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planning report GLA/3521/01  

14 October 2019 

Friary Park Estate, Acton 

in the London Borough of Ealing 

planning application no.      193424HYBRID  

  

Strategic planning application stage 1 referral 

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

The proposal 

Hybrid planning application for phased demolition of the existing 1980s estate, comprising 230 residential units, and 
phased mixed-use redevelopment, in buildings ranging from 3 - 24 storeys, to provide 990 residential units, up to 
1,019 sqm of commercial floorspace and up to 440 sqm of community floorspace.  

The applicant 

The applicant is a joint venture between Catalyst and Mount Anvil and the architect is Levitt Bernstein. 

Strategic issues summary 
 
Principle of development:   The principle of the redevelopment of the existing estate, which re-provides all of the 
existing social rent residential units, provides a 98% increase in affordable habitable rooms on site and ensures a 
right to return for all residents, is supported in strategic planning terms. 

Affordable housing: Overall, it is proposed to provide 50% affordable housing by habitable room, comprised of 
62% social rent and 38% shared ownership. Phase 1 would provide 55% affordable housing by habitable room, 
comprised of 162 social rent units and 66 intermediate units, with the outline phases providing 39% affordable by 
habitable room. The early delivery of affordable housing in Phase 1 is supported as it ensures certainty for the 
majority of residents and limits the number of movements each household is required to do. The affordable housing 
units for both the detailed and outline phases must be secured within the s106.   
 
Design:  The Applicant has engaged positively throughout the pre-application process. The design of the scheme is 
supported by GLA officers. 

Transport: The development is expected to generate a significant number of bus loads in the peak hours, which 
requires a financial contribution of £585,000 towards upgrading bus capacity in the area. The relocation of the 
existing bus stop is accepted, subject to the costs being paid by the Applicant and opportunities to upgrade to an 
accessible bus stop are explored. Further information is also required on the cycle parking design and access. 

Further information relating to energy is also required. 

Recommendation 

That Ealing Council be advised that the application does not comply with the London Plan and draft London Plan, 
for the reasons set out in paragraph 77. However, the resolution of those issues could lead to the application 
becoming compliant with the London Plan and draft London Plan. 
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Context 

1. On 19 August 2019 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 
use. Under the provisions of The Town & Country Planning (Mayor of London) Order 2008 the 
Mayor must 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 proposal is referable under Categories 1A, 1B, 1C and 3A of the Schedule to the Order 2008:  

• Category 1A: Development which comprises or includes the provision of more than 150 

houses, flats, or houses and flats. 

• Category 1B: Development (other than development which only comprises the provision of 

houses, flats, or houses and flats) which comprises or includes the erection of a building or 

buildings outside Central London and with a total floorspace of more than 15,000 square 

metres. 

• Category 1C: Development which comprises or includes the erection of a building of one or 
more of the following descriptions - the building is more than 30 metres high and is outside 
the City of London. 

• Category 3A: Development which is likely to result in the loss of more than 200 houses, flats 

or houses and flats (irrespective of whether the development would entail the provision of 

new houses or flats). 

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

4. The environmental information for the purposes of the applicable Town and Country Planning 
(Environmental Impact Assessment) Regulations has been taken into account in the consideration 
of this case. 

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

Site description 

6. The site is located within Acton and comprises 230 residential units, including 225 social rent units 
and 5 privately owned units. The estate was constructed in the 1980s and is predominately 2/3 
storey in height. The units are predominantly flats laid out in buildings up to four stories in height 
which are surrounded by a significant quantum of parking spaces and incidental landscaping.  The 
site also contains a community hall of 211 sqm and a basketball court.  

7. The site sits opposite Acton Main Line rail station, which will also benefit from Crossrail services 
once the Elizabeth Line is operational. The site is bound to the north by Friary Road and, beyond 
that, lie railway lines. To the south is Emmanuel Avenue and northeast is Horn Lane.  The area is 
predominately residential in character, with large semi-detached Victorian properties to the south 
along Emanuel Avenue and a three/four storey residential block on the other side of Friary Road to 
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the north.  The site is not within a conservation area nor within close proximity of any conservation 
areas.  

8. The nearest part of the Transport for London Road Network is Western Avenue (A40), 
approximately 200 metres to the east of the site. To the north-west, Horn Lane (A400) forms part 
of the Strategic Road Network. The site is served by 5 bus routes, including bus route 260, which 
runs along Friary Road. The nearest bus stop serving bus route 260 is in Friary Road. The nearest 
rail stations are Acton Mainline Railway, at approximately 270 metres from the centre of the site, 
and North Acton LUL station, which lies 940 metres from the eastern edge of the site. The public 
transport access level varies across the site, from PTAL 2 to 4, on a scale of 0 to 6b, where 6b is the 
highest.  

Details of the proposal 

9. It is proposed to demolish all existing buildings on the site and redevelop the site to provide 990 
residential units, 1,019 sq.m of flexible retail/commercial floorspace (Use Class A1/A2/A3/A4/A5, 
B1 and D1/D2) and 440 sq.m of community floorspace (Use Class D1).  

10. A hybrid planning application has been submitted, seeking detailed planning permission for phase 1 
and outline planning permission for phases 2 and 3. Figure 1 illustrates the proposed development 
by phase. Table 1 provides further details on the existing and proposed land uses, which are broken 
down by outline and hybrid parts of the applications. 

Table 1 – Existing and proposed land uses 

 Existing Detailed  
(Phase 1) 

Outline  
(Phase 2 and 3) 

Overall  

Residential units 230 units 500 units Up to 490 990 units 

Community 
floorspace 

221 sq.m - Up to 440 sq.m 440 sq.m 

Commercial 
floorspace 

- 1,019 sq.m - 1,019 sq.m 
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Figure 1 – Application phasing 

Case history 

11. The site has a significant pre-application case history. An initial pre-application meeting was held 
on the 2 December 2014 and an advice report issued on 19 December 2014. A follow up meeting 
was held on 1 July 2015 and an advice note issued on 23 July 2015. A further follow-up pre-
application meeting held in City Hall on 31 January 2017, with an advice note issued 23 February 
2017. Further meetings were then held on 14 March 2018, 12 December 2018 and 20 June 2019. 

12. Between the January 2017 and March 2018 meetings, the scheme changed significantly due to 
Mount Anvil becoming Catalyst’s JV-partner on the scheme. The meetings from 2018/2019 relate 
to the present scheme. On 14 March 2018, following a presentation of the scheme by the design 
team, the following topics were discussed: principle of development; housing; urban design; 
inclusive design; and transport. It was agreed that, rather than a formal written advice note, the 
Applicant would provide minutes of the meeting; GLA officers provided comments on these 
minutes on 13 April 2018 and an agreed copy was circulated. 

13. At the December 2018 meeting, following a presentation of the revisions to the scheme since 
March 2018, the meeting discussions covered strategic issues with respect to the following: 
principle of development; housing, including affordable housing; estate regeneration; urban design; 
and transport. A conference call with the GLA energy officer and the Applicant was held in advance 
of the meeting on 10 December 2018. An advice note was issued on 18 February 2019, which 
concluded that the principle of the regeneration of Friary Park Estate, including the re-provision of 
all 225 existing social rent units and a 19% increase in social rent habitable rooms, was supported in 
strategic planning terms, subject to the Applicant thoroughly demonstrating that residents have 
received a ‘fair deal’ and the principles of the Mayor’s Estate Regeneration Good Practice Guidance 
have been fully followed. The latest pre-application meeting, held in June 2019, was arranged 
specifically to discuss viability. It was agreed that no formal note would be provided from the 
meeting.  
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14. Strategic planning issues and relevant policies and guidance 

15. For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area comprises Ealing’s Core Strategy (2012), Development 
Management DPD (2013), Development Sites DPD (2013) and the 2016 London Plan 
(Consolidated with Alterations since 2011).   

16. The relevant strategic issues and corresponding policies are as follows:  

• Housing London Plan; Affordable Housing and Viability SPG; Housing 
SPG. 

• Estate Regeneration London Plan; Mayor’s Good Practice Guidance for Estate 
Regeneration. 

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

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

• Sustainable development London Plan; Sustainable Design and Construction SPG; London 
Environment Strategy.  

• Transport London Plan; the Mayor’s Transport Strategy; Land for Industry 
and Transport SPG. 
 
 

17. The following are also material considerations: 

• The National Planning Policy Framework (2019) and National Planning Practice Guidance;  

• Draft London Plan Consolidated Suggested Changes Version (July 2019), which should be 
taken into account on the basis explained in the NPPF; and 

• 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. 

 
Principle of development 

Estate Regeneration 

18. London Plan Policy 3.14, draft London Plan Policy H10, the Mayor’s Good Practice Guide to Estate 
Regeneration: Better Homes for Local People and the Mayor’s Affordable Housing and Viability 
SPG make clear that in the redevelopment of sites any loss of affordable housing must be replaced 
by better accommodation and at least an equivalent amount of floorspace on a like-for-like basis. 
Draft London Plan Policy H10 and the Affordable Housing and Viability SPG further state that 
affordable units should be replaced with homes at the same or similar rent levels, and that existing 
affordable housing floorspace should be replaced on an equivalent basis, and additional provision 
of affordable housing should be maximised.  

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

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

• Full rights to return or remain for social tenants; and 
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• A fair deal for leaseholders and freeholders, including home loss payments, and independent 
valuation for residents (paid by Applicant). 
 

20. In addition to these, there is the expectation that all Estate Regeneration schemes are subject to  
full and transparent consultation, with identified direct engagement and consultation events. 
Further, a ballot is required if the total number of new homes is greater than 150 units and the 
application benefits from GLA funding. 

Increase in affordable housing 

21. Table 2 outlines the existing and proposed housing mix and table 3 provides the existing and 
proposed affordable floorspace. The scheme re-provides all 225 of the existing social rent and 
provides a 23% uplift in social rent habitable rooms, when compared to the existing estate, and an 
uplift of 98% when considering all affordable units. Overall the scheme provides an uplift of 26,837 
sq.m of affordable floorspace. The Applicant should, however, also provide the proposed affordable 
floorspace broken down by tenure to enable an assessment against the existing social rent 
floorspace. 

22. Across the scheme as a whole, it is proposed to provide up to 237 social rent homes, with 162 
social rent units provided in detail (Phase 1) and the remainder to be provided in the outline phases 
(Phases 2 and 3). In order to ensure the re-provision of all social rent units, and noting that only 
162 of the 225 existing units are provided within Phase 1, robust obligations ensuring the timely 
delivery of the outline homes must be secured and GLA officers will engage throughout the s106 
process with the Applicant and Council. Affordable housing is discussed in further detail in 
paragraphs 34-40 below. 

Table 2 – Existing and proposed housing tenures 

 Existing Proposed (outline and detailed) 

Social rent Market 
Social 
rent 

Shared 
ownership 

Market sale 

Units  225  5 Up to 237 Up to 178 Up to 575 

Habitable rooms 619 30 Up to 763 Up to 467 Up to 1,254 

 
Table 3 – Existing and proposed affordable floorspace  

 Existing social 
rent floorspace 

Proposed affordable 
floorspace 

Increase 

Floorspace  14,005 sq,m 40,842 sq.m + 26,837 sq.m 

 

Full rights to return 

23. The GPGER seeks to ensure that social tenants have a full right to return to a property on the 
regenerated estate of a suitable size, taking into account levels of overcrowding or under-
occupancy within each household, and at the same or similar rent level, with the same security of 
tenure. The Applicant confirmed that all residents have been given the right to return to the site, as 
part of the Residents Charter, undertaken by Catalyst. The Residents Charter should be provided to 
the GLA.  

24. Of the 225 existing social rent houses on the site, 51 units are located within Phase 1. These 
residents will require temporary rehousing to enable the development to commence. A number of 
these residents have already moved to vacant properties within the estate (in Phases 2 and 3), with 
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the remaining to temporarily rehoused within the borough. The Applicant should provide further 
details of the offsite decant. The remaining residents, living within existing homes in Phase 2 and 3 
will not be required to be rehoused during the construction and will be relocated into the Phase 1 
affordable units upon the completion of those units. It is welcomed that the Applicant has sought 
to minimise the number of moves for existing residents and that the majority can remain on the site 
throughout the construction process. 

25. As part of the right to return, the Applicant will explore each household’s specific requirements. 
Those households that are considered to be under-occupying their unit, measured by the number 
of people in the unit for the bedrooms, will either be offered a unit commensurate to the 
household or offered the opportunity to keep one bedroom more than they require when rehoused, 
provided it can be demonstrated that they can cover the costs. Existing units that are over-crowded 
will be offered bigger units to accommodate the number of people within the property. The 
Applicant should provide further details on this exercise and the full right to return for residents, on 
the same rent levels and assured tenancies, must be appropriately secured.    

26. The Applicant has committed to providing all residents with Statutory Home Loss Payment, which is 
understood to be approximately £6,000. In addition, the Applicant will provide a ‘disturbance 
payment’ to existing tenants. Further information must be provided on the timing and nature of 
these payments.   

A fair deal for leaseholders and freeholders  

27. The existing estate does not have any leaseholders. The Applicant now has Options Agreements on 
all 5 of the existing freehold homes, with the purchase price established through employing an 
independent valuer, as set out in the GPGER. The Applicant should confirm whether any additional 
advice on moving and purchasing a new property has been offered to freeholders, recognising that 
some freeholders may have little experience of purchasing homes outside of the Right to Buy 
process. 

Ballot 

28. With regard to ballots, and in recognition that some projects were underway prior to the publication 
of the Good Practice Guidance, transitional arrangements are set out in the ‘Resident Ballot 
Requirement funding condition’ note available on the GLA website, which provide certain 
exemptions to balloting residents. Exemption 5 is available to those schemes which had GLA 
funding committed on, or prior to, 18 July 2018 (the date of GPG publication). The Applicant has 
applied to the GLA and received written confirmation that the scheme meets the criteria of the 
exemption.  

29. Notwithstanding this, the Applicant has undertaken various consultation events, established a 
Residents Steering Group and engagement workshops and report general support from residents 
for the proposals. 

Non-residential floorspace 

30. The estate presently contains a 221 sq.m community space. It is proposed to provide an enhanced 
440 sq.m replacement community facility in Phase 3 of the development, which is supported as it 
represents qualitative and quantitative improvements to the space. The Applicant must confirm the 
length of time that the estate will be without a community facility (noting that the existing facility 
must be demolished before the proposed facility is provided) and confirm any interim arrangements 
for community groups using the space. Once completed, Catalyst would retain management of this 
space and a management strategy, including details of rental procedure and costs, must be 
secured.  
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31. Further, a MUGA, with climbing wall and skateboard facilities, is also proposed to be provided in 
Phase 3, which is supported as it enhance the community facilities on the site and provides 
opportunities for socialising on the site.   

32. The provision of up to 1,019 sq.m of commercial uses on the northern part of the site, opposite the 
station, does not raise any strategic concerns and ensures sufficient activation along this elevation. 

Principle of development conclusion 

33. The principle of the redevelopment of the existing estate, which re-provides all of the existing 
social rent residential units, provides a 98% increase in affordable habitable rooms on site, aiding in 
creating mixed and balanced communities, and ensures a right to return for all residents, is 
supported in strategic planning terms. 

Housing 

34. London Plan Policy 3.3 and draft London Plan Policy H1 seek to increase the supply of housing in 
the capital, particularly through higher density residential development on brownfield sites with 
good existing or planned access to public transport and within walking distance of stations and 
town centres. The proposed scheme would provide 990 homes, which equates to 9% of Ealing’s 
ten-year target of 10,740 set out in the draft London Plan. 

Affordable housing 

35. London Plan Policies 3.11 and 3.12 and draft London Plan Policy H5 and Policy H6 seek to 
maximise the delivery of affordable housing, setting a strategic target of 50% across London. The 
Mayor’s Affordable Housing and Viability Supplementary Planning Guidance 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 incorporated within draft London Plan Policy 
H6; schemes that provide 35% affordable housing on site and meet the specified tenure mix, as set 
out in draft London Plan Policy H7, are not required to submit viability information nor be subject 
to a late stage review. All estate regeneration schemes, however, must follow the Viability Tested 
Route to ensure additional affordable housing delivery, beyond the replacement of existing 
housing, is maximised, as set out in draft London Plan Policy H6 and H10 and the Mayor’s 
Affordable Housing & Viability SPG. 

36. Overall, the proposed development provides 42% affordable housing by unit and 50% affordable 
housing by habitable room, comprised of 62% affordable rent and 38% shared ownership. Phase 1, 
submitted in detail, would provide 55% affordable units, comprised of 162 social rent units and 66 
intermediate units, with the outline phases providing 39% affordable by habitable room. The early 
delivery of affordable housing in Phase 1 is supported as it ensures certainty for the majority of 
residents and limits the number of movements each household is required to do. The delivery of the 
affordable housing units for both the detailed and outline phases must be robustly secured within 
the s106.   

37. The scheme also provides a 23% uplift in social rent habitable rooms over the existing scheme 
(which is a result of the re-provided homes being larger than the existing homes). Overall, the 
scheme provides a 98% uplift in overall affordable housing by habitable room. Table 4 sets out the 
net uplift by unit and habitable room. The proposed offer is supported in principle, as it provides an 
overall quantum of affordable housing in line with the strategic target, as well as generating an 
increase in affordable housing when compared with the existing estate.  
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Table 4 – Comparison between existing and proposed affordable housing (by habitable rooms) 

 Social rent Intermediate Total affordable 
housing 

u hr u hr u hr 

Existing 225 621 - - 225 621 

Proposed 237 763 178 467 415 1,230 

Difference + 12 +142 + 178 + 467 + 190 + 609 

Percentage uplift  5% 23% 100% 100% 84% 98% 

 

38. The applicant states that the social rent units will be let at Ealing Council’s social rent levels, as the 
existing social rent units are. The applicant must confirm the weekly cost of these units, noting the 
Mayor’s affordability criteria and that the preferred product is London Affordable Rent. The 
Applicant must confirm that all shared ownership units will be available to households on a range of 
incomes below the Mayor’s £90,000 income threshold. The applicant must also confirm that these 
units remain affordable, as per the Mayor’s guidance, where monthly rental costs do not exceed 
40% of net salary.  

39. As the proposed development involves estate regeneration and the demolition of existing homes, 
the scheme is ineligible for the Fast Track route and must be viability tested, as set out in draft 
London Plan Policy H10 and the Mayor’s Affordable Housing and Viability SPG. The Applicant has 
provided an FVA, which will be interrogated by GLA officers.   

40. In accordance with the Mayor’s Affordable Housing & Viability SPG, any 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. As the proposals 
cannot be assessed under the Fast Track Route, a late stage review will also be required and 
secured within the S106. This is consistent with the London Plan and is required under draft 
London Plan Policy H6 and the Mayor’s Affordable Housing and Viability SPG. Given the phased 
nature of the scheme, a mid-term review may also be necessary. A final draft of the S106 
agreement must be agreed with GLA officers prior to any Stage II referral; example clauses are 
provided within the Affordable Housing & Viability SPG.  

41. The Council must publish any financial viability assessment, submitted to support a planning 
application, in accordance with the Mayor's Affordable Housing and Viability SPG.  

Housing mix 

42. London Plan Policy 3.8 and draft London Plan Policy H12 encourage a full range of housing choice. 
Draft London Plan 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. 

Table 5 – Proposed unit mix 

Unit type Affordable rent Intermediate Market 

Studio 0 0 97 
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1 bed 71 60 315 

2 bed 108 122 109 

3 bed 43 0 51 

4 bed 13 0 0 

Total 235 182 572 

 

43. The scheme provides a range of unit types, with predominately one and two bedroom units in the 
market tenure, which is acceptable given the site’s position next to the station. Of the affordable 
rented units, 24% are family-sized units, with the remainder one or two-bedroom units. The 
applicant must confirm that the proposed unit mix aligns with the needs of the existing tenants and 
ensures that suitable accommodation is provided on the site. 

Play space 

44. London Plan Policy 3.6 and draft London Plan Policy S4 require development proposals to make 
provisions for play and informal recreation based on the expected child population generated by 
the scheme. The Play and Recreation SPG expects a minimum of 10 sq.m. per child to be provided 
in new developments. In June 2019, the GLA updated the play space calculator, which accompanies 
the SPG, superseding the 2012 version to better estimate expected child yield. All playspace must 
be available and accessible to all children within the development, regardless of tenure. 

45. The scheme would provide 2,888 sq.m of playspace on-site, which falls short of the figure of 2,965 
sq.m required by the 2012 calculator and the figure of 3,452 sq.m required by the 2019 calculator. 
In recognition of this, the Applicant is proposing to make a payment towards the upgrading of 
existing play facilities in the vicinity to meet the shortfall of play space for older children, in line 
with London Plan Policy 3.6 and draft London Plan Policy S4. The financial contribution must 
confirmed and, once agreed, secured within the s106, and all play space must bs secured in 
peripety. 

Urban design 

46. Good design is central to all objectives of the London Plan and the draft London Plan. The 
applicant has engaged positively and proactively throughout the pre-application process, which is 
welcomed and GLA officers consider that the scheme has the potential to be of exemplary quality. 

47. The development is comprised of 8 constituent blocks, located around one central curved 
pedestrian avenue, as shown in figure 1. All but one block will be accessible from Friary Road. No 
works are proposed to the existing Friar’s Place Green, which will be retained on the east of the 
site, albeit with a proposed MUGA located immediately to the west, which enhances the provision 
of open space in this area. The replacement community facility will be located on the west of Friar’s 
Place Green, which is supported as it improves outlook from the facility and ensures that 
community uses could, if appropriate, spill out onto the MUGA and Green. The overall layout and 
massing arrangement is supported and represents a design-led approach with high residential 
quality and optimised density. 

48. The heights and massing arrangement has evolved through townscape and daylight/sunlight 
analysis, resulting in an appropriate balance of low, mid-rise and high rise buildings.  The footprint 



 page 11 

of taller blocks are efficient, creating elegant building forms.  This is further complimented by the 
simple and refined approach to the architecture and materials palette.  

49. The application documents present a clear and detailed strategy for delivering high quality public 
realm, with a strategy for prioritising pedestrians along the main east/west street, which is 
welcomed.  There are a number of proposed early years play areas in the public realm and the 
applicant should demonstrate they will be designed to be safe, secure and overlooked, noting that 
these spaces should ideally be located within communal courtyards. 

50. The ground plane is animated by a good proportion of residential and commercial frontage, with 
key entrances to residential blocks designed to be welcoming and legible from the public 
realm.  The interface with Friar’s Green, at the eastern end of the masterplan, has been well 
resolved and locating the older children’s play area and community centre here gives potential to 
encourage a strong sense of community. 

51. The design code content is very clear and well laid out, with sufficient detail to secure design 
quality within the outline elements.  The detailed element provides a useful benchmark for the level 
of residential quality within the outline element.   

52. The existing residential quality of the estate is very poor, with many units failing to meet national 
internal space standards, whereas the residential quality of the proposed scheme is generally high 
across the scheme and the number of cores, sizing and footprint of blocks has enabled the 
percentage of dual aspect homes and the core to unit ratios to be optimised, which is strongly 
supported.  

53. In line with the London Plan and draft London Plan, 90% of the proposed residential units would 
comply with the M4(2) standard for ‘accessible and adaptable dwellings’, with the remaining 10% 
designed to meet Building Regulation M4(3) ‘wheelchair user dwellings’. The applicant should 
confirm that step free access would be provided across the public realm and within all internal and 
external circulation spaces within the residential blocks and communal courtyard spaces. Subject to 
these details being secured by condition, the application complies with London Plan Policy 7.2 and 
Policy D5 and D3 of the draft London Plan.  

Energy  
 

54. The applicant has broadly followed the energy hierarchy in the energy strategy; however, to ensure 
compliance with London Plan and draft London Plan policies, the applicant must have regard to the 
comments below.  

55. With regard to the ‘be lean’ part of the hierarchy, the applicant must provide the energy demand, 
once energy efficiency measures have been accounted for, and provide further details on 
overheating.  In terms of ‘be clean’, further information on how the scheme is designed to enable a 
future connection to a district heating system and further details on the proposed energy centre is 
required. For the ‘be green’ element of the hierarchy, PV panels are proposed and the Applicant 
should provide a plan of the development’s roof to ensure coverage has been maximised. 

56. The domestic elements of the proposals would result in a 45.8% reduction in carbon emissions 
against 2013 Building Regulations. The scheme is required to meet the zero-carbon target and as 
such a payment to the borough’s offset fund would be required. The non-domestic element would 
result in a reduction of 44.3% against 2013 Building Regulation levels.  The full technical 
comments have been provided to the Council and the Applicant. 
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Transport  

Access and healthy streets 

57. The proposal includes multiple access points. There are two north-south pedestrian and cycle 
access points proposed, which are both accessed from Friary Road and provide a route through the 
site, named The Parkway and Friars Walk. The Parkway access is primarily for pedestrians and 
cyclists but will serve as an emergency access. Friars Walk is also primarily for pedestrians and 
cyclists, but allows limited vehicle access to 6 car parking spaces and delivery and servicing between 
Block C and Block D. It is proposed that this access will be controlled by bollards, managed through 
a concierge, and goods vehicles will only be allowed to use this space on a pre-booked basis only.  

58. A Stage 1 Road Safety Audit has identified the need to relocate the existing westbound bus stop 
on the south side of Friary Road, to improve highway safety at the proposed north-south Friars 
Walk access. To minimise conflict between large vehicles and active modes on the internal roads, 
the design of the roads within the scheme should differentiate the shared spaces from 
pedestrian/cycle only routes, such as a through raised border along the road.   

59. The relocation of the bus stop is strategically acceptable, subject to agreed bus stop relocation 
details and cost being met by the Applicant. In accordance with The Equalities Act (2010), which 
places a duty on public transport operators and highway authorities to provide reasonable 
adjustments so that disabled people are not disadvantaged, the opportunity should be taken to 
upgrade the subject bus stop to an “accessible bus stop”. 

60. Notwithstanding vehicular access on parts of the internal roads, TfL support the pedestrian and 
cycle-focussed design of the internal road. The scheme delivers improved internal north-south and 
east-west permeability through the site, in accordance with draft London Plan Policy T2.  

61. Additionally, in line with Vision Zero, a number of external public realm and highway improvements 
will be delivered through a Section 278 agreement, including new raised tables at each gateway 
into the site, improved footways and street lighting in Friary Road and re-profiling of the existing 
Friary Road/Friars Place Green corner to improve the turning radius.  

Car parking 

62. It is proposed to provide 140 car parking spaces, which represent a re-provision of the existing on-
site parking for the existing units. The Applicant’s occupancy survey shows a maximum occupancy 
of 132 spaces and is, therefore, offered as evidence in support of the retaining a similar level of 
parking for returning residents. The proposed parking equates to a ratio of 0.14 spaces per dwelling 
and is significantly lower than the draft London Plan and is therefore supported. With regard to 
electric vehicles, 20% should be fitted with active Electric Vehicle Charing Points (EVCP) and 
passive provision for the remainder is required in accordance with draft London Plan. 

63. With the exception of 30 Blue Badge parking spaces, there are no parking spaces for the additional 
proposed residential units. The Applicant must demonstrate how an additional 7% Blue Badge 
parking can be accommodate when/if demand arises. Parking levels should be secured by legal 
agreement and should be monitored, managed and enforced through a Parking Design and 
Management Plan, which should be secured in the s106. A permit-free agreement should also be 
secured through an appropriate legal mechanism.  

Cycle Parking 

64. It is proposed to provide 708 long-stay cycle parking spaces for the detailed part of the application, 
which is 92 less than the draft London Plan minimum. Whilst the side-wide cycle parking provision 
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of 1,683 long-stay and 37 short-stay spaces accords with the draft London Plan, cycle parking for 
the first phase of the development must be in place prior to occupation, even if a small proportion 
of spaces have to be accommodated in temporary cycle stores until the development of the outline 
part of the site. As such, the Applicant is required to provide the additional 92 long-stay cycle 
parking spaces from the outset. Further detail is required on the type of provision and the access 
arrangements. Cycle parking should be secured by condition.  

Transport network impacts 

65. The conclusions of the transport assessment, which states that there is no material [impact?] with 
respect to the traffic impacts of the development, are accepted. A small increase in delivery and 
servicing vehicle trips is envisaged, but the impacts during the peaks are negligible. A Delivery and 
Servicing Plan should be secured to minimise the effects. Additionally, to minimise the level of 
delivery and servicing movement through the site and potential conflict with active modes, a new 
peripheral loading bay is located in Friary Road.  

66. The proposal will generate a bus demand of between 65 and 84 trips in the AM and PM peak 
periods respectively. Given the capacity issues on the network, and the significant cumulative 
growth in the area, any additional demand will need to be accommodated through capacity 
enhancements. A contribution of £585,000 towards bus capacity enhancement is therefore sought.   

67. The net increase in rail and underground trips are relatively small and can be accommodated on 
existing services with minimal impact.   

Delivery and Servicing and Construction Logistics Plan 

68. In line with draft London Plan Policy T4, a Construction Logistics Plan should be secured by 
condition. Given the other development in the area, the plan must include co-ordination 
arrangements to ensure management of cumulative impacts. A Delivery and Service Plan should 
also be secured by condition and include consideration of management of home deliveries.  

Travel Plan 

69. The application is accompanied by a Framework Travel Plan, which is considered to be generally 
acceptable. The Full Travel Plan will need to be submitted to the Council for approval prior to the 
occupation of the development and should include provisions for reviewing and monitoring. The 
Travel Plan should be secured, monitored and reviewed through the Section 106 agreement.  

Equalities 

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

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

72. The application is supported by an Equalities Impact and Needs Analysis, which assesses the 
impacts of the proposals on protected characteristics as defined within the Equality Act 2010. 

73. Given that the proposals would result in improved quality of housing for existing residents, along 
with an increased level of social infrastructure and improved quality of open space, the majority of 
permanent impacts are reported to be positive for all protected characteristics. The Analysis does 
not identify any adverse actual or potential impacts, with the exception of temporary impacts of 
construction and the process of relocation. The Applicant has sought to minimise disruption 
through a Decant Strategy, submitted with the application, which limit existing residents to one 
move. 

74. Having regard to the above, the proposals are considered to result in a number of positive, long-
term, impacts on the protected characteristics set out within the Equalities Act 2010. As set out in 
paragraph 59, the Applicant should explore all opportunities to upgrade the proposed bus stop to 
an accessible stop. Any negative temporary impacts (and subject to the further information 
requested at paragraph 29 above) are expected be adequately mitigated through robust phasing 
and construction management plans. As such the proposals would comply with Policy 3.1 of the 
London Plan Policy and Policy CG1 of the draft London Plan.  

Local planning authority’s position  

75. Ealing Council Planning Officers are assessing the application, with a view to taking it to committee 
in late 2019. 

Legal considerations 

76. 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,  
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. 

Conclusion 

77. London Plan and draft London Plan policies on estate regeneration, housing, affordable housing, 
urban design, energy and transport are relevant to this application. The application does not 
currently comply with the London Plan and draft London Plan; however, the following changes 
might lead to the application becoming compliant: 

• Principle of development:  The principle of the redevelopment of the existing estate, which re-

provides all of the existing social rent residential units, provides a 98% increase in affordable 

habitable rooms on site, aiding in creating mixed and balanced communities, and ensures a right 

to return for all residents, is supported in strategic planning terms. 



 page 15 

• Affordable housing: Overall, it is proposed to provide 50% affordable housing by habitable 
room, comprised of 62% social rent and 38% shared ownership. Phase 1 would provide 55% 
affordable housing by habitable room, comprised of 162 social rent units and 66 intermediate 
units, with the outline phases providing 39% affordable by habitable room. The early delivery of 
affordable housing in Phase 1 is supported as it ensures certainty for the majority of residents 
and limits the number of movements each household is required to do. The affordable housing 
units for both the detailed and outline phases must be secured within the s106.   

• Playspace: A payment towards upgrading play facilities in the vicinity must be secured. All 
playspace within the development must be tenure-blind and, therefore, accessible to all resident 
children. 

• Design: The Applicant has engaged positively throughout the pre-application process. The 
design of the scheme is supported by GLA officers. 

• Energy: The applicant has broadly followed the energy hierarchy in the energy strategy; 
however, further information is required on all elements of the energy hierarchy to ensure 
compliance with London Plan and draft London Plan Policy.  

• Transport: The development is expected to generate a significant number of bus loads in the 
peak hours, which requires a financial contribution of £585,000 towards upgrading bus capacity 
in the area. The relocation of the existing bus stop is accepted, subject to the costs being paid by 
the Applicant and opportunities to upgrade to an accessible bus stop are explored. Further 
information and justification is also required on the cycle parking design and access.  

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2820     email Alison.Flight@London.gov.uk    
Kate Randell, Team Leader 
020 7983 4783 email: kate.randell@london.gov.uk  
Vanessa Harrison, Principal Strategic Planner (Case Officer)  

020 7983 4467    email vanessa.harrison@london.gov.uk 
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