395 operate along 
Oldfield Lane North, with bus stops located approximately 200m from the site. Bus routes 487 and 
H17 can also be accessed on Whitton Avenue, approximately 600m to the north of the site. As a 
result, the site records a low to moderate Public Transport Accessibility Level (PTAL) of between 
1b and 3 across the whole site, out of a range of 1 to 6, where 1 is low. The northern and southern 
parts of the site record the best accessibility due to their proximity to Sudbury Hill and Greenford 
stations respectively. 

8 The campus was vacated by GSK in 2009, and comprises a 9.2 hectare area of employment 
land, occupied by various Class B1 commercial buildings. Those of particular note: include Glaxo 
Welcome House and Horsenden House, located north of Berkeley Avenue (which are high quality 
commercial headquarter buildings); and, Glaxo House, south of Berkeley Avenue, and fronting 
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Greenford Road (which is a Grade II Listed Building). There are also three multi-storey car parks 
located at the west of the campus, along the Oldfield Lane frontage, one of which, located on the 
south side of Berkeley Avenue but outside the application boundary, is subject to a separate minor 
alterations planning application.  Its use as a car park will be retained.     

9 The proposed red line boundary encompasses the southern portion of the former GSK 
campus (south of Berkeley Avenue), and excludes the multi-storey car parks.   

10 The surrounding context to the site is a mixture of suburban residential development, large-
scale commercial/industrial buildings, and green open space. The site registers a public transport 
accessibility level of three, on a scale of one to six, where six denotes the most accessible locations 
in the capital. 

Details of the proposal 

11 The proposal comprises a hybrid planning application which includes an outline proposal 
for the redevelopment of the south part of the Former GSK Site and a detailed proposal for the 
residential conversion of Glaxo House (Grade II) accommodating 42 residential units. The 
development proposal overall includes the provision of up to 593 homes, a Leisure Hub 
including cinema (3,100 square metres of floor space), restaurant/café uses (up to 720 square 
metres) and food retail (2,900 square metres of floor space) with ancillary landscaping and 
public open space .   

Case history 

12 A pre-application meeting was held on 3 June 2013.  The case officer’s advice note 
following the meeting concluded that the redevelopment of the former large-scale employment 
site is strongly supported in strategic planning terms.  However, concerns were raised over the 
impact of the leisure hub element of the development in relation to the characteristics of the site 
and surrounding catchment area.  It was considered that the proposed cumulative provision of 
2,900 square metres Class A1 and 720 square metres Class A3 exceeds that which would be 
acceptable and the applicant was advised to significantly reduce the scale of the retail and class A3 
provision and omit the cinema use.  Given the out of centre location, the applicant was requested 
to address parts B(b) and B(c) of London Plan Policy 4.7 which seeks a sequential test and retail 
impact assessment, to be submitted in support of ‘out of centre’ town centre uses.  This has now 
been submitted as part of the planning application.   

13 Notwithstanding the comments above, GLA officers acknowledged that a reasonable 
proportion of locally-scaled commercial uses within the development proposal could provide 
genuine benefits in terms of place-making by increasing the commercial attractiveness of the 
employment space to the north of Berkeley Avenue and promoting more sustainable 
neighbourhood shopping trips.    

Strategic planning issues and relevant policies and guidance 

14 The relevant issues and corresponding policies are as follows:  

 Employment London Plan; Land for Industry and Transport SPG; 

 Retail/town centre uses London Plan;  

 Housing London Plan; Housing SPG; Revised Housing Strategy; 
Providing for Children and Young People’s Play and Informal 
Recreation SPG;  

 Affordable housing London Plan; Housing SPG; Revised Housing Strategy;  
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 Density London Plan; Housing SPG;  

 Urban design London Plan; 

 Heritage London Plan;  

 Inclusive access London Plan; Accessible London: achieving an inclusive 
environment SPG; Planning and Access for Disabled People: a 
good practice guide (ODPM); 

 Sustainable development London Plan; Sustainable Design and Construction SPG; 
Mayor’s Climate Change Adaptation Strategy; Mayor’s Climate 
Change Mitigation and Energy Strategy; Mayor’s Water 
Strategy; 

 Blue Ribbon Network London Plan; 

 Ambient noise London Plan; the Mayor’s Ambient Noise Strategy; 

 Air quality London Plan; draft Early Minor Alteration to the London Plan; 
the Mayor’s Air Quality Strategy;  

 Transport and parking London Plan; the Mayor’s Transport Strategy;  

 Crossrail London Plan; and, Mayoral Community Infrastructure Levy 
 
 

15 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 2012 Ealing Development (Core) Strategy, the 2004 
Ealing Unitary Development Plan (saved policies), and the 2011 London Plan.   

16 The following are also relevant material considerations:  

 The National Planning Policy Framework and Technical Guide to the National Planning 
Policy Framework;  

 The Revised Early Minor Alteration to the London Plan; 

 The Ealing Development Sites DPD (Submission Stage); and, 

 The Ealing Local Plan Polices Map (Submission Stage). 

Principle of development 

17 The former GSK campus at Greenford Green is currently identified by the London Plan as a 
Strategic Industrial Location. However, Ealing Council’s emerging Development Sites DPD 
promotes redevelopment of this site for a mix of uses, as part of a wider program of industrial land 
management. In support of this approach, the emerging DPD allocates the employment land north 
of the Grand Union Canal as suitable for a proportion of employment space rejuvenation, 
complemented by the introduction of residential uses, associated community infrastructure, and 
appropriately scaled commercial/retail provision. The GLA broadly supports the Council’s policy 
approach for the site, which has been brought forward as part of a strategically coordinated 
strategy for rationalisation and consolidation of Strategic Industrial Land in the borough. The most 
recent GLA statement on the Development Sites DPD (reference: DP/LDF10/LDD06, 24 May 
2013), issued by the Assistant Director – Planning, under delegated authority from the Mayor, 
advised the Council that the Submission Stage document was in general conformity with the 
London Plan. 

18 It is further acknowledged that the GLA confirmed in a letter dated 3 September 2012 that 
the loss of 9.13 hectares of SIL at the former GSK site was accepted subject to an increase in 
Locally Strategic Industrial Sites of 9.47 hectares at the SEGRO site located to the south of the 
canal.  
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19 On the basis of the context set out above, GLA officers broadly support the proposed 
mixed use redevelopment of this former large-scale employment site in principle terms.    

Employment 

20 London Plan Policy 2.7 seeks to address constraints and opportunities in the economic 
growth of outer London, so that it may improve upon its long term economic trends. In support of 
this approach, London Plan Policy 4.1 seeks to promote the availability of sufficient and suitable 
workspaces in terms of type, size and cost, supporting infrastructure and suitable environments for 
both larger employers, and small and medium sized enterprises. 

21 The applicant is not proposing any new (B Class) employment uses as part of this proposal, 
but states that it intends to retain and reuse the commercial buildings at the north of the campus 
(outside the red line site boundary for this current proposal). As part of this approach it is noted 
that Horsenden House has recently been occupied by Greenwich School of Management, and is 
now being successfully operated as an educational facility. It is also understood that the applicant 
intends to continue marketing the headquarter office space at Glaxo Welcome House, with the aim 
of securing a large single occupier for the building.  

22 The commercial buildings north of Berkeley Avenue are of high quality, and there are 
genuine sustainability benefits associated with their retention and reuse. However, as advised at 
the pre-application stage, past practice indicates that such high-specification, bespoke, workspace 
may prove to be difficult to let. The applicant is, therefore, encouraged to consider other potential 
strategies for rejuvenating the employment floorspace at this site, for example, through flexible 
subdivision of internal floors to provide space for smaller to medium sized businesses, and/or 
serviced office accommodation.  

23 It is, nevertheless, recognised that the mixed use component of the proposed development 
is likely to make the existing employment space at Glaxo Welcome House considerably more 
attractive to potential future occupiers.  It was previously advised by GLA officers to include the 
area north of Berkeley Avenue within the application red line boundary.  This was not deemed to 
be feasible by the applicant.  As a result, the spatial quality and connectivity across Berkeley 
Avenue becomes a key strategic element of the development proposal in order to ensure the entire 
campus benefits from the proposed redevelopment. This will be covered in more detail in the 
Urban Design section below. 

24 In addition to the existing employment uses, it is acknowledged that the retail element of 
the proposed development is expected to create approximately 165 new full time jobs in the local 
area, whilst the cinema will create approximately 35 new full time jobs.   

Retail and town centre uses 

25 The site is in an out of centre location, with the closest centres: Sudbury Hill (to the north); 
and, Westway Cross (to the south), both of neighbourhood scale. London Plan Policy 4.7 promotes 
a ‘town centre first’ approach to retail and leisure uses, and seeks to ensure that the scale of retail, 
commercial, culture and leisure development is related to the size, role and function of a town 
centre and its catchment. This policy firmly resists inappropriate out of centre development, which 
can threaten high streets and undermine town centres.  
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26 A breakdown of the proposed retail and town centre uses is provided in the table below.  

Use Proposed maximum floorspace 
Retail (including convenience store) 2,900 sq.m. 
Restaurants and cafes 720 sq.m. 
Cinema 3,100 sq.m. 

27 The applicant has stated that the retail provision is intended to be ‘local’ in nature, 
serving the community generated by the proposed development, as well as the existing local 
catchment. It is also understood that the cinema use has been included partly in response to 
community and stakeholder consultation and its scale is based on operator requirements, and to 
a certain extent, has shaped the proposed quantum of retail (which is proposed to be provided 
directly below the cinema at the ground floor).  

28 GLA officers acknowledge that a proportion of locally-scaled commercial uses within this 
development could provide genuine benefits it terms of place-making, increasing the 
commercial attractiveness of the adjacent employment space, and promoting more sustainable 
neighbourhood shopping trips.  

29 GLA officers raised concerns at the pre-application stage that the quantum of A1(2,900 
sq.m.) and A3 (720 sq.m.) uses would exceed what would be deemed acceptable given the 
characteristics of the location and surrounding catchment. It was also considered that this level 
of development would have a negative impact on town centre development as well as promoting 
less sustainable car journeys to a location that is not served well by public transport. In response 
to this, the applicant has now submitted a Retail Impact Assessment with a sequential test, 
addressing parts B(b) and B(c) of London Plan Policy 4.7 and paragraphs 23 – 27 of the 
National Planning Policy Framework. This intends to provide justification for the quantum of 
retail and cinema uses through a sequential assessment based on the contribution that sites 
located closer to the town centre are able to make, either individually or collectively in meeting 
the same requirements that the proposal is intended to achieve.  
 
30 The sequential test sets out potential for alternative sites within the Greenford Town 
Centre boundary which would a minimum of 0.3 hectares in order to accommodate a similar mix 
of cinema and retail uses.  The findings of the test have found that there are no alternative sites 
that would be suitable for meeting the needs of the development proposal.   
 

31 The Retail Impact Assessment provides a good level of analysis on the relevant NPPF 
criteria on the likely impact of the development on planned public and private investment within 
surrounding Town Centre locations; the vitality and viability of Greenford Town Centre or; on 
existing and planned retail facilities within Greenford Town Centre or other centres. The 
outcome of these findings suggests that the proposed retail element will not result in ‘significant 
adverse impact’ on any of the assessment areas.   
 

32 Based on these findings, GLA officers are supportive of the quantum of proposed retail 
and leisure uses given that they will provide convenience and leisure facilities to both the 
proposed new homes and existing homes north of the application site.  It is further considered 
that the proposed redevelopment of the site has the potential to create and encourage a 
rejuvenation of the Grand Union Canal as a destination for recreation activities and the inclusion 
of retail and leisure related uses at strategic sites along the canal is therefore supported.  This is 
also supported by local planning policy within Ealing Council’s Draft Development Management 
DPD.   
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Housing 

33 The development proposal includes the provision of 596 new homes. This provision is 
equivalent to 66% of Ealing’s annual monitoring housing delivery target (as identified by 
London Plan Table 3.1) and is strongly supported in accordance with the aims of London Plan 
Policy 3.3. The table below sets out the indicative housing schedule. 

Unit type Number of units Balance of unit types 
One-bedroom  178 30% 
Two-bedroom 228 38% 
Three-bedroom 145 25%   
Four-bedroom 42 7% 
Total 596 100% 

Affordable housing 

34 Based on meeting discussions it is understood that the proposed affordable component 
of the above housing schedule is subject to on-going development viability testing.  The 
applicant has nevertheless indicated a provisional overall affordable housing contribution of 
25%. This would equate to 150 affordable units and would be subdivided into 11% social rent, 
4% shared ownership and 10% PRS. The PRS element of this mix is not included in the London 
Plan’s Policy 3.10 definition of affordable units and therefore the overall affordable contribution 
is currently 15%. Given the significance of the proposed development in terms of the Council’s 
annual monitoring housing delivery target, we would strongly encourage further discussion with 
the applicant and Ealing Council in order to achieve the best possible affordable housing 
contribution.  The applicant is required to submit an affordable housing viability report in 
support of this, using the ‘Three Dragons’ assessment toolkit or similar method. This will be 
subject to an independent assessment in order to verify that the proposed affordable housing 
provision would be the maximum reasonable, in accordance with London Plan Policy 3.12.  

35 In addition, GLA officers would support the inclusion of a financial review mechanism 
within the section 106 agreement with the aim of capturing any additional financial surplus 
generated by an uplift in residential sales values, prior to implementation or between phases of 
development. This mechanism should be designed to ensure that an appropriate proportion of 
any financial surplus would be awarded to the Council and ring-fenced for the delivery of 
additional affordable housing units.   

36 The applicant stated at the pre-application meeting that it intends to set up a scheme 
viability working group with Ealing Council.  As discussed above, whilst viability assessments are 
typically locally-led, GLA officer would welcome the opportunity to attend working group 
sessions on a periodic basis in order to remain informed of the key viability issues and the 
emerging findings of the viability assessment.   

Mix of units 

37 Following initial figures provided at the pre-application stage, while a good range of 
residential typologies is maintained, the overall provision of family sized units has fallen from 
32% to 22%, whereas the number of one-bed units has risen from 153 to 170 units (30% 
overall).  While it is accepted that the viability of the scheme is subject to ongoing assessment, 
Ealing Council are encouraged to ensure that an acceptable level of family sized housing is 
included in order to comply with London Plan Policy 3.8. In determining the affordable housing 
contribution level, the Council is advised to seek the maximum number of affordable family sized 
units. This is in accordance with London Plan Policy 3.11, the Mayor’s Housing SPG and Revised 
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Housing Strategy, which all identify affordable family sized housing as a strategic priority and 
state that 36% of funded affordable rented homes should have three or more bedrooms.  

Residential standards 

38 The submitted Design Code and Design and Statement indicate a high quality of 
residential accommodation across the scheme and demonstrate that all units will meet the 
minimum space standards required by London Plan Policy 3.5. The depth of floorspace to all 
single aspect mansion block units appears acceptable in order to achieve well-lit living spaces 
with floor to ceiling heights exceeding the minimum of 2.5 metres as required in the London 
Housing Design Guide. This design approach is welcomed.   

39  Given the hybrid nature of the scheme, the Council is encouraged to secure compliance 
with the strategic space standards for individual living spaces and bedrooms within the mansion 
block units by way of a planning condition.   

40 Concerns regarding the inclusion of double loaded corridors were raised by GLA officers 
at the pre-application stage as they create single aspect units. The application drawings retain 
the double loaded corridor to Block E, however it is acknowledged that the units are east and 
west facing with floor to ceiling heights exceeding the minimum 2500mm of the London 
Housing Design Guide. Private amenity space to these units at the upper levels is also generous 
and the core position and access arrangements to Block E are therefore acceptable. 

41 The unit to core ratio of the remainder of mansion blocks ranges from 4 to 6 with 
entrances to cores well-articulated and legible from the public realm. This is welcomed.  

Children’s play space  

42 Based on the residential mix presented above, which is subject to determination at the 
reserved matters stage and using the methodology within the Mayor’s Shaping Neighbourhoods; 
Play and Informal Recreation SPG (2012), GLA officers have calculates a (minimum) expected 
child population of 127 for the development. This figure is likely to increase once the affordable 
component of the residential schedule has been confirmed. This would indicate that the 
development would need to make provision for a minimum of 1,270 sq.m. of children’s play and 
informal recreation space.   

43 The Design and Access Statement presents a clear indication of the size and location of 
designated play space in accordance with London Plan Policy 3.6. This includes a range of play 
space typologies to address the needs of different age groups including; doorstep play areas for 
under five year olds, local play space and space designated for older children. Play spaces are 
well located across the masterplan off pedestrian routes and are well overlooked by residential 
blocks. The total provision is 2660 sq.m. of play space which is almost double the minimum 
required. GLA officers are of the view that this will meet the space requirements generated by 
the inclusion of affordable units, once finalised. 

Density 

44 Given the suburban characteristics of the site the London Plan density matrix (Table 3.2 
in support of London Plan policy 3.4) would suggest a residential density in the region of 150 to 
250 habitable rooms per hectare for this development.  

45 Based on the submitted indicative housing provision, the scheme exceeds this range with 
an expected site-wide residential density of approximately 345 habitable rooms per hectare, 
based on the application site area of 5.6 hectares south of Berkeley Avenue. While this is above 
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the guidance within London Plan Policy 3.4 the density is considered with reference to the 
overall quality of the scheme. This includes residential and design quality, accessibility of the site 
and the surrounding context. In this case, GLA officers are of the view that the general layout of 
the scheme is well conceived with a good balance of two storey house blocks and taller mansion 
blocks. The development proposal is generally of a high quality of design. There are however 
issues relating to Inclusive Access which will be addressed in more detail later in this report.   
 
46  The applicant is further required to submit/confirm the residential density proposed in 
terms of net residential area, in accordance with guidance in London Plan paragraphs 3.30 and 
3.31 in support of London Plan Policy 3.4 and the Mayor’s Housing SPG (2012).  

Social infrastructure  
 
47  To support the proposed introduction of additional housing the applicant proposes the 
provision of 245 sq.m. for community use in accordance with the aims of London Plan Policy 
3.16. At the pre-application stage the proposed amount of community space provision was 420 
sq.m. In the absence of a local community infrastructure levy, the Council may therefore decide 
to seek appropriate financial contributions towards social infrastructure as a planning obligation, 
in order to mitigate the impact of the proposed development.    

Urban design 

Masterplan layout 
 
48 The proposed layout of the scheme is generally well considered. The simple urban grid 
creates a legible and permeable pedestrian environment and the reinstatement of Berkeley 
Avenue as a publically accessible street will significantly improve east-west connectivity through 
the neighbourhood, and is strongly supported.  
 
49 The applicant was encouraged to consider locating commercial uses along the northern 
edge of the site (fronting Berkeley Avenue) in order to respond to the commercial uses to the 
north. This was intended to avoid any potential conflicts or quality issues arising from having 
terrace houses facing onto the commercial area. While the application scheme retains the 
location of terrace housing along Berkeley Avenue, this may be supported subject to achieving a 
high quality of public realm along the north edge of the application site. Berkeley Avenue is 
defined within the design code as a ‘Leafy Street’ typology with private residential front gardens 
to the proposed terrace housing on the south side of the street. A planting zone is also indicated 
on the opposite side with the intention of mitigating the visual impact of commercial uses and 
the existing multi-storey car park to the north of the street. GLA officers would encourage the 
Council to obtain further design information from the applicant which demonstrates how a high 
standard of public realm along Berkeley Avenue will be achieved. This may include details of 
surface treatment, means of controlling the flow of vehicular traffic and further opportunities for 
play space.  

50 It was also considered during pre-application discussions that the southern multi-storey 
car park at the prominent corner of Berkeley Avenue and Oldfield Lane should be included 
within the red line application boundary in order to provide the means for a high quality active 
frontage to the site when approaching from the west, in accordance with the aims of London 
Plan Policy 7.3.  

51 In response to the above comments, a separate planning application has been made for 
the refurbishment and physical enhancement of the car park building. While opportunities for 
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including active frontages to the west and north elevations, it is acknowledged that the 
intention to retain the use of the building as a car park limits what is possible in achieving this. 
This proposal does make provision for improving the quality and accessibility of the east 
frontage which in turn provides an active frontage and degree of enclosure to the communal 
space at the rear of residential Block G.  

52 The Design Code for the main outline application includes the intention to introduce 
pedestrian links along the south edge of the car park building. This is supported as it aims to 
maximise pedestrian permeability with Oldfield Lane, mitigating the otherwise inactive frontage 
of the car park’s west façade. The intention to replace the existing planting and enhance the 
existing greenery to the Oldfield Lane frontage is welcomed and will contribute to meeting the 
aims of London Plan Policy 7.3 in terms of providing an open and inviting response to the 
adjacent streets. 

53 Notwithstanding the separate car park application, the applicant should include 
indicative visuals of how the wider masterplan relates to the Oldfield Lane edge of the 
development and how this will be treated.  

Masterplan blocks 
 
54 Proposed terraced house typologies are broadly supported in meeting London Plan space 
standards and providing a good amount of private amenity space both to the front and rear of 
the terraces. In addition, each individual unit is well articulated giving a sense of ownership to 
the occupants and a strong and legible rhythm to the streetscape. Kitchens are located at 
ground floor with living spaces above which creates well overlooked active frontages to the 
streets. Their arrangement in perimeter blocks ensures that public and private spaces are clearly 
identified. This design approach is welcomed.  

55 GLA officers raised concerns during the pre-application stage on the design and 
configuration of ‘mansion block’ typologies. This was with particular reference to the blocks 
within the ‘Greenford Green Waterside East’ character area. The issues related to the layout and 
positioning of the blocks, in creating open spaces that were poorly defined and lacking the 
privacy and degree of enclosure to be successfully used as communal gardens.  

56 In response to GLA comments, the mansion blocks have now been redesigned to provide 
more clearly defined communal and private spaces, with individual front doors to all ground floor 
units. This design change is welcomed as it encourages a greater sense of ownership for 
residents and pedestrian movement around the full perimeter of the blocks. As a result, 
communal spaces between the blocks and adjacent to the canal will be well overlooked and 
better used.  

57 The repositioned Blocks C, D and E provide an improved spatial relationship with the 
wider masterplan in forming a strong north/south route linking Berkeley Avenue with the 
communal space on the edge of the canal. Block E is now conceived as feature building of 9 
storeys which is intended to act as a landmark at the eastern end of the newly opened canal tow 
path route. It is also situated at a distinct bend in the canal which complements its form and 
appearance while defining the communal space along the edge of the canal.   

58 The architectural principles of the Art Deco Glaxo House are implemented into the form 
of the mansion block facades. This brings a simple and refined language to the blocks, where 
units within blocks expressed individually. As with the design approach to the house typologies, 
this encourages a sense of ownership for future residents and brings character to the 
streetscapes. The Art Deco style is continued along the canal facing frontages where a strong 



 page 11 

horizontal and clean-lined aesthetic is used. This design approach is supported as it imparts a 
consistent visual language throughout the masterplan.   

Heritage – Glaxo House 

59 The detailed element of the proposed application includes the conversion of the Art 
Deco inspired Grade II Listed Glaxo House into residential flats. The proposed approach includes 
a set-back linear roof extension and the replacement of much of the existing rear elevation with 
a new rear extension. The roof and rear extensions are physically connected, forming a 
continuous modern addition to the building and allowing the existing fabric to be clearly 
delineated from new additions.  

60 GLA officers strongly support the applicant’s intention to refurbish and convert Glaxo 
House in order to help secure the long term future of the building in accordance with the aims 
of London Plan policies 7.8 and 7.9. Whilst the removal of the rear elevation may result in some 
harm to the heritage asset, the rationale for this (to provide a more readily adaptable building 
for residential conversion) is understood.  

61 Following comments from English Heritage, the rear elevation has been redesigned to 
replace the previously vertical emphasis which clearly delineated individual units as has been 
implemented to the other residential blocks. A horizontal emphasis has been introduced in order 
to appear more sympathetic to the language of the Art Deco building. While the reasoning 
behind this change is accepted, GLA officers are concerned that this will have a detrimental 
impact on the quality of the north-south street running along the rear of Glaxo House. The 
ground floor level of the rear elevation is now a continuous white rendered wall with a single 
point of access towards the southern end of the block, offering little opportunity for active 
frontage. We would therefore strongly encourage further design revisions to provide front doors 
to ground floor units along this edge where feasible with reference to the level change along the 
north-south street. It is considered that this would not unduly detract from the issues raised by 
English Heritage as the horizontal language can be retained at first and second floor levels.  

62 Notwithstanding the above comments, GLA officers are of the view that the harm to the 
heritage asset would be suitably outweighed by the benefits of the design response; and, the 
restoration of the building to a suitable and viable use. The applicant has submitted a Heritage 
Statement which clearly details the existing condition of the building, its key features of 
architectural significance and the design rationale behind its refurbishment.  

Inclusive access 

63 The aim of London Plan Policy 7.2 is to ensure that proposals achieve the highest 
standards of accessibility and inclusion (not just the minimum). Inclusive design principles if 
embedded into the development and design process from the outset help to ensure that all of 
us, including older people, disabled and Deaf people, children and young people, can use the 
places and spaces proposed comfortably, safely and with dignity.  

64 The expectation is that any proposal referred to the Mayor will aim for the highest 
standards (not just the minimum) and the accompanying design and access statement should 
illustrate how the proposal meets these requirements and justifies the decisions taken, especially 
any deviation from accepted good practice. The design and access statement should explain the 
design thinking behind the application and demonstrate how the principles of inclusive design, 
including the specific access needs of disabled people, have been integrated into the proposed 
development and how inclusion will be maintained and managed.   
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65 The design of the landscaping and the public realm is crucial to how inclusive the 
development is for many people. The proposals should ensure that the routes from the public 
transport facilities to the new entrance points are legible and clearly identifiable, and that way 
finding is easy to make access easy, safe and comfortable. The design and access statement 
should demonstrate how disabled people access each of the entrances safely, including details 
of levels, gradients, path widths and surface materials, how they are segregated from traffic and 
turning vehicles and how any level changes on the routes will be addressed. Information 
regarding routes from nearby public transport stops/stations should also be provided. 

66 As noted the pre-application report particular consideration should be given to the 
approach to the canal side landscaping, to ensure this area would be accessible and inviting 
space, and a genuinely inclusive asset to the scheme. The current proposal shows ‘ziz-zag’ ramps 
and steps covering level changes of approximately 2m down to the canal. Two are indicated as 
being tapered steps, with the ramp integrated, with one having a level change in excess of 2m. 
Integrated ramps and tapered steps are strongly discouraged. They do not provide a safe route 
for wheelchair users, even steps risers required by people with limited mobility to use the stairs 
safely or easily identify edges to ensure the safety of visually impaired people. Additionally the 
steps have limited handrail indicated limiting their usability. As proposed these routes are not 
considered inclusive nor good practice. The applicant is strongly recommended to revisit the 
landscaping strategy to provide a more gently graded and inclusive solution. Part M of the 
Building Regulations identifies that any change over 2m is likely to be a barrier to many disabled 
people and as such alternative routes/options would be required. 

67 The applicant has confirmed that all residential units will be designed to Lifetime Homes 
standards and that 10% will be wheelchair accessible or easily adaptable homes. This is 
welcomed and, in line with London Plan Policy 3.8 Housing Choice. 

68 However, GLA officers are of the view that the sample houses contained with the Design 
and Access Statement November 2013 do not meet Lifetime Home Criteria and as such the 
applicant should further demonstrate that the design of residential units meets the 16 Lifetime 
Home standards (see the Quality and Design Standards in the Mayor’s Supplementary Planning 
Guidance ‘Housing’), and that the wheelchair accessible homes meet the standards set out in 
Annex 2 Best Practice Guidance for Wheelchair Accessible Housing, of the GLA's Supplementary 
Planning Guidance ‘Housing’ (see http://www.london.gov.uk/sites/default/files/Housing-
SPG-highres.pdf.) as requested in the pre-application report. 

69 Typical flat layouts and plans of the wheelchair accessible homes and the Lifetime 
Homes should be included in the design and access statement to illustrate the relevant features. 
It should be clear on the plans where the wheelchair accessible homes are located and how many 
there are.  These should be distributed across tenure types and sizes to give disabled and older 
people similar choices to non-disabled people. 

70 The Play and Informal Recreation SPG supports the implementation of the London Plan 
Policy 3.6. Children and young people need free, inclusive, accessible and safe spaces offering 
high-quality play and informal recreation opportunities in child-friendly neighbourhood 
environments. Policy 3.6 of the London Plan seeks to ensure that all children and young people 
have access to such provision. The applicant is encouraged to demonstrate in the design and 
access statement how inclusive play has been integrated into the site wide play strategy. 

71 The appointment at this early stage of an access consultant is recommended as close 
collaboration between an access consultant and the design team can help to ensure that 
inclusive design principles are embedded into all aspects of the design process and that best 
practice access standards are met.  

http://www.london.gov.uk/sites/default/files/Housing-SPG-highres.pdf
http://www.london.gov.uk/sites/default/files/Housing-SPG-highres.pdf
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Energy 

Energy efficiency standards 

72 A range of passive design features and demand reduction measures are proposed to 
reduce the carbon emissions of the proposed development. Both air permeability and heat loss 
parameters will be improved beyond the minimum backstop values required by building 
regulations. Other features include attention to details to reduce thermal bridging. Further 
information should be provided on how the demand for cooling will be minimised in line with 
policy 5.9. The development is estimated to achieve a reduction of 64 tonnes per annum (5%) in 
regulated CO2 emissions compared to a 2010 Building Regulations compliant development. 
Sample DER and BRUKL sheets for the development including efficiency measures alone (i.e. 
excluding CHP, heat pumps and PV) should be provided to support the savings claimed. 

District Heating 
 
73 The applicant has carried out an investigation and there are no existing or planned 
district heating networks within the vicinity of the proposed development. The applicant has 
provided a commitment to ensuring that the development is designed to allow future 
connection to a district heating network should one become available, however it is unclear how 
this will be achieved in practice given the different approach proposed for domestic and non-
domestic buildings. The applicant is not proposing to install a site heat network. This is not 
supported. The applicant should commit to a site heat network connecting all apartment blocks 
and non-domestic uses. It is accepted that the houses may have a heat density too low to justify 
connection.  A drawing showing the route of the heat network linking all buildings on the site 
should be provided. The site heat network should be supplied from a single energy centre. 
Information on the floor area and location of the energy centre should be provided. 

Combined Heat and Power 
 

74 The applicant if proposing to install individual CHP systems in each apartment block. 
This approach is not supported. In line with the energy hierarchy site wide CHP should be 
prioritised over localised solutions. The applicant should provide a detailed feasibility assessment 
of CHP (see GLA Guidance for details 
http://www.london.gov.uk/sites/default/files/Energy%20Planning%20Guidance%20update%
20%2C%20Aug%202013.pdf) including load profiles, CHP installed capacity and proportion of 
heat and hot water load to be met by the system. A reduction in regulated CO2 emissions of 137 
tonnes per annum (12%) is claimed through localised CHP systems however no supporting 
evidence is provided to explain how the figures were derived. A feasibility assessment needs to 
be provided to justify the savings claimed.   

Renewable energy technologies 
 

75 The applicant has investigated the feasibility of a range of renewable energy 
technologies and is proposing to install ground source heat pumps to serve the retail units and 
air source heat pumps to serve the other commercial areas. Solar PV is proposed for the houses. 
A reduction in regulated CO2 emissions of 112 tonnes per annum (11%) is claimed through this 
third element of the energy hierarchy however no supporting evidence is provided to explain 
how the figures were derived. The applicant should provide further information on the loads that 
the heat pumps are expected to meet, the COPs of the systems and the proposed installed 
capacity. A plan showing the proposed location and installed capacity of the PV array and 
predicted carbon savings should also be provided.  

 

http://www.london.gov.uk/sites/default/files/Energy%20Planning%20Guidance%20update%20%2C%20Aug%202013.pdf
http://www.london.gov.uk/sites/default/files/Energy%20Planning%20Guidance%20update%20%2C%20Aug%202013.pdf
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Overall carbon savings 
 

76 Based on the energy assessment submitted at stage I, the table below shows the residual 
CO2 emissions after each stage of the energy hierarchy and the CO2 emission reductions at each 
stage of the energy hierarchy.  

 
 

77 A reduction of 313 tonnes of CO2 per year in regulated emissions compared to a 2010 
Building Regulations compliant development is claimed, equivalent to an overall saving of 26%, 
however the figures are not supported by sufficient evidence. The carbon dioxide savings fall 
short of the targets within Policy 5.2 of the London Plan. The applicant should address the 
comments above and consider the scope for additional measures aimed at achieving further 
carbon reductions. 

Blue Ribbon Network 

78 The site is adjacent to the Grand Union Canal which forms part of London’s Blue Ribbon 
Network. The proposal to open up this section of the canal towpath as a new publically 
accessible space is strongly supported. However, as discussed at the meeting, the applicant 
should explore all opportunities to promote true east-west connectivity along the canal, and, in 
particular, to Berkley Fields - in order to link the site with the wider network of local open 
spaces. Issues raised in the Inclusive Section of this report are required to be addressed in order 
to ensure that the proposed masterplan has a strong relationship with the canal edge and that 
north-south routes through the site are fully accessible from the canal tow path. Furthermore, in 
accordance with the aims of London Plan policies 6.14 and 7.26, GLA officers would strongly 
support the use of this waterway for the sustainable transportation of demolition and 
construction materials associated with the development. The applicant is encouraged to have 
regard to this approach when developing the detail of the construction logistics plan.  

Air quality and ambient noise 

79 The applicant should ensure that environmental issues of air quality and ambient noise are 
appropriately addressed by the proposed development in accordance with the principles of London 
Plan policies 7.14 and 7.15 respectively. The London Plan seeks to ensure that new development in 
London is at least ‘air quality neutral’ and that development seeks to reduce noise by minimising 
potential impacts from within proposals themselves, as well as from activities within the vicinity of 
proposed development. The applicant stated at the pre-application stage that as part of the 
application submission it was preparing air quality and noise/vibration assessments. The 
assessments have not been received to date and the applicant is strongly advised to submit them in 
order to demonstrate how the scheme addresses the impact of neighbouring employment activities 
at the south of the site.   

Transport 
 
80 This planning application was the subject of pre-application discussions with TfL in 
August 2013 and detailed comments were provided to the London Borough of Ealing on 5th 
February 2014. 

81 It is proposed to provide car parking at a ratio of one space per unit for the residential 
units. This has been justified by reference to car ownership data for the surrounding area, which 
is generally 10-20% higher than the proposed provision (notwithstanding that the nature of 
existing residential development is for larger houses rather than the predominantly smaller flats 
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proposed) and lack of parking controls in the area and subsequent potential risk of overspill 
parking.  

82 Given the site’s proximity to stations, TfL’s preferred solution would be for a Controlled 
Parking Zone (CPZ) to be introduced into the area and on-site parking to be reduced to ensure 
that residents travel by sustainable means wherever possible. If feasible, this should be secured 
within the Section 106 agreement. TfL also requires that the proposed parking provision be 
controlled and managed through a Car Park Management Plan to be secured by condition on 
any consent.  

83 For the non-residential uses on site as well as some residential units, car parking is 
proposed within an existing multi-storey car park in the applicant’s ownership outside of the 
site’s red line boundary. As it is proposed to make changes to this car park to support the 
proposed development, a Grampian condition should be imposed on any consent ensuring these 
changes take place prior to the site being occupied and the amount of retained car parking 
confirmed, as this is not clear from the application documentation. 

84 At the pre-application stage, TfL had requested that the quantum of any non-residential 
car parking should be robustly justified through the transport assessment. This has not taken 
place and given that the non-residential parking provision appears to be significantly above the 
maximum standards, TfL requires this to be reduced in order to comply with London Plan Policy 
6.13. A reduction in commercial car parking within the existing car park could be balanced by 
increasing residential car parking here and a corresponding reduction in new parking spaces 
within the red line boundary. 

85 Regardless of the level of car parking ultimately agreed, London Plan standards for blue 
badge parking and EVCPs should be met and secured through the car park management plan 
referred to above. In particular, it is not clear how EVCPs will be provided for the commercial 
uses, and this must be clarified. It is also noted that only 30 residential blue badge parking 
spaces are proposed, whereas Lifetime Homes standards require provision for 10% of units on 
site. The level of provision should therefore be increased accordingly. 

86 A number of issues relating to trip generation have been highlighted in the initial 
response to the council, with the potential concern that trip generation has been 
underestimated across all land uses, particularly for the proposed supermarket. The methodology 
by which trips have been distributed onto different bus routes also requires further 
consideration. In addition, given the amount of time that the existing buildings on site have 
been vacant and the apparent difficulty in re-letting them as offices, TfL does not feel that a 
scenario in which they are fully reoccupied is a realistic baseline, which should instead be taken 
as their current usage. Depending on the outcome of the revised assessment, further discussions 
around transport mitigation may be necessary. 

87 With respect to highway impact and notwithstanding the above, the transport 
assessment demonstrates that some junctions operate at or above capacity at present, while 
others will be pushed over capacity as a result of the development without any mitigation. As 
such, mitigation through changes to signal timings has been proposed by the applicant. 
However, in the majority of cases these proposed changes either may not have the desired 
effect, or may not be possible to implement due to safety concerns. Further discussion with both 
the council and applicant on potential highway impacts is therefore required before the 
application can be considered compliant with London Plan Policy 6.11.  

88 Given the issues identified with respect to trip generation above, at present TfL is not in 
a position to comment on the likely impact of the scheme on the public transport network. It is 
noted that the council has asked TfL to consider whether a bus route can be diverted through 
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the site. For this to be considered, the journey time impacts would need to be understood and 
this can only take place when the issues with highway modelling identified above are resolved. 
TfL would also require a layout for Berkeley Road that enabled its use by buses (for example, 
with no speed bumps) to be agreed, along with designs for new bus stops on Berkeley Avenue 
within the site and on Greenford Road. Any diversions would also need to be subject to public 
consultation.  

89 In any case it is noted that the existing bus stops on Oldfield Lane North are located 
adjacent to the multi-storey car park. This is not particularly convenient for the commercial uses 
on site and does not provide natural surveillance for passengers waiting at stops. TfL would 
encourage consideration of whether there is potential to relocate these stops further to the 
south to tie in better with the entrances to the cinema and food store and where the waiting 
environment will be more pleasant. 

90 The borough’s aspiration to provide a crossing to improve access to the canal from the 
site is noted. Provided such a crossing can be provided safely, this would be supported by TfL to 
enhance pedestrian links in the local area in line with London Plan Policy 6.10.  

91 It is noted and welcomed that two Legible London signs will be provided within the site 
to improve wayfinding in the area. Funding for these signs should be secured via the section 106 
agreement.  

92 A pedestrian audit has been submitted alongside the application, which is welcomed by 
TfL. All areas considered have scored well, although the result does appear to be relatively 
generous. The council as highway authority may wish to consider whether it wishes to seek any 
contributions towards pedestrian enhancements in the area; in particular, bus stops at Greenford 
Road north and Rockware Avenue scored relatively poorly. 

93 788 residential cycle parking spaces are proposed, either within communal areas for flats 
or within rear gardens of houses. Whilst this provides one space per one or two bed unit and two 
spaces for any larger units in line with London Plan standards, Policy 6.13 also requires one 
visitor cycle parking space per 40 units. As such, an additional 15 spaces should be provided 
within the public realm of the site.  

94 124 cycle parking spaces are proposed within the multi-storey car park for the 
commercial uses. As London Plan standards for cinemas refer to number of seats, the applicant 
should confirm that these standards have been met. In addition, it is questioned whether the 
multi-storey car park is the most appropriate location for these, particularly given the distance 
from the entrances to the commercial use and their lack of visibility to cyclists. TfL would 
strongly recommend that at least some of these spaces are relocated to the public realm, close 
to entrances to both the foodstore and the cinema.  

95 It is noted and welcomed that a bike wheel ramp will be provided along the stepped 
access into the site from Greenford Road. The provision of an additional ramp down the steps to 
the canal adjacent to the Black Horse pub would also be supported by TfL, who would 
recommend this is secured through the legal agreement. 

96 It is stated that as an outline application, no Construction Logistics Plan (CLP) or 
Delivery and Servicing Plan (DSP) have been submitted and that these plans can be secured by 
condition. Whilst this is the case, TfL would have expected a high level outline of what these 
documents would contain as advised at pre-application stage. For example, the applicant should 
commit to investigating the use of the canal for movement of construction materials, the use of 
vehicle booking systems during both construction and operation of the development and the 
implementation of cycle safety measures during construction. 
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97 Separate Travel Plans for the residential and commercial uses have been provided. Whilst 
the structure and content of the Travel Plans are generally good, the measures proposed are 
relatively formulaic and could be more ambitious – for example, no consideration appears to 
have been given to the introduction of a car club with membership for residents.  

98 Given the issues above, the application cannot currently be considered consistent with 
the transport policies of the London Plan. Further work is required on trip generation and 
mitigation of vehicle trips, as well as further consideration of car and cycle parking, freight and 
public transport. 

Community Infrastructure Levy  

99 In accordance with London Plan policy 8.3 ‘Community Infrastructure Levy’, the Mayor 
has agreed a CIL Charging Schedule which commenced in April 2012. It will be paid by most new 
development in Greater London. Boroughs are arranged into three charging bands with rates of 
£50 / £35 / £20 per square metre of net increase in floorspace respectively. The proposed 
development is within the London Borough of Ealing where the proposed Mayoral charge is £35 
per square metre. More details are available via the GLA website http://london.gov.uk/  

Local planning authority’s position 

100 The Local Authority’s position is not known at this stage. 

Legal considerations 

101 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 possible direction, and no 
such decision should be inferred from the Mayor’s statement and comments. 

Financial considerations 

102 There are no financial considerations at this stage. 

 

Conclusion 

103 London Plan policies on are relevant to this application.  The application complies with 
some of these policies but not with others, for the following reasons: 

http://london.gov.uk/
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Employment - The applicant is encouraged to consider other potential strategies for 
rejuvenating the employment floorspace at this site, for example, through flexible 
subdivision of internal floors to provide space for smaller to medium sized businesses, 
and/or serviced office accommodation. It is acknowledged that the retail element of the 
proposed development is expected to create approximately 165 new full time jobs in the 
local area, whilst the cinema will create approximately 35 new full time jobs. 

Retail and town centre uses - The outcome of the Retail Impact Assessment suggests 
that the proposed retail element will not result in ‘significant adverse impact’ on any of 
the assessment areas. The Assessment should be subject to a locally-led independent 
review to ensure the findings are fully justified. 
 
Housing – The residential mix and design quality is generally supported and of high 
quality. The affordable housing is subject to a scheme viability working group between 
the applicant and Ealing Council.  GLA officers would welcome the opportunity to attend 
working group sessions on a periodic basis in order to remain informed of the key 
viability issues and the emerging findings of the viability assessment. 
 
Urban Design – The scheme is generally considered to be acceptable in terms of the 
form and massing of both house and mansion block typologies. Further information is 
required on ensuring that the multi-storey car park to the south of Berkeley Avenue and 
the general quality of the public realm along Berkeley Avenue are fully considered to 
ensure that the northern and western boundaries of the site are developed as welcoming 
and accessible elements to the wider scheme.  
 
Heritage – While the proposed redevelopment of the Grade II Glaxo House is supported 
and is sufficiently sympathetic to the significance of the heritage asset, further design 
development is needed to optimise an active frontage along the north-south route 
between Glaxo House and the proposed terrace housing. 
 
Inclusive Access – Further information is required to clearly demonstrate how the 
scheme meets Lifetime Homes standards and 10% wheelchair accessible units across a 
range of residential tenures. There are also outstanding issues relating to the treatment 
of level changes, particularly along the edge of the canal. It is advised that the 
appointment of an access consultant should be considered by the applicant.   

Energy - The applicant has broadly followed the energy hierarchy. Sufficient 
information has been provided to understand the proposals as a whole. Further revisions 
and information is required before the proposals can be considered acceptable and the 
carbon dioxide savings verified.  
 
Transport – There are a number of issues that need to be addressed, as detailed above. 
It is considered that the application cannot currently be considered consistent with the 
transport policies of the London Plan. Further work is required on trip generation and 
mitigation of vehicle trips, as well as further consideration of car and cycle parking, 
freight and public transport. 
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for further information, contact Planning Decisions Unit: 
Colin Wilson, Senior Manager – Development & Projects  
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895    email justin.carr@london.gov.uk 
James Keogh, Case Officer 
020 7983 4317    email james.keogh@london.gov.uk 
 

 


