
 

planning report GLA/0995f/01a  

08 October 2018 

Former Master Brewer Site, Freezeland Way 

in the London Borough of Hillingdon 

planning application no. 4266/APP/2017/3183 

Strategic planning application stage 1 update 

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

The revised proposal 

Construction of a residential-led, mixed use development comprising buildings between four and seven 
storeys to provide 359 residential units, employment floorspace, flexible commercial floorspace, and 
associated car and cycle parking, highway improvements, hard and soft landscaping, plant and other 
associated ancillary development. 

The applicant 

The applicant is MB Hillingdon Ltd and the architect is Collado Collins Architects. 

Strategic issues update 

This report provides clarification on strategic issues previously raised and addresses policy updates and 
scheme amendments since the Stage 1 report issued on 30 October 2017.  

Principle of development: The reduction of housing units in the scheme since the original submission 
negatively impacts upon Hillingdon Council’s ability to meet the revised housing targets contained in the 
draft London Plan.  (Paragraph 13). 

Affordable housing: The increase in the quantum of affordable housing to 30% by unit (29% by hab 
room) is supported by GLA officers however the wholly intermediate tenure and affordability of the offer 
do not meet the requirements of the SPG or draft London Plan and are therefore unacceptable. The 
applicant’s viability assessment will continue to be rigorously scrutinised to ensure the maximum quantum 
and policy compliant tenure and affordability is achieved. (Paragraphs 14-18). 

Urban design: GLA officers have significant concerns about the level of surface car parking which 
compromises the delivery of a high quality public realm as well as safe access to the site by pedestrians 
and cyclists. The applicant must reduce surface car parking and increase landscaping. The drop off area 
and concierge must be consolidated to create a clearly defined arrival area that is accessible and legible by 
both vehicles and pedestrians. Further work on height and massing also required. (Paragraphs 19-22). 

Transport: The increase in car parking to a ratio of 1 space per unit is unacceptable. The quantum of car 
parking must be significantly reduced in line with London Plan and draft London Plan standards. In addition, 
short stay cycle parking must be provided. (Paragraphs 23-25). 

Recommendation 

That Hillingdon Council be advised to consider this report as additional representations from the Mayor, 
which are made in conjunction with those previously issued on 30 October 2017 (GLA ref: 
D&P/0995f/01a). The scheme does not comply with the London Plan and draft London Plan for the 
reasons set out in paragraph 29. However, the resolution those issues in conjunction with those raised in 
the Stage 1 report could lead to the application being compliant with the London Plan and draft London 
Plan. 
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Context 
 
1. On 21 September 2017, the Mayor of London received documents from Hillingdon Council 
notifying him of a planning application of potential strategic importance to develop Master Brewer site 
to deliver a residential led mixed use development comprising buildings between four and nine storeys 
containing 377 residential units and 834.7 sq.m. of commercial floorspace. Under the provisions of 
The Town & Country Planning (Mayor of London) Order 2008 the Mayor had to provide the Council 
with a statement setting out whether he considered that the application complies with the London 
Plan, and his reasons for taking that view.  
 
2. The application is referable under Categories 1A, 1B, 1C of the Schedule to the Order 2008:  

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

1B – “Development (other than development which only comprises the provision of houses, 
flats, or houses and flats) which comprises or includes the erection of a building or 
buildings— (c) outside Central London and with a total floorspace of more than 15,000 
square metres.” 

1C – “Development which comprises or includes the erection of a building of one or more of 
the following descriptions — the building is more than 30 metres high and is outside the City 
of London.” 

 
3. On 30 October 2017, the Mayor considered planning report GLA/0995f/01, and subsequently 
advised Hillingdon Council that whilst the residential-led mixed use redevelopment of the site is 
supported in principle, strategic issues with regards to employment, housing and affordable housing, 
urban design, heritage, inclusive design, climate change and transport must be addressed for the 
scheme to be compliant with the London Plan.  
 
4. On 05 September 2018, Hillingdon Council notified the GLA that amendments had been made 
to the scheme and the applicant was now proposing redevelopment of the Master Brewer site to 
deliver a residential led mixed use development comprising buildings between four and seven storeys 
to provide 359 residential units and 674 sq.m. of commercial floorspace.  

 
5. The purpose of this report is to address the elements of the revised scheme (specifically 
housing delivery including affordable housing, design and transport) that do not meet London Plan 
Policy and address policy changes since the original stage 1 response specifically the draft London 
Plan and the revised NPPF.  

 
6. Once Hillingdon Council has resolved to determine the application, it is required to refer it 
back to the Mayor for his decision as to whether to direct refusal; take over for his own determination 
or allow the Council to determine it itself. 
 
7. The Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Details of the revised proposal 

8. As discussed above following discussions with Hillingdon Council the applicant has revised the 
scheme to deliver residential led mixed use development comprising buildings for between four and 
seven storeys containing 359 residential units and 834.7 sq.m. of commercial floorspace.  
 

http://www.london.gov.uk/
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9. The table below provides an overview the design revisions and includes a comparison to the 
original scheme as well as an earlier set of amended plans submitted in March 2018.  

 

 Planning application  
August 2017 

Planning revision  
July 2018 

-/+ 

Number of dwellings 377 359 -18 

Affordable homes (% 
of total   by unit) 

20% 30% +10% 

Maximum building   
height in stories 

9 7 -2 

Car parking spaces 254 363 +109 

 
Strategic planning policy and guidance update 

10. In July 2018 the Government published the revised National Planning Policy Framework. 
 
11. In August 2017 the Mayor published his Affordable Housing and Viability SPG. This must now 
be read subject to the decision in R (McCarthy and Stone) v Mayor of London.  

 
12. On 13 August 2018 the Mayor published a version of the draft London Plan that includes his 
minor suggested changes. These suggested changes have been prepared following a review of 
consultation responses and consist of clarifications, corrections and factual updates to the draft Plan 
that will help inform the examination in public.  

Principle of development 
 
13. As set out in the original Stage 1 report, the redevelopment of this accessible vacant 
brownfield site for a residential led mixed use development is strongly supported in accordance with 
London Plan Policy. It is worth noting that the draft London Plan Policy increases the Hillingdon’s ten 
year housing target from 5,593 to 15,530 and sets a new annual target of 1,553 net additional homes 
per year. The reduction of housing units in the scheme negatively impacts upon Hillingdon Council’s 
ability to meet these revised housing targets.   

Affordable housing 

14. As reported at Stage 1 the original affordable housing offer of 20% by unit was deemed wholly 
unacceptable by GLA officers and no details of the proposed tenure had been confirmed.  
 
15. The applicant has submitted a revised affordable housing offer of 29% by habitable room 
(30% by unit).  The applicant is currently offering all 107 affordable units as Discounted Market Sale 
units at 80% of open market value. While the increase in quantum of affordable housing units is 
welcomed, GLA officers will continue to work with the Council to scrutinise the applicant’s financial 
viability assessment to ensure the maximum quantum of affordable housing is delivered by the 
scheme. As set out below, officers are concerned at 80% discount to market rent that this is not 
genuinely affordable.  
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16. Policy H7 of the draft London Plan and the Mayor’s Affordable Housing and Viability SPG sets 
out a preferred tenure split of at least 30% low cost rent (social or affordable rent significantly less 
than 80% of market rent), at least 30% intermediate (with London Living Rent and shared ownership 
being the default products), and the remaining 40% to be determined by the Local Planning 
Authority. The current offer consists of wholly discount market sale, an intermediate product. GLA 
officers do not consider exceptional circumstances have been demonstrated to justify the single 
tenure. The affordable housing offer must be revised to contain a policy compliant tenure split. 

 
17. The Mayor’s Affordable Housing & Viability SPG makes clear that in determining tenure, 
homes are to be genuinely affordable. For the low-cost rent element, whilst a local planning authority 
may specify rental levels they consider to be genuinely affordable, the Mayor expects this to be 
significantly less than 80% of market rent. In addition, as set out in sections 2.47-2.50 of the SPG and 
the London Plan Annual Monitoring Report for intermediate dwellings to be considered affordable, 
annual housing costs, including mortgage (assuming reasonable interest rates and deposit 
requirements), rent and service charges should be no greater than 40 per cent of net household 
income.  

 
18. The affordability of the units must accord with the requirements of Policy H7 of the draft 
London Plan, the Mayor’s Affordable Housing and Viability SPG, and the London Plan Annual 
Monitoring Report. The Mayor’s SPG makes it clear that homes must be genuinely affordable. GLA 
officers will work with the Council to agree affordability levels of all affordable tenures as part of the 
review of scheme viability. 

 

Urban Design and Residential Quality   

19. The design principles in chapter 3 of the draft London Plan place expectations on all 
developments to achieve a high standard of design which responds to local character, enhances the 
public realm and includes architecture of the highest quality that defines the area and makes a positive 
contribution to the streetscape and cityscape. 
 
20. The original stage one report stated that the density of the scheme was above the London 
plan matrix for suburban sites but that a high density redevelopment of this brownfield site could be 
acceptable subject to it being of exemplar design quality and providing the fullest contribution of 
affordable housing. Draft London Plan Policy D6 seeks to optimise the potential of sites, having 
regard to local context, design principles, public transport accessibility, and capacity of existing and 
future transport services. The policy goes on to state that proposed residential development that does 
not demonstrably optimise the housing density of the site in accordance with the draft policy should 
be refused. The higher the density of a development, the greater the level of design scrutiny that is 
required, particularly qualitative aspects of the development design, as described in draft London Plan 
policies D2 and D4. The revised proposal has a density of approximately 150 units per hectare (429 
habitable rooms per hectare), which is a reduction since Stage 1. The comments below raise concerns 
with the design and residential quality of the scheme. Should these be addressed in conjunction with 
comments regarding the affordable housing offer, GLA officers are supportive of a residential density 
that optimises the development potential of this accessible brownfield site.  
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21. The original stage one report requested that the applicant explore ways to further reduce car 
parking onsite and increase the quantum of landscaping. The revised scheme contains 109 additional 
car parking spaces which has further exacerbated issues of the car dominance of the scheme 
compromising the delivery of high quality public realm. In addition, it is considered that pedestrian 
and cycle access to residential units and play space will conflict with vehicle manoeuvring, failing to 
deliver safe, well considered areas for residents. Onsite car parking should be reduced as much as 
possible, with the goal of all onsite car parking being located in the podium and the layout revised to 
ensure high quality useable public realm and safe access to residential units and play space. In 
addition, the drop off area and concierge should be consolidated to create a clearly defined arrival 
area that is accessible and legible by both vehicles and pedestrians.  

 
22. At Stage 1, the approach to the height and massing was supported by GLA officers. However, 
it is noted that the reduction in height of buildings one and four results in a continuous line of 
buildings creating a wall like effect, further exacerbating the isolated ‘island’ feel of the site. The 
applicant should break up the massing to achieve a stronger street frontage. GLA officers consider 
that given the location of the site and accessibility to public transport, there is scope to increase the 
height of buildings to optimise the site’s development potential and to achieve an acceptable mix and 
level of affordable housing.  

Transport 

23. The revised proposals do not significantly alter the impact on the strategic transport network 
as previously assessed by TfL, subject to the Council securing S106 contributions of £75,000 per year 
for five years (totally £375,000) and £30,000 towards bus capacity and bus priority infrastructure 
respectively being secured, alongside relevant planning conditions and obligations securing Travel 
Plans, a Construction Logistics Plan and Delivery and Servicing Plan. 
 
24. The site is located in very close proximity to Hillingdon London Underground (LU) station and 
the PTAL of the area directly around the station will increase to 4 in 2021 due to planned frequency 
and capacity upgrades on the Piccadilly Line. The Mayor’s Transport Strategy, published in March 
2018, sets out significant mode shift targets with Policy 1 stating that by 2041, 80% of all trips in 
London will be made on foot, by cycle or using public transport. The revised application proposes an 
increase to 359 residential car parking spaces from 245, equating to a ratio of 1 space per unit.  This is 
contrary to London and draft London Plan policy and is considered to be unacceptable. Car parking 
must be reduced significantly to a maximum parking ratio of 0.65 spaces per unit. 

 
25. The revised scheme contains 626 long style cycle parking spaces which meets London Plan 
standards. However, the applicant is encouraged to increase the quantum of cycle parking in line with 
draft London Plan standards. The proposal does not include any short stay cycle spaces. The proposal 
must be revised to include at least nine short stay cycle spaces to meet London Plan standards.   

Local planning authority’s position 

26. Hillingdon Council planning officers have advised that they are currently assessing the revised 
application and have raised issues regarding design and transportation with the applicant. Officers are 
currently in the process of undertaking an independent review of the applicant’s revised viability 
assessment. No committee date has been set yet.  
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Legal considerations 

27. 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 

28. There are no financial considerations at this stage. 

Conclusion 

29. This report provides clarification on strategic issues previously raised and addresses policy 
updates and scheme amendments since the Stage 1 report issued on 30 October 2017. It is considered 
that the application does not comply with the London Plan and draft London Plan and the following 
matters must be addressed:   

• Principle of development: The reduction of housing units in the scheme negatively impacts 
upon Hillingdon Council’s ability to meet the revised housing targets contained in the draft 
London Plan.   

• Affordable housing: The increase in the quantum of affordable housing to 30% by unit (29% by 
hab room) is supported by GLA officers however the wholly intermediate tenure and affordability 
of the offer do not meet the requirements of the SPG or draft London Plan and are therefore 
unacceptable. The applicant’s viability assessment will be rigorously scrutinised to ensure the 
maximum quantum and policy compliant tenure and affordability is achieved.  

• Urban design: GLA officers have significant concerns about the level of surface car parking which 
compromises the delivery of a high quality public realm as well as safe access to the site by 
pedestrians and cyclists. The applicant must reduce surface car parking and increase landscaping. 
The drop off area and concierge must be consolidated to create a clearly defined arrival area that 
is accessible and legible by both vehicles and pedestrians. Further work on height and massing also 
required.  

• Transport: The increase in car parking to a ratio of 1 space per unit is unacceptable. The quantum 
of car parking must be significantly reduced in line with London Plan and draft London Plan 
standards. In addition, short stay cycle parking must be provided.  

 

 

for further information, contact GLA Planning Unit: 
Juliemma McLoughlin, Chief Planner 
020 7983 4271 email: juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Katherine Wood, Team Leader – Development Management 
020 7983 5743 email: katherine.wood@london.gov.uk 
Kate Randell, Principal Strategic Planner, Case Officer 
020 7983 4783    email kate.randell@london.gov.uk  
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