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planning report GLA/0995g/01  

  2 December 2019 

Former Master Brewer Site, Freezeland Way 

in the London Borough of Hillingdon 

planning application no.4266/APP/2019/3088  

  

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 

Construction of a residential-led, mixed use development to provide 514 homes, employment floorspace, 
flexible commercial floorspace, and associated car and cycle parking, highway improvements, hard and 
soft landscaping, plant and other associated ancillary development. The development would range 
between 2-11 storeys.  

The applicant 

The applicant is Inland Homes and the architect is JTP and Collado Collins.  

Strategic issues 

Principle of development: The redevelopment of this vacant brownfield site to deliver a significant 
quantum of housing and affordable housing alongside commercial and community floorspace is strongly 
supported (paragraphs 13-16). 

Housing: The applicant is proposing 35% affordable housing (by habitable room) at a tenure split of 70/30 
in favour of affordable rent comprising London Affordable Rent and Shared Ownership meets the Fast 
Track Route. The Council must robustly secure the offer in the S106 including an early stage review 
mechanism. (paragraphs 17-27). 

Urban design: The design quality of the scheme is considered to be of high quality and the site 
appropriately optimised. The Council should secure the submission of key facing materials. The proposal 
would not have an adverse visual impact on the adjoining Green Belt Land or on neighbouring heritage 
assets. (paragraph 28-38). 

Sustainable development: Further information and justification is required in respect of energy, flood risk 
and drainage and urban greening (paragraph 39-44). 

Transport: The applicant is required to address issues in respect of; site access and healthy streets. The 
Council must secure by condition/obligation; a car parking management plan, disabled parking provision, 
cycle parking, a travel plan, a construction logistics plan and delivery and servicing plans in addition to a 
£1.365 million contribution to increase the frequency of local bus services (paragraph 45-53).   

Recommendation 
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That Hillingdon Council be advised that while the application is generally acceptable in strategic planning 
terms the application does not comply with the London Plan, for the reasons set out in paragraph 57 of 
this report; but that the possible remedies set out in that same paragraph of this report could address 
these deficiencies. 
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Context 

1 On  25 October 2019 the Mayor of London received documents from  Hillingdon 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 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 application is referable under the following category of the Schedule to the Order 
2008:  

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

• 1B.1(c) “Development which comprises or includes the erection of a building or buildings 
outside Central London with a total floorspace of more than 15,000 square metres.” 

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

3 Once Hillingdon 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 application site is 2.53 hectares and was previously occupied by the Master Brewer 
Motel that has subsequently been demolished. The site currently comprises hard standing and 
semi-mature vegetation with large advertising boards located on the boundary adjacent to 
Long Lane. Vehicular access to the site is provided via an entrance/exit point onto Freezeland 
Way. The site is adjacent to designated Green Belt land to the east along the majority of the 
North Hillingdon settlement boundary, which is within the ownership of the applicant.   

6 The site is located 2.3 kilometres to the south-west of Uxbridge Town Centre and south 
of the A40/Western Avenue. To the south of the site is Freezeland Way and beyond this is 
Hillingdon Circus Junction and North Hillingdon Local Centre. Immediately to the west of the 
site is Long Lane/A437.  

7 Hillingdon Tube Station is 200 metres to the east of the site (Metropolitan and Piccadilly 
Lines). There are several bus stops within 200 metres of the site servicing bus routes to and 
from Ickenham, Uxbridge and Oxford. As such, the site has a moderate public transport 
accessibility rating of 3 on a scale of 0 to 6b (where 6b is the highest). Heathrow Airport is 5 
miles from the site to the south.  

Details of the proposal 
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8 Construction of a residential-led, mixed use development to provide 514 homes, 1,250 
sq.m. of employment floorspace and flexible commercial floorspace totalling 1,187 sq.m. of 
uses space which could comprise B1/A1/A3/D1 and associated car and cycle parking, highway 
improvements, hard and soft landscaping, plant and other associated ancillary development. 

Case history 

9 A series of pre-planning application meetings have been held between the applicant, 
Hillingdon Council and the Greater London Authority on the above proposal at the above site. 
An initial meeting was held on 7 May 2019, with follow up meetings held on 25 June 2019 and 
24 July 2019. GLA officers concluded that the proposed residential-led mixed use 
redevelopment of the site was supported in principle. The applicant was issued advice 
regarding; housing, affordable housing, urban design, inclusive access, sustainable development 
and transport. 

Strategic planning issues and relevant policies and guidance 

10 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 2012 Hillingdon Local Plan: Part 1 – Strategic 
Policies, and the Part 2 saved policies of the Unitary Development Plan 2007; and the 2016 
London Plan (Consolidated with Alterations since 2011). 

11 The following are relevant material considerations:   

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

• Draft London Plan Consolidated Version of Changes (July 2019), The Panel of Inspectors 
appointed by the Secretary of State issued their report and recommendations to the 
Mayor and this was published on the GLA website on 21 October 2019. In line with 
paragraph 48 of the NPPF, the weight attached to the draft London Plan should reflect 
the stage of its preparation; the extent to which there are unresolved objections to 
relevant policies; and the degree of consistency of the relevant policies in the emerging 
Plan to the NPPF. 
 

• Hillingdon Council’s draft Local Plan: Part 2 – Development Management Policies, Site 
Allocations and Designations and Policies which should be taken into account on the 
basis explained in the NPPF.  

 
12 The following are relevant material considerations:   

• Land use principles London Plan;  

• 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;  

• 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; 
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• Transport London Plan; the Mayor’s Transport Strategy.  
  

Principle of development  

13 The principle of a residential-led mixed-use development on the site has been 
established through the site’s planning history. Furthermore, Hillingdon Council’s emerging 
draft Local Plan: Part 2 – Development Management Policies, Site Allocations and Designations 
and Policies identifies the site for residential-led, mixed-use development (SA Master Brewer 
and Hillingdon Circus, Hillingdon (Site B)). The emerging allocation comprises both the site and 
the vacant land located adjacent to the site on the western side of Long Lane, known as 
‘Hillingdon Circus’. 

14 The London Plan sets a 10-year housing target of 5,590 and an annual monitoring target 
of 559 new homes per year in Hillingdon per year between 2015 and 2025. The redevelopment 
of the site to provide a mixed use residential led scheme providing 514 new residential units 
equates to 9.2% of 10 year target and is therefore strongly supported. Draft London Plan Policy 
H1 proposes to increase this 10-year target to 15,530, whilst the Panel Inspector’s report 
recommends this be reduced to 10,830, which remains substantially higher than the current 
London Plan target. The proposed housing delivery on this accessible brownfield site is 
therefore strongly supported.  

15 London Plan Policy 4.7 and draft London Plan Policy SD6 all set out a town centre first 
approach to the provision of new town centre uses. The London Plan establishes that edge or 
out of centre retail development must be subject to an assessment of impact. Flexible 
floorspace is proposed which may include workspace, affordable workspace, community uses 
and retail uses, totalling 1,250 sq.m.. The flexible uses are proposed within the ground floors of 
the blocks at the edges of the blocks fronting onto the public realm. The proposed flexible uses 
are intended to satisfy the localised need arising from the proposed new homes and the 
development expected to come forward in the wider area. Given the limited scale of the 
proposed flexible uses at the site, which fall below the NPPF threshold for the need for a retail 
impact assessment, it would not prejudice the vitality or viability of the boroughs Town Centre 
locations. 

16 London Plan Policy 7.16 and draft London Plan Policy G2 afford Green Belt Land the 
strongest protection in accordance with national guidance. The NPPF through paragraphs 133-
147 affords the strongest possible protection to Green Belt. There is a small strip of Green belt 
in the ownership of the applicant to the eastern edge of the plot however it should be noted 
that this does not fall within the application’s red line boundary. This land is not proposed to be 
developed on but discussions are ongoing between the applicant and the Council to secure 
enhancement works to this parcel of land as part of the S.106 package. These enhancement 
works should constitute appropriate development on the Green Belt, increasing its value which 
is supported in accordance with the policies outlined above.  

Housing  

17 The proposed housing mix is set out below:  

Tenure Proposed development 
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Studio 1 bed 2 bed 3 bed Total 

Market 0 134 154 44 332 

Affordable – Intermediate (shared ownership) 0 34 27 0 61 

Affordable – Affordable rent  0 53 35 33 121 

Total 0 221 216 77 514 

 

Affordable Housing  

18 London Plan Policies 3.11 and 3.12 and draft London Plan Policy H5 seeks to maximise 
the delivery of affordable housing, with the Mayor setting a strategic target of 50%. Policy H6 of 
the draft London Plan (Consolidated Version of Changes (July 2019)) identifies a minimum 
threshold of 35% (by habitable room) affordable housing, with an upper threshold of 50% for 
publicly owned land. Applications providing the relevant threshold level of affordable housing 
before public subsidy; with an appropriate tenure split; having explored potential additionality 
through grant funding; and, meeting all other relevant policy requirements and obligations to 
the satisfaction of the Mayor and Local Planning Authority can follow the ‘Fast Track Route’ 
route as set out within draft London Plan Policy H6 and the Mayor’s Affordable Housing and 
Viability SPG. Such applications would not need to submit a viability assessment, and would not 
require a late stage viability review mechanism to be secured as part of any Section 106 
agreement.   

19 Policy H7 of the draft London Plan and the Mayor’s Affordable Housing and Viability SPG 
set out a 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 the proposal does not meet the requirements of the draft London Plan 
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.    

20 The applicant has proposed 35% affordable housing by habitable room before subsidy. 
The affordable housing tenure mix comprises; 30% shared ownership and 70% London 
Affordable Rent. This is strongly supported in principle. The applicant team must agree the 
tenure split with Hillingdon Council in accordance with the principles of the draft London Plan. 
The applicant must explore the availability of grant funding to further increase the affordable 
housing offer and an early stage review mechanism must be secured in the S106 agreement. 

21 The Mayor is committed to the delivery of genuinely affordable housing and draft 
London Plan 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 has confirmed that in accordance with the Mayor’s 
preference the affordable rented products will be secured at London Affordable Rent 
benchmark levels. The intermediate shared ownership products should be secured as 
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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. All affordable housing must be robustly secured in perpetuity, within a 
Section 106 agreement.  

Residential mix  

22 London Plan Policy 3.8 encourages new developments to offer a range of housing 
choices in terms of mix and size. Draft London Plan Policy H12 recognises that a higher 
proportion of one and two-bedroom units is generally more appropriate in more central or 
urban locations. The applicant is proposing the following housing mix: 

Unit Type Percentage 

1 bedroom 52% 

2 bedroom 32% 

3 bedroom 16% 

Figure 1: unit mix 

23 In strategic planning terms the housing mix outlined above is an appropriate response to 
local need offering an adequate proportion of family sized accommodation given the site 
circumstances. The provision of family housing has been appropriately prioritised within the 
social/affordable rent component of the mix, in response to identified strategic need which is 
strongly supported.   

Residential quality  

24 London Plan Policy 3.5 and Policy D4 of the draft London Plan promote quality in new 
housing provision, with further guidance provided in the Housing SPG. The scheme has been 
designed to meet and exceed national, London Plan and draft London Plan minimum residential 
space standards.  
 

25 The applicant has confirmed that the blocks will benefit from efficient unit to core 
ratios, there are no single aspect north facing units and internal spaces will, as far is practical be 
well-defined, sun-lit. The applicant has also ensured that all units have access to adequate 
private shared amenity spaces. It is acknowledged that as far as practical the applicant has 
ensured that all ground floor units have include direct front door access which helps animate 
the streets and spaces and promote passive surveillance. The exception to this includes 
buildings 11 and 12, whilst building 8 has a mix of units which have direct access. This is 
acceptable. 

Children’s playspace   

26 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 Mayor’s Play and Recreation SPG and draft London Plan Policy 
S4 expect a minimum of 10 sq.m. per child to be provided in new developments, and makes 



 page 8 

clear that play space should not be segregated by tenure. The GLA playspace calculator has 
recently been refined. Furthermore, policy S4 of the draft London Plan makes it clear that play 
space in new residential developments should not be segregated by tenure. The scheme has 
been calculated to produce a child yield of 184 requiring the provision of 1,841.6 sq.m. of 
playspace. The applicant is providing a total of 2,078 sq.m. which includes the provision of 
1,157 sq.m. of playspace for children 0-5 years. This provision exceeds the requirements set out 
above and should be secured by appropriate planning condition. 

Fire safety  

27 In accordance with Policy D11 of the draft London Plan, the Council should secure an 
informative prescribing the submission of a fire statement, produced by a third party suitable 
qualified assessor, in consultation with the London Fire Brigade. 

Urban design  

Layout   

28 The proposed masterplan would introduce two main routes east to west through this 
vacant brownfield site - helping to connect the plot in the east, with adjacent Green Belt land to 
the west. The street pattern created by the above-mentioned primary routes helps to set up a 
conventional arrangement of blocks either side of the three main routes. There are two routes 
which run north/south to connect the two primary routes which run across the site. Creating a 
strong sense of arrival at the prominent south western entry corner is supported. The 
perimeter blocks would serve to reduce noise and air quality issues to the central spaces of the 
plot, which have been characterised for community/commercial and amenity spaces. This 
approach is supported in order to buffer the wider masterplan from road noise. The layout and 
ground floor of the masterplan is generally supported and seeks to maximise active frontage to 
the ground floor. Based on the visualisations and plans provided to date, the quality of the 
proposed public realm strategy is supported. The block layout is broadly supported and strikes 
a good balance between offering a range of housing typologies, character areas within the site 
and a legible sequence of streets and spaces. 

Height and massing  

29 London Plan Policies 7.1 and 7.4 and draft London Plan 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 application proposes the construction of 12 
blocks ranging between 2 and 11 storeys. The intention to contain the taller elements of the 
scheme towards the western edge of the site including at the entry to the site at Hillingdon 
Circus which is supported. The blocks which run parallel to Western Avenue (A40) would be a 
minimum of 5-storeys which would help reduce the noise and air quality impacts arising from 
the proximity to the highway. The proposed height and massing strategy responds well to the 
site’s contexts with the tallest elements along the south western edge and the lowest 
components adjacent to the neighbouring Green Belt. The applicant has demonstrated that the 
development potential of the site has been optimised through a design led iterative process of 
pre-application engagement with the GLA which has resulted in a successful height and massing 
strategy which responds well to the immediate context.   
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Architecture  

30 The architecture of the scheme promote visual links to the surrounding suburban 
context through the use of mansard roofs, arched thresholds and a material palette which 
respond well to the surrounds. The intention to respond to the established residential character 
of the surrounding area through the use of architectural features such as pitched roofs, 
proportions of key facades and materials is welcomed. The plot has been subdivided into a 
number of character areas which benefit from a distinct architectural approach but which share 
key details to ensure the masterplan is read as a single coherent piece. All buildings will use 
brick for the main body of the developments with varying typologies and brick shades 
establishing the character areas of the site. for example the buildings in closest proximity to the 
Green Belt have been finished with a green coloured brick. The material palette is supported 
and does not present any strategic design concern.  

Density  

31 London Plan Policy 3.4 and draft London Plan Policy D1B ‘Optimising site capacity 
through the design-led approach’ 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 draft 
London Plan Policies D4 ‘Housing quality and standards’ and D2 ‘Delivering good design’.  Policy 
D2 identifies that proposals with a density of over 350 units per hectare (defined as ‘higher 
density’) or include a tall building (as defined by the Borough, or above 30 metres), should be 
subject to a greater level of design scrutiny, as is the case here.  Draft London Plan Policy D1A 
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). 

32 Whist the residential density of the scheme exceeds that of surrounding neighbours, it is 
an appropriate response to development of a brownfield site, contributing positively to 
achievement of the substantially higher housing targets of the draft London Plan. The height 
and massing strategy enhances the character of the area and the design is considered to be of 
the highest quality. The sites adjacency to the Hillingdon Station and the proposed bus 
mitigation (set out in the transport section below) ensures there is adequate local transport 
connections to the site enabling the site to be developed sustainably. GLA officers are therefore 
supportive of the optimisation of this brownfield site.  

Impact on Green Belt  

33 London Plan Policy 7.16 and draft London Plan Policy G2 afford Green Belt Land the 
strongest protection in accordance with national guidance. The NPPF through paragraphs 133-
147 affords the strongest possible protection to Green Belt. The NPPF provides that 
construction of new buildings should be regarded as inappropriate save for certain limited 
exceptions set out in paragraph 145. Whilst there is no l development proposed in the Green 
Belt, the scheme will abut the Green Belt land which adjoins the site boundary and extends 
east. The applicant has ensured through the design of the scheme that any visual impact on this 
land is minimised as far as possible. The buildings in closest proximity to the Green Belt will be 
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finished in green toned bricks, benefit from a balcony arrangement which seeks to emulate a 
‘pergola’ style and is lower rise than many elements of the master plan. It is understood that 
the applicant has acquired a strip of Green Belt land directly between the site and the wider 
body of Green Belt within which enhancement works are proposed to be secured through the 
S.106. All of these measures serve to minimise the visual impact on the Green Belt and provide 
a soft urban edge to the open land at this edge of the site. 

Heritage and conservation    

34 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory 
duties for dealing with heritage assets in planning decisions. In relation to listed buildings, all 
planning decisions should ‘should have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses’. Any harm identified must be given considerable weight and importance. 

35 The NPPF states that when considering the impact of the proposal on the significance of 
the designated heritage asset, great weight should be given to the asset’s conservation. 
Significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. Significance is the value of the heritage asset because of its 
heritage interest, which may be archaeological, architectural, artistic or historic, and may derive 
from a heritage asset’s physical presence or its setting. Where a proposed development will 
lead to ‘substantial harm’ to or total loss of the significance of a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the substantial 
harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss. 
Where a development will lead to ‘less than substantial harm’, the harm should be weighed 
against the public benefits of the proposal, including securing its optimum viable use. Policy 
HC1 ‘Heritage conservation and growth’ of the draft London Plan, as well as London Plan Policy 
7.8, states that development should conserve heritage assets and avoid harm, which also 
applies to nondesignated heritage assets.  

36 The application site itself does not fall within a conservation area, nor does it contain 
any listed buildings. The Ickenham Village Conservation Area and other heritage assets fall 
within a kilometre of the site, most notably Ickenham Manor which is Grade I listed and Long 
Lane Farm Cottages which are Grade II listed. Given the separation distance which exists 
between the proposed development and the heritage assets which fall beyond the A40 GLA 
officers are generally satisfied that there would be no harm to the setting of the assets. The 
comprehensive redevelopment of the site would make the most efficient use of land and 
optimise residential and non-residential uses which is supported from a strategic perspective. 
The proposed scheme it is noted would introduces distinctive, high quality architecture, which 
is scaled to address the established character of the area. 

Inclusive access  

37 London Plan Policy 7.2 and draft London Plan 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.  
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38 London Plan Policy 3.8 and draft London Plan 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  
Air quality   

39 A core priority of the Mayor’s London Environment Strategy (2018) is to improve 
London’s air quality and protect public health by reducing exposure to poor air quality, 
particularly for the most disadvantaged and those in priority locations such as Air Quality Focus 
Areas, and outlines a range of initiatives which seek to improve the capital’s air quality over 
time, including the Ultra Low Emission Zone (ULEZ). London Plan Policy 7.14 and Policy SI1 of 
the draft London Plan state that London’s air quality should be significantly improved and 
exposure to poor air quality should be reduced, especially for vulnerable people. Policy SI1 
states that development proposals should not create unacceptable risk of high levels of 
exposure to poor air quality and should ensure design solutions are incorporated to prevent or 
minimise increased exposure to existing air pollution. The site’s northern boundary runs parallel 
to the A40 which presents noise and air quality constraints for the site. The Council must secure 
appropriate air quality mitigation measures as part of any future planning permission.   

Energy    

40 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the draft 
London Plan, the applicant has submitted an energy statement, setting out how the 
development proposes to reduce carbon dioxide emissions. In summary the proposed strategy 
comprises: energy efficiency measures (including a range of passive design features and 
demand reduction measures); Air Source Heat Pumps is proposed in a central block-by-block 
pump system for each building; and, renewable technologies (comprising 929 sq.m. of 
photovoltaic panels). A roof plan demonstrating PV installation has been maximised should be 
submitted. The approach proposed would achieve a 38% carbon dioxide reduction for the 
residential component of the scheme and a 37% reduction for the non-residential component. 
Whilst the principles of the energy strategy are supported, the applicant must explore the 
potential for additional measures to deliver further carbon dioxide reductions. Once all 
opportunities for securing further feasible on-site savings have been exhausted, a carbon offset 
contribution should be secured to mitigate any residual shortfall.    

Drainage and floodrisk  

41 The approach to flood risk management for the proposed development complies with 
London Plan policy 5.12 and draft London Plan policy SI.12. The surface water drainage strategy 
for the proposed development complies with London Plan policy 5.13 and draft policy SI.13. 

42 The proposed development does not meet the requirements of London Plan policy 5.15 
and draft London Plan policy SI.5 as it does not meet the water consumption targets of these 
policies. The applicant must provide water efficiency information for both the residential and 
non-residential components of the scheme. 
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Urban greening  

43 London Plan Policies 5.10 and 7.21 seek to retain existing trees of value, or mitigate 
their loss, and require developments to incorporate urban greening measures. Draft London 
Plan policies G5 and G7 go beyond the London Plan policies by embedding urban greening 
measures and retention of existing trees of quality into the planning process. As set out in draft 
London plan Policy G5 the Mayor has developed a generic Urban Greening Factor model to 
assist boroughs and developers in determining the appropriate provision of urban greening for 
new developments. This is based on a review of green space factors in other cities. The factors 
outlined in Table 8.2 of the policy are a simplified measure of various benefits provided by soils, 
vegetation and water based on their potential for rainwater infiltration as a proxy to provide a 
range of benefits such as improved health, climate change adaption and biodiversity 
conservation.   

44 The application includes a well-considered approach to green infrastructure, particularly 
with regard to the site’s strategic position for ecological and recreational connectivity. The 
urban greening factor must be calculated and submitted prior to the Mayor’s decision making. 
A plan colour coding the surface cover types set out within draft London Plan Policy G5 and an 
accompanying calculation table should also be provided prior to Stage 2.  Although a tree 
constrains plan has been provided, further clarification is required regarding the total number 
of trees proposed for removal. The proposal should ensure that, wherever possible, existing 
trees of quality are retained.  Where it is imperative that trees are removed, there should be 
adequate replacement based on the existing value of the trees determined by i-tree or CAVAT.   

Transport  

Site access   

45  Vehicle access via a priority junction is proposed in place of the existing site access 
location along Freezeland Way, approximately 50 metres east of the Hillingdon Circus junction. 
Pedestrian access will be provided via access points on Freezeland Way and Long Lane adjacent 
to Hillingdon Circus. Both are acceptable subject to the details of the highway scheme at 
Hillingdon Circus being agreed. 

Car parking  

46 London Plan Policy 6.13 and draft London Plan Policy T6 require developments to 
provide the appropriate level of car parking provision. A total of 164 car parking spaces are 
proposed (equivalent to 0.3 spaces per units.). These spaces would be located in podium car 
parks around the site with some spaces on the internal roads.  Of the total provision 16 blue 
badge spaces will be spread across the site which accords with the draft London Plan 
requirement. In accordance with draft London Plan policy T6.1 the applicant should 
demonstrate how and where general car parking spaces could be converted to provide a 
further 7% of residential units with a blue badge space if required. Six general car parking 
spaces for visitors and the commercial units are proposed, this is welcomed. However, at least 
one of these spaces should be allocated for use by blue badge holders. Electric vehicle charging 
points will be provided in accordance with draft London Plan policy. 
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47 Four car club spaces are proposed within the development site. in the first instance one 
space would be provided upon first occupation of the development, with up to three further 
vehicles being introduced depending on monitoring / demand. This is welcomed. 

48 A draft Car Parking Management Plan has been submitted in support of the application, 
the final plan must be secured by planning condition. Occupiers should also be exempt from 
eligibility for parking permits on surrounding streets and on-site spaces should be leased not 
sold.  

Cycle parking  

49 Cycle parking meets the minimum requirements of draft London Plan policy T5 is 
proposed for all land uses. It is welcomed that this has been designed in accordance with the 
London Cycle Design Standards. Long stay cycle parking alongside lockers, showers and 
changing facilities will be located within the proposed Cycle Hub located adjacent to Building 4. 
Continuous access and operation of the ‘Hub’ must be secured as part of any future S.106 
agreement. 

Healthy streets   

50  A number of interventions at Hillingdon Circus, including upgrades to pedestrian 
crossing are proposed to support the development. These have been the subject of a Stage 1 
Road Safety Audit. TfL requests that further discussion takes place prior to determination of the 
application to agree the full package of highway interventions. 

Public transport  

51 The proposed development is expected to generate 88 and 53 two-way bus trips in the 
AM and PM peaks respectively.  In order to ensure that sufficient sustainable transport is in 
place to support the development, a financial contribution must be secured to increase the 
frequency of route 278 from four to five buses per hour. The estimated cost of delivering this is 
£455,000 per annum, therefore the total cost to cover three years pump priming is £1.365 
million which should be secured as part of any future S.106. 

52 The transport assessment includes a station capacity assessment. This assessment needs 
to be refined in accordance with detailed comments provided to the applicant in order to 
demonstrate that the additional trips generated by the proposals can be accommodated within 
the existing station infrastructure.   

Travel planning, delivery and servicing and construction 

53  The applicant has submitted a draft travel plan, delivery and servicing and construction 
logistics plan. Within the travel plan the target relating to increasing car club use should be 
deleted and replaced with a target better reflecting the ambitions in the Mayor’s Transport 
Strategy to increase active travel. Notwithstanding this, the plans are generally acceptable in 
strategic transport terms and should be secured by appropriate planning condition.    

Local planning authority’s position 
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54 The local planning authority is still assessing the application and yet to identify a target 
planning committee date.  

Legal considerations 

55 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 

56 There are no financial considerations at this stage. 

Conclusion 

57 London Plan policies on land use principles, housing, affordable housing, sustainable 
development and transport are relevant to this application.  while the application is generally 
acceptable in strategic planning terms the application does not comply with the London Plan, 
for the following reasons: 

• Principle of development: The redevelopment of this vacant brownfield site to deliver a 
significant quantum of housing and affordable housing alongside commercial and 
community floorspace is strongly supported. 

• Housing: The applicant is proposing 35% affordable housing (by habitable room) at a tenure 
split of 70/30 in favour of affordable rent comprising London Affordable Rent and Shared 
Ownership meets the Fast Track Route. The Council must robustly secure the offer in the 
S106 including an early stage review mechanism. 

• Urban design: The design quality of the scheme is considered to be of high quality and the 
site appropriately optimised. The Council should secure the submission of key facing 
materials. The proposal would not have an adverse visual impact on the adjoining Green 
Belt Land or on neighbouring heritage assets. 

• Sustainable development: Further information and justification is required in respect of 
energy, flood risk and drainage and urban greening. 

• Transport: The applicant is required to address issues in respect of; site access and healthy 
streets. The Council must secure by condition/obligation; a car parking management plan, 
disabled parking provision, cycle parking, a travel plan, a construction logistics plan and 
delivery and servicing plans in addition to a £1.365 million contribution to increase the 
frequency of local bus services.   
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for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Assistant Director – Planning 
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 
078 4004 6318  email Alison.Flight@london.gov.uk    
Kate Randell, Team Leader - Development Management 
020 7983 4783 email Kate.Randell@London.gov.uk   
Connaire O’Sullivan, Strategic Planner, Case Officer 
020 7983 6589    email Connaire.OSullivan@London.gov.uk  
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