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  planning report GLA/5001/01  

  13 January 2020 
Site at Tesco Extra, 822 High Road, Goodmayes 

in the London Borough of Redbridge 

planning application no. 4309/19 

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 
Demolition of existing Tesco Extra store and petrol station and redevelopment to provide a 
replacement 12,417 sq.m. food retail store, 1,280 residential units, 1,646 sq.m. of flexible 
commercial/community space, a three-form entry primary school, a 354 sq.m. ‘village hall’, and 
car and cycle parking; in buildings of 4-23 storeys; and public open space and access routes. 

The applicant 
The applicant is Weston Homes and the architect is Russ Drage Architects. 

Strategic issues summary 

Principle of development:  High density, mixed-use redevelopment including a new primary 
school, on this under-utilised supermarket site (which has a substantial area of surface car 
parking); allowing improved access to the adjacent Elizabeth Line station is strongly supported.   

Affordable housing:  35% (hab room) made up of 45% London Affordable Rent, 15% Shared 
Ownership and 40% Discounted Market Sale (DMS).  DMS is not a preferred intermediate 
tenure and the applicant is strongly advised to provide more shared ownership or London 
Living Rent, and fewer DMS units.  Any DMS should be secured in accordance with the NPPF 
definition and the London Plan Annual Monitoring Report criteria.  Subject to confirmation of 
grant funding and acceptable intermediate housing provisions, the proposals may meet the 
requirements for the fast-track viability route.  Affordability thresholds and an early stage 
viability review must be secured in line with the Affordable Housing and Viability SPG and the 
Annual Monitoring Report.    

Urban design:  The proposals are generally well considered; however further consideration is 
required of the public realm at the north-west of the site, safety of servicing routes, unit per 
core ratios, and internal corner unit layouts.  M4(2) and M4(3) requirements should be secured. 

Transport:  Car parking provision should be significantly reduced from the 742 spaces 
proposed; cycle parking increased; trip generation re-assessed; further information provided on 
the Mayor’s Healthy Streets approach; and concerns regarding delivery and servicing 
arrangements addressed. 

Climate change:  Further information is required on the energy strategy and surface water 
drainage, which must be provided before the proposals can be considered acceptable in 
accordance with the London Plan and London Plan - intend to publish.   

Recommendation 
That Redbridge Council be advised that the application does not yet comply with the London 
Plan and the London Plan - intend to publish, for the reasons set out in paragraph 94 of this 
report; but that the possible remedies set out in that paragraph could address these 
deficiencies. 
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Context 

1 On 20 November 2019, the Mayor of London received documents from 
Redbridge 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 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(c), 1C(c) and 3F 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(c) “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.” 

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

• 3F “Development for a use, other than residential use, which includes the 
provision of more than 200 car parking spaces in connection with that use.” 

3 Once Redbridge Council has resolved to determine the application, it is required 
to refer it back to the Mayor for his decision as to whether to direct refusal; take it over 
for his own determination; or allow the Council to determine it itself. 

4 The environmental information for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017, as amended, has 
been taken into account in the consideration of this case. 
 
5 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

6 The 4.37 hectares rectangular site comprises a 9,499 sq.m. Tesco Extra store 
on the western third of the site, with a 613 space surface-level car park occupying the 
majority of the remaining site, apart from a Tesco petrol filling station at the eastern 
end.  The site is bounded by High Road (A118) to the north, beyond which is Barley 
Lane Recreation Ground; 2-3 storey retail/residential buildings as part of a local 
centre fronting onto Goodmayes Road to the west; Goodmayes station and 
associated railway lines to the south; and a service road to the east, beyond which 
are three large retail sheds with surface-level car parking (Goodmayes Retail Park).  
A vehicle access route for the rail track is also located from the shared access route 
serving the application site, running adjacent to the southern boundary.  The store is 
largely screened from High Road due to the land level change, with the site 4 metres 
below the level of the road.  Pedestrian access is from the western end of the site, via 
a ramped and stepped access route, and also at a central point from High Road.  The 
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wider area mainly comprises low-rise houses/flats and local shops and services, 
ranging between 2 and 4 storeys. 

7 The site is allocated in the Redbridge Local Plan 2015-2030 (adopted March 
2018), as Opportunity Site 67, suitable for comprehensive redevelopment for housing, 
retail and education uses.  The site to the east is also allocated for housing, retail and 
health use. 

8 The site is located on High Road, which is part of the Strategic Road Network 
(SRN).  The nearest section of the Transport for London Road Network (TLRN) is 
approximately 2 kilometres to the north.  Goodmayes station is adjacent to the site, 
which provides access to TfL rail and future Elizabeth Line services.  Located within 
reasonable walking distance of the site are 6 bus services, with the closest bus stop 
adjoining the site’s northern boundary.  The site therefore achieves a PTAL rating of 
4, on a scale of 1 to 6b, where 6b is the highest. Once the Elizabeth Line is 
operational, the PTAL of the site will increase to 5, as acknowledged in the 
applicant’s submission. 

Details of the proposal 

9 The proposal is for a residential-led mixed-use development including a 
replacement food retail store in buildings of 4-23 storeys.  A total of 1,280 residential 
units are proposed; a 12,417 sq.m. food retail store (Use Class A1), with associated 
access and parking; a three-form entry primary school accommodating 630 pupils; 
1,646 sq.m. of flexible commercial/community floorspace (Use Class 
A1/A2/A3/B1/D1); a 354 sq.m. ‘village hall’; pedestrian, cycle and vehicle routes, 
including highway works to High Road; car and cycle parking at lower ground floor 
level (310 residential car parking spaces, 422 food store spaces, 10 school spaces, 
and 2,500 cycle spaces); open space and landscaping, including private and public 
amenity spaces, and play spaces; and ancillary works and associated infrastructure. 
 
10 The majority of the existing ground level would be decked over, with a new 
raised ground floor level, creating level access to High Road.  The existing ground 
level would become a new lower ground floor parking and servicing level.  Land 
within the site adjacent to the southern boundary has been provided in order to allow 
a new direct access to Goodmayes station, with stakeholder discussions ongoing 
during the course of the application.  This would connect to the north via publicly 
accessible stairs and lift to the proposed ‘Civic Square’ at the centre of the site; and 
to the east, to a pedestrian/cycle route along the southern boundary (‘Railway 
Approach’).  In total, the scheme would provide 7,929 sq.m. of public realm amenity 
space and 12,508 sq.m. of residents’ communal amenity space at podium garden 
and rooftop level, with 5,342 sq.m. of play space within these areas. 
 

Case history 

11 On 23 January 2019, a pre-planning application meeting was held at City Hall 
for “a full planning application to demolish the existing Tesco Extra store, and 
construct a residential led mixed-use development of 4-20 storeys, including a 9,000 
sq.m. Tesco Extra store, 1,360 new homes, a 3-form entry primary school, a range of 
smaller commercial units, public open space, and associated car parking”.  On 14 
February 2019, a pre-application advice note was issued, which concluded that the 
principle of a high-density mixed-use redevelopment, including a primary school, on 
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this significantly under-utilised site with good public transport access, was strongly 
supported in strategic planning terms; however, further consideration and discussion 
was required on retail and town centre uses, social infrastructure, housing, affordable 
housing; urban design; transport; and climate change, prior to the submission of any 
planning application.   
 
12 A follow-up pre-application meeting was held on 6 June 2019 for “demolition of 
existing Tesco Extra store, and construction of a residential led mixed-use 
development of up to 22 storeys, to provide a 8,500 sq.m. Tesco Extra store, 1,290 
new homes, a 3-form entry primary school, 1,320 sq.m. of flexible 
community/commercial/health/retail space, public open space, and car parking (390 
residential, 450 Tesco)”.  On 18 June 2019, a pre-application advice note was issued, 
which concluded that the principle of a high-density mixed-use redevelopment, 
including a primary school, on this significantly under-utilised site with good public 
transport access, was strongly supported, subject to a reduction in car parking and 
resolution of all issues raised during pre-application discussions. 
 

Strategic planning issues and relevant policies and guidance 

13 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 Redbridge Local Plan 
2015-30 (2018), the Redbridge Minerals Local Plan (2012), the Joint Waste 
Development Plan for the East London Waste Authority Boroughs (2012), and the 
2016 London Plan (Consolidated with Alterations).   
 
14 The following are also relevant material considerations:  

• The National Planning Policy Framework 2019 and National Planning Practice 
Guidance. 

• The London Plan (intend to publish version, December 2019), which should be 
taken into account on the basis explained in paragraph 48 of 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. 
 

15 The relevant issues, corresponding policies, and guidance, are as follows:  

• Retail and town centres London Plan; London Plan - intend to publish; Town 
Centre SPG 

• Social infrastructure London Plan; London Plan - intend to publish; Social 
Infrastructure SPG 

• Housing London Plan; London Plan - intend to publish; Housing 
SPG; Mayor’s Housing Strategy; Providing for 
Children and Young People’s Play and Informal 
Recreation SPG; Shaping Neighbourhoods: Character 
and Context SPG  

• Affordable housing London Plan; London Plan - intend to publish; Housing 
SPG; Mayor’s Housing Strategy; Affordable Housing 
and Viability SPG 

• Urban design London Plan; London Plan - intend to publish; Shaping 
Neighbourhoods: Character and Context SPG; 
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Accessible London: achieving an inclusive 
environment SPG 

• Transport London Plan; London Plan - intend to publish; the 
Mayor’s Transport Strategy 

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

Principle of development  

High-density residential use 
 
16 London Plan Policy 3.3 recognises the pressing need for new homes in 
London and Table 3.1 gives a ten-year monitoring target of 11,230 units per year 
between 2015 and 2025 for Redbridge.  Policy H1 and Table 4.1 of the new London 
Plan sets an increased 10-year housing completions target of 14,090 between 
2019/20 and 2028/29.  These policies emphasise the importance of optimising 
housing delivery on suitable brownfield sites and in particular encourages the mixed-
use redevelopment of low-density retail sites, supermarkets and car parks.  New 
London Plan Policy GG2 supports high-density mixed-use development on well-
connected sites within or on the edge of town centres.   
 
17 The site is adjacent to Goodmayes station, which is undergoing significant 
upgrade in preparation to Elizabeth Line services.  The high density, mixed-use 
redevelopment with 1,280 new homes on this under-utilised supermarket site, which 
includes a substantial area of surface car parking; adjacent to an existing station that 
will become an Elizabeth Line station, is strongly supported in line with these policies. 

 
Retail and town centre use 

 
18 London Plan Policies 2.15, 4.7 4.8, and 6.1, and new London Plan policies 
GG2, SD6, SD7, SD8, and E9 provide support for new housing as part of high-
density mixed-use developments within or on the edge of town centres, particularly in 
locations near to public transport.  This is further supported by the Mayor’s Transport 
Strategy, which focuses growth around transport infrastructure. 
 
19 The application proposes to replace the existing 9,499 sq.m. (5,180 sq.m. net 
retail space) Tesco Extra store with a 12,417 sq.m. (4,760 sq.m. net retail space) Use 
Class A1 store.  The phasing of the proposals allows Tesco to continue trading 
without a break.  In addition, 1,646 sq.m. of flexible commercial/community floorspace 
(Use Class A1/A2/A3/B1/D1) is proposed.  As noted at pre-application stage, while 
the net retail space for the proposed Tesco store is smaller than that existing, the 
proposals go beyond the 2,500 sq.m. of retail floorspace identified in the Site 
Allocation, which identifies no other employment space requirement, and is therefore 
not strictly in accordance with the development plan.  The proposal would also 
provide a significant amount of town centre uses outside of a town centre, which is 
discouraged by London Plan Policy 4.7 and new London Plan Policy SD7.  In these 
situations, a sequential test should be applied, and if no suitable town centre sites are 
available or expected to become available within a reasonable period, consideration 
should be given to sites on the edge of centres that are, or can be, well integrated 
with the existing centre, local walking and cycle networks, and public transport.  For 
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retail purposes, the NPPF defines ‘edge of centre’ as a location that is well connected 
to, and up to 300 metres from, the primary shopping area; and for all other main town 
centre uses, a location within 300 metres of a town centre boundary.  The site can 
therefore be considered as an edge of centre site. 
 
20 In line with the NPPF, Policies 4.7 and SD7 go on to state that an impact 
assessment is required for edge of centre development containing town centre uses 
that are not in accordance with the Development Plan.  The tests set out under 
paragraph 89 of the NPPF are the impact of the proposal on existing, committed and 
planned public and private investment in a centre or centres in the catchment area of 
the proposal; and the impact of the proposal on town centre vitality and viability, 
including local consumer choice and trade in the town centre and the wider retail 
catchment (as applicable to the scale and nature of the scheme).  Applications that 
are likely to have a significant adverse impact should be refused.  In line with the 
NPPF, this applies to development greater than a locally set floorspace threshold, or 
2,500 sq.m. if a local floorspace threshold has not been set.  The 2,500 sq.m 
threshold applies in this case. 

 
21 Consequently, a Retail Impact Assessment (RIA) accompanies the application, 
including a sequential test.  As agreed with the Council, the sequential test focused 
on existing centres within a 15-20 minute walk of the site, and included Goodmayes 
Local Centre, Seven Kings Local Centre, Chadwell Heath District Centre, and Green 
Lane District Centre.  The RIA convincingly demonstrates that there are no alternative 
sites within or on the edge of these centres that are available and suitable for the 
proposed development.  Consequently, the sequential test supports edge of centre 
sites such as the application site, that are, or can be, well integrated with the existing 
centre, local walking and cycle networks, and public transport.  The site is 
immediately adjacent to the local centre and is therefore well integrated.  The 
proposals would improve integration with the local centre by raising the ground level 
of the site up to High Road; and provide flexible commercial/community floorspace to 
the west of the site adjacent to the local centre, connecting the centre with the new 
Tesco store via the proposed Civic Square.  The proposals also provide new 
pedestrian and cycle links across the site, reduce reliance on vehicular access due to 
the reduction in on-site parking, and safeguards land to provide a new entrance to 
Goodmayes station.  The sequential test has therefore been satisfied. 
 
22 In terms of impact, the RIA focuses on the existing centres above, with a 
particular focus on Goodmayes local centre.  It finds no relevant investment 
proposals within these centres that could potentially be put at risk by the proposed 
development.  In terms of the impact of the proposal on town centre vitality and 
viability, the RIA finds the existing centres perform relatively localised and specific 
roles, and function effectively with the existing Tesco Extra store.  The scale and 
nature of the proposed flexible commercial/community uses are such that they are 
not expected to result in direct competition with similar uses at the existing centres, 
and are expected to complement existing provision and predominantly cater for the 
needs of the on-site population.  GLA officers agree the findings of the impact 
assessment, and the proposals are not expected to have a significant adverse impact 
on these existing town centres.   

 
23 The proposed flexible use approach to the 1,646 sq.m. of 
commercial/community floorspace (Use Class A1/A2/A3/B1/D1) will appeal to a range 
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of occupiers and help to avoid vacant units.  An element of small-scale 
business/office use would be supported in line with London Plan Policy 4.2 and new 
London Plan Policies E1 and E2.  The applicant states that some of this floorspace 
may be secured as affordable, which would be supported in line with new London 
Plan Policy E3; however, the Council has no specific policy requirement in this 
regard. 

 
24 In conclusion, the retail and town centre uses proposed are supported in line 
with the London Plan, new London Plan, and the NPPF. 

 
Social infrastructure 

 
25 London Plan Policy 3.16 supports the provision of social infrastructure in areas 
of need, and Policy 3.18 supports the provision of new schools, particularly in 
locations with good public transport provision.  These policies are reflected in new 
London Plan Policies S1 and S3.  
 
26 The proposals include a three-form entry primary school capable of 
accommodating 630 children, which is in accordance with the Council’s Site 
Allocation.  As set out in the applicant’s Environmental Statement (ES), it also 
responds to identified need, based on population forecasts, taking account of planned 
development in the area, and the anticipated child yield of the proposal based on the 
GLA’s 2019 calculator.  Discussion with the Council has established that there is 
currently capacity within the Borough’s primary schools, and the new school will 
therefore be constructed in Phase 2 of the development, bringing the new school 
places online when the existing capacity is expected to be exhausted.  Construction 
of the school is to be funded by the applicant, which should be appropriately secured 
by section 106 agreement. 

 
27 The proposals also include a 354 sq.m. ‘village hall’ located centrally within the 
site near to the Tesco entrance, available for a variety of community uses.  While the 
applicant’s Health Impact Assessment indicates sufficient health infrastructure 
provision exists, a unit in the building at the north-west corner of the site, within the 
flexible use floorspace, has been sized to accommodate health provision should a 
suitable occupier be identified.   
 
28 The proposed social infrastructure, in particular the new primary school, is 
strongly supported, subject to full review by the Council, and appropriately securing 
this provision should planning permission be granted. 
 
Public transport infrastructure 

 
29 London Plan Policies 6.1 and 6.4, and new London Plan Policies GG2, T1, and 
T3, support improved public transport infrastructure and connectivity.  
 
30 The applicant has undertaken an access study to facilitate improvements to 
the existing station access arrangements.  The preferred option is a new point of 
access on the railway boundary, on the north-south axis of the new pedestrian route 
through the proposed Civic Square, with space set aside for the future construction of 
a new station access building.  This would enable passengers to access the station 
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via the eastbound platform and then to use the improved existing lift and stairs to 
access the other platforms.   
 
31 The applicant proposes that should planning permission be granted, a planning 
obligation would safeguard the relevant area of land for the ticket hall within its site, 
and an obligation on the applicant to construct and deliver the ticket office as part of 
the relevant phase of the scheme within a given period, in the event that the planning 
application for the ticket office is granted.  The intention to provide for a new access 
point to the station is strongly supported, in line with London Plan and new London 
Plan Policies, and should be appropriately secured. 
 

Housing 

Affordable housing 
 
32 London Plan Policy 3.12 seeks to secure the maximum reasonable amount of 
affordable housing.  Policy H4 of the new London Plan sets a strategic target of 50% 
affordable housing.  Policy H5 identifies a minimum threshold of 35% (by habitable 
room) affordable housing without public subsidy.  Applications providing that level of 
affordable housing, with an appropriate tenure split, meeting other relevant policy 
requirements and obligations to the satisfaction of the borough and the Mayor, as well 
as investigating grant funding, can follow the ‘fast track route’ set out in Policy H5 and 
the Mayor’s Affordable Housing and Viability SPG.  This means that they are not 
required to submit a viability assessment or be subject to a late stage viability review.  
Policy H6 of the new London Plan and the Mayor’s SPG sets out a preferred tenure 
split of at least 30% low cost rent, with London Affordable Rent as the default level of 
rent, at least 30% intermediate (with London Living Rent and shared ownership being 
the default tenures), and the remaining 40% to be determined in partnership with the 
local planning authority and the GLA.  
 
33 Redbridge Council’s Local Plan sets a minimum target of 35% affordable 
housing, with 60% social/affordable rent housing and 40% intermediate. 
 

 London 
Affordable 

Rent 

Shared 
ownership 

Discount 
market 

sale 

Market Total 

1 bed 31 (18%) 12 (19%) 62 (35%) 300 (35%) 405 (32%) 

2 bed 60 (35%) 35 (56%) 103 (57%) 546 (63%) 744 (58%) 

3 bed 80 (47%) 16 (25%) 15 (8%) 20 (2%) 131 (10%) 

Total 171 63 180 866 1,280 

 35% (hab rm) (45:15:40 split)   

 
34 The application proposes 35% affordable housing (by habitable room), made 
up of 45% London Affordable Rent, and 55% intermediate (15% shared ownership 
and 40% discount market sale), as set out above.  The affordable homes would be 
tenure blind, and spread across the site and across phases, with all tenures included 
in the first phase above the Tesco store. 
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35 Although the affordable housing tenure split does not meet the Local Plan’s 
60:40 requirement, it is understood that the Council is supportive of the tenure mix.   
 
36 The applicant is in discussions with the GLA concerning grant funding, which 
could then increase the affordable housing provision.  Further details should be 
provided in due course and confirmed prior to determination. 
 
37 The applicant proposes that the discount market sale (DMS) units would be 
offered on the following basis: 

• Marketed at 80% of Open Market Value (OMV), with the OMV to be valued by 
a Chartered Surveyor and agreed with the Council; 

• Marketed to residents/workers within the Borough, who do not own a property, 
for the first six months, with priority to those on the Council’s Housing List; 

• Maximum household income of £90,000 per annum, to be reviewed on an 
annual basis in accordance with available and relevant data; 

• Maximum income may be exceeded, or a prospective buyer from outside the 
Borough, only with the Council’s agreement;  

• If, after 12 months of marketing, the DMS units have not been sold, the 
applicant could seek agreement from the Council to release the units; and if 
the Council agrees, then a release payment of 20% of the OMV would be paid 
to the Council. 

 
38 The applicant is advised that DMS is not a preferred intermediate affordable 
tenure of the Mayor and the applicant is strongly advised to revise the proposed 
tenure split to provide more shared ownership and London Living Rent units and 
fewer DMS units.  The proposals to release DMS units that have not been sold after 
12 months of marketing, and to exceed the £90,000 income limit are not supported as 
they do not meet the NPPF definition of DMS tenure or the Mayor’s affordability 
criteria.  As advised at pre-application stage, in order to ensure affordability for 
purchasers on incomes up to the current £90,000 threshold, the discount may need to 
be increased beyond 20% for three-bed units, and different caps applied to different 
unit sizes.  Ideally, the DMS units would be managed by the RP responsible for the 
other affordable housing.   
 
39 The affordability of intermediate shared ownership 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 below the maximum.  Affordability thresholds must be 
secured in the section 106 agreement attached to any permission.   
 
40 Subject to confirmation of possible grant funding and securing acceptable 
intermediate housing provisions, the proposals may meet the requirements for the 
fast-track route.  The requirement for an early stage viability review would be 
triggered if an agreed level of progress on implementation is not made within two 
years of any permission being granted, which would need to be secured in the draft 
section 106 agreement, in accordance with Policy H5 of the new London Plan and the 
Mayor’s Affordable Housing and Viability SPG.  Due to the scale of the proposals and 
the phasing involved, additional mid-term reviews are likely to be required. 
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41 The applicant and the Council should note that should the Council decide to 
grant planning permission, a draft section 106 agreement must be provided to GLA 
officers for comment and agreement prior to any referral to the Mayor at ‘Stage Two’. 
 
Housing choice 
 
42 London Plan Policy 3.8 and new London Plan Policy H10 encourage a choice 
of housing based on local needs.  Policy H10 states that for low cost rent, boroughs 
should provide guidance on the size of units required to ensure affordable housing 
meets identified needs.  
 
43 The proposals include 47% (by habitable room) of the London Affordable Rent 
units as family-sized.  The market and intermediate units provide mainly one and two 
bed units, which is supported in this location in close proximity to the station, and 
allows the shared ownership units to offer better affordability.  The proposed mix of 
units is therefore supported, subject to the recommended switch of DMS units to 
shared ownership, as discussed above. 
 
Children’s play space 

44 London Plan Policy 3.6 and Policy S4 of the new 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, and makes clear that play space should not be segregated by 
tenure.  Further detail is provided in the Mayor’s ‘Shaping Neighbourhoods: Play and 
Informal Recreation’ SPG.  
 
45 Using the GLA population yield calculator, the scheme would require 5,195 
sq.m. of playspace.  The proposals include 5,342 sq.m. of play space, with the 0-4 
year play space in the podium courtyards and along the internal streets; the 5-11 year 
play space within the public realm and podium courtyards; and older age play space 
within podium courtyards and roof spaces.  In addition, accessibility to the Recreation 
Ground to the immediate north would be improved by a proposed new crossing, as 
well as the existing crossing at the junction of Goodmayes Road.   

 
46 The spread of tenures across the site indicate that all tenures would have non-
segregated access to play space for all age ranges.  This would promote social 
inclusion and should be appropriately secured.   
 
47 The application documents provide indicative designs and facilities, the 
detailed design of which should be secured appropriately.  The play space proposals 
are supported in line with the London Plan, new London Plan, and the Mayor’s SPG, 
subject to confirmation by the Council of any contributions required to upgrade off-site 
facilities. 

 
Urban design 

 
Site layout 
 
48 The general layout principle to introduce perimeter blocks, with the Tesco store 
contained within a podium, and taller buildings on a north-south axis to allow light 
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penetration, is supported.  This improves the character and introduces active use 
along High Road; reduces the dominance of vehicles and improves the pedestrian 
experience; and introduces new connections through the site, including a potential 
new link to Goodmayes station, with good levels of public open space.   

49 The applicant has undertaken an access study to facilitate improvements to 
the existing station access arrangements.  The preferred option is a new point of 
access on the northern railway boundary, on the north-south axis of the new 
pedestrian route through the proposed Civic Square, with space set aside for the 
potential future construction of a new station access building.  This would enable 
passengers to access the station via the eastbound platform and then to use the 
improved existing lift and stairs to access the other platforms.  The application 
proposals include steps and a publicly accessible external lift between the upper High 
Road/Civic Square level and the lower Railway Approach/Station Park five metres 
below.  The intention to provide for a new access point to the station is strongly 
supported. 
 
50 This proposed new station entrance would connect to the east to a route along 
the southern boundary of the site, adjacent to the railway line.  The route would be 
likely to be used by residents of the proposed residential blocks within the east of the 
site, as well as the allocated site to the east.  At pre-application stage, some concerns 
were raised about the quality of this route; which also provides HGV servicing access 
to the Tesco store and to more than 650 store and residents car parking spaces.  As 
discussed under ‘transport’ below, concerns remain about the safety of on-site 
servicing and access.  

 
51 The proposals generally achieve good levels of active frontage.  It is accepted 
that the level changes at the eastern end of the site result in some inactive frontage; 
however, this has been reduced since pre-application stage and is acceptable.  The 
setting back of the building line along High Road creates a generous zone of public 
realm, proposed to be extensively planted, which is welcomed.   
 
52 The arrangement of residential buildings to form a perimeter block with the 
existing properties along Goodmayes Road is supported, and creates clear 
separation between public and private realm.  This also allows for the redevelopment 
of the Goodmayes Road frontage should this come forward in the future.   
 
53 The sizing of the Civic Square and the spread of flexible non-residential uses 
and residential entrance lobbies has the potential to provide a vibrant, flexible area of 
public amenity space.  Due to level changes and the exclusion of the corner building 
on Goodmayes Road/High Road, the connection of the public realm areas around the 
base of the tallest building at the north-west corner of the site is not entirely 
successful.  The current layout creates awkward left-over spaces and should be 
reconsidered. 
 
Primary school 

 
54 The school design is based on recommended schedules of use, space 
provision and internal and external areas as set out in Building Bulletin 103, the 
Education and Skills Funding Agency’s (ESFA) benchmark for the design of schools.  
The design has been discussed with the Council’s Education Officers, the ESFA, and 
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an Education Trust active in the local area; and has been informed by an analysis of 
four recently completed urban primary schools, including those suggested by GLA 
officers at pre-application stage.  
 
55 The school is spread over four storeys and sits adjacent to the proposed Civic 
Square, forming part of a block with two 11 storey residential buildings, while clearly 
distinguished by white brick cladding and coloured detailing.  The northern elevation 
of the school and public entrance faces onto High Road, with views overlooking the 
Recreation Ground; while the pupils’ entrance and ground/elevated playgrounds are 
adjacent to the Civic Square, shielded from both road and rail noise.  The height of 
the surrounding buildings has been modelled to ensure that these external areas 
receive optimum daylight and sunlight.  Fenestration has been fully considered in the 
surrounding buildings, and designed in order to mitigate any overlooking or adverse 
impact on the school’s privacy, and the location of uses and a residential amenity 
deck provides mitigation to residential uses. 
 
Residential quality 
 
56 London Plan Policy 3.5, and Policy D4 of the new London Plan set out housing 
quality, space, and amenity standards, with further detail provided in the Mayor’s 
Housing SPG.   
 
57 Residential layouts at upper levels create predominantly east/west facing 
aspects with no single aspect north-facing units fronting onto High Road, which is 
welcomed.  However, there are a number of instances where the number of units 
accessed per core goes beyond the usual maximum standard of eight, which is 
intended to support the social dynamics of a building; benefit maintenance and 
security arrangements; and contribute to the privacy, comfort and satisfaction of 
residents, as set out in the Mayor’s Housing SPG.  While limited exceedances of ten 
or so units (such as Blocks A and C) may be acceptable, Blocks A (lower levels), B 
and D have very long corridors providing access (via two cores) to up to 30-plus 
units, which is not acceptable.  The applicant should compartmentalise to reduce the 
core to unit ratios and avoid the risk of creating an institutional environment.  The use 
of ‘scissor’ duplex units to maximise the proportion of dual aspect units is welcomed, 
and as discussed, direct front door access to units from the podium courtyards is also 
supported.   

 
58 In terms of aspect, 60% of units are dual aspect, which is acceptable.  The 
applicant identifies three north-facing single aspect units, which are generally not 
supported; however, these units have a generous outlook over the residential podium 
above the Tesco store and in view of the small number, are acceptable.  However, 
GLA officers are more concerned about the quality of the ‘internal corner’ units near 
to cores B1, B4, C4 and D2, which have very limited external frontage due to the 
projecting footprint of neighbouring units, restricting outlook and daylight penetration.  
The applicant’s Daylight and Sunlight Report does not assess the main living spaces 
for many of these spaces.  Layouts should be revised to remove these units. 

 
59 Separation distances between habitable rooms generally achieve a distance of 
20 metres, which is supported.  A small number of units at the flank ends of some 
blocks have lesser separation distances; however, primary outlook and balconies are 
aligned in alternative directions, achieving an acceptable level of privacy.  
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60 Three types of balcony are proposed, with cantilevered in the interior of the 
site; and inset or semi-inset balconies on the boundaries.  This responds 
appropriately to both noise impacts from the rail line and surrounding roads, and as 
part of potential overheating mitigation. 
 
Density 

61 London Plan Policy 3.4 and new London Plan Policy D3 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 design, as described in new London Plan Policy 
D6.  Higher density residential developments are those with a density of at least 350 
units per hectare.  New London Plan Policy D2 states that the density of development 
proposals should consider, and be linked to, the provision of future planned levels of 
infrastructure rather than existing levels; and be proportionate to the site’s 
connectivity and accessibility by walking, cycling, and public transport to jobs and 
services (including both PTAL and access to local services). 
  
62 The density of the proposals is approximately 401 units per hectare, and is 
clearly a high-density scheme.  The application has been through considerable 
design scrutiny during pre-application discussions, with GLA and Council officers, as 
well as the CABE Design Council Design Review Panel, which is welcomed.  The 
proposed high density scheme would optimise use of its location adjacent to an 
Elizabeth Line station (which will improve the site’s PTAL), and would deliver 
significant social infrastructure, in particular a new Primary School.  The density of the 
proposals is therefore supported, subject to resolution of the residential layout and 
other matters identified in this report. 
 
Height, massing, and appearance 

63 London Plan Policy 7.7, and new London Plan Policy D9 set out the Mayor’s 
requirements for tall buildings, identifying that boroughs should determine locations 
where tall buildings may be appropriate; and that visual, functional, environmental 
and cumulative impacts should be considered. 
 
64 The site is located within both a tall building zone and the Crossrail Corridor 
Investment and Growth Area, as identified in the Council’s Local Plan.  The scheme 
has been designed to step down in scale along the corridor away from Ilford town 
centre, with the tallest building of 23 storeys marking the station and the local centre 
at the west end of the site.  Other than this, the proposed buildings step up in scale 
towards the centre of the site and down at the eastern end; however, variation in 
height within the site prevents the buildings from coalescing into a single mass in 
more distant views, which is enhanced by proposed variations in materials, colours, 
and modelling of facades.  The taller blocks are also aligned north-south, which 
maximises daylight and sunlight penetration.   
 
65 All of the taller buildings include a ‘base, middle, top’ composition; and are 
contained within perimeter blocks connected by lower rise elements, which results in 
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well-defined routes and public spaces within and around the site.  Within the podium, 
this results in connecting blocks of 3-4 storeys with a town house typology. 

 
66 The site is large enough to create distinct character areas and this is proposed 
to be delivered through the identification of specific materials to each of five ‘clusters’ 
of buildings, with brick (of varying shades/finishes) being the unifying element in all 
clusters.  The restrained use of brick textured approaches is particularly welcomed.   
 
67 A Townscape and Visual Impact Assessment has been undertaken as part of 
the Environmental Statement.  The proposals clearly have an impact on the local 
area, which is primarily made up of low-rise development; however, impacts in the 
immediate vicinity are limited due to the separation provided by roads, the rail line, 
and the Recreation Ground.  There are minimal heritage assets in the area and no 
harm will be caused to their significance.  
 
68 Overall, the height, massing and architecture are supported. 
 
Inclusive design 

69 London Plan Policy 7.2 and Policy D5 of the new 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 D7 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 others must meet Building Regulation 
requirement M4(2) ‘accessible and adaptable dwellings’.   
 
70 The applicant states that the proposals will meet these requirements, with 
wheelchair units spread across tenures.  The applicant should provide a schedule 
identifying the location of the wheelchair units.  Layouts of wheelchair accessible units 
are provided and are acceptable.  The Council should secure M4(2) and M4(3) 
requirements by condition as part of any permission. 

Transport 
 
71 The proposal will increase the level of car parking on the site from the existing 
637 spaces to 742, comprising 310 residential spaces, 10 school spaces, and 422 
retail parking spaces.  The increase in car parking is contrary to new London Plan 
Policy T6.1, which states that residential development located within areas of PTAL 5 
should be car-free, other than disabled parking.  As highlighted within the applicant’s 
Transport Assessment (TA), the introduction of Elizabeth Line services at 
Goodmayes station will increase the site’s PTAL to 5.  The applicant should reduce 
residential parking to accord with the new London Plan, which is now close to 
adoption and should be given considerable weight.  The 38 Blue Badge parking bays 
proposed are in line with new London Plan Policy T6.1; however, retail development 
within areas of PTAL 5 should also be car-free, other than disabled parking, and 
should be further reduced.  The quantum of disabled parking for the retail element 
should be determined through an evidence based approach.  Other non-residential 
elements should have access to at least one Blue Badge parking bay.  
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72 At least 20% of parking spaces should have active electric vehicle charging 
points (EVCP), with passive provision for all remaining spaces.  This should be 
secured by condition along with a parking design and management plan, which 
should detail arrangements for Blue Badge spaces to be allocated on the basis of 
need, and how commuters, residents or school users will be prevented from using the 
retail parking.   

 
73 Cycle parking should be increased to accord with new London Plan standards 
and information should be provided to demonstrate that all cycle parking provided 
accords with London Cycle Design Standards. 
  
74 Clarification should be provided on the arrangements for minibus/coach drop-
off and pick-up for the proposed school.   
 
75 There are concerns that the multi-modal assessment provided underestimates 
the impact of the development on the public transport, in particular rail, which should 
be revised.  Furthermore, trip generation assessments must be provided for each 
land use, including the food store, school, and flexible commercial space, to enable a 
robust assessment of the impact the development on the transport network.  The 
updated assessment must take into consideration a reduction in car parking, as 
stated above, which will result in additional trips on public transport.  Further 
engagement is also required with the Council and TfL with regards to the modelling of 
highways impacts and possible additional bus capacity requirements.  
 
76 Based on the current trip generation, the proposal will result in a considerable 
increase in entries to Goodmayes station during the AM peak.  Once the trip 
generation has been revised the applicant should test the extent to which the current 
gateline can cope with these additional entries, and mitigation may be required in line 
with draft London Plan Policy T4.  The applicant has safeguarded land for a new 
entrance from the site to Goodmayes station, which would be subject to a separate 
planning application, and proposes a section 106 obligation to construct the entrance 
as part of the relevant phase of this proposal.  Further discussion is necessary over 
the level of contributions towards the delivery of this entrance and further 
engagement with TfL and Network Rail on the detailed proposals is required. 
 
77 An active travel zone assessment has been undertaken, which identifies a 
number of improvements to Healthy Streets criteria on key walking and cycling 
routes. The Council and the applicant should work together to establish how to deliver 
these necessary improvements, including through section 106 and 278 agreements, 
which should be informed by the outcome of the completed highways modelling.  
 
78 The proposal should demonstrate how High Road will become a Healthy 
Street, by providing a clear vision and strategy that goes beyond the immediate 
vicinity of the site.  This should include measures to deliver improvements to the ten 
Healthy Streets criteria, including reallocation of carriageway to provide a better 
balance between modes, and trees and landscaping to support a positive relationship 
between ground floor uses and the street.  In this respect, the proposed highway 
widening of the southern edge of High Road to provide a bus lane is welcomed, 
subject to further engagement with TfL and the Council.  Improvements should be 
delivered through section 106 and 278 agreements.  
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79 A signal-controlled pedestrian and cycle crossing is proposed across High 
Road to create a connection to Barley Lane Recreation Ground; however, this is not 
adequate to meet demand from the development and a further crossing should be 
investigated. 
 
80 The provision of a segregated cycleway is supported.  The applicant should 
demonstrate how the proposed cycleway will connect with the existing and future 
cycling network in the area.  Further information is required to demonstrate how the 
proposed cycleway accords with London Cycle Design Standards.  
 
81 Delivery and servicing for all land uses is proposed to take place on-site.  The 
proposal for residential and school servicing raises safety concerns due to potential 
conflict between vehicles entering and exiting.  This is contrary to the Mayor’s Vision 
Zero approach and must be addressed.  Furthermore, the type and scale of proposed 
routes within the site are inappropriate for a mixed-use and finer-grain residential, 
civic and retail environment, and must be reviewed to ensure that they deliver the 
Healthy Streets criteria.  In line with new London Plan Policy T7, a full delivery and 
servicing plan for each land use should be secured by condition.   
 
82 Due to the site’s proximity to railway tracks, appropriate infrastructure 
protection conditions should be attached to any planning permission.  A full 
construction logistics plan (CLP) prepared in accordance with TfL guidance should be 
secured by condition, including detail on how the construction process will adhere 
with the Mayor’s Vision Zero approach and minimise impact on the surrounding 
transport network.  A travel plan for each land use should be secured by condition, 
including measures to achieve the Mayor’s strategic mode shift target.  
 
83 The proposal will liable for Mayor‘s Community Infrastructure Levy based on 
the recently revised (MCIL2) charging rates of £60 per sq.m. 
 

Climate change and green infrastructure 

 
84 Based on the energy assessment submitted, the London Plan Energy 
Hierarchy has broadly been followed; however, the applicant is required to review 
their energy proposals to ensure compliance with London Plan and new London Plan 
policies.  Further information is also required on carbon emission calculations; energy 
efficiency measures; overheating; district heating connection potential; the site-wide 
heat network; renewable energy; heat pump specification; and carbon off-set 
contributions.   
 
85 The approach to flood risk management complies with London Plan Policy 
5.12 and new London Plan Policy SI.12. 
 
86 The surface water drainage strategy does not yet comply with London Plan 
Policy 5.13 and new London Plan Policy SI.13, as it does not give appropriate regard 
to the drainage hierarchy and greenfield runoff rate.  Further details should be 
provided on how sustainable drainage (SuDS) measures at the top of the drainage 
hierarchy will be included, and how greenfield runoff rate will be achieved.  The 
applicant should provide greenfield rate calculations. 
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87 The proposal generally meets the requirements of London Plan Policy 5.15 
and new London Plan Policy SI.5.  The applicant should also consider water 
harvesting and reuse to reduce consumption of wholesome water.  This could be 
integrated with the surface water drainage system to provide a dual benefit. 

 
88 Green infrastructure has been well embedded into the design.  The proposal 
includes high quality features such as intensive and extensive green roofs, flower rich 
perennial planting, hedgerows and trees.  The applicant has clearly set out the 
proposal’s Urban Greening Factor (UGF) which has been calculated to be 0.41, 
therefore exceeding the new London Plan target of 0.4.  The urban greening 
proposals are strongly supported in line with London Plan Polices 2.18, 5.10 and 
5.11; and new London Plan Policies G1 and G5.   
 
89 The Arboricultural Impact Assessment sets out that the development requires 
the removal of 66 individual trees, all of which are grade B or below.  The 
development would result in a net increase of 231 trees on site.  The proposals are 
supported in line with London Plan Policy 7.21 and new London Plan Policy G7. 
 
90 Full details of all climate change and green infrastructure requirements have 
been provided to the applicant and the Council. 
 

Local planning authority’s position 

91 Council officers have engaged in extensive pre-application discussions with the 
applicant.  A Committee date has not yet been set. 

Legal considerations 

92 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 

93 There are no financial considerations at this stage. 

Conclusion 

94 London Plan and new London Plan policies on retail and town centre uses; 
social infrastructure; housing; affordable housing; urban design; transport; and 
climate change, are relevant to this application.  The application does not yet comply 
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with the London Plan and the new London Plan, for the reasons set out below; 
however, the possible remedies stated could address these deficiencies: 

• Principle of development:  High density, mixed-use redevelopment including a new 
primary school, on this under-utilised supermarket site (which has a substantial area 
of surface car parking); allowing improved access to the adjacent Elizabeth Line 
station is strongly supported.   

• Affordable housing:  35% (hab room) made up of 45% London Affordable Rent, 
15% Shared Ownership and 40% Discounted Market Sale (DMS).  DMS is not a 
preferred intermediate tenure and the applicant is strongly advised to provide more 
shared ownership or London Living Rent, and fewer DMS units.  Any DMS should be 
secured in accordance with the NPPF definition and the London Plan Annual 
Monitoring Report criteria.  Subject to confirmation of grant funding and acceptable 
intermediate housing provisions, the proposals may meet the requirements for the 
fast-track viability route.  Affordability thresholds and an early stage viability review 
must be secured in line with the Affordable Housing and Viability SPG and the Annual 
Monitoring Report.    

• Urban design:  The proposals are generally well considered; however further 
consideration is required of the public realm at the north-west of the site, safety of 
servicing routes, unit per core ratios, and internal corner unit layouts.  M4(2) and 
M4(3) requirements should be secured. 

• Transport:  Car parking provision should be significantly reduced from the 742 
spaces proposed; cycle parking increased; trip generation re-assessed; further 
information provided on the Mayor’s Healthy Streets approach; and concerns 
regarding delivery and servicing arrangements addressed. 

• Climate change:  Further information is required on the energy strategy and surface 
water drainage, which must be provided before the proposals can be considered 
acceptable in accordance with the London Plan and London Plan - intend to publish. 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632    email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Matt Christie, Team Leader, Development Management 
020 7983 4409 email matt.christie@london.gov.uk 
Martin Jones, Principal Strategic Planner, Case Officer 
020 7983 6567    email martin.jones@london.gov.uk 
 

 


