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  planning report GLA/4428a/01  

  18 March 2019 

Winstanley and York Road Estates 

in the London Borough of Wandsworth 

planning application no. 2019/0024 
  

Strategic planning application stage 1 referral 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; 
Town & Country Planning (Mayor of London) Order 2008. 

The proposal 
Hybrid application comprising phased demolition of all existing buildings and mixed use 
development comprising 2550 residential units in blocks ranging from three to 31 storeys, leisure 
centre, health and flexible commercial uses together with associated landscaping, parking, and 
access. 

The applicant 
The applicants are Winstanley and York Road Regeneration LLP and the architect is HTA, LA 
Architects and HBBR. 

Strategic issues 

Land use principle: The regeneration of the Winstanley and York Road Estates through 
comprehensive redevelopment is supported. The provision of new leisure and community facilities 
is supported, as is the re-provision of the public open space at the heart of the site. (paragraphs 
19-32). 

Estate regeneration and affordable housing: The proposals would ensure an uplift in social 
rented habitable rooms and floorspace across the whole estate which is strongly supported. GLA 
officers will scrutinise viability to ensure that affordable housing has been maximised in 
accordance with the London Plan, the Mayor’s Affordable Housing and Viability SPG, and the 
draft London Plan. Affordability of units, early and late stage viability reviews must be secured. 
(paragraphs 33-57).   

Design: The overall design strategy is supported. Robust conditions are required to secure the 
design commitments made by the applicant. (paragraphs 58-72). 

Climate change:  Conditions related to energy and flood risk should be secure. (paragraphs 79-
84). 

Transport: Conditions, obligations and financial contributions for the highway improvement 
works and the impact on the bus network are required. (paragraphs 73-78). 

Recommendation 
That Wandsworth Council be advised that the application does not yet comply with the London 
Plan and the draft London Plan, for the reasons set out in paragraph 95 of this report; but that 
the possible remedies set out in that paragraph could address these deficiencies. 
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Context 

1 On 30 January 2019, the Mayor of London received documents from Wandsworth 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 to provide the Council with a statement setting out whether he 
considers that the application complies with the London Plan and the draft 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 Categories 1A, 1B, 1C and 3A(a) of the Schedule to the 
Order 2008:  

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

• Category 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 – outside Central London and with a total floorspace of more than 15,000 square 
metres;” 

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

• Category 3A(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 Wandsworth 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 10.5 hectare site includes the Winstanley and York Road Estates which comprise 759 
residential units located across of a range of high rise buildings, large rectangular blocks and 
smaller two to four storey blocks. The site also includes York Gardens (an area of designated 
open space), the York Gardens Library and Community Centre, the York Garden’s nursery known 
locally as the One O’clock Club, Battersea Chapel Baptist Church, the Thames Christian School, a 
doctor’s surgery and a number of small retail units.   
 
6   The site is not within a conservation area, however, there are two Grade II listed 
buildings at 77 and 79 Falcon Road which are in close proximity to the site.   
 
7 The site is bound by the A3205 York Road to the north, Plough Road to the west, 
Winstanley Road to the south, Wye Street and Ingrave Street to the north east and Falcon Road to 
the south east.  The A3205 York Road forms part of the Transport for London Road Network 
(TLRN).  Cycle Superhighway 8 also runs along York Road.  

8 Clapham Junction rail station is located immediately south east of the site and there are 10 
bus routes within an acceptable walk distance with stops on York Road, Plough Road and Falcon 
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Road.  The entire application site has a public transport accessibility level (PTAL) of 6b, on a scale 
of 0 to 6b where 6b is the most accessible.   

Details of the proposal 

9 The application has been submitted in hybrid form, with one aspect of the scheme, that 
relating to Blocks 1, 5 and 6 and the open space, submitted in detail, and the elements relating to 
Blocks 2-4 and Blocks 7-14 submitted in in outline form with all matters reserved. The full details 
of the proposals are set out below: 

Detailed application (Blocks 1, 5 and 6 and the open space) 

• 502 residential units within Blocks 1, 5 and 6; 

• 12,400 sq.m. of leisure and community space within Block 1 including swimming pool, 
sports hall, fitness centre, library and children’s facilities; 

• 2,190.5 sq.m. of flexible commercial space (Class A1- A5, B1, D1 and D2) within Blocks 1 
and 5; 

• A 2.49 hectare open space including civic square, adventure playground and open lawn 
areas; 

• car and cycle parking; 

• associated refuse/recycling storage and plant rooms; and, 

• works to the public highway and public realm improvements. 
 

Outline application (Blocks 2-4 and 7-14) 

• up to 196,410 sq.m. residential floorspace (GIA), equating to the provision of 2,048 
residential units; 

• up to 5,237 sq.m. of flexible commercial/community space (Class A1, A2, A3, B1, D1, 
D2);  

• up to 1,022 sq.m. of health centre use; and 

• up to 7,874 sq.m. of ancillary space located at basement level in Blocks 11 and 13. 
 

Earlier relevant development proposals 
 
10   An early enabling phase, referred to as Land to the North of Grant Road is currently 
under construction. This provides 93 private and 46 affordable dwellings and will deliver a school 
and a chapel which will enable early decant of 46 social rented units as well Thames Christian 
College and Battersea Chapel Baptist Church which are currently within the application site. 
  
11 In addition, the Council has delivered a further 107 new social rent units at the below sites 
to enable an initial decant phase of existing estate residents. These sites are within one kilometre 
of the application site and include:  

•  Rowditch Lane – 6 units; 

•  Shuttleworth Road – 71 units; 

•  Gideon Road – 18 units 

•  Tynham Close – 8 units; and 

•  Lavender Hill – 4 units. 
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12   It should be noted that these sites do not form part of this planning application but are 
described in order to provide wider context to the proposals.   

 

Case history 

13 On 20 February 2018 a pre-planning application meeting was held at City Hall for the 
“Proposed regeneration of the Winstanley and York Road housing estates.” On 15 March 2018, 
a pre-application advice note was issued which noted that the proposals must ensure reprovision 
of the existing housing on a like for like basis with any uplift in residential providing the 
maximum level of affordable housing. Furthermore, any future planning application would also 
need to address issues raised with respect to urban and inclusive design, children’s play space, 
climate change and transport, to ensure that the development complies with the London Plan 
and draft London Plan.   
 
14 Further pre-application meetings in relation to the proposals were held at City Hall on 25 
April, 26 October 2018 and 28 November 2018. At these meetings the principle of estate 
regeneration, affordable housing and viability and the design of the proposals were discussed. 
 
15 Planning permission was granted at the related site on Land to the North of Grant Road 
(GLA/4228) on 1 August 2018 for the construction of three buildings ranging from 6 to 20 
storeys in height, comprising mixed use development including a total of 139 residential units 
(including 46 affordable units), a 5,175 s.qm. school and chapel and 219 sq.m. of flexible 
commercial uses. 
 

Strategic planning issues and relevant policies and guidance 

16 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 Wandsworth Local Plan Core Strategy 2016, 
Wandsworth Local Plan - Development Management Policies 2016, Wandsworth Local Plan – Site 
Specific Allocations Document 2016 and the London Plan 2016 (Consolidated with alterations 
since 2011).  

17 The following are also relevant material considerations:  

• The National Planning Policy Framework 2018 and National Planning Practice Guidance. 

• The draft London Plan 2017 and the Mayor’s Minor Suggested Changes, which should be 
taken into account on the basis explained in the NPPF. 

• In August 2017, the Mayor published his Affordable Housing and Viability Supplementary 
Planning Guidance.  This must now be read subject to the decision in R(McCarthy & Stone) 
v. Mayor of London. 

• The Mayor’s Good Practice Guidance to Estate Regeneration (2018) (GPGER). 
 
18 The relevant issues and corresponding policies are as follows: 

• Estate regeneration London Plan; GPGER 

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

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



 page 5 

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG 

• Transport London Plan; Mayor’s Transport Strategy. 

• Climate change London Plan; Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy 

 

Principle of development 

Residential 
 
19 London Plan Policy 3.3 ‘Increasing Housing Supply’ recognises the pressing need for new 
homes in London and Table 3.1 gives an annual monitoring target of 1,812 new homes per year in 
Wandsworth between 2015 and 2025.  Policy H1 ‘Increasing Housing Supply’ and Table 4.1 of the 
draft London Plan sets Wandsworth an increased annualised average housing completion target of 
2,310 units per year between 2019/20 and 2028/29. The site is also located within the Clapham 
Junction to Battersea housing zone which sets a target of 5,355 new homes over the next ten 
years. 

20 Policy 3.14 of the London Plan and draft London Plan Policy H10 recognise the importance 
of estate regeneration in meeting the housing needs of London and it has been noted through the 
public consultation process that the existing units are of poor and declining physical quality and no 
longer fit for purpose. At the local level, the site is identified in the site allocations DPD as site 
64B. This allocation supports the provision of new residential housing on the site as well as the 
replacement of the existing housing stock. An assessment of the proposals acceptability against 
the requirements of the Policy 3.14 of the London Plan and draft London Plan Policy H10, along 
with the GPGER is set out in paragraphs 38 to 48 below. 

Social infrastructure 
 

21 As noted above, the site currently contains a number of community uses and wider 
elements of social infrastructure. The planning permission on the Land to the North of Grant 
Road has secured the early delivery of replacement sites for the Tristian Christian School and 
Battersea Chapel Baptist Church which is welcomed and ensures continuity of operation for 
these facilities.  
 
22 The detailed elements of the application would see the delivery of a replacement library 
and children’s facilities as part of the wider leisure and community centre within Block 1 of the 
proposals. It is understood that these facilities would represent a significant uplift in terms of 
both quality and quantum of provision and would be delivered prior to the closure of the 
existing facilities in in line with London Plan Policies 3.16 and 3.18, Policies S1 and S3 of the 
draft London Plan and the Social Infrastructure SPG. Further information should be provided in 
relation to functions and activities at the existing community centre on site and the applicant 
should demonstrate that these facilities will be provided and enhanced by the new facility.   

 
23 The proposals would also see the delivery of a number of new sports and recreational 
facilities within the leisure centre. This leisure centre would provide three swimming pools (main 
pool, teaching pool and splash pool) along with a multi-use sports hall as well as a fitness centre 
and studios. Both the London Plan and draft London Plan recognise the importance of social and 
recreation facilities in community wellbeing. More specifically, London Plan Policy 3.19 and draft 
London Plan Policy S5 seek to enhance sports and recreation facilities in areas of high accessibility 
and as such the provision of new sports and recreational facilities in this location is strongly 
supported.  
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24 Notwithstanding the above, draft London Plan Policy S5 and London Plan Policy 7.18 seek 
to maximise the multiple use of facilities, including the co-location of services for sports facilities, 
schools and community groups. The applicant should provide details on the availability of the 
facilities to community groups as well as the space’s affordability for such groups. The applicant 
must also confirm whether the leisure centre will be used by the local schools and provide details of 
any sharing of facilities.  

25 The applicant has also assessed the impact of the uplift in new residents would generate in 
terms of additional health and education requirements in the local area. Given the uplift in demand 
for healthcare facilities, the proposals include the provision of a 1,022 sq.m. health centre within 
Block 10. The submitted Health Impact Assessment states that there is sufficient capacity within 
both local primary and secondary schools to accommodate the uplift in school children arising from 
the proposals. The findings of this assessment should be confirmed by the Council and if there are 
any adverse effects on school provision, this should be mitigated by a developer contribution and 
secured by the Council to comply with London Plan Policy 3.16 and draft London Plan Policy S1.  

Commercial space 
 
26   A maximum quantum of 8,843 sqm (GIA) of flexible commercial floorspace (Use Classes 
A1-A5, B1, D1 and D2) is to be provided under both the detailed and outline elements of the 
proposals. This commercial floorspace is intended to serve the needs of the existing and new 
residents within the Winstanley and York Road Estate, as well as the surrounding community, 
  
27   As the proposals include a significant uplift in town centre uses in an out of centre 
location, the proposals need to be considered against the policy basis set out within the 
Development Plan and the NPPF, and specifically the sequential test set out within Policy 
DMTS2 of the Local Plan and paragraph 86 of the NPPF.  

 
28   The application is accompanied by a retail impact assessment which notes the site’s 
location adjacent to the Clapham Junction Town Centre, and the resulting improvements to 
connectivity to and from this town centre. The assessment concludes that the proposed 
commercial space, which is to be delivered on a complementary basis to the overall proposals, 
cannot be disaggregated from the wider residential-led development. Furthermore, it is noted 
the relocation of the floorspace to an alternative, more central, location would not satisfy the 
aspirations for the regeneration of the estate. It is therefore held that any sequential sites would 
have to provide for the entire development and that, further to this, there are no sequentially 
preferable sites that could accommodate the entire development.   

 
29   Given the site’s proximity to the Clapham Junction Town Centre, along with the 
significant uplift in residential and leisure/community space to be delivered through the 
proposals, the proposed level of commercial space is acceptable in strategic terms. Nevertheless, 
the findings of the retail impact assessment should be confirmed by the Council.  
 
Open space 
 
30 London Plan Policies 7.1, 7.18 and 7.19 and Draft London Plan Policy G4 protect open 
spaces and support the creation of a network of open spaces in developments. As noted in 
paragraph 5 above, the site includes the 2.52 hectare York Gardens, which is a locally designated 
open space.  
 
31 The development proposals would be centred around the reprovided York Gardens, with 
this new park amounting to 2.49 hectares. Whilst this would constitute a small loss of locally 
designated open space, the proposed open space would provide an uplift in amenity value owing 
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to the high quality landscaping works and the inclusion of new recreational facilities and as such 
this element of the proposals would accord with Policy 7.18 of the London Plan and draft 
London Plan Policy G4.  It is recommended that the Council amends its open space designations 
to include the new open space to ensure that it benefits from appropriate policy protection in 
the future. 

 
Summary  

32 As set out above, the principle of the regeneration of this estate through comprehensive 
redevelopment is supported subject to compliance with the requirements of the Policy 3.14 of 
the London Plan, Policy H10 of the draft London Plan and the GPGER. Notwithstanding this, 
the provision of additional homes alongside new commercial, community and leisure floorspace 
is strongly supported. Appropriate conditions and obligations should be secured to ensure the 
phased reprovision of community facilities and reprovision/improvements of public open spaces 
alongside housing delivery.  
 

Estate regeneration 

33 The Mayor’s Good Practice Guide to Estate Regeneration: Better Homes for Local People 
sets out principles for undertaking estate regeneration schemes. The key principles are:  

• an increase in affordable housing, comprising like-for-like replacement and the 
maximisation of additional genuinely affordable housing; 

• full rights to return or remain for social tenants; 

• a fair deal for leaseholders, including home loss payments, and independent valuation for 
residents (paid by applicant);  

• full and transparent consultation, with identified direct engagement and consultation 
events; and, 

• a ballot is required if the total number of new homes is greater than 150 units and the 
application benefits from GLA funding. 

 
34 The existing buildings are in a poor and declining physical condition, and no longer provide 
a satisfactory standard of residential accommodation for residents.  As discussed further below, the 
proposals will deliver a higher standard of accommodation in accordance with current design and 
amenity standards. 

Like for like replacement 

35 London Plan Policy 3.14, draft London Plan Policy H10, the GPGER and the Mayor’s 
Affordable Housing and Viability SPG make clear that in the redevelopment of sites any loss of 
affordable housing must be replaced by better accommodation and at least an equivalent amount 
of floorspace on a like-for-like basis. Draft London Plan Policy H10 and the Affordable Housing 
and Viability SPG further state that affordable units should be replaced with homes at the same or 
similar rent levels, and that existing affordable housing floorspace should be replaced on an 
equivalent basis, and additional provision of affordable housing should be maximised.  
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36 The tenure/size of the existing units is as follows: 

 Social Rent Affordable 
rent 

Leasehold/Freehold Total 

Studio 79 0 12 91 

1-bed  120 2 54 176 

2-bed 256 11 89 356 

3-bed  47 1 33 81 

4-bed 25 0 30 55 

Total 527 14 218 759 

Hab rooms 1400 41 669 2,110 

Floorspace 
(sq.m.) GIA 

43,138 1,285 21,396 65,819 

37   In the absence of detailed building surveys for the existing buildings on the estate, the 
existing floorspace figures have been derived by the applicant on the basis of the Gross External 
Area (GEA) of the existing buildings which has been corrected to provide a figure for the Gross 
Internal Area (GIA). The assumptions used in this conversion should be confirmed by the 
Council.  

38   The table below sets out the existing and the proposed housing provision by units, 
habitable room, and floorspace: 

 

 Existing Proposed 

 Social 
rent 

Afford-
able  
rent 

Lease-
hold 

Total Social 
Rent 

Afford-
able  
rent 

Shared 
Owner-
ship 

Shared 
Equity 

Market Total 

Units 527    14 218 759 484 100 222 86 1,658 2,550 

Hab 
rooms 

1,400 41 669 2,110 1,554 446 653 264 4,559 7,296 

Floor- 
space 
(sq.m) 
GIA 

43,138 1,285 21,396 65,819 48,351 8,843 20,141 8,528 160,609 246,471 

 
39 A total of 2,550 residential units are proposed, representing an uplift of 1,791 units, 5186 
habitable rooms, and 41,439 sq.m. of floorspace, compared to that existing.  In terms of affordable 
housing, the proposals represent an uplift of 265 units, 1,032 habitable rooms, and 32,911 sq.m.  
In terms of low cost rent, whilst the proposals would result in the loss of 43 units, they would see 
an uplift of 154 habitable rooms, and 5,212 sq.m. of floorspace . 

40 Whilst it is recognised that there is a loss of social rented units (-43 units), this is 
because the existing social rented stock comprises smaller units which have since become 
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overcrowded. The proposed scheme, which now seeks to provide larger units, has resulted in a 
decrease in the number of units but an increase by habitable rooms and floorspace. Recognising 
that the scheme replaces all of the social rented habitable rooms to reprovide larger homes that 
are more suitable to residents’ needs, on this basis, the loss of social rented units is considered 
acceptable and in accordance with London Plan Policy 3.14, draft London Plan Policy H10, the 
GPGER and the Mayor’s Affordable Housing and Viability SPG. 
 
41   As set out in the table above, there are 14 affordable rent properties on the existing site 
which are understood to be operated by Wandle Housing Association. The proposals would see 
an increase of 86 affordable rent units up to a total of 100 and it is understood that the tenants 
of the 14 existing units would be guaranteed a new units within the existing scheme at the same 
rent levels with the Council as the landlord rather than Wandle Housing Association. However, 
further clarification on the arrangements for these tenants should be provided. 
  
42 As noted in paragraph 10 above, it is noted that the proposals are being delivered as part of 
a wider programme which includes the Land to the North of Grant Road and a number of other 
sites (less than one kilometre away) through which the Council has also delivered a further 107 new 
social rent units. Whilst these units would be used for the first phase of the decant process, these 
proposals do not form part of this application.  

43 The GPGER seeks to ensure that social tenants who have to move from their existing home, 
have a full right to a property on the regenerated estate of a suitable size, at the same or similar 
level of rent, and with the same security of tenure.  Of the 527 social rent units currently at the 
site, it is understood 397 units contain households that will require relocation with the remaining 
130 units currently occupied on a temporary basis. Of the 397 households, the phasing strategy 
ensures that 318 households will be able to move directly from their existing dwelling to a new unit 
within the redeveloped estate. This figure includes 46 households who are to be relocated to the 
Grant Road site which sits on the existing estate. There are 79 social rent households who are all 
currently at Pennethorne House who are required to move off site to one of the decant sites listed 
in paragraph 35 above in order to enable development works to commence, however, they will be 
guaranteed the opportunity to return to the site should they wish to, once new social rented units 
become available.  

44 In terms of rent levels, existing tenants of social rented units have been given a 
guarantee that they will pay the same rent as they are currently being charged for the same type 
of unit. This approach is supported and in accordance with the principles of the GPGER.  
 
Fair deal for leaseholders 
 
45  Existing resident leaseholders will be offered the opportunity to move to a property 
through a straight buy out or under shared equity arrangements where they are unable to buy 
using the equity from the ‘buy back’ of their existing home. No rent or interest would be 
charged on the loan and residents would have the option of obtaining greater equity over 
time. The support for leaseholders is supported in the line with the Mayor’s Good Practice Guide 
to Estate Regeneration. 
 
Full and transparent consultation  

46 The GPGER sets out the Mayor’s aspirations for full and transparent consultation, and 
meaningful ongoing involvement with estate residents throughout the regeneration process, to 
ensure resident support.  

 
47 The consultation process is set out in the applicant’s Statement of Community Involvement.  
Consultation with existing residents and the local community commenced in 2013 and is ongoing.  
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Regeneration of the Estate has been strongly supported by residents, with identified problems 
including the current condition of the buildings, anti-social behaviour arising from poor design, and 
a lack of outdoor space and facilities for children.  Demolition was supported by the majority of 
residents at the initial event and ongoing consultation and engagement has maintained this.   

Residents’ ballot 

48 As set out in the draft London Plan, the Mayor expects any proposals for estate 
regeneration schemes to take account of the requirements of the GPGER. This guide, the draft 
London Plan, and this report all make clear the Mayor will use his planning powers to make sure 
that any homes demolished are replaced on a like-for-like basis, and that these schemes maximise 
the delivery of additional affordable homes wherever possible.  

49 Where a scheme involves demolition of existing homes, the guide is also clear the Mayor 
will use his non-planning powers to support resident ballots by making his funding conditional on 
the proposed scheme winning a ballot. The details of this funding condition, and of transitional 
arrangements, have been subject to a public consultation, and their final versions will be published 
when responses have been considered. Whilst considerations around ballots and funding conditions 
are not planning issues, and will not affect the Mayor’s planning decision in this case, the Mayor 
encourages landlords to use ballots as widely as possible in line with his Good Practice Guide. 

Housing and affordable housing 

50 As set out in the GPGER, in addition to ensuring no net loss of affordable homes, estate 
regeneration schemes must provide as much additional affordable housing as possible.  London 
Plan Policy 3.12, draft London Plan Policies H6 and H10 and the Mayor’s Affordable Housing & 
Viability SPG requires all estate regeneration schemes to proceed by the Viability Tested Route, to 
ensure that additional affordable housing delivery (beyond the replacement of existing) is 
maximised.  Draft London Plan Policy H7 sets out the Mayor’s preferred tenure split of at least 
30% low cost rent, at least 30% as intermediate products and the remaining 40% to be determined 
by the Council.   

51 The proposals comprise 38% affordable housing (by habitable room) on-site, made up of 
55% social rent, 45% intermediate (shared ownership and discount market rent). However, this 
figure includes the 86 shared equity units and it is questioned whether they would meet the 
affordable housing definition within the London Plan and draft London Plan. With the shared 
equity removed, the proposals would provide 36% affordable housing, made up of 58% social rent, 
42% intermediate. With respect to the uplift in housing levels on the estate, 18% of this would 
constitute affordable housing, and this would be split 10% social rent to 90% intermediate. 

52 The affordability of intermediate units must be in accordance with the Mayor’s qualifying 
income levels, as set out in the Mayor’s Affordable Housing and Viability SPG, and the London 
Plan Annual Monitoring Report, including a range of income thresholds.  Clarification of the 
social rent levels for non-decanted residents should also be provided. Affordability thresholds 
must be secured in the section 106 agreement attached to any permission and a draft of the 
section 106 agreement should be agreed with GLA officers prior to any Stage 2 referral.   
 
53 The applicant’s Financial Viability Assessment (FVA) is undergoing robust assessment by 
GLA officers working in partnership with the applicant, the Council and its independent 
assessors, to ensure that the maximum contribution is secured in accordance with Policies 3.11 
and 3.12 of the London Plan, the Mayor’s Affordable Housing and Viability SPG, and Policies H5 
and H6 of the draft London Plan.  The FVA has been published in line with the transparency 
provisions in the Affordable Housing & Viability SPG.  
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54 Early and late stage viability reviews will be required, in accordance with Policy H6 of the 
draft London Plan and the Mayor’s Affordable Housing and Viability SPG. With respect to the 
late stage reviews, it is noted that this application is linked to the extant planning permission at 
the adjacent Land to the North of Grant Road site through a Memorandum of Understanding 
(MoU) between the Council and the applicant. The MoU states that should the scheme at Land 
to the North of Grant Road be at deficit following the secured late viability review for that site, 
that level of deficit could potentially (subject to the Council’s control within the MOU, the 
development plan and other material considerations) be carried across to the viability 
assessment of the subject planning application. However, any deficit would reflect the real 
values of the scheme and would only be taken into account of during the phased late stage 
reviews of the subject application (and not at application stage) when establishing if the scheme 
has any additional value. Therefore, any deficit would impact on the level (if any) of uplift 
through the review process and cannot be used to reduce the baseline delivery of affordable 
housing on the estate. This approach was set out in the Stage 2 report (GLA/4428/02) for Land 
to the North of Grant Road. 
 
Build to rent 

55 Block 11 within the outline element of the proposals would be delivered as Build to Rent 
(BtR) accommodation. BtR is supported in principle by Policy H13 of the draft London Plan, the 
Mayor’s Affordable Housing and Viability SPG and London Plan Policy 3.8. In order to qualify as a 
BtR scheme, the applicant must confirm that the product will fully meet the criteria in Part B of 
Policy H13 and the Mayor’s SPG, which include the requirement for a covenant to retain the homes 
as BtR for a period of fifteen years, in addition to a clawback mechanism to secure any difference 
in the total value of the market rent units and their value on a for sale basis should the covenant be 
broken. Both of these provisions must be secured by planning obligation to any future planning 
permission. 

Children’s play space  

56 London Plan Policy 3.6 and Policy S4 of the draft London Plan seek to ensure that 
development proposals include suitable provision for play and recreation, and incorporate good-
quality, accessible play provision for all ages, of at least 10 square metres per child, with further 
detail in the Mayor’s ‘Shaping Neighbourhoods: Play and Informal Recreation’ SPG. 

57 The GLA child yield calculator provides an estimate of 789 children, requiring 7,890 
sq.m, of play space.  The masterplan will deliver 5,544 sqm of doorstep play which exceeds the 
requirement to meet the 0-4 year old child yield. Local neighbourhood play for 5-11 years is 
provided by 4,997 sqm of proposed areas of accessible play. The requirement for playspace for 
12+ year olds is also exceeded with the provision of 9,619 sqm of proposed kickabout and 
fitness areas. The play space strategy is therefore supported.    
 

Urban design  

58 Good design is central to all objectives of the London Plan and draft London Plan. 
London Plan Policy 3.4 and draft London Plan Policy D6 seek 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 scheme has been subject to extensive design review 
discussions in accordance with Policy D2 of the draft London Plan. The applicant has prepared 
design guidelines that provide the design principles for the revised masterplan and will guide the 
detailed design at Reserved Matters stage. The applicant has also engaged on design matters in 
pre-application discussions, and has responded positively to officers’ comments, which is 
welcomed.   
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Site layout 
 
59 The key element of the proposals is the repositioning of York Gardens open space from 
its position at the west of the site fronting York Road, into a new central location around which 
a series of perimeter block type buildings would be located. Given the existing role of York 
Gardens, which is the largest single area of open space within the locality, a series of new streets 
and connections would intersect the application site and separate the individual residential 
blocks in order to provide accessible routes to and from the re-provided York Gardens. Thereby 
ensuring that the existing users of York Gardens from the surrounding residential estates and 
further afield, continue to enjoy easy access to this open space.   
 
60 The proposed development establishes three separate character areas. The York Road 
character area would occupy the space between the reprovided York Gardens and York Road. 
The massing in this area would be the tallest across the site, which would reflect the character of 
nearby newly consented developments along the emerging York Road Corridor. The Park Edge 
Character Area would consist of the areas of the site which front the re-provided York Gardens 
open space to the north and the south. The height, massing and character of development here 
are intended to reflect the lower surrounding estates and provide a more modest setting to 
either side of the park. Finally, the York Place character area, which would consist of the eastern 
end of the York Garden’s park closest to Clapham Junction would see densities increase and is 
intended to allow for a future corridor through to Clapham Junction.  
 
61 The concept of focusing the development around a public green space that would 
provide legible focal point for the new community is supported; however, the quality of the 
space is undermined by the extent of on-street car parking surrounding it.  Similarly, the quality 
of the proposed streets is undermined by on-street parking.  The applicant should review the 
layout of proposed car parking and investigate whether podium and off-street parking could be 
further optimised.   
 
Density 
 
62 London Plan Policy 3.4 and draft London Plan Policy D6 ‘Optimising housing density’ 
seek 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 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 D4 
‘Housing quality and standards’ and D2 ‘Delivering good design’.   
 
63 The maximum density of the scheme would be 232 units or 692 habitable rooms per 
hectare, compared to 72 units per hectare and 200 habitable rooms per hectare for the existing 
estate.  Whilst this constitutes a significant uplift in density, this would still fall within the guidance 
ranges in Table 3.2 of the London Plan (up to 405 units or 1100 habitable rooms per hectare, 
based on the site’s PTAL of 6b and its adjacency to a Major Town Centre, in a ‘central’ setting) and 
the thresholds set out within Policy D6 of the draft London Plan. Nevertheless, given the uplift in 
density levels, the proposals have been subject to significant design scrutiny. This has taken place 
through the Council’s Design Review Panel, which has considered the scheme on three separate 
occasions prior to submission, and through a number of pre-application meetings with GLA officers 
and Council Officers. The proposals are of a good design and residential quality, and the proposed 
density is therefore supported.  
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Height, massing and appearance 

64 London Plan Policy 7.7, and draft London Plan D8 ‘Tall buildings’ set out the Mayor’s 
requirements for tall buildings.   Block 1A and Block 1C which are to be delivered as part of the 
detailed Elements will have heights of 31 storeys and 20 storeys respectively. Within the outline 
element of the proposals, Blocks 2 and 3 will be 24 storeys in height, and Blocks 4 and 11 will 
have maximum heights of 19 storeys. As noted above, the massing varies across the character 
areas in response to the surrounding townscape. The taller blocks (Block 1, 2, 3 and 4) along 
York Road would respect the emerging character of developments along York Road, and whilst 
the Block 1, with a height of 31 storeys would be the tallest in the locality, this would be 
appropriate given the civic nature of the buildings at its base, namely the leisure and community 
facility. 
 
65 Three typologies are proposed, made up of mansion blocks, taller point blocks, and linking 
street frontages, which breaks up the massing and introduces a degree of variation to the 
buildings.  The applicant proposes that brick will be the primary elevation material which is 
supported.  With regards to the outline portion of the application, when assessing reserved matters 
the Council should ensure the proposal retains the simple palette of material and avoids 
unnecessary articulation.  Focus should be on the quality of the detailing and proportions of 
window and balcony openings, together with bringing out the residential cores as a feature.  

 
66 In accordance with paragraph 3.76 of the London Plan and Policy D4 of the draft London 
Plan the quality and robustness of materials and architectural detailing must be consistent across 
all residential elements of the scheme irrespective of tenure. These details should be secured by 
condition. 

Residential quality 
 
67 London Plan Policy 3.5 requires housing developments to be of the highest quality 
internally, externally and in relation to their context, with further guidance provided in the 
Mayor’s Housing SPG. Draft London Plan Policy D4 sets out the minimum standards that new 
development should meet and the qualitative aspects that should be considered in the design of 
any residential development. In relation to the detailed component, all units meet or exceed the 
relevant space standards, with private amenity provided in the form of balconies and terraces, as 
well as central communal courtyards to meet private amenity requirements. The detailed 
elements of the scheme are generally of a high residential quality, with a low number of units 
per core that allows the proportion of dual aspect units to be optimised. There would be no 
single aspect north facing units or single aspect 3 bed units and well considered internal layouts 
with floor to ceiling heights of a minimum of 2.5 metres in accordance with policy. This is 
welcomed.  
 
68 Within the outline elements of the proposals, the layout of blocks gives potential to secure 
a high residential quality. Given the hybrid nature of the application, the majority of the plots are 
not fully designed and would come forward as reserved matters applications, controlled through 
the Design Code. As such it will be expected that key principles will be set at this stage through the 
control documents namely the Parameter Plans and Design Code. These documents should provide 
clear guidance on aspects such as residential cores and individual entrances, residential layouts and 
active frontages. Further discussions are required to ensure the Design Code and Parameter Plans 
incorporate the necessary level of detail and clarity.  
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Heritage 
 
69  The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the tests for 
dealing with heritage assets in planning decisions. In relation to listed buildings, all planning 
decisions should “have special regard to the desirability of preserving the building or its setting 
or any features of special architectural or historic interest which it possesses” and in relation to 
conservation areas, special attention must be paid to “the desirability of preserving or enhancing 
the character or appearance of that area”. The NPPF states that when considering the impact of 
a proposal on the significance of a designated heritage asset, great weight should be given to 
the asset’s conservation, and the more important the asset, the greater the weight should be. 

70 The application is supported by a Townscape and Visual Impact Assessment (TVIA). The 
TVIA includes wire-line and rendered views of the buildings from a series of viewpoints and 
concludes that the proposals would not have an unacceptable visual impact on surrounding 
areas, including the Grade II listed buildings at 77 and 79 Falcon Road. The findings of this 
report are accepted, and the proposals would not result in harm to designated heritage assets. 

Inclusive design 

71 London Plan Policy 7.2 and Policy D3 of the draft London Plan seek to ensure that 
proposals achieve the highest standards of accessible and inclusive design (not just the minimum).  
Policy 3.8 of the London Plan and Policy D5 require that at least 10% of new build dwellings meet 
Building Regulation requirement M4(3) ‘wheelchair user dwellings’ (designed to be wheelchair 
accessible or easily adaptable for residents who are wheelchair users); and all other new build 
dwellings must meet Building Regulation requirement M4(2) ‘accessible and adaptable dwellings’.   

72 The application materials state that 10% of units will be provided as wheelchair accessible, 
spread across tenures and unit sizes, and across the site, with plans of units provided.  All other 
units meet Building Regulation requirement M4(2), apart from six units that have stepped access 
to private external roof terraces.  The applicant should provide further information on these units.  
The Council should secure M4(2) and M4(3) requirements by condition as part of any permission. 

Transport 

73   The development is car free with the exception of the re-provision of 170 spaces for 
existing estate residents and 22 general parking spaces. However, given the site’s accessibility to 
public transport, the 170 spaces for existing residents should only exist for the first tenancy of 
the re-housed unit with the exception of disabled car parking.  The car parking spaces should be 
laid out in such a way that they can be easily converted to public realm or another use. This 
should be secured through an appropriate legal mechanism which should be detailed in the Car 
Parking Management Plan. No justification for the 22 general parking spaces has been provided 
and consequently these spaces should be removed. 
 
74   The cycle parking provision proposed for the detailed element of the application is in 
accordance with draft London Plan standards and should be secured by condition.  Cycle parking 
should be designed and laid out in accordance with the guidance contained in the London 
Cycling Design Standards.   It is also proposed to provide an additional docking 28 point docking 
station on Plough Road adjacent to Block 1. A contribution of £220,000 is required to be 
secured through the s106 agreement to fund the assets, construction, surveys, planning, design 
and maintenance.   
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75   Given that the proposed development will generate a significant uplift in pedestrian and 
cycle movements along and across York Road, a contribution towards the delivery of highway 
improvements along the York Road corridor will be required. The increased demand on the bus 
network may also require a contribution, and further information on peak hour direction of 
travel is required. Further information is also sought in relation to the impacts on the rail 
network.   
 
76 All servicing is proposed to be on-site, which is in line with the London Plan and the 
draft London Plan.  A detailed delivery and servicing plan (DSP), in line with TfL guidance, 
should be submitted prior to occupation, and secured by condition. 
 
77 A draft construction logistics plan (CLP) should be submitted in line with draft London 
Plan Policy T7 ‘Freight and Servicing’, to ensure the construction logistics of the site will not 
have a detrimental impact on the local highway network.  A detailed CLP, in line with Transport 
for London guidance, should be secured through condition or section 106 agreement, to be 
submitted prior to commencement. 
 
78 The applicant has submitted a residential travel plan.  A full travel plan, to be submitted 
following occupation, should be secured by condition or section 106 agreement.  
 

Climate change 

 
Energy 
 
79 Based on the energy assessment submitted, compared to a 2013 Building Regulations 
compliant development, the domestic element of the proposals is estimated to achieve a 3% 
reduction in regulated carbon dioxide emissions per year. With the non-domestic elements 
achieving a 1% reduction. A reduction in regulated CO2 emissions of 1252 tonnes per annum 
(33%) will be achieved through be clean measures including the use of CHPs within the two 
energy centres. The applicant has investigated the feasibility of a range of renewable energy 
technologies and is proposing to install Photovoltaic (PV) panels.  A reduction in regulated CO2 
emissions of 133 tonnes per annum (5%) will be achieved through this third element of the 
energy hierarchy. 
 
80 Further information has been requested on energy efficiency measures, modelling 
outputs, overheating calculations, the district energy network, combined heat and power, and 
renewable energy options, which must be provided before the proposals can be considered 
acceptable in accordance with Policy 5.2 of the London Plan and Policy SI2 of the draft London 
Plan, and the carbon dioxide savings verified.  Full details have been provided to the applicant 
and the Council. 
 
Sustainable drainage and flood risk 
 
81 The approach to flood risk management complies with London Plan Policy 5.12 and draft 
London Plan policy SI.12. 
 
82 The surface water drainage strategy does not comply with London Plan Policy 5.13 and 
draft London Plan Policy SI.13 as it does not give appropriate regard to greenfield runoff rate. 
Further details on how greenfield runoff rate will be achieved should be provided, along with 
evidence of the calculation method used for greenfield runoff rates. Additional attenuation 
storage volume calculations, and attenuation tank dimensions should also be provided. 
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83 The proposal generally meet the requirements of London Plan Policy 5.15 and draft 
London Plan Policy SI.5 with respect to water consumption and efficiency. 

 
84 Full details on these requirements have been provided to the applicant and the Council. 
 

Equalities 

85 London Plan Policy 3.1 seeks to ensure that development proposals protect and enhance 
facilities and services that meet the need of particular groups and communities, and resists their 
loss without adequate justification or reprovision. In addition, draft London Plan Policy CG1 seeks 
to support and promote the creation of an inclusive city where all Londoners, regardless of their 
age, disability, gender, gender identity, marital status, religion, sexual orientation, social class, or 
whether they are pregnant or have children can share in its prosperity, culture and community, 
minimising the barriers, challenges and inequalities.    

86 More generally, the Equality Act 2010 places a duty on public bodies, including the GLA 
and the Mayor, in the exercise of their functions, to have due regard to the need to advance 
equality of opportunity between persons who share a relevant protected characteristic and persons 
who do not share it.  This requirement includes removing or minimising disadvantages suffered by 
persons who share a relevant protected characteristic that are connected to that characteristic and 
taking steps to meet the needs of persons who share a relevant protected characteristic that are 
different from the needs of persons who do not share it. 

87 The application is supported by an Equalities Impact and Needs Analysis. This Analysis 
assesses the impacts of the proposals on protected characteristics as defined within the Equality 
Act 2010 and sets out both temporary and permanent impacts of the proposals.  

88 The temporary impacts relate largely to the impacts experienced during the construction 
period with negative impacts principally arising to changes to the level of play space throughout 
the construction process. A robust phasing strategy to ensure appropriate levels of open space are 
retained on site throughout the whole construction process is therefore required to ensure these 
negative temporary impacts are minimised. 

89 Given that the proposals would result in improved quality of housing for existing residents, 
along with an increased level of social infrastructure and improved quality of open space, the 
majority of permanent impacts are reported to be positive for all protected characteristics. 
Furthermore, the existing church on the site is to be reprovided at the Land to North of Grant Road 
site prior to any demolition to the existing church building ensuring no negative impacts for the 
protected characteristic of religion. 

90 The reduction in car parking, compared to existing estate levels, is however reported to 
result in a negative impact in the protected characteristic of race/ethnicity owing to the high 
proportion of BAME residents on the existing estate. However, it is noted that the proposals would 
see the re-provision of 170 spaces for existing estate residents and as such any negative impacts 
are considered to be minimal.   

91 Having regard to the above, the proposals are considered to result in a number of positive, 
long-term, impacts on the protected characteristics set out within the Equalities Act 2010. Any 
negative temporary impacts are expected be adequately mitigated through robust phasing and 
construction management plans. As such the proposals would comply with Policy 3.1 of the 
London Plan Policy and Policy CG1 of the draft London Plan.  

Local planning authority’s position 
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92 Wandsworth Council officers have engaged in pre-application discussions with the applicant 
since late 2017.  The committee date for the application is not known at this stage. 

 

Legal considerations 

93 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.  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 

94 There are no financial considerations at this stage. 

Conclusion 

95 London Plan and draft London Plan policies on estate regeneration; social infrastructure; 
housing; affordable housing; urban design; inclusive design; transport; and climate change, are 
relevant to this application.  The application does not yet comply with the London Plan and the 
draft London Plan, for the reasons set out below; however, the possible remedies stated could 
address these deficiencies: 

• Land use principle: The regeneration of the Winstanley and York Road Estates through 
comprehensive redevelopment is supported. The provision of a new leisure and 
community facility is strongly supported, as is the re-provision of the public open space 
at the heart of the site.  

• Estate regeneration and affordable housing: The proposals would ensure an uplift 
in social rented habitable rooms and floorspace across the whole estate which is strongly 
supported. GLA officers will scrutinise viability to ensure that affordable housing has 
been maximised in accordance with the London Plan, the Mayor’s Affordable Housing 
and Viability SPG, and the draft London Plan. Affordability of units, early and late stage 
viability reviews must be secured.  

• Design: The overall design strategy is supported. Robust conditions are required to 

secure the design commitments made by the applicant. 

• Climate change:  Conditions related to energy and flood risk should be secured. 

• Transport: Conditions, obligations and financial contributions for the highway 

improvement works and the impact on the bus network are required. 

 
 

for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management  
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020 7084 2632    email john.finlayson@london.gov.uk 
Kate Randell, Team Leader 
020 7983 4783 email kate.randell@london.gov.uk 
Simon Westmorland, Senior Strategic Planner, Case Officer 

020 7084 2741    email simon.westmorland@london.gov.uk 
 

 


