‘GREATERLONDONAUTHORITY

representation hearing report GLA/4795/03
1 October 2020

Homebase, 84 Manor Road

in the London Borough of Richmond
planning application no. 19/0510/FUL

Planning application

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

The proposal

Demolition of existing buildings and structures and comprehensive phased residential-
led redevelopment to provide 453 residential units (173 affordable), flexible retail,
community and office uses, provision of car and cycle parking, landscaping, public and
private open spaces and all other necessary enabling works.

The applicant

The applicant is Avanton Richmond Developments Limited and the architect is
Assael.

Recommendation

The Mayor, acting as Local Planning Authority for the purpose of determining this
application;

i. grants conditional planning permission in respect of application 19/0510/FUL for
the reasons set out in the reasons for approval section below, and subject to the
prior completion of a section 106 legal agreement;

ii. delegates authority to the Head of Development Management to:

a. agree the final wording of the conditions and informatives as approved by
the Mayor; with any material changes being referred back to the Mayor;

b. negotiate and complete the section 106 legal agreement;

c. issue the planning permission (subject to the lifting of the Holding
Direction).

iii. delegates authority to the Head of Development Management and Assistant
Director of Planning to agree any variations to the proposed Section 106 legal
agreement;

iv. delegates authority to the Head of Development Management and Assistant
Director of Planning to refer it back to the Mayor in order to refuse planning
permission, if by 8 January 2021, the Section 106 legal agreement has not been
completed;

v. notes that approval of details pursuant to conditions imposed on the planning
permission would be submitted to, and determined by Richmond Council; and

vi. notes that Richmond Council would be responsible for the enforcement of the
conditions attached to the planning permission.

page 1




Drawing numbers and documents

Existing plans

Existing site location plan: MNR AA ALL ZZ DR A 1000 R2

Existing site block plan: MNR AA ALL ZZ DR A 1100 R2

Existing ground floor plan: MNR AA ALL GF DR A 1200 R2

Existing mezzanine plan: MNR AA ALL M1 DR A 1201 R2

Existing sections: MNR AA ALL ZZ DR A 1300 R2

Existing elevations: MNR AA ALL ZZ DR A 1400 R2

Existing bus layover facility: MNR-AA-ALL-ZZ-DR-A-1600 R1

Demolition plans

Site plan demolition drawing: MNR AA ALL ZZ DR A 1500 R2

Ground floor existing demolition drawing: MNR AA ALL GF DR A 1501 R2

Mezzanine floor existing demolition drawing: MNR AA ALL M1 DR A 1502 R2

Sections existing demolition drawing: MNR AA ALL ZZ DR A 1503 R2

Elevations existing demolition drawing: MNR AA ALL ZZ DR A 1504 R2

Proposed drawings

General arrangement plans

Basement plan

MNR AA ALL B1 DR A 1999 R13

Ground floor plan

MNR AA ALL GF DR A 2000 R21

First floor plan

MNR AA ALL 01 DR A 2001 R18

Second floor plan

MNR AA ALL 02 DR A 2002 R15

Third floor plan

MNR AA ALL 03 DR A 2003 R15

Fourth floor plan

MNR AA ALL 04 DR A 2004 R15

Fifth floor plan

MNR AA ALL 05 DR A 2005 R15

Sixth floor plan

MNR AA ALL 06 DR A 2006 R15

Seventh floor plan

MNR AA ALL 07 DR A 2007 R15

Eighth floor plan

MNR AA ALL 08 DR A 2008 R14

Ninth floor plan

MNR AA ALL 09 DR A 2009 R14
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Tenth floor plan

MNR AA ALL 10 DR A 2010 R4

Roof plan

MNR AA ALL 11 DR A 2011 R18

Phasing plan

MNR-AA-ALL-GF-DR-A-2100 R2

Affordable housing plan

MNR-AA-ALL-10-DR-A-2110 R4

Proposed drawings

Floor plans

Block A

Core A — Ground floor plan

MNR AA BA1 01 DR A 2100 R11

Core A — First floor plan

MNR AA BA1 01 DR A 2101 R10

Core A — Second floor plan

MNR AA BA1 01 DR A 2102 R10

Core A — Third floor plan

MNR AA BA1 01 DR A 2103 R10

Core A — Fourth floor plan

MNR AA BA1 01 DR A 2104 R10

Core A — Fifth floor plan

MNR AA BA1 01 DR A 2105 R10

Core A — Sixth floor plan

MNR AA BA1 01 DR A 2106 R10

Core A — Seventh floor plan

MNR AA BA1 01 DR A 2107 R10

Core A — Roof plan

MNR AA BA1 01 DR A 2108 R1

Cores B, C, D — Basement plan

MNR AA BA2 B DR A 2199 R11

Cores B, C, D — Ground floor plan

MNR AA BA2 01 DR A 2200 R11

Cores B, C, D — First floor plan

MNR AA BA2 01 DR A 2201 R10

Cores B, C, D — Second floor plan

MNR AA BA2 02 DR A 2202 R10

Cores B, C, D — Third floor plan

MNR AA BA2 03 DR A 2203 R10

Cores B, C, D — Fourth floor plan

MNR AA BA2 04 DR A 2204 R10

Cores B, C, D — Fifth floor plan

MNR AA BA2 05 DR A 2205 R10

Cores B, C, D — Sixth floor plan

MNR AA BA2 06 DR A 2206 R10

Cores B, C, D — Seventh floor plan

MNR AA BA2 07 DR A 2207 R10

Cores B, C, D — Eighth floor plan

MNR AA BA2 07 DR A 2208 R10

Block B

Core A — Ground floor plan

MNR AA BB1 GF DR A 2300 R10
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Core A — First floor plan

MNR AA BB1 01 DR A 2301 R10

Core A — Second floor plan

MNR AA BB1 02 DR A 2302 R10

Core A — Third floor plan

MNR AA BB1 03 DR A 2303 R10

Core A — Fourth floor plan

MNR AA BB1 04 DR A 2304 R10

Core A — Fifth floor plan

MNR AA BB1 05 DR A 2305 R10

Core A — Sixth floor plan

MNR AA BB1 06 DR A 2306 R10

Core A — Seventh floor plan

MNR AA BB1 07 DR A 2307 R10

Core A — Eighth floor plan

MNR AA BB1 08 DR A 2308 R10

Core A — Ninth floor plan

MNR AA BB1 09 DR A 2309 R10

Core A — Tenth floor plan

MNR AA BB1 10 DR A 2310 R10

Core A — Roof plan

MNR AA BB1 11 DR A 2311 R2

Block C

Cores A & B — Ground floor plan

MNR AA BC1 GF DR A 2400 R10

Cores A & B — First floor plan

MNR AA BC1 01 DR A 2401 R10

Cores A & B — Second floor plan

MNR AA BC1 02 DR A 2402 R9

Cores A & B — Third floor plan

MNR AA BC1 03 DR A 2403 R10

Cores A & B — Fourth floor plan

MNR AA BC1 04 DR A 2404 R10

Cores A & B — Fifth floor plan

MNR AA BC1 05 DR A 2405 R10

Cores A & B — Sixth floor plan

MNR AA BC1 06 DR A 2406 R10

Cores A & B — Seventh floor plan

MNR AA BC1 07 DR A 2407 R10

Cores A & B - Eighth floor plan

MNR AA BC1 08 DR A 2408 R10

Cores A & B — Ninth floor plan

MNR AA BC1 09 DR A 2409 R2

Cores A & B — Roof plan

MNR AA BC1 10 DR A 2410 R2

Block D

Cores A & B — Ground floor plan

MNR AA BD1 GF DR A 2500 R11

Cores A & B — First floor plan

MNR AA BD1 01 DR A 2501 R10

Cores A & B — Second floor plan

MNR AA BD1 02 DR A 2502 R10

Cores A & B — Third floor plan

MNR AA BD1 03 DR A 2503 R10
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Cores A & B — Fourth floor plan

MNR AA BD1 04 DR A 2504 R10

Cores A & B — Fifth floor plan

MNR AA BD1 05 DR A 2505 R10

Cores A & B — Sixth floor plan

MNR AA BD1 06 DR A 2506 R10

Cores A & B — Seventh floor plan

MNR AA BD1 07 DR A 2507 R10

Cores A & B — Roof plan

MNR AA BD1 08 DR A 2508 R10

Elevations and sections

Proposed site sections

MNR AA ALL ZZ DR A 3000 R5

Elevation AA — Manor Road

MNR AA ALL ZZ DR A 4000 R3

Block A elevations

MNR AA BLA ZZ DR A 4100 R6

Block A elevations

MNR AA BLA ZZ DR A 4101 R6

Block A elevations

MNR AA BLA ZZ DR A 4102 R7

Block A elevations

MNR AA BLA ZZ DR A 4103 R6

Block A elevations

MNR AA BLA ZZ DR A 4104 R6

Block A elevations

MNR AA BLA ZZ DR A 4105 R6

Block A elevations

MNR AA BLA ZZ DR A 4106 R5

Block A elevations

MNR AA BLA ZZ DR A 4107 R5

Block B elevations

MNR AA BLB ZZ DR A 4200 R6

Block B elevations

MNR AA BLB ZZ DR A 4201 R6

Block B elevations

MNR AA BLB ZZ DR A 4202 R6

Block B elevations

MNR AA BLB ZZ DR A 4203 R6

Block C elevations

MNR AA BLC ZZ DR A 4300 R6

Block C elevations

MNR AA BLC ZZ DR A 4301 R6

Block C elevations

MNR AA BLC ZZ DR A 4302 R6

Block C elevations

MNR AA BLC ZZ DR A 4303 R6

Block C elevations

MNR AA BLC ZZ DR A 4304 R5

Block C elevations

MNR AA BLC ZZ DR A 4305 R5

Block D elevations

MNR AA BLD ZZ DR A 4400 R5

Block D elevations

MNR AA BLD ZZ DR A 4401 R6
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Block D elevations MNR AA BLD ZZ DR A 4402 R5

Block D elevations MNR AA BLD ZZ DR A 4403 R5
Block D elevations MNR AA BLD ZZ DR A 4404 R5
Block D elevations MNR AA BLD ZZ DR A 4405 R4

Landscape drawings

Landscape general arrangement P11559-00-001-100-08
Landscape roof plan P11559-00-001-101-04
Typical tree pit details P11559-00-001-400-02

Supporting documents

Original application

Design and Access Statement (February 2019)

Heritage Statement (February 2019)

Townscape and Visual Impact Appraisal (February 2019)

Townscape and Visual Impact Appraisal Addendum V2 (May 2019)

Arboricultural Appraisal and Implications Assessment (November 2019)

Waste Management Strategy Addendum (November 2019)

Health Impact Assessment (May 2019)

Additional and revised documents for representation hearing (July 2020)

Area Schedule: Proposed amended development

Revised Geoenvironmental & Geotechnical Preliminary Risk Assessment

Design and Access Statement Architectural Addendum

Design and Access Statement Landscaping Addendum

Revised Flood Risk Assessment and Drainage Strategy

Arboricultural Appraisal and Implications Assessment Addendum

Revised Circular Economy Statement

Revised Construction Environmental Management Plan

Health Impact Assessment Addendum

Heritage Statement Addendum
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Revised Daylight Sunlight Report

Planning Statement Addendum

Revised Air Quality Assessment

Revised Commercial Travel Plan

Revised Energy Strategy

Revised Fire Safety Statement

Revised Lighting Design Strategy

Revised Noise Vibration Impact Assessment

Revised Preliminary Risk Assessment

Revised Residential Travel Plan

Revised Servicing and Delivery Management Plan

Revised Sustainability Strategy

Revised Transport Assessment

Revised Utilities Statement

Revised Waste Management Strategy Addendum

Revised Wind Microclimate Assessment

Townscape and Visual Impact Appraisal Addendum

Whole Life Carbon Assessment
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Introduction

1 Having assumed authority to determine this planning application under his powers
in the Mayor of London Order 2008, this report sets out the matters that the Mayor must
consider in forming a view over whether to grant or refuse planning permission and to
guide his decision making at the upcoming representation hearing. This report includes
a recommendation from GLA officers, as set out below.

Officer recommendation - reasons for approval

2 The Mayor, acting as the local planning authority, has considered the particular
circumstances of this application against national, strategic and local planning policy,
relevant supplementary planning guidance and all material planning considerations. He
has also had regard to Richmond Council’s planning committee report dated 3 July
2019, associated addendum, the minutes of that committee setting out six reasons for
refusal and all consultation responses and representations made on the case including
in respect of the scheme as it has now been revised. The paragraphs below provide a
summary of the key reasons why GLA officers consider this application to be acceptable
in planning terms:

l. The development of this accessible, brownfield, under-utilised site; close to a
transport interchange; would provide a high density residential-led mixed-use
scheme, including appropriate levels of flexible uses, public realm enhancements
and contributions towards the consultation and introduction of a Controlled Parking
Zone, railway safety, upgrades to North Sheen Station, level crossing
improvements, Manor Circus safety scheme, station access feasibility study from
North Sheen Station, local area healthcare, and the borough’s Carbon Offset
Fund. The scheme would make a significant contribution towards housing and
affordable housing delivery targets, assisting in meeting local and strategic
housing need, both for market and affordable housing. On this basis, the
application strongly accords with the NPPF; London Plan Policies 1.1, 2.6, 3.3,
3.11, and 4.7; Intend to Publish London Plan Objectives GG1, GG2, GG3, GG4,
GGb5, GG6, Policies SD6, D1, D2, and D3; Richmond Local Plan Policies

Il. The scheme would provide 453 residential units, of which 173 would be affordable
(40% by habitable room). This would include a policy compliant tenure mix, made
up of London Affordable Rent, London Living Rent and London Shared Ownership
units. The proposed affordable housing offer meets the requirements of the
Mayor’s Affordable Housing & Viability SPG and is therefore eligible for the ‘Fast
Track Route’. An early implementation viability review mechanism will be
triggered, should substantial implementation not be achieved within 24 months of
planning permission being granted which would allow for an enhanced affordable
provision. The affordability levels comply with the London Plan and would be
secured by legal agreement. The housing proposed is of a high quality,
accessible, and an appropriate density and mix for the location, taking into account
the characteristics of the site. On this basis, the application accords with the
NPPF; London Plan Policies 3.6, 3.8, 3.9, 3.11, and 3.12; Intend to Publish
London Plan Policies H4, H5, H6, H7 and H10; Richmond Local Plan Policy DMH
7; the Mayor’s Affordable Housing & Viability SPG (2017); the Mayor’s Children
and Young People’s Play and Informal Recreation SPG (2012).
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The design and layout of the proposal is of a high quality, would optimise the
development capacity of the site, and would respond appropriately to site
constraints without causing undue harm to the amenity of neighbouring properties.
While the tall buildings would represent a step change from the site’s immediate
surrounds, the massing strategy presents a sensitive approach to the site’s
immediate context and the buildings would provide significant benefits in terms of
high-quality architecture, housing, affordable housing, and amenity space;
therefore, they are considered acceptable on balance. The proposed density is
acceptable given the characteristics of the site, particularly it's high level of
accessibility, and the proposal has benefitted from extensive design scrutiny which
has led to improvements to the layout and form of the proposed buildings,
residential units, and public realm. The proposed public realm would be of high
guality and represent a significant improvement over the current condition, with
increase active frontage along Manor Road and new sections of public realm
providing places for existing and future residents to walk, sit, play, and gather. The
scheme would provide a high standard of residential quality, including internal and
private amenity space, aspect, outlook, privacy, air quality, and noise; and achieve
the highest standard of inclusive design. The architectural approach and materials
palette are refined and imbued with highly contextual references which would
result in a distinctive, cohesive, high-quality scheme that fits appropriately within
its urban and general environment. On this basis, the application generally
accords with London Plan Policies 3.5, 3.6, 3.8, 3.9, 3.11,7.1,7.2,7.3,7.4, 7.5,
7.6, and 7.8; Intend to Publish London Plan Policies D1, D2, D3, D4, D5, D6, D7,
D8, D9, D11, D12, D13, and D14; and Richmond Local Plan Policies LP 1, LP2,
LP 8, LP 16, LP 34, LP, 35, LP 36, and LP 37.

The proposed development would not be clearly visible from the Grade II* Listed
Hickey Almshouses; therefore, no harm would be caused to their significance or
setting. Whilst the proposal would be visible from atop of the Pagoda within the
Kew Royal Botanic Gardens World Heritage Site (WHS) and within the Sheendale
Road Conservation Area, it would be viewed within the backdrop of an established
urban context which already comprises a number of modern buildings of lesser
architectural quality. The proposal would not result in harm to the significance or
setting of the Kew WHS or the Sheendale Road Conservation Area. Additionally,
the proposal is not within an archaeological priority area and Historic England
(archaeology) did not provide any comments on the proposal. For these reasons,
the proposal accords with the NPPF; London Plan Policies 7.4, 7.6, 7.7, and 7.8;
Intend to Publish London Plan Policies HC1 and HC2; and Richmond Local Plan
Policies LP 1, LP 3,LP 4,LP 6, and LP 7.

The proposal has demonstrated that a suitable standard of sustainable design and
construction would be achieved, minimising carbon dioxide emissions in line with
adopted policy, using energy efficiently and including renewable energy
technologies, in accordance with the London Plan energy hierarchy. Although a
small number of ‘very poor’ to ‘moderate’ quality trees would need to be removed
in order to bring the site forward, 24 individual trees and small tree groups would
be protected and preserved and 141 new semi-mature trees would be planted
resulting in a net uplift of trees on site when compared to the existing condition.
The development would also deliver sustainable urban drainage, ecology and
urban greening benefits. Appropriate provisions are made for waste storage and
collection. Land contamination issues would be appropriately mitigated. As such
the scheme complies with Policies within Chapter 5 of the London Plan, and
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VI.

VII.

VIII.

Policies 7.19 and 7.21; Policies within Chapter 9 of the Mayor’s Intend to Publish
London Plan, and Policies G2, G5, G6 and G7; the Sustainable Design and
Construction SPG, and Richmond Local Plan Policies LP 12, LP 15, LP 16, LP 17,
LP 20, LP 21, LP 22, and LP 24.

The area has a good level of transport infrastructure provision. The proposals
would ensure uninterrupted use of the bus layover facility on site as well as
securing £625,000 of contributions towards the Manor Circus Improvement
Scheme, railway safety, level crossing improvements a station access feasibility
study, North Sheen station upgrades, and a Controlled Parking Zone study and
amendments (if necessary). The proposed development includes a quantum of
cycle parking which exceeds London Plan and Intend to Publish London Plan
minimum standards and is car-free, bar fourteen Blue Bade spaces and two
electric Car Club spaces. The highways and public transport impacts of the
proposals are therefore acceptable. Subject to the transport mitigation measures
being secured, the application supports the transport policies in the London Plan,
Intend to Publish London Plan, Richmond Local Plan and Mayor’s Transport
Strategy.

Appropriate, relevant, reasonable and necessary planning conditions and planning
obligations are proposed to ensure that the development is acceptable in planning
terms and the environmental, and socio-economic impacts are mitigated, in line
with London Plan Policy 8.2 and Intend to Publish London Plan Policy DF1.

Accordingly, the proposals are considered to accord with the development plan.

Section 106 Legal Agreement

Affordable housing: 173 units (40% of habitable rooms) to be affordable, 52% of
which to be London Affordable Rent and 48% to be intermediate (comprising both
London Shared Ownership and London Living Rent). Details of affordability (as
below), service charges and nominations will be secured.

- London Affordable Rent: 84 affordable housing units (247 habitable rooms)
with rents to be updated annually by the GLA (2020/21 rents: £159.32
weekly for 1-bed, £168.67 weekly for 2-bed, and £178.05 weekly for 3-
bed).

- London Shared Ownership affordability: 34 affordable housing units (101
habitable rooms) with average annual housing costs not to exceed 28 per
cent of the relevant annual gross income for households (such 28 per cent
being equivalent to 40 per cent of net income) at the following income
upper limits stated below:

e one-bedroom: £55,000;
e two-bedroom: £71,000;

- London Living Rent: 55 affordable housing units (129 habitable rooms) at
London Living Rent as updated annually by the GLA (2020/21 rents:
£1,181 pcm for 1 bed, £ 1,313 pcm for 2 bed), gross annual incomes
levels: 1 bed £50,614; 2 bed £56,271.

- An early stage review mechanism.
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e Transport: The following transport related obligations would be secured:

- Residential and commercial Travel Plans.

- A car club scheme inclusive of two electric car club bays and three years
free membership for residents.

- Restrictions preventing future residents to apply for permits within a
Controlled Parking Zone (CPZ) should one come forward in the future.

- CPZ consultation contribution of £50,000 towards reviewing and consulting
on the introduction of a new Controlled Parking Zone(s) within the vicinity.

- CPZ implementation contribution of £50,000 in relation to introduction of
any CPZ.

- Railway safety contribution of £15,000 to be paid to the Council for payment
onto Network Rail to be applied towards education programmes for the
local community.

- Level crossing improvements contribution of £60,000 towards
improvements to the level crossing.

- Station access feasibility contribution of £30,000 to be paid to the Council
towards a feasibility study relating to accessibility improvements to North
Sheen mainline railway station.

- North Sheen station improvements contribution of £40,000 towards
improvement to North Sheen mainline railway station.

- Manor Circus road safety scheme contribution of £380,000 to be paid to TfL
to improve pedestrian road safety and the cycling and pedestrian
environment.

- Travel Plan monitoring contribution of £5,000 (commercial) and £5,000
(residential) to be paid to the Council.

- Bus layover lease — development will not commence until a bus layover
lease has been granted.

- Highway works under s278 agreement.

e Local Employment: A local employment scheme to be submitted and approved in
writing by the Council prior to commencement.

e Play space and Public Realm: A offsite play space contribution of £54,154 and
maintenance contribution of £10,045 to be paid towards the provision and/or
improvement of playspace for 11 to 17-year olds in the vicinity. The s106
agreement will also secure the management and maintenance of the public realm.

e Carbon offsetting: A carbon offset contribution of £423,000 would be secured and
provided prior to commencement to meet London Plan’s requirements for major
development to achieve zero carbon emissions. Should the Intend to Publish
London Plan be adopted prior to a decision on this application, the applicant would
be required to pay a further £17,000 in order to meet the zero-carbon target for the
commercial element of the scheme. In addition, there would be an increase in the
residential element from circa £423k to £670k. As such, should the Intend to
Publish London Plan be adopted prior to a decision into this application the total
carbon offset payment to be secured would rise to £687,000.

e Healthcare: A healthcare contribution would be provided of £193,500 for
improvements to primary healthcare facilities in the vicinity.

e Monitoring contribution: A sum of £17,384 to be paid to the Council for monitoring
planning obligations.
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Planning conditions !

3  The conditions considered relevant and necessary to this application proposal are
listed below:

. Time limit

. In‘accordance with approved reports, specifications and drawings

. Details of site levels

. Construction, Environmental Management and Logistics Plan

. Demolition and Construction Waste Management Plan

. Piling Method Statement

. Restriction on the use of the commercial floorspace to ensure that retail uses
are provided.

e 8. Restriction on primary cooking unless otherwise agreed by the Local Planning
Authority.

e 9. Detailed drawings, external materials and balcony screens

e 10. Detailed drawings and external materials for the proposed commercial uses

e 11. Details of landscaping scheme, including children’s play space and bollards to
the front of the site and elsewhere to prevent vehicles accessing certain areas of
the public realm.

e 12. Communal roof top gardens and green/brown roofs

13. Unless identified on the approved documents, no use of roof area as a

balcony, roof terrace or similar amenity area

14. Biodiversity enhancements

15. Non-native invasive species

16. Restriction on telecommunications equipment

17. Details of external lighting within the public realm and on the external facade of

the building

e 18. Fire safety

e 19. Accessible and adaptable dwellings

e 20. Archaeology

e 21. Details of sound proofing

22. Detalls of ventilation equipment and external plant

23. Limited hours of outside seating

24. In accordance with Energy Strategy

25. Minimising overheating risk

26. BREEAM

27. Sustainable Urban Drainage Systems

28. In accordance with flood risk assessment

29. Water use

30. Ground investigation

31. Unexpected contamination

32. Details of refuse

33. In accordance with Air Quality Assessment

34. Managing emissions from Combined Heat and Power plant

35. Non-road mobile machinery air quality

36. Cycle parking details

e o o o o o o
~N~No b~ wWNBRE

! Draft conditions have been prepared and will be published as an appendix to this report; this list provides a
summary of the draft notice condition headings and maybe subject to amendment in the final version.

page 12



e 37. Disabled parking to be provided and retained
e 38. Delivery and servicing plan

Publication protocol

4  This report has been published seven days prior to the Representation Hearing, in
accordance with the Interim Procedure for Representation Hearings at the Greater
London Authority during the Covid 19 Pandemic. Where necessary, an addendum to this
report will be published on the day of the Representation Hearing. This report, any
addendum, draft decision notices and the Mayor of London’s decision on this case will
be made available on the GLA website:
https://www.london.gov.uk/what-we-do/planning/planning-applications-and-
decisions/public-hearings/homebase-manor-road-public-hearing

Site description

5 The 1.8 ha application site is triangular in shape and located within the Old Gas
Works character area of the London Borough of Richmond. It is bounded by Manor
Road Circus to the north, Manor Road to the east, and railway lines to the south (South
Western Rail) and west (London Overground). Both these sections of railway line,
adjacent to the site, are above ground. While the site itself is not within a designated
town centre, it is less than 1 mile from Richmond Town Centre.

6 The site comprises a single storey retail building (use class Al) with a large hipped
roof which results in a double height internal space in part. The existing building
comprises approximately 5,000 sg.m. of floorspace (GIA) and is currently occupied by
Homebase and Pets at Home. There is a large surface level car park to the front of the
store providing parking for 174 cars and a small part of the car park is currently used by
autoglass and a car washing business. The northern part of the site is an open surface
level bus terminus currently used by TfL, with a capacity for five buses. The bus
terminus or layover is an area where busses can stop with facilities for drivers and
change of drivers can take place if need be.

Figure 1 - Site location plan
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7  The surrounding area predominantly comprises mixed-use residential and
commercial development. To the east of Manor Road, the area is characterised by two-
storey terraced housing, a Sainsbury superstore, and a gas works to the north west tip
of the site. To the south of the site beyond the railway line is a residential area of varied
character with generally two to three storeys homes and blocks of flats. To the west of
the site, beyond the railway line, are residential and commercial buildings up to six
storeys in height, with an eleven storey residential building “The Towers’ to the west
adjacent to the Sheendale Road Conservation Area. At the south west tip of the site
there is a pedestrian footbridge over the railway line connecting Sheendale Road and St
Mary’s Grove. The heights of the existing properties in the vicinity are indicated below in
Figure 2.

Key.
1 Swreys
2 Swxeys
3 Swxves
: 4 Sieps
_ 5 Swreys
_ 6 Swveys

Figure 2 - Site plan showing surrounding building heights

8 The site is located approximately 1.1km south of Kew Gardens, a World Heritage
Site, and approximately 1.6km north of Richmond Park. The Thames is approximately
1.5km to the west. The site is within Flood Zone 1.

9 The Sheendale Road Conservation Area is 150 metres to the west and the Sheen
Road Richmond Conservation Area, which includes the Grade II* Listed Hickey
Almshouses, is 200 metres to the south west. There are a number of Buildings of
Townscape Merit in the vicinity of the site (for example 1-11 Manor Road and along
Manor Grove to the east).

10 The site is located immediately south of the A316 Manor Circus which forms part of
the Transport for London Road Network (TLRN). A level crossing is located on Manor
Road adjacent to the south eastern corner of the site.

11 The entrance to North Sheen rail station is located on the opposite side of Manor
Road adjacent to the sites south eastern corner; there are also 10 bus routes within an
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acceptable walking distance. The application site has a public transport accessibility
level (PTAL) of 5, on a scale of 0 to 6b where 6b is the most accessible.

Site specific designations

12 The site sits within Richmond’s character area 6 ‘Old Gas Works’, as defined in the
Richmond and Richmond Hill Village Planning Guidance SPD (June 2016). The site
contains 64 trees which are covered by Area Tree Preservation Orders, is within a
London Underground Safeguarding Zone and is known to have had a previous industrial
land use. The site is in an Article 4 area (removing permitted development rights for
basements), Richmond’s higher CIL band, a takeaway restriction zone and National Grid
gas safeguard zone.

13 The site does not lie within any strategic views as identified within the Mayor’s
London View Management Framework SPG. The site is not located within an
archaeological priority area.

Details of the proposal

14 The application as originally submitted to the Council in February 2019 sought full
planning permission for the demolition of the buildings on the application site and the
construction of four buildings of between four and nine storeys comprising 385
residential units, 35% affordable by habitable room, and 480 sq.m. of flexible
commercial floorspace (Class Al, A2, A3, D2, B1), with associated works.

15 New information and updated plans were received by Richmond Council on 28 May
2019, including amendments in response to transport comments (for example, provision
of showers and lockers associated with the proposed cycle parking); Minor amendments
to Block A elevations; Minor amendments to general arrangement and floor plans to
align with Fire Safety Strategy; Updates to landscape plans; New information submitted
in relation to energy, sustainability, transport, design, landscape proposals, flood risk,
drainage, fire safety, trees and wind & microclimate; and an updated Health Impact
Assessment and Townscape View Assessment. Given the modest nature of the
changes, which were not considered by Richmond Council to prejudice neighbours, a
formal re-consultation was not deemed necessary.

16 Two rounds of amendments were made to the scheme following the Mayor’s
decision to take-over and act as local planning authority for the determination of this
application. The first round of amendments was made in November 2019 and consulted
upon in December 2019 and January 2020. The second amendments were received in
July 2020 and consulted upon in August through to the beginning of September 2020.
The July 2020 amendments include the following:

e Increase of 68 residential units from 385 to 453 through optimisation of layouts
and massing amendments for Blocks A, B, C & D.

e An amendment to the affordable housing tenure split from 30:70 to 52:48 of
affordable rent to intermediate tenures, resulting in a 40% affordable housing
offer by habitable room (with grant funding), comprising 84 London Affordable
Rent units (52% by habitable room), 34 intermediate Shared Ownership units
(21% by habitable room) and 55 intermediate London Living Rent units (27% by
habitable room). The table below demonstrates the changes to tenure mix:
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Table 1 - Affordable housing tenure within original and amended proposed development.

Total

(35% by habitable room)

(40% by habitable room)

Tenure Original Proposal Amended Proposal Difference
Affordable 40 units 84 units +44 units
London Affordable Rent | (30% by habitable room) (52% by habitable room) (+22% by habitable room)
Intermediate 94 units 34 units -60 units
Shared Ownership (70% by habitable room) (21% by habitable room) (-49% by habitable room)
Intermediate - 55 units +55 units
London Living Rent (27% by habitable room) (+27% by habitable room)

134 units 171 units +37 units

(+15% by habitable room)

e Areduction of the basement and relocation of the cycle parking and bin storage to
the ground floor of each Block.

e Anincrease in cycle parking and accessible car parking spaces to meet the
Intend to Publish London Plan standards.

e Design amendments to each of the Blocks to maximise residential quality,
including introducing additional cores, increasing provision of dual aspect units
along Manor Road, elimination of all single aspect north facing units, increased
separation distances and improvements to residential amenity space quality.

e Rearrangement of the proposed commercial floorspace including extending the
commercial frontage within Block D towards North Sheen Station and removal of

the retail pavilion in central courtyard.

e Rationalisation of building elevations to improve architectural consistency.

e Amendments to the public realm including redesign of the central courtyard
following removal of pavilion; revisions to the play space strategy in line with most
up to date GLA requirements; introduction of a half ball-court in south west corner
of the site; and reconfiguration of car parking.

e Amendments to the site-wide Energy Strategy to comply with the London Plan

Energy Hierarchy.

e Height increases for Blocks A (core A), B, and C; height decreases for Blocks A
(core D) and D (core B).
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P - e

Phase 1a providing a bus layover;

Phase 1b Block ¢ providing 139 affordable units; }

providing 96 private units, and
Phase2  BlockD 7 commercial unit;

Phase 3 Block B Pproviding 62 private units;

providing 122 private units,
Phase 4 Block A 34 affordable units, and a
commercial unit.

Figure 3 - proposed phasing plan / layout with annotations and use of each building

17 As shown in Figure 4, above, the development would comprise four blocks. The
layout has been designed to address existing development along Manor Road to the
east, whilst responding to the constraints of the railways along the western and southern
boundaries. For this reason, the tallest elements of the development are clustered in the
centre of the site and approaching the western boundary, stepping down towards the
edges along Manor Road and towards the southern boundary. The elevations fronting
onto Manor Road are limited to four storeys to maintain reasonable proportions with the
existing residential across the street. The site’s main pedestrian and cyclist entrance is
from the east of the site from Manor Road close to the North Sheen Station entrance
and opposite Manor Grove. The main vehicular entrance is located towards the north of
the site (south of the existing bus depot). This entrance retains the existing vehicular
access onto Manor Road.

18 The proposed development is split into four separate blocks, known as Blocks A, B,
C, and D. The blocks have been subject to amendments in terms of heights, massing
and layout to improve the design and residential quality of the proposals.

19 Block A (Phase 4) sits towards the north of the site adjacent the primary vehicular
access route. This perimeter block is split into four cores with a central courtyard. The
northernmost core is eight-storeys stepping down to four-storeys along Manor Road and
the main pedestrian entrance to the site. The block then steps up towards the centre of
the site to eight-storeys. The block is predominantly residential with units on all floors,
including the ground level, and a ground level commercial unit wrapping around the
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southeast corner marking the pedestrian entrance from Manor Road to the heart of the
site. The cycle and waste storage are also at ground level in each core. A small
basement is located at the south of the building to accommodate cold water tank and
pumps, accessed via a hatch.

20 Southwest of Block A is Block B (Phase 3), an octagonal-shaped building, and at
eleven-stories, the tallest within the site. It is situated at the western edge across the site
from the public entrance creating a visual and physical terminus to the route from Manor
Road. There are residential units on each floor with the ground floor also
accommodating cycle and waste storage.

21 Block C (Phase 1b) is located at the southwest corner of the site, south of Block B.
It is comprised of three cores arranged over two distinct elements. Core A is housed
within a ten-storey element that is situated towards the centre of the site and is oriented
north-south. Cores B and C are housed within an eight-storey element, which is oriented
diagonally paralleling the railway line.

22 Block D (Phase 2) comprises two distinct elements joined by an interconnecting
link. The block steps up from a four-storey element fronting onto Manor Road to an
eight-storey element towards the centre of the site, with ground floor commercial space
along Manor Road and wrapping around the northeast corner marking the pedestrian
entrance. The massing and arrangement of this block largely mirrors that of Block A
providing visual symmetry which frames the primary pedestrian entrance to the site.

23 The elevations of the proposed buildings from Manor Road looking west are shown
in Figure 4 below.
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Figure 4 - Manor Road elevation as proposed

24 The proposal includes a new public space in the centre of the site, accessed from
Manor Road to the east. The proposed public space includes new tree planting, plant
boxes, seating and formal and incidental play space.

25 Vehicular access runs from the main access point, to the north, along the western
site boundary to the south western corner of the site. This access is also required by
Network Rail to service the neighbouring railway lines. A ball court has been introduced
to the far south west of the site, and residents can cross the site from east to west
through the landscaped areas to the south of the site between the buildings and the
railway line, marking the boundary.

26 The scheme proposes 14 car parking spaces for Blue Badge users with the
capability to increase this to 10% if required. 20% of these spaces will be provided with
electric vehicle charging facilities. Vehicle access to the car parking and servicing area is
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proposed from Manor Road to the east via the existing vehicular entrance currently
serving the bus terminus and car park on site. A total of 849 cycle spaces are proposed:
817 to serve the residential component (805 long stay and 12 short stay) and 32 for the
commercial (7 long stay and 25 short stay). The residential long stay cycle parking is
spread across the development at each core located at ground level.

Relevant planning history

27 The site’s planning history dates back to 1990, for the erection of the non-food retalil
warehouse that stands on the site (1990 & 1991), change of use of a car sales area to
car parking and the bus terminus that stands on the site today (1991), extension to the
garden centre (1994), improvements to the bus terminus (2000), and variation of a
condition to enable sub-division of the store (the site is currently occupied by Homebase
and Pets at Home stores).

28 With reference to the current application, an Environmental Impact Assessment
(EIA) Screening Opinion request was considered by Richmond Council, where an EIA
was determined not to be required on 14 December 2018. In addition, the GLA
considered an EIA Screening Opinion Request for the revised scheme and a negative
screening opinion was also given on 24 August 2020. There is no other relevant
planning history associated with this site.

29 In addition, it is relevant to note that the adjacent Sainsbury’s site to the east is
allocated within the LB Richmond Local Plan (SA.21) for a comprehensive
redevelopment including retail and residential uses. The continued use of the site as a
food store and the re-provision of the existing retail floorspace would also be required.

Current Application Background

30 Stage 1: On 4 March 2019, Richmond Council notified the Mayor of London that a
planning application of potential strategic importance had been submitted, referring it
under Categories 1A, 1B and 1C of the Schedule to the Order:

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

e 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 floorspace of more than
15,000 square metres.”

e 1C(a) “Development which comprises or includes the erection of a building that is
more than 25 metres high and is adjacent to the River Thames.”

31 On 15 April 2019 the Mayor considered a GLA planning Stage 1 report with
reference GLA/4795/01. This report advised Richmond Council that the principle of a
redevelopment of the site for residential and commercial accommodation was
supported. The quantum of affordable housing (which was then proposed to be 35% of
the scheme), split 36% affordable rent to 64% shared ownership was supported and
confirmed as capable of being considered under the Fast Track route, subject to the
tenure split being agreed with the Council, affordability being confirmed and the use of
grant funding being explored. The high-quality design was supported in line with
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strategic policy. Although an increase in cycle parking and amendments to the energy
strategy was required, along with some additional information and mitigation, the
development was largely in accordance with London Plan and draft London Plan
policies, subject to conditions and Section 106 obligations.

32  On 3 July 2019, Richmond Council’s Planning Applications Committee resolved to
refuse planning permission for the application, in line with officers’ recommendation, and
on 16 July 2019 the Council advised the Mayor of its decision. The Council’s draft
decision notice proposed the following reasons for refusal:

1. Affordable Housing: The development, by reason of its failure to deliver the
maximum reasonable amount of affordable housing, would represent an
unacceptable form of development, contrary to the aims of the NPPF, the London
Plan (adopted and emerging), Local Plan (policy LP36), Affordable Housing and
Planning Obligations Supplementary Planning Document and the Mayor’s
Affordable Housing SPG.

2. Design: The proposal development, by reason of its siting, layout, height, scale,
bulk, design and materials is considered to represent a visually intrusive,
dominant and overwhelming form of overdevelopment to the detriment of the
character of the site and surrounding area; the setting of the Sheendale Road
Conservation Area and nearby Buildings of Townscape Merit, and the visual
amenities of nearby occupants. The proposal is therefore in conflict with the
NPPF, The Adopted and Emerging London Plan, the Local Plan (in particular
policies LP1, LP2, LP3, LP4 LP5 and LP8) and Supplementary Planning
Documents and Guidance, in particular, Design Quality, Village Plan, Small and
Medium Housing Sites.

3. Residential Amenity: a. The proposed development, by reason of its siting,
layout, height, scale, bulk, and uniform, would represent a visually intrusive and
overbearing form of overdevelopment; to the detriment of the surrounding
occupant’s current level of amenities, in particular those residing at Manor Park;
Bardolph Road and Cliveden House; and
b. The development, by reason of the reductions in daylight to properties
immediately adjacent to the site, and the absence of information to demonstrate
such resultant levels are akin to existing levels in the immediate and wider local
context, the scheme is deemed to result in unacceptable levels of daylight to
existing properties.

For these reasons, the proposed development is contrary to policies LP1 and LP8
of the Local Plan and Supplementary Planning Document ‘Residential
Development Standards’.

4. Living Standards: The proposed development, by reason of its siting, height and
design of the proposed buildings, and internal layout and arrangement of the flats;
would result in a poor standard of accommodation, causing unacceptable levels
of outlook and privacy for future occupiers; and insufficient information has been
provided to demonstrate that the scheme provides acceptable levels of daylight to
all the proposed residential units. The scheme is thereby contrary to the NPPF,
London Plan (Adopted and Emerging), Supplementary Planning Documents and
Guidance (in particular Residential Development Standards); and Local Plan (in
particular policies LP1, LP8 and LP35).
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5. Energy: The development, by reason of the insufficient information to
demonstrate the scheme:

a. would comply with the London Plan Energy Hierarchy;

b. achieves the highest standard of sustainable design and construction to
mitigate the likely effects of climate change and exhausted all opportunities to
improve energy conservation and efficiency measures, including an on-site
energy network.

The scheme would represent an unacceptable form of development, contrary to

the NPPF, London Plan (policy 5.2); Draft London Plan (policy SI2) and the Local

plan (LP22).

6. Absence of a legal agreements
In the absence of a legal agreement securing the following Heads of Terms, the
scheme would represent an unacceptable form of development on grounds of
affordable housing; transport; playspace; and sustainability, contrary to the NPPF,
the Adopted and Emerging London Plan, the Local Plan (in particular policies
LP22; LP31; LP36; LP44; LP45); and Supplementary Planning Documents and
Guidance (in particular, Planning Obligations; Car Club Strategy; Affordable
Housing):
- Affordable housing -quantum, tenure, affordability, nominations
- Viability Reviews — pre-commencement; early stage and late stage
- Playspace provision and maintenance contribution
- Carbon off-set fund
- Local Employment Scheme — construction and operation
- Controlled parking zone — contribution, consultation, review and
implementation
- Removal of car parking permits for controlled parking zone
- Contribution towards railway safety; level crossing improvements, station
access feasibility.
- Contribution towards road safety at Manor Circus
- Manor Road improvements
- Car Club provision on site for 2 vehicles and membership for 3 year
residential membership;
- Travel Plans — review and bonds

33 Stage 2: On 29 July 2019, The Mayor considered a GLA planning Stage 2 report
reference GLA/4795/02. The report concluded that having regard to the details of the
application, the development was of such a nature that it would have a significant impact
on the implementation of the London Plan, and there were sound planning reasons for
the Mayor to intervene in this case and issue a direction under Article 7 of the Order that
he would act as the Local Planning Authority for the purpose of determining the
application. The report identified that there were outstanding matters that needed to be
resolved, including housing and affordable housing matters, the energy strategy,
sustainable drainage and transport matters. The Mayor agreed with this
recommendation and on 29 July 2019 issued a direction that the Mayor would act as
local planning authority for the purpose of determining this application.

34 Since the Mayor issued this direction, GLA officers have worked with the applicant
to resolve the outstanding issues on this case and improve the affordable housing offer.
An increase in affordable housing to 40% by habitable room with the inclusion o