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planning report GLA/5387/01 

 10 February 2020 

72 – 76 Broadway, West Ealing 
in the London Borough of Ealing  

planning application no. 193500FUL  

  

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 

Mixed-use redevelopment of the site to include 56 homes alongside 393 sqm of 
commercial floor space on the ground floor (A1 Use Class), amenity space, and 
associated cycle and car parking. The proposed development would be nine-storeys.  

The applicant 

The applicant is Broadway Regen Ltd and the architect is Hester Architects 
Limited. 

Strategic issues 

Principle of development: The residential-led redevelopment and intensification of 
this brownfield town-centre site is supported in principle (paragraphs 14-20). 

Housing: The proposed 37% affordable housing offer is Fast Track eligible subject to 
LPA agreement on the tenure split (53:47 in favour of affordable rent). An early stage 
review should be secured as part of the Section 106 agreement. The playspace 
provision should be demonstrated and secured by condition (paragraphs 21-32). 

Urban design: While the proposed density, height, and massing are generally 
supported, the under-provision of private amenity space and number of north-facing 
single aspect dwellings raise strategic concerns (paragraphs 33-40). 

Sustainable development: Further information and justification are required in 
respect of energy, water infrastructure, and urban greening (paragraphs 43-53). 

Transport: The applicant is required to address issues in respect of car parking, cycle 
parking and healthy streets; and to provide more detail with respect to the outline 
construction management plan. The Council must secure a car parking management 
plan, disabled parking provision, cycle parking, and delivery and servicing plans by 
condition/obligation (paragraphs 54-63). 

Recommendation 

That Ealing Council be advised that while the application is supported in principle it 
does not currently comply with the London Plan and London Plan Intend to Publish 
Version, for the reasons set out in paragraph 67 of this report. Addressing these 
deficiencies may lead to the application becoming policy complaint. 
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Context 

1 On 7 January 2020 the Mayor of London received documents from Ealing 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. Under the provisions of The Town & Country 
Planning (Mayor of London) Order 2008 the Mayor has until 18 February 2020 to 
provide the Council with a statement setting out whether he considers that the 
application complies with the London Plan, and his reasons for taking that view. The 
Mayor may also provide other comments. This report sets out information for the 
Mayor’s use in deciding what decision to make. 

2 The application is referable under the following Category of the Schedule to the 
Order 2008:  

• Category 1C: “Development which comprises or includes the erection of a 

building of…more than 30 metres high and is outside the City of London” 

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

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The 0.18-hectare site is located in the London Borough of Ealing on the north 
side of Broadway (A4020). It is bounded by Broadway to the south, and adjoining sites 
to the north, east, and west with access to Singapore Road from the rear of the site.  

6 The site is located within 500m of West Ealing Station, which has services to 
Paddington, Heathrow, and Reading. The site is further served by four daytime bus 
routes and two night-time bus routes. As a result, the site has a PTAL of 5 on a scale of 
0 to 6b, where 6b is the most accessible.   

7 The site currently comprises a terraced block with 1,231 sqm of retail on the 
ground and first floors and three short-term private market rented residential units above 
76a Broadway. There is vehicular access to a hard-surfaced car park to the rear of the 
site from Singapore Road. The building is red brick with metal cladding and is of no 
architectural significance.  

8 The site is situated within a 0.27-hectare parcel of privately-owned land currently 
listed in LB Ealing’s Brownfield Land Register and is allocated as a development site in 
the Development Sites DPD. The site is designated a primary shop frontage and falls 
within Ealing Metropolitan Centre in the London Plan Town Centre Network.  
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Details of the proposal 

9 The applicant is seeking permission to demolish the existing buildings and erect 
a part five, part nine-storey mixed-use building to include 56 new homes and four retail 
units. The proposed retail offer comprises 393 sqm of A1 Use Class floor space on the 
ground level fronting onto the high street. The proposed residential offer is arranged 
over the ground to ninth levels and includes amenity space and cycle and car parking. 

Case history 

10 There is no strategic planning case history associated with this site.  

Strategic planning issues and relevant policies and guidance 

11 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 Ealing’s Development Strategy 
2026 (2012); Development Management Plan DPD (2013); Development Sites DPD 
(2013); and the 2016 London Plan (Consolidated with Alterations since 2011). 

12 The following are relevant material considerations:   

• The National Planning Policy Framework 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. 

• West Ealing Centre Neighbourhood Plan (2018) 
 
13 The following are relevant strategic issues and policies:   

• Land use principles London Plan;  

• Town Centres London Plan; Town Centres SPG. 

• Housing London Plan; Housing SPG; 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; Play and Informal 
Recreation SPG. 

• Inclusive access London Plan; Shaping Neighbourhoods: Accessible 
London: Achieving an Inclusive Environment SPG; 

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

• Transport London Plan; the Mayor’s Transport Strategy.  
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Principle of development  

Town Centre  

14 The site is within Ealing Metropolitan Centre, which is a strategic level town 
centre designation. London Plan Policies 2.15, 4.7 and London Plan Intend to Publish 
Version Policy SD6 all set out a town centre first approach. The London Plan 
establishes that town centres should be the main foci beyond the Central Activities Zone 
for commercial development and intensification, including residential development; and 
that the scale of retail and commercial development should be related to the size, role, 
and function of a town centre and its catchment. The proposal includes a net loss of 
retail floorspace to accommodate a significant uplift in residential floorspace, as 
indicated in the table below. The London Plan Intend to Publish Version notes that 
changing retail trends may present opportunities in town centres and associated high 
streets to transition a surplus retail floorspace to other uses including more intensive 
forms of mixed-use development that include a residential component, in appropriate 
locations. For this reason and noting the quality and flexibility of the replacement retail 
floorspace, the proposed net loss in residential floorspace at this site does not raise any 
strategic concerns. 

 Existing Proposed Difference 

Retail floorspace 1,231 sqm 393 sqm - 838 sqm 

Residential floorspace 240 sqm 4,944 sqm + 4,704 sqm 

Table 1 - Net loss/gain of retail and residential floorspace 

15 The London Plan and London Plan Intend to Publish Version also indicate that 
retail and residential development in town centres can co-locate where higher-density, 
mixed-use development is proposed, provided that a high-quality environment is 
created; therefore, the co-location of residential and retail use is strongly supported in 
principle.  

Housing  

16  London Plan Policy 3.3 and London Plan Intend to Publish Version Policy H1 
seek to increase London’s supply of housing and, in order to do so, sets each borough 
a housing target. The 2016 London Plan sets a target of 1,297 additional homes per 
year between 2015 and 2025. The London Plan Intend to Publish Version apportions 
Ealing a 10-year housing target of 21,570 new homes. This proposal would contribute 
positively to these targets. 

17 London Plan Policy 3.3 and London Plan Intend to Publish Version Policy H1 
seek to optimise housing potential Policy 3.3 directs that boroughs identify and seek to 
enable additional development capacity to be brought forward Policy H1 states 
boroughs should optimise the potential for housing delivery on all suitable and available 
brownfield sites through their Development Plans and planning decisions.  

18 The proposed development would provide 53 new homes. This would equate 4% 
of the annual target for the Borough as set out in the London Plan. The residential 
intensification of this accessible, under-utilised site that will provide a mixture of units, 
including affordable family sized accommodation, is supported and in accordance with 
policies 3.3 of the London Plan and H1 and H12 of the London Plan Intend to Publish 
Version and would also assist Ealing Council in meeting its London Plan 10-year 
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housing target. The uplift in the residential provision at this well-connected town centre 
site is strongly supported.      

Reprovision of housing  

19 London Plan Policy 3.14 and Policy H8 of the London Plan Intend to Publish 
Version resist the loss of housing unless it is reprovided at existing or higher densities. 
As outlined within the site description the site currently comprises three residential units. 
The existing units are let on the private market on 12-month term Assured Shorthold 
Tenancy agreements expiring in August and September of 2020. Noting that the 
scheme would deliver a considerable uplift in housing (including 37% affordable 
housing) the proposal accords with the abovementioned policies. The applicant should, 
nevertheless, engage with the existing occupiers of the dwellings concerned to ensure 
they are well informed with respect to the tenancy agreement expiry.  

Principle of development conclusion 

20 For the above-mentioned reasons, the residential-led mixed-use redevelopment 
and intensification of this brownfield town-centre site is strongly supported in principle.       

Housing   

21 The proposed housing mix is set out below:  

Tenure 

Proposed development 
*units (habitable rooms) 

Studio 1 bed 2 bed 3 bed Total 

Market sale 0 12 22 0 34 (62.94%) 

Affordable – London Shared Ownership 0 
8 3 0 11 (17.48%) 

Affordable – London Affordable Rent  0 
6 4 1 11 (19.58%) 

Total Affordable 0 
14 7 1 22 (37.06%) 

Total 0 26 29 1 56 (100%) 

Table 2 - Housing mix and affordable housing 

Affordable housing   

22 London Plan Policy 3.9 seeks to promote mixed and balanced communities by 
tenure and household income. Additionally, Policies 3.11, Policy 3.12 and London Plan 
Intend to Publish Version Policies H5 and H6 seek to maximise the delivery of 
affordable housing, setting a strategic target of 50% across London.  
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23 The Mayor’s Affordable Housing and Viability Supplementary Planning Guidance 
(SPG) seeks to increase the provision of affordable housing in London and embed 
affordable housing into land prices. The SPG introduced a threshold approach to 
viability which is now incorporated within London Plan Intend to Publish Version Policy 
H5; schemes which provide 35% affordable housing on site, without public subsidy, 
having explored potential additionality through grant funding and which meet the 
specified tenure mix are not required to submit viability information nor be subject to a 
late stage review.  

24  Policy H7 of the London Plan Intend to Publish Version and the Mayor’s 
Affordable Housing and Viability SPG specify 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. If a proposal does not meet the requirements of the London Plan Intend to 
Publish Version threshold approach, and/or if the LPA is not satisfied that the proposed 
tenure split appropriately responds to local need, an application must be determined 
under the ‘Viability Tested Route’ - requiring submission of a full viability assessment for 
rigorous independent review. 

25 The Mayor is committed to the delivery of genuinely affordable housing and 
London Plan Intend to Publish Version Policy H7; the Mayor’s Affordable Housing and 
Viability SPG; and, the Mayor’s Affordable Homes Programme 2016-21 Funding 
Guidance set out the Mayor’s preferred affordable housing products. The applicant is 
advised that the Mayor’s preference is for affordable rent products to be secured at 
London Affordable Rent benchmark levels, and for intermediate shared ownership 
products to be secured as affordable to a range of incomes below the upper limit of 
£90,000 per annum and benchmarked against the monitoring figure of £56,200 per 
annum in the London Plan Annual Monitoring Report.  

26 The applicant is proposing a 37% affordable housing offer calculated by habitable 
room with a 53:47 tenure split in favour of affordable rent. The affordable rent units are 
to be provided at London Affordable Rent levels and the intermediate units are to be 
provided as London Shared Ownership, which is strongly supported as the Mayor’s 
preferred products. Subject to this tenure split being deemed appropriate by the LPA 
and being secured in a Section 106 agreement this proposal is supported and 
considered eligible for the Fast Track route.  

27 In accordance with Policy H5 of the London Plan Intend to Publish Version, the 
S106 agreement must include an early stage viability review mechanism to be triggered 
if an agreed level of progress on implementation has not been made within two years of 
any planning permission.  

28 If the Fast Track Route eligibility criteria cannot be met as set out above, the 
applicant would be required to follow the viability tested route and have a financial 
viability assessment robustly assessed by the GLA’s viability team. In addition, a late 
stage review would also be required and secured within the S106 to optimise affordable 
housing delivery in accordance with strategic policy objectives. 
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Housing mix  

29 London Plan Policy 3.8 and London Plan Intend to Publish Version Policy H12 
encourage a full range of housing choice. London Plan Intend to Publish Version Policy 
H12 recognises that central or urban sites may be most appropriate for schemes with a 
significant number of one and two beds, and that the number of family sized affordable 
homes provided should be driven by local and strategic need. In this case, having 
regard to the relatively modest scale of the housing provision, and the town centre 
location, the proposed housing mix does not raise any strategic planning concerns. 

Playspace  

30 London Plan Policy 3.6 and London Plan Intend to Publish Version Policy S4 
require development proposals to make provisions for play and informal recreation 
based on the expected child population generated by the scheme. Further detail is 
provided in the Mayor’s supplementary planning guidance (SPG) ‘Shaping 
Neighbourhoods: Play and Informal Recreation’, which sets a benchmark of 10 sqm of 
useable child play space to be provided per child, with under-fives play space provided 
on-site as a minimum, and makes clear that play space should not be segregated by 
tenure. The proposed scheme has been calculated to generate a child yield of 14.6 
which equates to a requirement to provide a minimum of 146 sqm of playspace on-site. 
The applicant should demonstrate where this provision is to be accommodated and 
once it has been confirmed, it must be retained in perpetuity and secured by condition. 

Fire safety  

31 In accordance with Policy D12 of the London Plan Intend to Publish Version, a 
Fire Safety Statement, produced by a third party, suitably qualified assessor, should be 
secured by planning condition.  

Urban Design 

32 The design principles in Chapter 7 of the London Plan and Chapter 3 of the 
London Plan Intend to Publish Version require all developments to achieve a high 
standard of design that responds to local character, enhances the public realm, and 
includes architecture of the highest quality thereby making a positive contribution to the 
streetscape and cityscape.  

33 London Plan Policy 3.4 and London Plan Intend to Publish Version Policy D6 
seek to optimise the housing potential of sites while having regard to local context, 
design principles, public transport accessibility, and capacity of existing and future 
transport services, using an assessment of site context and a design-led approach to 
determine site capacity. The proposed scheme would have a residential density of 
311 units per hectare on a site with a PTAL rating of 5, which is in-line with guidance 
ranges in Table 3.2 of London Plan Policy 3.4. Accordingly, the proposed density is 
supported.  
 



 page 8 

Density and layout 
 
34 Policy D3 articulates a design-led approach to optimising site capacity to ensure 
that all development responds appropriately to its local context by delivering buildings 
and spaces that are positioned and of a scale, appearance and shape that responds 
successfully to the identity and character of the locality, including the existing and 
emerging building types, forms and proportions while providing residents with safe, 
secure and inclusive environments that provide active frontages and appropriate 
outlook, privacy, and amenity.  

35 The general layout of the building is also supported, with servicing to the rear and 
consistent retail frontage onto the High Street. The architecture is expected to meet 
exemplary standards through attention to detail and materials selection, as per Policy 
D3 of the London Plan Intend to Publish Version. 

Height and massing 

36 London Plan Policies 7.1 and 7.4 and London Plan Intend to Publish Version 
Policies D1 and D2 require development to have regard to the form, function and 
structure of an area and the scale, mass and orientation of surrounding buildings. The 
proposed height and massing approach is broadly supported given its situation within a 
town centre. The applicant is encouraged to pay attention to the existing proportions 
and character of the high street as the scheme evolves further.    

Residential quality  

37 London Plan Policy 3.5 and Policy D4 of the London Plan Intend to Publish 
Version promote quality in new housing provision, with further guidance provided in the 
Mayor’s Housing SPG.  

38 While the proposed dwellings meet London Plan, London Plan Intend to Publish 
Version, and Mayor’s Housing SPG internal space standards, they do not currently 
meet the standard for private outside space set out in the Mayor’s Housing SPG and 
Policy D6 of the London Plan Intend to Publish Version. All units should have access to 
private amenity space that meets the minimum space standard.  

39 London Plan Intend to Publish Version Policy D6 states that housing 
development should maximise the provision of dual aspect dwellings, providing single 
aspect swellings only where it is considered a more appropriate design solution. In 
these instances, it should be demonstrated that single aspect dwellings will have 
adequate passive ventilation, daylight and privacy, and avoid overheating. The 
orientation of the site is such that there are several single aspect north-facing units to 
the rear of the block, in addition to the proposed north-facing ground floor amenity 
space. The applicant should explore options for improving the quality of these units. 
This can be accomplished by increasing floor-to-ceiling heights to create double height 
spaces for greater daylight penetration, introducing access to the ground floor units from 
the shared amenity space, or utilising the depth of the site to introduce a central atrium 
or light well, which would greatly increase the proportion of dual aspect overall. 
Additionally, the corridor space at the western end of the block could be opened up with 
windows to provide natural daylight and ventilation to the communal areas.   
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Inclusive access  

40 London Plan Policy 7.2 and London Plan Intend to Publish Version Policy D3 
require that all new development achieves the highest standard of accessible and 
inclusive design. These policies seek to ensure that all new development can be used 
easily and with dignity by all.  

41 London Plan Policy 3.8 and London Plan Intend to Publish Version D5 require 
that 10% of new housing is delivered as designed to be wheelchair accessible and that 
the remaining 90% are easily adaptable for residents who are wheelchair users. The 
applicant has confirmed that 10% of the dwellings will be provided in line with the 
requirements above. This must be secured by way of planning condition.  

Sustainable development  

Energy  

42 The submitted sustainability assessment demonstrates that although the Energy 
Hierarchy has broadly been followed, the applicant is required to review their energy 
proposals to ensure compliance with the London Plan policies. Detailed comments, 
which are outlined below, have been sent to the Borough and applicant to be addressed 
in their entirety. 

43 The applicant is proposing a CHP; however, given the scale of the development 
this is not considered acceptable. Alternative low carbon heating methods should be 
investigated, and the proposed strategy should be likewise revised. 

44 The applicant is encouraged to submit the GLA’s Carbon Emission Reporting 
spreadsheet, which has been developed to allow the use of the updated SAP 10 
emission factors alongside the SAP 2012 emission factors. When revising their 
proposal, the applicant should use SAP 10 emission factors to assess suitability of 
alternative technologies to achieve the carbon reduction targets.  

45 A range of passive “Be Lean” design features have been included to reduce the 
building’s energy demand; however, based on the information provided the level of 
carbon savings achieved from energy efficiency alone compared to a 2013 Regulations 
compliant development is not clear. The applicant should note that the London Plan 
Intend to Publish Version includes a residential target of 10% improvement and non-
residential target of 15% improvement beyond 2013 Regulations compliance.  

46 The applicant should undertake a Dynamic Overheating Analysis to assess the 
overheating risk and submit the overheating checklist identifying any site-specific risks 
which may lead to overheating.  

47 The carbon dioxide savings exceed the on-site target set within Policy 5.2 of the 
London Plan for residential and non-residential uses; however, the proposed strategy is 
not in line with the GLA policy and therefore it should be reviewed. The revised carbon 
emissions should be submitted for all stages of the energy hierarchy. 

48 The applicant is not proposing to install any renewable energy technology for the 
development. The GLA expects all major development proposals to maximise on-site 
renewable energy generation, where feasible. This is regardless of whether the 35% on-
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site CO2 emission improvement target has already been reached through earlier stages 
of the energy hierarchy. The applicant is, therefore, required to reinvestigate the 
inclusion of renewable technologies. 

Flood risk and drainage 

49 A Flood Risk Assessment has been provided which considers the risk of flooding 
from a range of sources. The approach to flood risk management for the proposed 
development complies with London Plan policy 5.12 and London Plan Intend to Publish 
Version Policy SI 12.  

50 The surface water drainage strategy addresses the drainage hierarchy and is 
generally considered compliant with London Plan Policy 5.13 and London Plan Intend to 
Publish Version Policy SI 13. 

51 The sustainability statement provided proposes that the dwellings will have a 
maximum indoor water consumption in line with the optional standard in Part G of the 
Building Regulations; however, no water efficiency information has been provided for 
the non-residential components of the development. For this reason, the proposed 
development does not meet the requirements of London Plan Policy 5.15 and London 
Plan Intend to Publish Version Policy SI 5 as it does not meet the water consumption 
targets set forth in these policies.   

Urban greening  

52 London Plan Policies 2.18, 5.10, 5.11 and London Plan Intend to Publish Version 
policies G1 and G5 embed urban greening as a fundamental aspect of site and building 
design. Features such as street trees, green roofs, green walls, rain gardens, wild 
flower meadows, woodland and hedgerows should all be considered for inclusion and 
the opportunity for ground level urban greening should be maximised, particularly within 
the amenity area which is currently proposed to predominantly comprise hard surfacing. 
A landscaping plan should be provided, and the applicant must calculate the Urban 
Greening Factor, as set out in London Plan Intend to Publish Version Policy G5 and 
seek to achieve the specified target prior to the Mayor’s decision-making stage.   

Transport   

Healthy Streets 
 
53 Healthy Streets and Vision Zero have not been considered as part of the 
submitted transport assessment. This should be addressed to identify required 
improvements, and to demonstrate how the 10 Healthy Streets indicators are being 
delivered by the proposals. In particular, the access from Singapore Road must be 
improved to provide a safe and secure route to the development for pedestrians. It is 
also advised that further consideration is given to the ground floor pedestrian access to 
the building, as well as its internal configuration. 

Car parking 
 
54 London Plan Policy 6.13 and London Plan Intend to Publish Version Policy T6 
place limits on the provision of car parking, particularly in areas with good public 
transport connectivity. Maximum residential and retail parking standards are identified 
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in Tables 10.3 and 10.5 in Chapter 10 of the London Plan Intend to Publish Version, 
respectively.  
 
55 The proposed development currently retains 11 car parking spaces to the rear 
of the site, including five blue badge spaces. Retail parking is not supported for this 
site due to its high PTAL score. Accordingly, the proposed six retail parking spaces 
should be reduced to one blue badge space, and the applicant should reconsider 
relocating the proposed bay from the rear of the site to a more appropriate position 
closer to Broadway. 
 
56 The overall parking provision exceeds the maximum standards by six spaces. 
The applicant should reduce the provision of car parking in accordance with the 
above-mentioned guidance. A Car Parking Management Plan must be provided to 
demonstrate how the blue badge spaces will be requested and managed, as per 
London Plan Policy Intend to Publish Version T6.1 points G and H. This should be 
secured by condition.   
 
Cycle parking 
 
57 London Plan Policy 6.9 and London Plan Intend to Publish Version Policy T5 
ensure the provision of secure, convenient and accessible cycle parking facilities 
provided in accordance with London Cycling Design Standards (LCDS). In accordance 
with these policies, development plans should demonstrate how the proposed cycle 
parking facilities will accommodate larger cycles including cargo bikes and adapted 
cycles for disabled people.  

58 While the residential short-stay cycle parking is in an appropriate location, the 
applicant should consider relocating the retail provision to Broadway to encourage its 
use. 

59 The proposed approach to long-stay cycle storage is not supported. While the 
amount of long-stay cycle parking is policy compliant, stores of this kind can only be 
considered after all reasonable efforts to provide more conventional options, such as a 
communal element on the basement or ground level, have been exhausted. In this 
instance, the rationale for the proposed bike stores has not been provided and an 
inclusive approach has not been adopted. LCDS chapter 8 details how the planning and 
design of high-quality parking facilities should cater for all cycle users and deliver 
facilities that are fit for purpose, secure and well located.  

60 Removal of the surplus car parking, relocating the bin storage, and rearranging 
the remaining blue badge spaces should allow the applicant to accommodate a more 
conventional bike storage approach in line with London Cycling Design Standards. The 
applicant should demonstrate that all other approaches to cycle storage have been 
thoroughly investigated, before the proposed approach can be considered acceptable.  

61 An Outline Construction Management Plan has been submitted; however, 
given the site’s location and close proximity to the bus and public transport network 
more detail should be provided to and agreed upon by TfL prior to determination. 
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Local planning authority’s position 

62 The local planning authority is still assessing the application and a planning 
committee date will be identified in due course.  

Legal considerations 

63 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application  and any connected application. There is no 
obligation at this present stage for the Mayor to indicate his intentions regarding a 
possible direction, and no such decision should be inferred from the Mayor’s statement 
and comments. 

Financial considerations 

64 There are no financial considerations at this stage. 

Conclusion 

65 London Plan and London Plan Intend to Publish Version policies on land use principles, 
housing, affordable housing, urban design, sustainable development and transport are 
relevant to this application.  While the application is supported in principle, it does not 
fully comply with the London Plan and London Plan Intend to Publish Version as set out 
below: 

• Principle of development: The residential-led redevelopment and intensification of 
this town-centre brownfield site is supported in principle. 

• Housing: The applicant is proposing a Fast Track eligible 37% affordable housing 
offer with a 53:47 tenure split in favour of affordable rent, subject to LPA agreement. 
An early stage review should be secured by Section 106. The on-site playspace 
provision should be demonstrated and secured by condition. 

• Urban design: While the proposed density, height, and massing are generally 
supported, the under-provision of private amenity space and number of north-facing 
single aspect dwellings raise strategic concerns. The applicant should ensure that all 
units have private amenity space that meets the minimum space standard and 
explore options for improving the residential quality of the north-facing units.  

• Inclusive access: The Council should secure the location and number of accessible 
and adaptable units by way of planning condition.  

• Sustainable development: While the proposal demonstrates that the Energy 
Hierarchy has been broadly followed, it does not currently comply with London Plan 
and London Plan Intend to Publish Version policies. Further information and 
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justification are required in respect of energy, urban greening, and water 
infrastructure.  

• Transport: The applicant is required to address issues in respect of car parking, 
cycle parking and healthy streets; and to provide more detail with respect to the 
outline construction management plan. The Council must secure a car parking 
management plan, disabled parking provision, cycle parking, and delivery and 
servicing plans by condition/obligation. 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
John Finlayson, Head of Development Management  
020 7084 2632 email John.Finlayson@London.gov.uk 
Allison Flight, Deputy Head of Development Management 
078 4004 6318 email Alison.Flight@london.gov.uk    
Graham Clements, Team Leader - Development Management 
020 7983 4265 email Graham.Clements@London.gov.uk     
Stephanie Goldberg, Strategic Planner, Case Officer 
020 7983 4899 email Stephanie.Goldberg@London.gov.uk  
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