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planning report GLA/3921/02 

11 February 2019 

Grange Farm Estate 

in the London Borough of Harrow 

planning application no. P/3524/16  

Strategic planning application stage II referral  

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

The proposal 
Hybrid planning application for the comprehensive, phased, redevelopment of the Grange Farm 
Estate, providing a total of 574 dwellings.  

The applicant 

The applicant is the London Borough of Harrow and the architect is Hawkins\Brown & 
Grant Associates. 

Key dates 
Stage 1 report: 12 September 2016 
Harrow Council committee meeting: 21 March 2018 

Strategic issues 
 
Estate regeneration:  The application will more than re-provide the existing quantum of social 
rented floorspace and habitable rooms, and provides 50% affordable housing overall.  This is 
supported in accordance with London Plan Policy 3.4, Policy H10 of the draft London Plan, the 
Mayor’s Affordable Housing & Viability SPG, and the Mayor’s Good Practice Guide to Estate 
Regeneration. (paras. 10-11) 

Affordable housing:  GLA officers have robustly interrogated the viability assessment and 
agree that the scheme cannot support an additional affordable housing contribution at the 
current time.  The application secures early stage and late stage viability reviews in line with 
draft London Plan Policy H6.  (paras.12-15) 

Urban design:  The proposals are of a high design quality and are supported. (paras.16-20) 

Issues relating to transport, and climate change have been addressed. 

The Council’s decision 

Harrow Council has resolved to grant permission. 

Recommendation 

That Harrow 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. 
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Context 

1  On 2 August 2016 the Mayor of London received documents from Harrow Council notifying him 
of a planning application of potential strategic importance to develop the above site for the above uses.  
This was referred to the Mayor under Categories 1A and 1B 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; 

• Category 3A: Development which is likely to— 
(a) 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 12 September 2016 the Mayor considered planning report D&P/3921/01, and 
subsequently advised Harrow Council that whilst the application was generally acceptable in 
strategic planning terms, it did not fully comply with the London Plan and draft London Plan, for 
the reasons set out in paragraph 89 of the above-mentioned report; but that the possible remedies 
set out in that paragraph could address those deficiencies. 

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. The scheme was revised to reduce the height of 
certain elements, in order to respond to the requirements of RAF Northolt, as explained further in 
paragraph 8 below. On 21 March 2018 Harrow Council’s planning committee considered the revised 
scheme and decided that it was minded to grant planning permission. Following further discussion 
with the GLA and amendments to increase the amount of re-provided social rented accommodation 
within the scheme, on 1 February 2019 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 the Council under Article 6 to refuse the application or 
issue a direction to the Council under Article 7 that he is to act as the Local Planning Authority for the 
purposes of determining the application.  The Mayor has until 14 February 2019  to notify the Council 
of his decision and to issue any direction.    

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

Consultation stage issues summary 

5  At the initial consultation stage, Harrow Council was advised that the application did not fully 
comply with the London Plan, for the reasons set out below.  The Council was advised that the 
resolution of these issues could lead to the application becoming compliant with the London Plan. 

• Principle of development: The principle of the development, which will redevelop the 
existing housing estate to provide better quality housing and a significant uplift in housing 
provision, is strongly supported. 

• Housing and affordable housing: the Council should confirm that the proposed private unit 
mix is in line with local needs. The reprovision of affordable housing is welcomed. GLA officers 
will work with the Council to ensure that the scheme provides the maximum reasonable 
affordable housing on the site including intermediate housing if viable, and the Council should 
secure viability reviews at fixed points during the redevelopment. 

• Open space and playspace: It should be confirmed that there would be no net loss of 

playspace during the development phases. 
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• Urban design: The overall approach to the masterplan, the landscaping and the architecture is 
supported. Further clarification is sought on the design of the pedestrian links, particularly the 
southern link to Waitrose car park. 

• Inclusive access: Confirmation should be provided that all the estate’s routes, spaces and 
public buildings are fully accessible, and that accessible routes to public transport are provided. 

• Climate change: the applicant should provide an updated energy assessment which 
demonstrates that Building Regulations 2013 standards are exceeded through energy 
efficiency measures alone. Updated figures for carbon savings should be provided. Further 
information on the CHP system, overheating analysis and cooling demand should be provided. 

• Transport:  A design review of the signalised junctions should be undertaken. The proposed 
section106 agreement and/or conditions should secure contributions towards car club 
membership for the residential units, the provision of electric vehicle charging points, a car 
park management plan, a delivery and service management plan, residential travel plan and 
construction logistics plan.  

Strategic planning policy and guidance update 

6  The following policy and guidance are now material considerations: 

• Draft London Plan 2017, incorporating minor suggested changes published August 2018; 
which should be taken into account on the basis explained in the NPPF.  

• Mayor’s Good Practice Guide to Estate Regeneration. 

• Affordable Housing & Viability SPG (2017). 

• Revised National Planning Policy Framework (2018). 
 

Application update 
 
7    Since Stage 1, GLA officers have reviewed further information, including revised plans, detailed 
viability information, and engaged in joint discussions with the applicant, the Council, and TfL officers 
with a view to addressing the above matters. Furthermore, as part of Harrow Council’s draft decision 
on the case, various planning conditions and obligations have been proposed to ensure that the 
development is acceptable in planning terms. 

8  The application has been revised since Stage 1 to account for objections raised by the Ministry 
of Defence regarding the height of the development in relation to the flight path for RAF Northolt. 
The height of the proposed buildings has been reduced to a maximum of 7 storeys (previously 
buildings up to 11 storeys were proposed). This has necessitated revisions to heights, layouts and 
elevational design of the proposed blocks throughout the masterplan in order to achieve the required 
quantum of development. 

9  Since Harrow Council’s planning committee, the applicant and the Council have engaged in 
further discussion with GLA officers with a view to ensuring that the scheme provides the maximum 
amount of affordable housing. As a result, the proposed development has been amended to increase 
the number of units and habitable rooms within a social rented tenure, and this has been secured in an 
amended draft s106 agreement. This has not affected the overall number of units (574) reported at 
Harrow’s planning committee. 

Estate regeneration  

10  The Mayor is committed to ensuring the successful regeneration of London’s housing estates, 
ensuring a fair deal for residents and that affordable housing is protected, and these priorities are set 
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out in detail in the Mayor’s Good Practice Guidance to Estate Regeneration (February 2018).  As set 
out in the draft London Plan (paragraph 4.10.3), the Mayor expects any proposals for estate 
regeneration schemes to take account of the requirements of his Good Practice Guidance.  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.  Where a scheme involves demolition of 
existing homes, the Guidance 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 have not affected 
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 Guidance.  

11   The existing estate comprised 282 dwellings, of which 29 had been sold under right-to-buy, 
with 253 social rent units remaining.  All of the existing tenants were offered the right to return to the 
redeveloped estate, and 60 opted to do so, with the other residents opting to move permanently off 
the estate to other Council stock at social rent levels.  Of the leaseholders, 11 have indicated that they 
may wish to return, although not all may take up this option.  All returning Council tenants will be 
given equivalent rental terms and compensation in line with the provisions of draft London Plan Policy 
H10 and the Mayor’s Good Practice Guidance.  All resident leaseholders will be offered open market 
value for their existing home, plus 10% for the statutory home loss payment, and all reasonable 
disbursements. The resulting social housing provision on the new estate is based on existing need and 
also the need for the housing mix to better reflect future accommodation needs (i.e. providing more 
family housing). 

Affordable housing 

12   Of the 574 units proposed, 274 will be affordable housing units, including 249 social rented 
units and 25 shared ownership properties. Whilst there is a loss of four social rented units, the 
proposed mix of units include a larger proportion of three and four-bedroom units, to reflect 
identified need of tenants at this site. This, in combination with significantly improved quality of 
the units compared to the existing, ensures a better than like-for-like reprovision of social rented 
accommodation on a floorspace and habitable room basis, in accordance with London Plan Policy 
3.4, Policy H10 of the draft London Plan, the Mayor’s Good Practice Guidance to Estate 
Regeneration and the Mayor’s Affordable Housing and Viability SPG. 
 

Affordable housing provision Units Habitable rooms Floorspace sq.m. 

Social rented accommodation to 

be demolished 

253 668 15,672 

   

Proposed social rented 

accommodation 

249 723 18,215 

Net change to social rented 

housing across the estate 

-4 +55 +2,543 

Proposed shared ownership 

accommodation 

25 62 1,611 

Total proposed affordable 

accommodation 

274 785 19,826 

Net change across Estate +11 +117 +4,154 
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13  The scheme would more than reprovide the existing social rented accommodation on a 
floorspace and habitable room basis, as shown above, and would introduce 25 units in a shared 
ownership tenure. The estate as a whole would provide just under 50% affordable housing on a 
habitable room basis (300 private units, with 799 habitable rooms, would be provided, and 785 
affordable habitable rooms). The applicant’s viability information and the Council’s independent 
review has been robustly assessed by both GLA and Council officers. This confirms that the scheme 
as a whole results in a significant viability deficit and requires grant funding to make the scheme 
viable with the proposed amount of affordable housing. Notwithstanding this, this minimum level of 
affordable housing is secured within the s106 agreement and is not conditional on grant funding. 
 
14   In recognition of the need to maximise additional affordable housing delivery, late stage 
viability reviews have been secured within the draft section 106 agreement, in line with draft 
London Plan Policy H6 and the Mayor’s Affordable Housing and Viability SPG.  The late stage 
review is secured upon the sale of 80% of the market units, which broadly reflects the 75% 
occupation identified in the SPG. 
 
15  The affordability of the shared ownership units is secured in accordance with the London 
Plan Annual Monitoring Report.  Social rent units are secured at target rent levels. The affordable 
housing provided in the scheme is agreed by GLA officers to be the maximum level the site can 
achieve and the proposals are supported in line with the London Plan and draft London Plan, the 
Affordable Housing & Viability SPG, and the Mayor’s Good Practice Guide to Estate Regeneration.  

Urban design 

16  At the initial consultation stage, the GLA offered support for the overall design approach, 
subject to the securing of design codes securing residential quality and design quality, including active 
street frontages and high quality materials. Further details of the new route to the south were also 
requested. 

17  Since Stage 1, the scheme has undergone significant amendment due to the need to reduce 
the maximum height of the blocks, to avoid conflicting with flight paths to RAF Northolt. The design 
and layout principles remain similar to the original masterplan, however the height, massing and 
elevational design of the blocks has been amended throughout the masterplan. The three central 
blocks have been amended to become perimeter blocks, enclosing central courtyards. Whilst this has 
necessitated some further reduction in open space, the amended design would ensure that the 
buildings present active frontages to public routes, and better define areas of private and semi-private 
open space. The amendments to the scheme are acceptable and do not raise further strategic design 
issues. 

18  A detailed Design Code has been secured for the outline elements of the scheme, which 
contains a prescriptive standard of design in terms of building heights, massing, roof profiles and other 
key architectural features, including materials and detailing. The Design Code is sufficiently detailed to 
ensure a high standard of urban design and materials will be taken forward to the reserved matters 
stage, and that the residential quality of the proposed units will be very good. 

19  Whilst it is acknowledged that the supermarket car park land is outside of the applicant’s 
control, the principle of the new route at the southern boundary of the site is supported as it 
significantly increases the permeability of the site. The new route has been designed to be accessible 
despite the level change, and appropriate conditions have been secured to ensure that this route is 
safe and well-lit.  

20  The scheme has been designed to be accessible for all users, and appropriate conditions have 
been secured to ensure compliance with a detailed accessibility strategy. The design of the proposals 
is supported and in compliance with London Plan and draft London Plan design policies. 



  

 page 6 

Climate change 

21    The proposals would achieve a 35% reduction in carbon dioxide emissions for the residential 
element, compared to a 2013 Building Regulations baseline, which meets the London Plan standard 
in place at the time the application was submitted (August 2016). The draft legal agreement 
includes an obligation for the developer to use all reasonable endeavours to connect into a district 
heat network should one become available. The proposals comply with London Plan Policy 5.2 and 
draft London Plan Policy SI2.   

 

Transport 

22  At the consultation stage, transport issues were raised regarding the provision of a 
Construction Logistics Plan and Delivery and Servicing Plan, cycle parking and electric vehicle 
charging provision. These items have all been addressed and secured by condition.  
 
23  Furthermore, an exclusion for all future occupiers from obtaining parking permits within the 
local CPZ has been secured and contribution of £40,000 has been secured to implement this. 
 
24  In summary, the transport issues raised at Stage 1 have been adequately addressed and the 
development is in accordance with the transport policies of the London Plan. 
 

Response to consultation 

25  Harrow Council publicised the application via site notice displayed at the site and a press 
notice in the local press in August 2016. Individual notification letters were sent to 773 
neighbouring properties.  A second round of consultation was carried out in December 2017, 
following the receipt of revised plans. A total of 12 responses were received in response to the 
neighbourhood consultation, comprising 10 objections, one response in support and one neutral 
response. The responses in objection raised the following planning issues: 

- Development will result in increased parking and traffic congestion; 
- Adverse impact on neighbouring properties in terms of light, loss of privacy and living 

conditions; 
- Excessive housing numbers leading to overcrowding 
- Tall buildings would dominate the skyline 
- Proposals will place strain on local infrastructure; 
- Insufficient parking; 
- Potential for increase in crime and anti-social behaviour; 
- Lack of affordable housing. 
 

26  The following statutory bodies and local stakeholders have also commented on the 
proposals: 

• MOD (RAF Northolt): Objections originally raised to the height of application proposals. 
The proposals have been revised and the MOD has withdrawn its objection. 

• Environment Agency: no comment to make. 

• Metropolitan Police Service: development has incorporated secure by design principles. 

• Historic England: No comment to make. 

• Heathrow Airport: No safeguarding objections.  

• Thames Water: No objection, but suggested conditions and informatives which have been 
included in the Council’s draft decision notice. 
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• Waitrose (adjacent land holder): More detail required on new entrance into car park. The 
Council has secured a condition requiring further details to be submitted for the design of 
this entrance. 

• LB Brent: No comments received. 

• LB Ealing: No objection. 

• LB Hillington: No comments received. 

Consultation conclusion 
 
27 The statutory responses and those received as a result of public notification do not raise any 
material planning issues of strategic importance that have not already been considered by the 
Mayor at the consultation stage (D&P/3921/01) and/or in this report or addressed in detail within 
the Council’s planning committee report.  

 
Draft legal agreement 
 
28 As Harrow Council is the joint applicant, in this case the draft planning permission is 
accompanied by detailed conditions and a shadow draft s106 agreement which set out the planning 
obligations. The draft heads of terms are as follows: 
 

• Provision of a minimum of 274 affordable units on-site (comprising of 249 (18,215 sq.m.) 
units at social rented levels and 25 (1,611sq.m.) shared ownership units);  

• Early and late stage review mechanisms in accordance with the Mayor’s Affordable Housing 
& Viability SPG; 

• Obligation to provide the approved community centre and replacement air cadets facility; 

• Compliance with Design Code. 

• Provision and monitoring of travel plans; 

• Contribution of £40,000 towards Controlled Parking Zone assessment; 

• Management and maintenance plan for landscaping and SUDS measures; 

• Undertaking of a biodiversity study; 

• Implementation of refuse and recycling strategy; 

• Submission and implementation of an employment and training strategy and a financial 
contribution (£2,500 per £1,000,000 build cost) towards the delivery of a construction 
training programme; 

• Best endeavours to connect to a decentralised energy network;   

• Monitoring costs. 
 

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 consultation 
stage, 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. The Mayor may also leave the decision to the local authority.  
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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.  

Financial considerations 

31   Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry.  Government Planning Practice Guidance emphasises that parties usually pay 
their own expenses arising from an appeal.  

32   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. 

33   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 

34  The strategic issues raised at consultation stage regarding estate regeneration, affordable 
housing, design, climate change and transport have been appropriately addressed, and conditions 
and planning obligations secured.  As such, the application complies with the London Plan and the 
draft London Plan and there are no sound reasons for the Mayor to intervene in this case. 
 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Chief Planner 

020 7983 4271 email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management 
020 7983 2632    email john.finlayson@london.gov.uk 
Matt Christie, Team Leader 
020 7983 4429  email matt.christie@london.gov.uk 
Katherine Wood, Team Leader, Case Officer 
020 7983 5743 email katherine.wood@london.gov.uk 
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