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planning report D&P/0456b/01  

18 September 2013 

Havelock Estate, Southall 

in the London Borough of Ealing  

  

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 

Outline application for the phased demolition of 692 existing residential units and seven 
commercial units (totalling 490 sq.m.); retention of 154 existing residential units; and, phased 
construction of up to 922 new dwellings as a mixture of houses and flats, 840 sq.m. of commercial 
space; 280 sq.m. of community use space, and associated residential facilities, landscaping, public 
realm and access works.  

The applicant 

The applicant is Catalyst Housing Ltd., and the architect is Pollard Thomas Edwards. 

Strategic issues 

At stage 1 the proposed phase of regeneration at Havelock Estate was strongly supported in 
strategic planning terms, issues with respect to housing, open land, inclusive access, 
sustainable development and transport have since been resolved. 

The Council’s decision 

In this instance  Ealing Council has agreed a dual recommendation resolving to grant permission 
but giving delegated authority for officers to refuse permission if the Section 106 agreement is 
not signed. 

Recommendation 

That  Ealing Council be advised that the 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. 

Context 

1 On 9 August 2013 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.  This was referred to the Mayor under the following Category of the Schedule to the 
Order 2008: 

 1A 1. “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats”; and, 
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 3A 1.(a) “Development which is likely to result in the loss of more than 200 houses, flats, 
or houses and flats (irrespective of whether the development would entail also the 
provision of new houses or flats)”. 

2 On  18 September 2013 the Mayor considered planning report PDU/0456b/01, and 
subsequently advised Ealing  Council that the regeneration at Havelock Estate is strongly 
supported in strategic planning terms, subject to the resolution of the issues set out in 
paragraph 74. 

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, the application has been 
revised in response to the Mayor’s concerns (see below).  On 27 November 2013 Ealing   Council 
agreed a dual recommendation resolving to grant permission but giving delegated authority for 
officers to refuse permission if the Section 106 agreement is not signed within a specified date , 
and on 4 December 2013 it advised the Mayor of this decision.  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 Ealing Council under Article 6 to refuse the application or 
issue a direction to Ealing  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.  The Mayor has 
until 18 November 2013  to notify the Council of his decision and to issue any direction.   

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

Update 

6 At the consultation stage  Ealing Council was advised that the proposed regeneration of 
Havelock Estate is strongly supported in strategic planning terms, subject to the resolution of the 
issues set out in paragraph 74: 

 Housing: The proposed estate regeneration is supported, and the outline masterplan would 
result in a net increase of housing and affordable housing in accordance with London Plan 
Policy 3.14. Further discussion is, nevertheless, sought with respect to any provision of housing 
for older people at the estate - to ensure that appropriate reprovision would be made where 
necessary. The proposed 50% provision of affordable housing, tenure split, mix of units, 
residential standards, provision of children’s play space and residential density is supported. 
The affordable housing provision should, nevertheless be verified as the maximum reasonable 
in line with London Plan Policy 3.12.  

 Open land: The proposed uplift in open space at the site is supported in accordance with the 
aims of Policy 7.18. The applicant should, nevertheless, confirm the proportion of open space 
that would be delivered within the first phase. 

 Urban design: The design of the outline masterplan is supported in accordance with London 
Plan Policy 7.1. 

 Inclusive access: The response to access and inclusion within the scheme is broadly 
supported, however, the applicant should clarify how disabled parking provision at the estate 
could respond to future demand, and provide clarifications with respect to levels at the 
southern edge of the masterplan - relative to the Grand Union Canal towpath, in line with 
London Plan Policy 7.2.  
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 Sustainable development: Whilst the proposed energy strategy is expected to meet the 25% 
strategic carbon dioxide savings target, the applicant should respond to the issue raised with 
respect to decentralised energy networking to ensure accordance with London Plan policies 5.2 
and 5.6. Further discussion and planning conditions are also sought to secure measures 
associated with climate change adaptation, biodiversity and noise in accordance with London 
Plan policies 5.13, 7.15 and 7.19.  

 Transport: Whilst the masterplan is broadly acceptable in strategic transport terms, the 
applicant should respond to the issues raised with respect to car parking, transport impacts 
(including bus capacity), bus infrastructure, walking and cycling, travel planning and servicing 
and construction to ensure accordance with London Plan policies 6.3, 6.7, 6.10, 6.13 and 6.14. 

Housing  
 
7 At stage 1 the proposed phase of estate regeneration was supported as the scheme would 
result in a net increase of housing and affordable housing.  However it was requested that the 
number of affordable housing units provided be verified as the maximum reasonable in line with 
London Plan Policy 3.12.  The applicant has subsequently submitted a viability assessment and this 
has been independently verified on behalf of Ealing Council and found to be acceptable and the 
s106 agreement includes an obligation to secure the amount of affordable housing within the 
outline application and provides for a mechanism for further financial viability testing, to ensure 
that the maximum reasonable amount of affordable hosuing is secured on a phase-by- phase basis.  
This aspect of the development proposals is therefore compliant with the London Plan.   

Open land 

8 At stage 1 the proposed uplift in open space at the site was supported but the applicant 
was requested to confirm the proportion of open space that would be delivered within the first 
phase.  The applicant has provided information on the proportion of new open space provision at 
phase 1A and phase 1B setting out the quantity of open space and equipped play space provision 
as requested at stage 1.  This aspect of the development proposals is therefore compliant with the 
London Plan and the Playspace SPG.  

Inclusive access 

9 At stage 1 access and inclusion within the scheme was broadly supported.  The applicant 
however was required to clarify how disabled parking provision at the estate could respond to 
future demand, and provide clarifications with respect to the site levels provided at the southern 
edge of the masterplan relating to the Grand Union Canal towpath.  The applicant’s Travel Plan for 
phase 1 will monitor the uptake of disabled parking spaces with the requirement to increase the 
number of designated signed bays being provided if additional need is identified.  Furthermore, 
each reserved matters application is required to submit information about parking proposals that 
includes the provision of disabled parking spaces.  In relation to the site levels of the Grand Union 
Canal towpath at the southern edge of the masterplan, the applicant has provided additional 
information allowing for inclusive access.  All outstanding issues relating to inclusive access have 
been resolved and this aspect of the development proposals is therefore compliant with the 
London Plan.   

 

Sustainable development 

10 At stage it was GLA officers opinion that whilst the commitment to meet the 25% strategic 
carbon dioxide savings target was supported, the applicant should respond to the issues raised with 
respect to the energy strategy to ensure compliance with the London Plan.  Further discussion and 
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planning conditions are also sought to secure measures associated with climate change adaptation, 
biodiversity and noise.  The issues raised have been addressed through an agreed condition 6 set 
out in Ealing Council’s draft planning decision notice.  

Transport 

11 At stage 1, TfL requested a reduction in the level of parking, provision of car club spaces, 
electric vehicle charging points (EVCPs) and blue badge parking. Contributions towards a 
controlled parking zone (CPZ), the increase in the frequency of the E5 bus route together with the 
details of the bus stop infrastructure, including their location and design, to be secured through a 
planning condition. Similarly, with reference to walking and cycling, details of the routes and cycle 
parking  to be secured through planning conditions and a contribution for Legible London was 
recommended. A construction logistic plan, a Delivery and Servicing Plan and a Travel Plan would 
also need to be secured through planning conditions or obligations. 

12 Ealing Council did not agree to a further reduction in parking across the entire masterplan 
area as parking would already be lower than existing and  contributions would be secured towards 
sustainable travel. It is however, accepted by TfL that the proposed level of provision for 
masterplan area as a whole (0.82 spaces/unit) represents a reduction of 237 spaces from the 
current provision throughout the estate. The draft Southall Opportunity Area Planning Framework 
(OAPF), which is currently subject to public consultation, proposes that residential parking within 
400m of Southall station is limited to a maximum of 0.3 spaces per dwelling. Allowing for the 
location of the masterplan area further from Southall station (ranging from 600 to 800m). , 
together with the travel plan and contributions to more sustainable modes the higher parking ratio 
is therefore considered reasonable by TfL. 

13 The provisions of EVCPs and blue badge parking is in accordance with London Plan 
standards and have been secured through planning conditions together with a monitoring strategy 
to inform when the additional spaces will be required to be brought into operation. A viability 
appraisal for up to 5 car club spaces together with dedicated parking has also been secured 
through the s106 agreement together with a contribution (out of the £100,000 secured by Ealing 
Council  to implement cycling and walking improvements) to implement a CPZ if requested by 
residents. These are accepted by TfL. 

14 Further information has been provided on junction modelling and on trips to the retail and 
community uses. This has been accepted by TfL and that due to the location of the site the 
additional traffic would not have an impact on the strategic highway network. 

15 A contribution of £450,000 (£90,000 per year) for an additional morning peak bus journey, 
payable to Ealing Council, has been secured in the s106 agreement to be triggered by the first 
occupation of 317 residential units.  A capped contribution of £20,000 per bus stop has also been 
included in the s106 agreement for replacement of bus stops and for upgrading existing  stops 
within the masterplan area. The location of the new stops will  need to be agreed by Ealing Council 
in consultation with TfL and that any highway works required by this development would be 
delivered through a s38/278 agreement with Ealing Council. 

16 A contribution of £100,000 payable to Ealing Council has been secured in the s106 
agreement towards pedestrian and cycle route improvements together with Legible London 
signage. The location of the cycle parking spaces for each phase will be included in the respective 
detail applications for each phase or reserved matters area. These are accepted by TfL.  

17 Construction logistics plans for each phase or reserved matters area have been secured by 
planning condition and each plan shall include anticipated route, number, frequency and size of 
construction vehicles entering/exiting the site per day, with a cap of a maximum of 30 trips per day 
which will be enforced by Ealing Council. This is acceptable to TfL and addresses the potential 
impacts of construction vehicles. 
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18 A delivery and servicing plan, a parking management plan and a travel plan have been 
secured by planning conditions/obligations and this is acceptable to TfL. 

19 In light of the above, TfL considers that these proposals are now compliant with the 
transport policies of the London Plan 

Southall OAPF 

20 Since the stage 1 report The Mayor and Ealing Council have commented on the Southall 
OAPF.  Whilst this document has only just been consulted on and therefore has little material 
weight at present, it does support the redevelopment of the Havelock Estate as a Key element of 
Southall wider regeneration.  

Response to consultation 

21 Ealing Council consulted the occupants of 1,100 existing properties and neighbouring 
properties to the estate as well as statutory and non-statutory organisations.  A total of 12 
individual letters and a petition were received from owners/occupiers of eight addresses on 
Havelock Road.  Concerns raised were in relation to the following: 

Principle of development  

 Objection to demolition of properties at phases 1A,1B and 4B  

 Phase 1 will result in a number of residents being forced to move of the estate. 

 Alternative options for demolition not explored. 

 The proposals will tear the existing community apart forcing a number of residents to move. 

 The proposals contravene the Human Rights act 1998   

 The housing mix of tenure is not balanced and there should be more shared equity units to 
accommodate leaseholders from affected by phase 1.   

 Concern over freeholders and leaseholders ability to stay on the estate or purchase local 
property nearby.  

 Occupiers affected by Phase 1A proposal are being treated less favourably in phasing plan. 

 Occupiers affected by proposals have not been properly consulted. 

 Development is heavily biased towards council tenants who will have much improved homes 
whilst freeholders will have smaller homes.  

 Council has purposefully neglected the estate to justify regeneration. 

 The applicant has not shared financial viability statement with residents and larger number of 
units is due to pursuit of higher profit.  
 

Design & open space  
 

 Higher and narrower buildings are non-traditional and offer less living space which is poorer in 
quality than existing homes on Wylie Road and Havelock Road 

 Higher apartment will be an eyesore and windows difficult to clean.  
 

 The proposal will result in a reduction in open green space and parkland which will be 
overshadowed and form narrow islands between streets with traffic creating hazard for 
children.  

 
Transport  
 

 Insufficient parking has been provided and will result in neighbour disputes. 

 Lack of buses and shopping facilities will encourage car usage. 

 Indicative parking plans for Maypole Dock residents should not include disabled spaces. 
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 The Transport Assessment is a very poor quality document and uses irrelevant and out of date 
data and does not properly assess development impact’s on Havelock Road/ Merrik Road 
junction. 

 Havelock Road is already congested and the development would further contribute to 
congestion and contribute to potential accidents near the school. The Bridge Road connection 
should be provided as part of the application.   

 Residents were told a CPZ would not be provide, but the TA mentions such a provision. 

 Motorcycles will not be insured if they are left on the street and storage is included in the 
proposals.  
 

Sustainability  
 

 Loss of hedge between canal and Havelock Estate would be detrimental to wildlife and removes 
privacy and noise buffer between high density estate and low scale housing to the south of the 
canal. 

 The development would impact on a site of Metropolitan Importance for Nature Conservation 
(SMINC). 

 The applicant’s bat survey is incomplete and does not meet Bat Conservation Trust guidelines 
and Conservation Management Plan does not include Bat survey recommendations. 

 Tree felling has not been properly justified and results in loss of good quality trees. 
 
Local business   

 

 Northern site boundary adjoining Southall Enterprise centre should have a 3 metre high 
acoustic fence to reduce noise disturbance.  

 
22 Most of these issues are of a local nature and have been addressed in the Council’s 
committee report and addendum.  GLA officers at phase 1 were wholly supportive of the range and 
balance of tenure of the housing mix and the adopted design approach to the masterplan and 
phase.  Furthermore TfL have accepted the findings of the Transport Assessment  

Write-on requests  

23 The GLA have six write on letters and a petition (500+ signatures) in relation to Havelock 
Estate masterplan and phase 1 the issue raised relate to three issues the impact of the highway 
network of demolition and construction vehicle movements; the impact of development proposals 
on Maypole Dock and the impact of development phasing plan on lease hold residents whose 
properties are to be demolished in phase 1 of the masterplan.  

 
 
Highway impact of construction and development  
 
24 The issues raised are that the construction and demolition phases of development will cause 
gridlock in the surrounding transport network which cannot cope with the addition of construction 
vehicles.  This will impact on residents and business in the surrounding area of Southall, Hanwell, 
Hayes and Osterley in terms of congestion, noise and pollution.  Furthermore, the accumulative 
impact of Havelock Estate redevelopment with plans for Crossrail and southall Gas Works need to 
consider in terms of construction congestion and noise.  The objectors require an alternative route 
for demolition and construction phases should be adopted to the north of the masterplan area. 

25 It is TfL position that the committee report is securing by condition a Construction Logistic 
Plan which would cap the maximum number of the construction vehicles (HGV's) to 30 per day and 
together with the anticipated route, number, size and frequency of the HGV's would be 
satisfactory to TfL and would not have any fundamental impacts.  
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Impact on Maypole Dock 

26 Concern was raised that the noise, air quality assessments and Construction Management 
Plan do not address impacts on Maypole Dock; that the existing road surfaces would not cope with 
construction vehicles; whether the residents will be consulted over extension of construction hours; 
and whether will Maypole Dock residents be able to receive propane gas deliveries throughout 
demolition and construction.   

27 It is GLA officers are satisfied that noise, air quality assessments and Construction 
Management Plan do address impacts on Maypole Dock.  The committee report has fully addressed 
the local area specific issues raised.    

28 Representations were also received from the following statutory organisations and bodies:  

 Environmental Agency: did not respond to consultation. 

 London Fire and Emergency Planning Authority: did not raise any issues but provided 
advice. 

 Heathrow Airport Safeguarding Team: did not respond to consultation.  

 Thames Water: No objection subject to conditions addressed in the committee report.  

 National Air Traffic Services (NATS): proposals raised no technical issues and no conflict 
with safeguarding criteria. 

 National Grid: has identified that gas pipe apparatus in the vicinity of the site may be affected 
by the proposals.  The borough has instructed the applicant to respond to concerns raised.  

 Canal and River Trust: concerns have been raised in relation to how the Canalside Park and 
footpath are to be maintained physically and in terms of dealing with litter; how anti-social 
behaviour prevented.  It suggests the canal could be used during the construction process.  In 
response towpath works are included as part of phase 3A/ phase 4A. A s106 obligation is 
included to secure the extent and details of works and other issues have been addressed 
through conditions or s106 obligations.  

 Design Council: did not respond to consultation. 

 British Gas: did not respond to consultation. 

 Thames Water: advised scheme was acceptable in relation to surface and foul water solutions.  

 Metropolitan Police (crime prevention): requested further consultation in relation to back 
court parking, apartment block communal core entry system, location of post boxes. This has 
been secured by condition.   

 English Heritage: supports submitted heritage statement. 

 Greater London Archaeological Advisory Service: No assessment or conditions necessary.  

 Primary Care Trust (NHS): contribution secured to provide for capital planning of health 
services. 

 Southern Electric: did not respond to consultation. 
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Article 7: Direction that the Mayor is to be the local planning authority 

29 Under Article 7 of the Order the Mayor could take over this application provided the policy 
tests set out in that Article are met. In this instance the Council has resolved to grant permission 
with conditions and a planning obligation, which satisfactorily addresses the matters raised at stage 
I, therefore there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

30 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.  

Human Rights  

31 One representation raising a number of concerns stated that the impacts of the proposed 
development amounted to a violation of the Human Rights Act 1998 and that actions to bring the 
development forward are reasonable or proportionate.  

32 When determining this planning application, the Mayor is under a duty to take account of 
the provisions of the Human Rights Act 1998 as they relate to the development proposal and the 
conflicting interests of the applicant and any third party affected by, or opposing, the application, 
in reaching his decision. Planning decisions on the use of land can only be taken in line with the 
Town and Country Planning Acts and decided in accordance with the development plan unless 
material considerations indicate otherwise. 

33 The key Articles to be aware of include the following: 

 (a) Article 6 - Right to a fair trial: In the determination of his civil rights and obligations... everyone 
is entitled to a fair and public hearing within a reasonable time by an independent and impartial 
tribunal established by law.  

(b) Article 8 - Right to respect for private and family life: Everyone has the right to respect for his 
private and family life, his home and his correspondence. 

(c) Article 1 of the First Protocol - Protection of property: Every person is entitled to the peaceful 
enjoyment of his possessions.  

34 It should be noted, however, that most Convention rights are not absolute and set out 
circumstances when an interference with a person's rights is permitted i.e. necessary to do so to 
give effect to the Town and Country Planning Acts and in the interests of such matters as public 
safety, national economic well-being and protection of health, amenity of the community etc. 
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35 GLA officers share the view of Ealing Council that the granting of planning permission is 
considered to be a proportionate course of action as part of the process to secure the 
implementation of a major housing scheme. 

Financial considerations 

36 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry.  Government guidance in Circular 03/2009 (‘Costs Awards in Appeals and 
Other Planning Proceedings’) emphasises that parties usually pay their own expenses arising from 
an appeal.  

37 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. 

38 Should the Mayor 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 

Having regard to the details of the application, the newly submitted information regarding  
housing, open land, inclusive access, sustainable development and transport and the matters set 
out in the Council’s committee report and representations received, the application is considered 
acceptable in strategic planning terms.  

 

for further information, contact Development & Projects: 
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 
Jonathan Aubrey, Case Officer 
020 7983 5823   email jonathan.aubrey@london.gov.uk 
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planning report D&P/0456b/01  

18 September 2013 

Havelock Estate, Southall 

in the London Borough of Ealing  

planning application no. PP/2013/3241  
  

Strategic planning application stage I 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 (Havelock Estate regeneration masterplan) 

Outline application for the phased demolition of 692 existing residential units and seven 
commercial units (totalling 490 sq.m.); retention of 154 existing residential units; and, phased 
construction of up to 922 new dwellings as a mixture of houses and flats, 840 sq.m. of commercial 
space; 280 sq.m. of community use space, and associated residential facilities, landscaping, public 
realm and access works.  

The applicant 

The applicant is Catalyst Housing Ltd., and the architect is Pollard Thomas Edwards. 

Strategic issues 

The proposed regeneration of Havelock Estate is strongly supported in strategic planning terms, 
however, issues with respect to housing, open land, inclusive access, sustainable 
development and transport require resolution prior to the Mayor’s decision making stage. 

Recommendation 

That Ealing Council be advised that the regeneration of Havelock Estate is strongly supported in 
strategic planning terms, subject to the resolution of issues set out in paragraph 74 of this report.  

Context 

1 On 9 August 2013 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 19 September 2013 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 the following categories of the Schedule to the Order 
2008:  

 1A 1. “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats”; and, 
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 3A 1.(a) “Development which is likely to result in the loss of more than 200 houses, flats, or 
houses and flats (irrespective of whether the development would entail also the provision of 
new houses or 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 Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Site description 

5 The Havelock Estate is located in Southall, just to the north of the Grand Union Canal, and 
approximately 600 metres south of the Great Western Railway line to London Paddington. The 
estate exists within the wider context of the Southall Opportunity Area (as identified by the 
London Plan), and is approximately one kilometre south of Southall Broadway town centre. The 
surrounding context to the estate is principally suburban, with low density terrace and semi-
detached housing a defining characteristic of the development surrounding the site. In addition to 
this, the north of the site abuts a number of industrial/commercial units at the Grand Union 
Enterprise Park, and two schools adjoin the estate to the west. Just beyond the southwest corner 
of the site is Bixley Fields, an area of grassed open land, adjacent to the Grand Union Canal.   

6 The southern boundary of the site (adjoining the Grand Union Canal) is identified by the 
Local Plan as a site of importance for nature conservation, and an area of land at the southeast 
corner of the site (reaching into the estate from the canal towpath) is designated as public open 
space.      

7 The 18 hectare site has a varying level of access to public transport, ranging from a score of 
one to three on TfL’s public transport accessibility level scale (where one is lowest and six is 
highest). There is one bus service (E5) which operates through the estate between Glade Lane 
(east of the site) and Southall, Southall Station and Greenford, with a frequency of five buses an 
hour in each direction. The site is just over one kilometre south of Southall station, which will 
benefit from improved connectivity following the arrival of Crossrail services in 2019. 

Details of the proposal 

8 This application is for an outline masterplan to define the key parameters of the proposed 
Havelock Estate regeneration. The outline application provides details of access, layout and scale - 
reserving matters of landscaping and appearance for subsequent determination. 

9 The masterplan proposes the phased demolition of 692 existing residential units and 
seven commercial units (totalling 490 sq.m.); retention of 154 existing residential units; and, 
phased construction of up to 922 new dwellings as a mixture of houses and flats. New 
commercial and community space (840 sq.m. and 280 sq.m. respectively) is also proposed. 

Case history 

10 On 5 February 2013 a pre-planning application meeting was held at City Hall to discuss the 
proposal to regenerate the Havelock Estate. The advice issued by GLA officers on 21 February 
2013 stated that the proposed estate regeneration is strongly supported in strategic planning 
terms, however, matters with respect to housing, open land, urban design, inclusive access, 
sustainable development and transport were identified for resolution to ensure that the future 
application would comply with the London Plan. 
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Strategic planning issues and relevant policies and guidance 

11 The relevant issues and corresponding policies are as follows:  

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

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

 Density London Plan; Housing SPG; 

 Open land London Plan; 

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

 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;  

 Biodiversity London Plan; the Mayor’s Biodiversity Strategy; Tree and 
Woodland Strategies SPG; 

 Blue Ribbon network London Plan; 

 Noise London Plan; 

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

 Crossrail London Plan; and, Mayoral Community Infrastructure Levy. 

12 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.   

13 The following are also relevant material considerations:  

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

 The Mayor’s ‘intend to publish’ Revised Early Minor Alterations to the London Plan; and, 

 Emerging draft Southall Opportunity Area Planning Framework (due for publication 
October 2013). 

Principle of development 

14 As part of earlier pre-application discussions, the applicant and Ealing Council clearly set 
out the rationale for the proposed regeneration of the Havelock Estate. The Council stated that 
many of the existing residential buildings at the estate (and particularly the Wimpey ‘No Fines’ 
blocks) are poor in terms of energy efficiency, present a number of design and legibility challenges, 
and are becoming increasingly difficult and expensive to maintain. GLA officers were also advised 
that the current arrangement of undercroft car parking undermines the sense of safety in certain 
parts of the estate. Given the above, and based on feedback from the applicant’s community 
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engagement to date, it is understood that there is significant local support for the regeneration of 
Havelock Estate.  

15 The proposed regeneration scheme seeks to demolish the poorest quality buildings at the 
site (equivalent to 692 units), whilst retaining 154 existing homes within a comprehensive new 
estate layout that would accommodate a further 922 new dwellings. The applicant also proposes to 
reprovide existing commercial and community space at the estate, as part of a new community and 
commercial hub within the scheme. On the basis of the above, and the consideration below with 
respect to the reprovision of housing, GLA officers strongly support the proposed regeneration of 
Havelock Estate. 

Housing 

16 This outline masterplan proposes the demolition of 692 homes. London Plan Policy 3.14 
resists the loss of housing, including affordable housing, without its planned replacement at 
existing or higher density. This policy states that, at least, equivalent floorspace should be provided 
in housing redevelopments. An assessment against the requirements of Policy 3.14 is provided 
below. 

Havelock Estate – existing housing benchmark 

17 Whilst the estate originally comprised entirely social rented accommodation, a number of 
units have been purchased by tenants under the ‘right to buy’. The Mayor’s Housing SPG (2012) 
clarifies that ‘right to buy’ properties should not be included within the affordable housing 
benchmark for the estate. Based on the information provided, GLA officers understand that the 
existing residential schedule at the estate is as set out in the table below.  

Unit type Social rent Private market Totals 
Studio 37 1 38 
One-bedroom 179 33 212 
Two-bedroom 153 88 241 
Three-bedroom 129 208 337 
Four-bedroom 5 13 18 
Total units 503 343 846 
Total hab rooms 1,304 945 2,249 

  Total floorspace 29,119 sq.m. 15,434 sq.m. 44,553 sq.m. 

18 This establishes a benchmark for the estate of 29,119 sq.m. of affordable housing and 
15,434 sq.m. of private housing, against which the regeneration proposal will be assessed.  

Havelock Estate - regeneration proposal 

19 The proposed regeneration scheme includes the provision of 922 new-build homes, as set 
out within the table below. 

Unit type Affordable rent Intermediate affordable Private market
 Totals 

Houses 132 30 333 495 
Flats 235 91 101 427 
Total units 367 121 434 922 
Total hab rooms 1,309 449 1,788 3,546 
Total floorspace 29,658 sq.m. 9,247 sq.m. 43,022 sq.m. 81,927 sq.m. 
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20 In conjunction with the new-build component, the proposed regeneration scheme also 
includes the retention of 154 existing dwellings. GLA officers understand that this provision 
comprises 52 units/242 habitable rooms/3,477 sq.m. of (social rent) affordable housing and 102 
units/498 habitable rooms/7,164 sq.m. of private market housing. Therefore, taken as a whole, 
the regenerated estate will provide the following breakdown of housing provision by tenure. 

Unit type Social   Affordable  Intermediate 
 rent rent  affordable Private market
 Totals 
Total units 52 367 121 536 1,076 
Total hab rooms 242 1,309 449 2,286 4,286 
Total floorspace 3,477 sqm 29,658 sqm 9,247 sqm 50,186 sqm 92,568 sqm 

Reprovision of housing 

21 Based on the information available, the regeneration proposal would result in a net gain of 
230 units/2,037 habitable rooms/48,015 sq.m. of residential floorspace at the estate. Within this, 
there would be a net gain of 37 units/696 habitable rooms/13,263 sq.m. of affordable housing.  

22 It is noted that the scheme would not make a direct replacement of social rented housing 
through the new-build affordable rent equivalent (and the retained social rent units). However, this 
is accepted in accordance with the strategic guidance for estate renewal within the Mayor’s 
Housing SPG (2012) (which clarifies that replacement affordable housing may be of a different 
tenure, where this achieves a better balance of provision). Nevertheless, as discussed at pre-
application stage, GLA officers expect a robust decant strategy to be in place to facilitate the 
delivery of the scheme, and to sensitively manage the tenant transfer process at the estate. In 
response to this matter, the applicant has confirmed that it has been working in conjunction with 
Ealing Council to develop a comprehensive decant strategy, which will be appropriately linked to 
implementation phasing to ensure that existing tenants and occupiers at the estate are offered the 
opportunity to return following the regeneration - if they wish to do so. This is strongly supported, 
and on the basis of the information available it is apparent that the proposed estate regeneration 
scheme would deliver uplifts in housing, and specifically affordable housing, therefore avoiding any 
net loss in residential floorspace in accordance with the strategic aim of London Plan Policy 3.14. 

23 Notwithstanding this, discussion at pre-application stage indicated that the existing estate 
may include housing provision for older people. Given that the housing figures currently provided 
do not appear to identify or disaggregate this provision form the remainder of the residential 
accommodation (existing or proposed) at the estate, GLA officers seek further discussion with the 
applicant and the Council, to ensure that appropriate reprovision would be made where necessary. 

Maximum reasonable amount of affordable housing 

24 London Plan Policy 3.12 seeks the maximum reasonable amount of affordable housing on 
residential schemes, whilst also having regard to local and regional circumstances, and the need to 
promote mixed and balanced communities. As currently proposed, the provision of affordable 
housing achieved by the regeneration proposal would be 50% by unit, 47% by habitable room and 
46% in terms of the total residential floorspace proposed. This provision is strongly supported in 
principle, however, in accordance with the aims of London Plan Policy 3.12, it will need to be 
verified as the maximum reasonable amount. To this end, the applicant has submitted a financial 
review of the scheme, which is currently undergoing a locally-led viability appraisal. As discussed at 
pre-application stage, any financial surplus beyond that required to cross-subsidise the reprovision 
of affordable housing as part of the estate renewal will be subject to London Plan affordable 
housing policy as normal. 
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Affordable housing tenure split 

25 The affordable housing provision within the outline masterplan would provide a balance of 
76% social rent/affordable rent units, and 24% intermediate units. Whilst this split would not 
directly accord with the strategic target identified in London Plan Policy 3.11, an increased 
weighting towards social rent/affordable rent is accepted in this instance given the need to 
respond to the decant requirements of existing tenants at the estate. Furthermore, it is noted that 
the proposal would represent a considerable improvement over the existing situation - enhancing 
the balance between affordable and private market tenures at the estate, and introducing an 
intermediate housing component at the site for the first time. Accordingly, the range and balance 
of tenure at the estate is strongly supported in line with London Plan polices 3.9 and 3.11.  

Mix of units 

26 Whilst a definitive residential mix for the outline masterplan is not available at this stage, 
the applicant has confirmed within its housing statement that 405 (44%) of the new-build homes 
proposed across the masterplan will be family-sized. When combined with the 136 family-sized 
dwellings which are proposed to be retained at the site, the overall provision of family housing at 
the estate following redevelopment will be 541 units (50%). With respect to the proposed 
affordable rented provision, the applicant has confirmed that 132 units (36%) will be family-sized. 
This responds positively to the associated aims of London Plan policies 3.8 and 3.11, and strategic 
guidance within the Mayor’s Housing SPG (2012), and is supported accordingly.  

Residential standards 

27 The regeneration proposal comprises a mix of house and flatted residential typologies, and 
in response to pre-application advice the applicant has submitted a design code to address matters 
of housing quality within the outline masterplan. The intention to use this document to enshrine 
strategic residential design principles within the scheme is strongly supported. Based on the 
information available the masterplan parameters would allow all the proposed dwellings would 
meet or exceed the minimum space standards within London Plan Table 3.3, and, subject to advice 
with respect to noise within the sustainable development section below, GLA officers are satisfied 
that the residential design of the detailed phases will come forward in broad accordance with 
guidance in the Housing SPG (2012) and the best practice principles of the London Housing 
Design Guide (2010). This is supported in line with London Plan Policy 3.5.  

Children’s play space  

28 In response to pre-application advice the applicant has undertaken an assessment of 
child yield based on the Mayor’s ‘Shaping Neighbourhoods: Play and Informal Recreation SPG’ 
(2012), and presented a play strategy for the masterplan within the design and access 
statement. The applicant has based the strategy on a calculated play space requirement of 6,640 
sq.m., derived under the methodology of the Mayor’s SPG. The applicant intends to respond to 
this requirement through a mixture of private amenity space, dedicated outdoor communal play 
areas within open spaces at the site, and additional off-site provision (secured by way of 
planning obligation) at Bixley Fields (adjacent to the western boundary of the site). Having 
reviewed these proposals, which are made in conjunction with a generous uplift in open space at 
the site (refer to the open land section below), GLA officers are content that the outline 
parameters of the masterplan would allow for the requirements of the Mayor’s SPG to be 
comfortably met. The application therefore accords with London Plan Policy 3.6.  
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Density 
 
29 Given the characteristics of the site, discussed in paragraphs 5 to 7 above, the London Plan 
density matrix (Table 3.2 in support of London Plan Policy 3.4) suggests a residential density of 
between 150 to 250 habitable rooms per hectare for this development. The applicant has stated 
that the average density across the masterplan is 230 habitable rooms per hectare. Having 
considered this, and the residential typologies and masterplan layout proposed, GLA officers 
support the proposed density in accordance with the aims of London Plan Policy 3.4. 

Open land 

30 As discussed in paragraph 6 above, part of the south-eastern corner of the site (either side 
of Havelock Road) is designated as public open space. Based on the information available, it is 
understood that the Council’s corresponding open space designation for this land comprises an 
area of 9,014 sq.m. The masterplan for the estate regeneration proposes to develop part of this 
land, and to reprovide a swathe of green open space reaching northwards into the site from the 
Grand Union Canal. 

31 London Plan Policy 7.18 supports the creation of new open space in London and rigorously 
seeks to avoid any net loss of open land. Based on the information available it is understood that 
the masterplan would provide an area of green public open space equivalent to 18,159 sq.m. This 
proposal would result in a 100% uplift in public open space at the site, and is supported in 
accordance with the aims of Policy 7.18.   

32 A large portion of the reconfigured open space would be delivered as part of the first 
detailed phase of the development (which has been submitted in tandem with this outline 
application). Effectively frontloading the delivery of open space in this way is strongly supported, 
and initial discussions indicate that the landscaping provision within the first phase may be 
sufficient to off-set the designated space that would be displaced at the site (therefore negating 
the need for any temporary open space provision between phases). The applicant should, 
nevertheless, confirm this point accordingly.  

33 Following implementation of the scheme, the Council will need to ensure that the 
reconfigured area of green space at the site is appropriately designated as public open space within 
the local plan - to secure the proposed uplift within the development plan. 

Urban design 

34 The masterplan has evolved well since GLA offices commented on the proposal at pre-
application stage, and the overall design of the scheme is strongly supported. The street based 
approach will improve legibility and create a clear threshold between public and private spaces, and 
the proposed residential typologies respond well to the suburban context, and strategic housing 
design guidance. The provision of a generously proportioned public park is also strongly supported, 
and having reviewed details of comparable case study examples, GLA officers are satisfied that the 
current landscaping proposal will work well within the masterplan. 

35 As discussed at pre-application stage, one of the key design/connectivity principles 
emerging from work on the southern extent of the Southall Opportunity Area is with respect to 
north-south connectivity to and from Southall Station (which will benefit from Crossrail services 
from 2019). Given this context GLA officers strongly support the provision of northward streets 
to safeguard a future connection with Bridge Road, and to align Hunt Road with the existing 
footpath (and pedestrian desire line) adjacent to Hortus Cemetery. It is, nevertheless, noted that 
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two north/south streets (between Hunt Road and the Bridge Road connection) are proposed to 
be terminated by dwellings. This does not raise a strategic concern in terms of safeguarding key 
connections through the Opportunity Area. However, the applicant is encouraged to review this 
arrangement when preparing the detail for phase 2 - to ensure that it aligns with the most up to 
date policy and guidance for this part of the Opportunity Area.   

36 The proposed scale of masterplan blocks is supported, and officers welcome the revisions to 
the massing strategy which will help to articulate the street hierarchy, and provide good definition 
to the new public spaces. The applicant has also clarified (through the design and access statement 
and design code) how the masterplan interface with the canal will be resolved in a way which 
would manage biodiversity issues, whilst ensuring a good level of overlooking and activity. 
Accordingly, the masterplan design is supported in accordance with London Plan Policy 7.1. 

Inclusive access 

37 The applicant has stated its commitment to ensure that 100% of the proposed new 
dwellings would meet the ‘Lifetime Homes’ standard, and the design and access statement and 
design code confirm that this standard would be achieved. Officers also note that a 10% provision 
of wheelchair accessible/adaptable dwellings (92 units) would be provided across the new-build 
component of the scheme. These units are proposed to be provided across all three residential 
tenures, as both house and flat typologies. This is supported in line with London Plan Policy 3.8. 
The stated intention to ensure that disabled parking provision will be located in close proximity to 
the wheelchair accessible dwellings is also supported. However, given the commitment to provide 
up to 92 wheelchair units in future though adaptation, GLA officers would welcome further 
discussion on how the proposed parking management plan could be used to increase the initial 
provision of 79 wheelchair car parking spaces, where there is additional demand in future. 

38 The layout of the masterplan is supported and promotes well defined, legible, routes across 
the surrounding public realm. Officers also note that the development would allow at-grade access 
to all residential front doors, as well as the commercial and community space at the estate hub on 
Havelock Road. Design code guidance on streets also confirms that pavement routes across the 
masterplan will be clearly delineated by raised kerbs, ensuring that these are clearly identifiable as 
pedestrian safe zones.  

39 The intention of the masterplan to open up the canal towpath is strongly supported in 
access terms. A submitted gradient plan confirms that gradients within the redline boundary of 
the scheme will be handled well, however, the level of the canal towpath does not appear to be 
shown on this plan. Therefore, it is not currently clear how the scheme would interface with this. 
Accordingly, GLA officers would welcome clarification of towpath levels, with the intention of 
ensuring that full and inclusive access to the Grand Union Canal towpath could be achieved at 
the site in line with London Plan Policy 7.2. 
 
40 In response to pre-application advice GLA officers strongly support the review of the 
northeast corner of the masterplan – to ensure that sufficient space is available for a future 
ramped accessible bridge over Maypole Branch of the Grand Union Canal.   

Sustainable development 

Energy strategy  

41 In line with London Plan Policy 5.2, the applicant has submitted an energy strategy for 
the development setting out how the scheme will reduce carbon dioxide emissions in response 
to the London Plan energy hierarchy. Whilst the applicant’s commitment to deliver a reduction 
of 25%/303 tonnes of carbon dioxide per year in regulated emissions (compared to a 2010 
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Building Regulations compliant development) is supported in principle, GLA officers are not 
currently satisfied that the application appropriately responds to London Plan Policy 5.6 
(Decentralised energy in development proposals). Further detail on this issue is provided below. 

Decentralised energy networking 

42 As discussed at pre-application stage, the Havelock Estate falls within an area of study 
for future development of a district heating network for the Southall Opportunity Area, centred 
upon approved development at the Southall gas works site. Whilst the delivery of a district 
network may be seven to ten years away, in line with London Plan Policy 5.6, GLA officers 
expect this scheme to be designed in a way which would facilitate timely and efficient 
connection in future – both in terms of energy centre connectivity, and establishing energy 
network infrastructure on-site.  

43 The applicant has stated that the highest concentrations of residential dwellings within 
the scheme will be future proofed for district network connection. This is supported, and, as 
discussed at pre-application stage, the lower density house typologies need not be connected. 
Given the density characteristics of the scheme, and various constraints associated with phasing 
and the spatial separation of some blocks, GLA officers only seek the establishment of a site 
network at plot 3a (estate hub on Havelock Road). Accordingly, the applicant is strongly 
encouraged to commit to connecting blocks ‘M’, ‘N’, ‘O’, ‘P’ and ‘Q’ (which collectively form a 
single perimeter block) via a site heat network, served by communal boilers within a single 
energy centre. Given the expected heat load profile of these blocks, it is accepted that combined 
heat and power plant would not be feasible in this instance.  

Climate change adaptation 

44 The applicant has set out the proposed climate change adaptation measures within the 
design and access statement and flood risk assessment. These documents confirm that whilst 
green roof areas are not currently proposed, the generous provision of green open space at the 
site will make a significant contribution to urban greening, and will help to reduce surface water 
runoff rates at the site in conjunction with other sustainable urban drainage infrastructure. 
These proposals are supported in accordance with London Plan policies 5.10 and 5.13, and the 
Council is encouraged to secure the detailed approval of the sustainable urban drainage 
measures by way of planning condition. 

45 The applicant has also submitted an arboricultural survey, which, in conjunction with the 
planning statement, confirms that the proposal has been designed in a way which would retain 
good quality trees where possible, and minimise the impact of the development on the 
surrounding landscape. Whilst it is noted that a number of existing trees at the site will need to 
be removed in order to facilitate the development (and/or for arboricultural reasons), the 
proposed landscaping and planting strategy will provide suitable mitigation of this loss - 
resulting in a net increase in the region of 300 trees. GLA officers are content that, subject to 
normal tree protection measures, the proposed development will not adversely impact on trees. 
The application therefore accords with London Plan Policy 7.21. 

Biodiversity 

46 As discussed in paragraph 6, a portion of land at the southern boundary of the site 
(adjoining the Grand Union Canal) is identified as a site of importance for nature conservation 
(SINC). London Plan Policy 7.19 seeks to ensure that, wherever possible, development proposals 
make a positive contribution to the protection, enhancement, creation and management of 
biodiversity.  
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47 The regeneration proposal would involve development at this boundary (including new 
homes, public space, and back gardens). Accordingly, the applicant has undertaken an ecological 
survey to identify existing habitats and/or species at the site of particular ecological value - so 
that these may be appropriately managed and enhanced as part of the development. The 
habitats recorded were amenity grassland, semi-improved grassland, hedgerows and residential 
gardens, as well as a strong influence of the canal environment at the eastern and southern 
boundaries of the site. 35 bird species were recorded during the survey, a number of which 
(song thrushes, starlings, kestrels and house sparrows) are included on the ‘Birds of 
Conservation Concern Red List’ for the UK. Three species of bat were also recorded, with the 
majority of bat activity focused along the Maypole Arm canal branch, and the Grand Union Canal 
itself.  

48 The applicant’s ecological report recommends a number of further surveys, along with 
various measures to promote the conservation and enhancement of existing habitats at the site 
and the adjacent canal environment. In accordance with London Plan Policy 7.19, the Council 
should ensure that the necessary additional ecological studies are undertaken prior to the 
associated detailed development phases, and that the proposed biodiversity enhancements are 
suitably secured by way of planning condition/section 106 legal agreement, as appropriate. 

Blue Ribbon Network 

49 The intention of the masterplan to improve access to the canal towpath is strongly 
supported in accordance with London Plan Policy 7.27, which seeks to enhance the use of the Blue 
Ribbon Network for recreation. In accordance with the principles of London Plan polices 6.14 and 
7.26, and where adverse impacts to the SINC could be avoided, GLA officers would strongly 
support use of the canal for the 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, discussed in paragraph 67 below. 

Noise 

50 In response pre-application advice the applicant has submitted a noise assessment which 
considers the acoustic environment across the site (including key points adjacent to roads, and the 
northern boundary with industrial/commercial units at the Grand Union Enterprise Park). The 
assessment confirms that the noise exposure categories at the site are predominantly ‘A’ and ‘B’, 
however, this rises to ‘C’ adjacent to Havelock Road (due to traffic noise). The findings of the 
assessment indicate that impacts of noise on the proposed residential development should be 
capable of acceptable mitigation through conventional design and construction measures 
associated with building fabric and glazing units, and good practice in terms of demolition, 
construction and logistics management. GLA officers acknowledge this, and would welcome further 
discussion with the applicant and the Council with respect to developing suitable planning 
conditions to secure these measures in line with London Plan Policy 7.15.      

Transport 

Car parking  
 
51 The Havelock Estate currently provides a total of 1,117 car parking spaces for the 846 
existing residential units. 178 of these existing spaces will be retained (154 for the retained 
dwellings on the estate, and 24 to be re-provided for the Maypole Dock residential buildings 
east of the site). 737 car parking spaces are proposed for the new-build component of the 
scheme (equivalent to a ratio of 0.8 spaces per unit). Therefore, for the whole of the 
redeveloped estate 891 car parking spaces are proposed (a ratio of 0.83 spaces per unit). Whilst 
this represents a reduction from the existing level (1.3 spaces per unit) - given the existing level 
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of highway congestion in the Southall area, and considering the cumulative impact of 
development sites, TfL would support a further reduction in line with the principles of London 
Plan Policy 6.13 and the emerging aspirations of the Southall Opportunity Area Planning 
Framework (OAPF).  

52 To reduce the level of car trips likely to be generated further, TfL also recommends that 
provision is made for car club spaces within the development, and that this provision is secured 
by way of planning condition. 

53 The proposed introduction of a controlled parking zone (CPZ) is supported by TfL as a 
means of managing any potential over-spill parking. Accordingly, the Council may wish to 
consider seeking a contribution for the design, consultation and implementation of the CPZ as a 
planning obligation of this scheme.   

54 Regardless of the parking provision ultimately agreed, in line with London Plan Policy 
6.13 at least 20% of parking spaces will be equipped with an electric vehicle charging point 
(EVCP), with a further 20% passive provision also proposed. It is also noted that 79 disabled 
parking spaces are proposed - at a ratio of one space per wheelchair accessible unit. Whilst this 
ratio of provision is supported, the applicant should refer to the comments made within the 
inclusive access section of this report, to ensure that future provision could be increased for 
wheelchair adaptable units if demand warrants it.  

55 A parking management strategy was included within the transport assessment for the 
masterplan. This is supported, however, TfL recommends that this should be amended to include 
the monitoring of EVCP and disabled parking space demand - to inform when additional spaces 
are required. The Council may also wish to use the parking management strategy to monitor the 
CPZ and car club spaces. The submission and local authority approval of an updated parking 
management strategy should be secured by way of planning condition or planning obligation as 
appropriate.  
 
Transport impacts 
 
56 The approach to trip generation, mode share and trip distribution presented for the 
residential component of the scheme is acceptable, however, there is no mention of trips to the 
retail and community uses. TfL seeks further discussion on this point. 
 
57 The inclusion of local junction modelling is supported, however, inputs and evidence of 
valid base models should be provided to TfL for verification in line with London Plan Policy 6.3. 
The applicant is advised that, if necessary, TfL will seek discussions with the applicant and the 
Council to secure highway mitigation where required. Any such mitigation would need to be 
delivered by way of section 106 and section 278 agreements, and should be aligned with the 
findings of TfL’s transport study for the Southall Opportunity Area. 
 
58 As there is little spare capacity on bus route E5 during the morning peak, an additional 
return journey will need to be introduced to cater for the increased demand generated by the 
development. Therefore, TfL is seeking a contribution of £450,000 over five years (£90,000 per 
year) to mitigate the impact on bus services in accordance with London Plan Policy 6.2. A 
suitable trigger point for this contribution will need to be secured by way of planning obligation. 
TfL proposes the completion of 317 residential units as the point at which the contribution 
should be triggered.  
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Bus infrastructure 
 
59 A re-routing of the E5 bus service through the estate is proposed. TfL supports this in 
principle, but has advised that there is no business case to route any additional bus services 
through the site. Having reviewed the outline proposals, TfL is satisfied that the proposed E5 
bus routeing, road layout and stop locations within the masterplan are acceptable in principle, 
subject to further detailed design. In line with the emerging principles of the draft Southall 
OAPF, TfL would expect details of bus stop infrastructure, bus stop locations, and highway 
layout to be conditioned, and subsequently submitted to, and approved by, the Council in 
agreement with TfL - to ensure that the design would safely accommodate bus movement, and 
that bus stop infrastructure would comply with current TfL standards.  

60 The applicant should also ensure that the two existing bus stops on Havelock Road are 
assessed to ensure that they comply with TfL’s accessibility standards. Where improvements are 
required, TfL will seek a capped contribution of up to £20,000 per stop as a planning obligation 
in accordance with London Plan Policy 6.7. 
 
Walking and cycling 

61 A total of 1,313 residential cycle spaces and 27 cycle spaces for visitors are proposed for 
the new dwellings. This is supported in line with London Plan Policy 6.9, and these spaces 
should be located within secure and accessible locations when the detailed phases are worked 
up. 
 
62 In response to pre-application advice, a pedestrian environmental review system audit 
has been carried out. This has highlighted various areas of improvement and maintenance on 
Havelock Road (between Willowbrook Road and Gregory Road), Merrick Road zebra crossing, 
and access to bus waiting areas. These improvements should be delivered through section 106 
and section 278 agreements to ensure accordance with London Plan Policy 6.10. 
 
63 The Council may also wish to seek a contribution towards introducing TfL’s ‘Legible 
London’ wayfinding signage at/around the estate. 
 
64 In response to pre-application advice, the masterplan layout makes provision for various 
new accesses around the site. These include future northern connections with Bridge Road, and 
improved walking and cycling links over the Grand Union Canal (to the south), and the canal 
spur (to the east). This will improve the connectivity of the site with the surrounding area, and is 
supported in accordance with the emerging aspirations of the Southall OAPF.  

65 The details of pedestrian and cycle routes through the estate will need to be secured by 
way of planning condition, and approved by the Council prior to the implementation of the 
detailed phases. The designs of these routes should be aligned with broader pedestrian and 
cycling connections emerging within the Southall OAPF.  
 
Travel planning 
 
66 The outline application is supported by a framework travel plan. This is supported and 
whilst the content of plan has passed an ‘ATTrBuTE’ assessment, TfL is of the view that 
additional work will be required to enhance the plan. TfL would welcome the opportunity to 
discuss this further with the applicant accordingly. Once refined, the travel plan should be 
secured, monitored, reviewed, and enforced through the section 106 legal agreement in line 
with London Plan Policy 6.3. 
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Servicing and construction 
 
67 A framework delivery and servicing plan (DSP) and construction logistics plan (CLP) have 
been submitted in conjunction with the transport assessment. This is supported, however, TfL 
advises that the plans will need to respond to transport issues associated with the decanting of 
existing residents, as well as the accommodation of commercial servicing and deliveries (off-
street where possible). The CLP will also need to ensure that the safe operation of bus stops and 
bus route is maintained during demolition, construction and refurbishment. These plans should 
be secured by way of planning condition in accordance with London Plan Policy 6.14. 

Community Infrastructure Levy 

68 The Mayor has introduced a London-wide community infrastructure levy (CIL) to help 
implement the London Plan, particularly policies 6.5 and 8.3. The Mayoral CIL formally came 
into effect on 1 April 2012, and it will be paid on commencement of most new development in 
Greater London granted planning permission on or after that date. The Mayor's CIL will 
contribute towards the funding of Crossrail.  

69 The Mayor has arranged boroughs into three charging bands. The rate for Ealing is £35 
per square metre. The required CIL should be confirmed by the applicant and Council once the 
components of the development, or phase thereof, have themselves been finalised.   

70 London borough councils are also able to introduce CIL charges which are payable in 
addition to the Mayor’s CIL. Ealing Council has yet to adopt a scheme, but is expected to consult 
on a preliminary draft charging schedule in November/December 2013. Further details will be 
made available on the Council’s website. 

Local planning authority’s position 

71 The regeneration scheme for the Havelock Estate has been developed in partnership with 
Ealing Council, and the local planning authority is understood to support the proposed outline 
masterplan in principle. The Council is expected to formally consider the application at a planning 
committee meeting in October 2013. 

Legal considerations 

72 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 

73 There are no financial considerations at this stage. 
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Conclusion 

74 London Plan policies on housing, open land, urban design, inclusive access, sustainable 
development and transport are relevant to this application. The regeneration of Havelock Estate is 
strongly supported in strategic planning terms, subject to the resolution of the issues set out 
below: 

 Housing: The proposed estate regeneration is supported, and the outline masterplan 
would result in a net increase of housing and affordable housing in accordance with 
London Plan Policy 3.14. Further discussion is, nevertheless, sought with respect to any 
provision of housing for older people at the estate - to ensure that appropriate reprovision 
would be made where necessary. The proposed 50% provision of affordable housing, 
tenure split, mix of units, residential standards, provision of children’s play space and 
residential density is supported. The affordable housing provision should, nevertheless be 
verified as the maximum reasonable in line with London Plan Policy 3.12.  

 Open land: The proposed uplift in open space at the site is supported in accordance with 
the aims of Policy 7.18. The applicant should, nevertheless, confirm the proportion of open 
space that would be delivered within the first phase. 

 Urban design: The design of the outline masterplan is supported in accordance with 
London Plan Policy 7.1. 

 Inclusive access: The response to access and inclusion within the scheme is broadly 
supported, however, the applicant should clarify how disabled parking provision at the 
estate could respond to future demand, and provide clarifications with respect to levels at 
the southern edge of the masterplan - relative to the Grand Union Canal towpath, in line 
with London Plan Policy 7.2.  

 Sustainable development: Whilst the proposed energy strategy is expected to meet the 
25% strategic carbon dioxide savings target, the applicant should respond to the issue 
raised with respect to decentralised energy networking to ensure accordance with London 
Plan policies 5.2 and 5.6. Further discussion and planning conditions are also sought to 
secure measures associated with climate change adaptation, biodiversity and noise in 
accordance with London Plan policies 5.13, 7.15 and 7.19.  

 Transport: Whilst the masterplan is broadly acceptable in strategic transport terms, the 
applicant should respond to the issues raised with respect to car parking, transport impacts 
(including bus capacity), bus infrastructure, walking and cycling, travel planning and 
servicing and construction to ensure accordance with London Plan policies 6.3, 6.7, 6.10, 
6.13 and 6.14. 

75 The resolution of the above issues could lead to the application becoming compliant with 
the London Pan.  

 

 

for further information, contact Development & Projects: 
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 
Graham Clements, Strategic Planner (case officer) 
020 7983 4265    email graham.clements@london.gov.uk 
 

 


