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planning report GLA/4635/01  

19 November 2018 

Land to rear of 416-444 High Road, Wembley 

in the London Borough of Brent 

planning application no. 18/3111  

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 

Erection of 2 residential blocks (17 and 19 storeys) comprising 256 build-to-rent apartments (117 x 1 Bed, 100 x 2 
Bed, 39 x 3 Bed) with partial lower ground floor, 166 sq.m. of flexible workspace (Use Class B1) on upper ground 
floor and roof top amenity, provision for car and cycle parking, refuse and associated communal spaces and hard 
and soft landscaping. 

The applicant 

The applicant is Wembley Link LLP and the architect is Glenn Howells Architects. 

Strategic issues 

Land use principles: The site is located within the Wembley Opportunity Area. The proposal for a high-density 
residential-led development is supported in line with Policies 2.13 and 3.3 of the London Plan, and Policies H1 
and SD1 of the draft London Plan (paragraphs 16-18). 

Affordable housing: The affordable housing offer has yet to be clarified by the applicant, however, the initial 
offering of 35% by habitable room, all of which would be DMR capped at 80% of market rate, is unacceptable. 
The applicant must deliver deeper DMR discounts, including London Living Rent. Clawbacks, an early 
implementation review mechanism and a minimum of 15-year covenant must be secured through a S106 
agreement. Should any affordable housing offer be below 50%, a late stage review mechanism will also be 
required (paragraphs 21-26). 

Urban design: Whilst the site layout is supported, the lack of activation of the ground floor frontages should be 
addressed. There are also concerns relating to the landscaping proposals for the site, particularly relating to access 
to and from the site. Playspace should be provided in accordance with the Play and Informal Recreation SPG 
(paragraphs 31-42). 

Energy: A CHP-led strategy is not considered appropriate for the site. The applicant should maximise on-site 
carbon reductions before any remaining regulated carbon dioxide emissions are met through a contribution to the 
borough’s offset fund (paragraph 43-44).  

Flood risk and drainage: The surface water drainage strategy and water consumption targets do not comply 
with London Plan and draft London Plan policy and this should be addressed (paragraphs 45-46). 

Transport: Further discussion is required regarding the highways impacts of the proposals. Pedestrian and cycle 
access to the site must be clarified. Conditions, s106 obligations and a contribution of £399,000 towards bus 
provision are required (paragraphs 47-55). 

Recommendation 

That Brent Council be advised that the application does not comply with the London Plan and draft London Plan for 
the reasons set out in paragraph 59 of this report. However, the possible remedies set out in that paragraph cold 
address those deficiencies. 
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Context 

1 On 5 September 2018 the Mayor of London received documents from Brent Council notifying 
him of a planning application of potential strategic importance to develop the above site for the above 
uses.  Under the provisions of The Town & Country Planning (Mayor of London) Order 2008 the Mayor 
has to provide the Council with a statement setting out whether he considers that the application 
complies with the London Plan and draft 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 Category 1A and 1C 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 1C: “Development which comprises or includes the erection of a building more than 

30 metres high outside the City of London.” 

3 Once the 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 0.63 hectare site is located to the rear of 390-444 High Road, Wembley and comprises hard 
surfacing, scrubland and woodland. It is bound to the north by the Chiltern Rail Line railway, to the east 
by semi-natural habitat, to the west by the Chesterfield House site and Park Lane, and to the south by 
several retail buildings which front on to the High Road. 

6 The site falls within Wembley Opportunity Area/Area Action Plan, Wembley Housing Zone and 
is within a Major Town Centre (Wembley) designated by the London Plan, the draft London Plan and 
Brent’s Local Development Plan. 

7 The High Road (A404) forms part of the Strategic Road Network (SRN) with the nearest 
section of the Transport for London Road Network (TLRN) being the A406 North Circular Road, 
approximately 1.7 kilometres away. Wembley Central Station provides London Underground 
(Bakerloo Line), London Overground, Southern and London Midland rail services and is located 500 
metres west of the site. Wembley Stadium National Rail station is located 370 metres east of the site 
and provides Chiltern Railways services. Owing to the backland nature of the site, the Public 
Transport Accessibility Level (PTAL) varies from 2 to 6a. 

Details of the proposal 

8 The proposal is for the construction of two buildings of 17 storeys (Block A) and 19 storeys 
(Block B). Together these blocks would provide a total of 256 ‘Build to Rent’ residential units. Block B 
would also provide 166 sq.m. of B1 floorspace located at upper ground floor level. The upper ground 
floors of both blocks would provide cycle storage, with a residents’ lounges located within Block B and 
a post room in Block A. Communal amenity space would also be provided on the roof of each block.  

9 The site represents the second phase of the ‘Wembley Link’ development proposals, the 
completion of which would see the creation of a link between Wembley Hill Road and Park Lane.  The 
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Chesterfield House site to the west represents Phase 1 of the link proposals. This site was granted 
planning permission in 2016 and is currently under construction.  

10 Pedestrian access to the site would be from Park Lane through a covered walkway being 
provided as part of the Chesterfield House proposals. A secondary pedestrian route would lead through 
the service yard to the south and on to the High Road. Vehicular access would be from Park Lane and 
would be shared with the Chesterfield House development via a covered service yard situated at the 
north of this development. 

Case history 

11 A pre-planning application meeting was held on 16 May 2018 with a written response issued on 
14 June 2018. In summary, GLA officers were supportive of the principle of a high density residential-
led redevelopment of the site, subject to satisfying issues raised in relation to affordable housing, site 
layout and access.  

Strategic planning issues and relevant policies and guidance 

12 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 Brent Core Strategy (2010), the Site Specific Allocations 
DPD (2012), the Development Management Policies DPD (2016) and the London Plan 2016 (The 
Spatial Development Strategy for London Consolidated with Alterations since 2011). 

13 The following are relevant material considerations:  

• The Wembley Area Action Plan (2015) 

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

• Draft London Plan (December 2017) and the Minor Suggested Changes to the draft 
London Plan (August 2018), which should be taken into account on the basis explained 
in the NPPF 

 
14 The relevant issues and corresponding policies and guidance are as follows:  

• Opportunity Areas   London Plan; 

• Housing   London Plan; Housing SPG; Housing Strategy; Shaping  
    Neighbourhoods: Play and Informal Recreation SPG;  

• Affordable housing London Plan; Housing SPG, Affordable Housing & Viability SPG;    

• Density   London Plan; Housing SPG; 

• Urban design  London Plan;  

• Inclusive access  London Plan; Accessible London SPG; 

• Air Quality   London Plan; Mayor’s London Environment Strategy; 

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

• Transport and parking London Plan; the Mayor’s Transport Strategy; 

 

15 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.  
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Principle of development 

16 The site forms part of the larger designated land area ‘Site W4: Wembley High Road/ Chiltern 
Line Cutting South’ as identified in the Wembley Area Action Plan (AAP). The AAP supports a 
sustainable mix of uses on Site W4 including potential capacity for a total of 890 residential units.  The 
AAP is the opportunity area planning framework for the area, which has been approved as being 
compliant with the London Plan and is supported by Policy 2.13 of the London Plan and draft London 
Plan Policy SD1.   

17 London Plan Policy 3.3 and draft London Plan Policy H1 confirm the pressing need for more 
homes within London, with the draft London Plan setting a London-wide housing delivery target of 
64,935 additional homes up to 2025 (up from 42,389 in the current London Plan). Brent Council’s 
annual average housing target is currently 1,522 additional homes per year between 2015 and 2025 
and the draft London Plan increases this to 2,915 units between 2019 and 2029. The proposed 
development of 256 residential units could therefore make an important contribution towards Brent’s 
annual housing target.  

18 The proposed land use is therefore wholly consistent with the policy aspirations for this area and 
is strongly supported in strategic terms. However, in order for high density development to be 
acceptable, it must demonstrate exemplar design quality both in terms of built form and residential 
quality, this is discussed in greater detail in the urban design section of this report. 

Housing  

19 The application proposes the delivery of accommodation as Build to Rent (BtR). Table 1 sets 
out the proposed housing mix.  

Table 1: Proposed housing mix  

  Block A Block B Units  % Mix Summary 

1 bed/ 1 Person  25 24 49 19% 
46% 

1 bed/ 2 Person  30 38 68 27% 

2 bed/ 3 Person  24 28 52 20% 
39% 

2 bed/ 4 Person  24 24 48 19% 

3 bed/ 5 Person  19 20 39 15% 15% 

  122 134 256 100%   

 

Private rented sector/build to rent 
 
20 BtR is supported in principle by Policy H13 of the draft London Plan, the Mayor’s Affordable 
Housing and Viability SPG and London Plan Policy 3.8. In order to qualify as a BtR scheme, the 
applicant must confirm that the product will fully meet the criteria in Part B of Policy H13 and the 
Mayor’s SPG, which include the requirement for a covenant to retain the homes as BtR for a period of 
fifteen years, in addition to a clawback mechanism to secure any difference in the total value of the 
market rent units and their value on a for sale basis should the covenant be broken. Both of these 
provisions must be secured by planning obligation to any future planning permission. 



 page 5 

Affordable housing 

21 London Plan Policies 3.11 and 3.12, draft London Plan policies H5 and H6, and the Mayor’s 
Affordable Housing and Viability SPG, seek to maximise the delivery of affordable housing, with the 
Mayor setting a strategic target of 50%. With regard to BtR products, Policy H13 of the draft London 
Plan sets out that where the criteria in paragraph 20 above are met, the affordable housing can be 
solely discounted market rent (DMR) in tenure, at a genuinely affordable rent (preferably London 
Living Rent level) and this should be secured in perpetuity. 

22 Policy H13C offers a Fast Track Route for schemes which deliver at least 35% affordable 
housing. However, as the site was purchased from Network Rail in January 2018, it is considered public 
land and as such the threshold affordable housing requirement to meet the fast track route is 50%.   

23 Full details of the affordable housing offer have yet to be clarified. However, the applicant has 
stated that two offers have been made to the Council. The first of which would constitute and 
affordable housing offer of 35% all of which would be DMR at 80% market rent.  Following discussions 
with the Council, it is understood that a second offer of 23% affordable housing has been tabled. This 
constitutes 26 units at London Living Rents (LLR) and 32 units at DMR of 80% thereby resulting in a 
45/55 (LLR/DMR) split of the affordable housing offer . The range of unit sizes within both of the 
affordable housing offers has not been clarified.  

24 London Plan Policy 3.10 includes established definitions of affordable housing (as updated 
by the London Plan Annual Monitoring Report) and draft Policy H13 supports the provision of the 
DMR (intermediate) tenure at a range of discounts below the market rent - seeking at least 30% of 
DMR at London Living Rent. The draft London Plan is also clear that for intermediate rented 
products to be considered affordable, the combined rent and service charge should be no greater 
than 40% of net household income and, as a minimum, DMR units should be affordable to 
households on incomes below £60,000 a year. Further information as to the affordability of any DMR 
units is therefore required and as currently offered, the level of affordable housing remains 
unacceptable. 
 
25 A Financial Viability Assessment (FVA) was submitted with the application which has been 
published by Brent Council in accordance with Policy H6 of the draft London Plan and the Mayor’s 
Affordable Housing & Viability SPG. This FVA considers that the scheme is unviable, leading to a deficit 
of £11.1 million against a reported site benchmark of £4.5 million. The Council has carried out an 
independent review of the FVA and has shared the initial findings with GLA officers. The review has 
challenged a number of assumptions within the FVA including but not limited to; the proposed rental 
levels, the proposed reduction levels relating to voids and management/maintenance costs, and the 
proposed build costs. On the adoption of revised inputs for these elements, the Council’s assessor 
concludes that the scheme could viably provide 35% affordable housing, split 90/10 in favour of DMR 
(capped at 80% market value) to LLR. The Council’s assessors also note the differing funding strategies 
for BtR developments, noting that the employment of a ‘forward funding’ model would improve the 
viability position detailed within their report.  

26 The Council are in ongoing negotiations with the applicant and will be supported by GLA 
officers in seeking to achieve the maximum level of affordable housing provision. Any affordable 
housing units would need to be secured in perpetuity through the S106 agreement, as well as an early 
implementation review mechanism. If any affordable housing offer remains less than 50%, then a late 
stage review mechanism will also be required in accordance with draft London Plan Policy H6.  
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Children’s play space 

27 Policy 3.6 of the London Plan states that development proposals that include housing should 
make provision for play and informal recreation, based on the expected child population generated by 
the scheme and an assessment of future needs. Policy S4 of the draft London Plan states residential 
developments should incorporate good-quality, accessible play provision for all ages, of at least 10 
sq.m. per child. 

28 Whilst the application documentation sets out the level and quantum of child play space to be 
provided on site, the figures provided fail to account for affordable housing provision. Such provision 
would impact upon the child yield calculations for the development and, as this has not been clarified, 
officers are unable to confirm that the proposal meets the play space requirements as set out in policy 
S4 of the London Plan and the Play and Informal Recreation SPG.  

29 Notwithstanding the above, the applicant states that play space for older children, 5-11 and 
12+ would be provided off site at Kind Edward VII park and that this would constitute the same 
arrangement as secured for the adjacent Chesterfield House site. Policy S4 of the draft London plan 
states that off-site provision, including improvements to existing provision, may be acceptable where it 
can be demonstrated that it addresses the needs of the development whilst continuing to meet the 
needs of the existing residents. Such off-site provision is considered more appropriate for older age 
groups and should be safely accessible and within 400 metres of the development.   

30 In order for off-site provision to be acceptable, the applicant should demonstrate the safety of 
the proposed route to and from King Edward VII park and should detail the financial contribution, 
which is to be agreed with the borough, secured by legal agreement and used to improve existing play 
space provision.  

Urban design 

Layout 

31 The proposed layout of the site successfully utilises the level change along the railway edge to 
provide back-of-house areas to the proposed blocks along with a designated service road, both of 
which are situated at a lower level to the pedestrian access. However, the ‘single point of access’ to 
each block may result in inactive frontages and risk creating an underused zone of public realm, 
opportunities for opening up/activating the ground level frontages should therefore be explored 
further. 

32 In line with the above, the inclusion of 3-bed duplex units across the upper ground and first 
floor level of Block A is supported. Nevertheless, as submitted, these units are accessed from first floor 
level and the submitted landscaping plans do not delineate any clear defensible space for these units. 
This is of concern given that several windows serving habitable rooms are located in close proximity to 
pedestrian routes to and from the residential entrance. As proposed, the duplex units represent a 
missed opportunity to activate the ground floor frontage of Block A and the inclusion of front doors at 
ground floor level is strongly encouraged. 

33 The provision of flexible workspace at the upper ground floor of Block B would also represent 
an opportunity to provide an active frontage to this block. However, access to this space is shown as 
within the same core as the residential entrance to Block B. This would not be supported. The entrance 
to the affordable workspace should be separate to that for the residential blocks, and should provide 
direct access to the workspace from the public realm. Further information with respect to the layout of 
residential lounge and how this may help to activate the ground floor frontage is sought. 
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34 Access to and from the physically constrained site is of concern. The supporting information 
with respect to landscaping is limited and further clarification is required regarding the pedestrian and 
cycle access to the site, particularly across the existing service yard from the High Road.  

35 Clarification should also be provided with respect to the relationship with the Chesterfield 
House site, both with regard to the pedestrian and cycle route through the adjacent site and regarding 
the car parking spaces and servicing for this development which, as approved, are currently shown 
located within the western boundary of the application site.  

Residential quality 

36 London Plan Policy 3.5 and draft London Plan Policy D4 promote quality in new housing 
provision, with further guidance provided by the Mayor’s Housing SPG (2016). In accordance with 
strategic priorities, it is essential that residential quality is embraced fully, and baseline standards 
exceeded wherever possible.  All units meet or exceed the relevant space standards with respect to total 
unit size, however, it is understood that Brent Council has raised concerns with respect to bedroom 
sizes and their compliance with national standards and those within draft London Plan policy D4. 
Further clarification on this should be provided. The site is laid out to meet design guidelines, with no 
more than eight units per core, floor to ceiling heights of 2.5 metres and no single aspect north facing 
units.  

Density 

37 London Plan Policy 3.4 requires development to optimise housing output for different locations 
taking into account local context and character, design principles set out in London Plan Chapter 7 and 
public transport capacity. Draft London Plan Policy D6 seeks a more design-led approach to density, 
based on an assessment against the housing standards within Policy D4 and the long-term 
management proposals for higher density developments.  The proposed density of 406 units per 
hectare is considered acceptable within this well-connected opportunity area site.   

Architecture and detailing 

38 The appearance of the building is a refined art deco influenced design and the adoption of 
simple white brick with black frame detailing of windows and openings is welcomed as it avoids 
unnecessary detail.  The ground floor of each block should be articulated so as to create a defined 
base to the blocks.  Conditions should also be attached to secure the use of high quality materials.  

Height and massing 

39 The site is identified within the WAAP as being ‘sensitive to tall buildings’, however, it is also 
noted that there are no heritage assets or protected views in close proximity to the site. The application 
is supported by a Townscape Visual Impact Assessment (TVIA) which assesses the impact of the 
proposal across a number of views in the surrounding area. The TVIA illustrates that the proposed 
blocks would largely be read in conjunction with the taller Chesterfield House site. However, the 
proposed scale does represent a significant step change in density in relation to the existing context 
and while the intention to optimise the development potential of the site is strongly supported, this is 
subject to meeting exemplary design quality and architecture standards.  The concerns relating to the 
ground frontages should be addressed before the proposal can be recognised as meeting these 
standards.   
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Inclusive design 

40 London Plan Policy 7.2 seeks to ensure that new development achieves the highest standards of 
accessible and inclusive design. In line with the national housing standards, London Plan Policy 3.8 and 
draft London Plan Policy D5 outline that 90% of units should meet Building Regulation requirement 
M4(2) and the remaining 10% of units meet Building Regulation requirement M4(3). The applicant has 
stated that 10 (10%) of the units will be M4 (3) units and should confirm that the remainder of the 
units will be compliant with M4(2). These should be secured by condition. 

41 There is limited information within the accompanying Design & Access Statement as to how the 
proposed block and landscaped areas will be accessible for all users. The detailed design of the public 
realm and landscaping should ensure materiality to enable blind and partially sighted residents to be 
aided with their navigation and ensure there are no conflicts with the vehicular accesses into the car 
park/refuse area. 

42 All 12 residential parking spaces will be accessible bays (Blue Badge). This provision meets 
London Plan requirements. 

Energy 

43 A range of passive design features and demand reduction measures are proposed to reduce the 
carbon emissions of the proposed development. The development is estimated to achieve a reduction 
of 4 tonnes per annum (1%) in regulated carbon dioxide emissions compared to a 2013 Building 
Regulations compliant development. The applicant should model additional energy efficiency measures 
and investigate whether higher carbon performance is achievable, particularly for the residential units. 
Once all opportunities to minimise on-site carbon emissions have been robustly investigated, including 
photovoltaic panels, the applicant should ensure that the remaining regulated carbon dioxide emissions 
is met through a contribution to the borough’s offset fund, so as to meet the zero-carbon target for 
residential development and draft London Plan Policy SI 2.   

44 The applicant is proposing to install 2 x gas fired Combined Heat and Power (CHP) units as the 
lead heat source for the site heat network, however, given the scale of the development (<500 units) 
and in line with the GLA guidance, a CHP-led strategy is not considered appropriate. The applicant 
should review their heating strategy and provide a more suitable technology to supply the heating 
loads. Further technical information is required to verify the proposed carbon emissions savings, full 
details of which have been sent to the applicant and Council. 

Flood Risk, drainage and water management 

45 The approach to flood risk management for the proposed development complies with London 
Plan policy 5.12 and draft London Plan policy SI.12. However, the surface water drainage strategy for 
the proposed development does not comply with London Plan policy 5.13 and draft policy SI.13, as it 
does not give appropriate regard to the drainage hierarchy and greenfield runoff rate. Further details on 
how Sustainable Urban Drainage Systems (SuDS) at the top of the drainage hierarchy will be included in 
the development, and how greenfield runoff rate will be achieved should be provided. Additional 
attenuation storage volume calculations, attenuation storage dimensions, and SuDS maintenance 
information should also be provided.  

46 Additionally, the proposed development does not meet the water consumption targets set out 
in London Plan policy 5.15 and draft London Plan policy SI.5. Full detailed comments have been sent to 
the applicant and Council and these matters will need to be addressed ahead of any Stage 2 referral. 
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Transport 

Car Parking 

47 The development will be car-free save for 12 disabled car parking bays which meets the draft 
London Plan standard for provision. However, in line with Policy T6.1 these spaces should not be 
allocated to the wheelchair accessible units, rather they should be managed via a Car Park Management 
Plan (CPMP) secured by condition to ensure the parking is used by those in need who may not 
necessarily live in the wheelchair accessible units. The applicant should also provide clarification on how 
disabled parking for the remainder of the equivalent of 10% of units could be achieved should demand 
arise, in conformity with Draft London Plan T6.1. 

48 Whilst two active electric vehicle charging bays are provided in line with draft London Plan 
Policy, passive provision should be made for the other 10 parking bays. 

Cycle parking 

49 454 cycle parking spaces are proposed comprising 444 long-stay and 6 short stay spaces for 
residents and 4 long stay spaces for the B1 use which meets Draft London Plan minimum standards. 
Cycle parking and its provision in accordance with London Cycle Design Standards should be secured by 
condition. 

Public Transport Impact 

50 The trip generation assessment does not take into account that some people making London 
Underground and rail journeys are likely to use the bus to access the station given the distance (400 
metres). As such it is considered that the assessment underestimates the bus network impact. 

51 Existing bus services in the area are at capacity, and given the site is located in a growth area, 
there are expected to be cumulative impacts of development therefore contributions are necessary to 
mitigate the impacts. Accordingly, a contribution of £79,800 per year for five years is sought, which 
equates to £399,000. This sum has been calculated in line with contributions agreed for other 
developments in the area. 

Walking, Cycling and Healthy Streets 

52 The proposed pedestrian access will be from Park Lane through Chesterfield House with a 
secondary access through a retail yard to the rear of High Road. As noted above, there are significant 
concerns over these accesses, which are both via underpasses/alleyways with poor natural surveillance. 

53 Furthermore, the potential for pedestrian/vehicle conflict and mitigation of this issue should be 
considered in relation to the retail yard access given its use by service vehicles. It is also not clear 
whether the Park Lane access will be traffic free and be truly inclusive for disabled users. Internal paths 
within the development appear to be intended for shared use by both pedestrians and cyclists. There is 
no indication of path widths, which should be a minimum of 2.2 metres.  

Travel plan 

54 A travel plan for all uses should be secured via conditions or section 106 legal agreement. 
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Servicing and construction 

55 All site servicing, refuse collection and deliveries will be undertaken at surface level, which in 
strategic terms is acceptable. A Servicing Management Plan (SMP) has been submitted in line with 
London Plan and Draft London Plan and is considered acceptable. The final version should be secured 
by condition. A Construction Logistics Plan (CLP) should also be submitted to Brent Council and the 
finalised version secured by condition.  

Local planning authority’s position 

56 The proposal has been the subject of pre-application discussions with Brent Council planning 
officers. The application is still under consideration, but officers have concerns in relation to the 
affordable housing provision, detailed design and highways impacts of the proposals. 

Legal considerations 

57 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 (the next bit is optional) 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 

58 There are no financial considerations at this stage. 

Conclusion 

59 London Plan and draft London Plan policies on Opportunity Areas, housing, affordable housing, 
urban design, energy, flood risk and transport are the key strategic issues relevant to this planning 
application. The application does not comply with the London Plan and the following matters must be 
addressed: 

• Land use principle: The site is located within the Wembley Opportunity Area. The proposal for 
a high-density residential-led development is supported in line with Policies 2.13 and 3.3 of the 
London Plan, and Policies H1 and SD1 of the draft London Plan. 

• Affordable housing:  The applicant has failed to provide details of the affordable housing 
provision, this is unacceptable and this detail must be submitted as a priority.  The high-density 
residential-development of a vacant low-value site would be expected to provide a significant 
quantum of affordable housing and the applicant’s viability assessment will be rigorously 
scrutinised. Clawbacks, an early implementation review mechanism and a minimum of 15-year 
covenant must be secured through a S106 agreement. Should any affordable housing offer be 
below 50%, a late stage review mechanism will also be required 

• Urban design: Whilst the site layout is supported, further consideration of the activation of the 
ground floor frontages of each of the proposed block is required. There are also concerns 
relating to the landscaping proposals for the site, particularly with regard to access to and from 
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the site. Playspace should be provided in accordance with the Play and Informal Recreation 
SPG. 

• Inclusive design: The proposals are in line with London Plan Policies 3.8, 7.2 and draft London 
Plan Policies D3 and D5. 90% M4(2) units and 10% M4(3) units should be secured by 
condition. 

• Energy: In order to meet the zero-carbon target for residential development and draft London 
Plan Policy SI 2, the applicant should maximise on-site carbon reductions before any remaining 
regulated carbon dioxide emissions are met through a contribution to the borough’s offset fund 
which should be secured through legal agreement. A CHP-led strategy is not considered 
appropriate for the site. The applicant should review their heating strategy and provide a more 
suitable technology to supply the heating loads. 

• Flood risk and drainage: The Flood Risk Assessment and surface water drainage strategy do 
not comply with London Plan policy. Detailed technical comments have been sent to the 
applicant and these matters should be addressed. 

• Transport: Further discussion is required regarding the highways impacts of the proposals. 
Pedestrian and cycle access to the site must be clarified. Conditions, s106 obligations and a 
contribution of £399,000 towards bus provision is required. 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
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 
Matt Christie, Team Leader – Development Management 
020 7983 4409  email matt.christie@london.gov.uk 
Simon Westmorland, Case Officer 
020 7084 2741  email simon.westmorland@london.gov.uk 
 


