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10th December 2020  
 
 
Dear Shane 
 
01106/B/P137; Tesco Osterley, Syon Lane, LB Hounslow – TfL’s detailed 
comments 
 
I write to provide detailed strategic transport comments on this application 
reference 01106/B/P137. These provide more detail on the matters raised in the 
GLA Stage 1 Planning Report GLA/6554/01 dated 7th December 2020. Please 
note that these are additional also to any response you may have received from 
my colleagues in infrastructure or asset protection and from TfL as a party with 
a property interest. 
 
Please note that these comments represent an officer level view from Transport 
for London and are consistent with the Mayor’s initial response to the 
application at Stage 1. 
 
The ‘Intend to Publish’ new draft London Plan was submitted to Government in 
December 2019, and sets out an integrated economic, environmental, transport 
and social framework for the development of London over the next 20-25 years. 
TfL expects all current planning proposals to consider the policies set out within 
this document, noting that the decision-maker is to determine the balance of 
weight to be given to adopted and draft policies. 

Proposed Development 
The development proposal consists of a residential mixed-use development 
comprising the following: 
   

 1,677 residential units; 
 5,000 sqm flexible non-residential floorspace; and 
 Circa 400 car parking spaces. 

 

Our ref: HSLW/20/111 
Your ref: P/2020/3100 

Shane Barker 
Development Management 
London Borough of Hounslow 
Hounslow House 
7 Bath Road 
TW3 3EB 
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The site is currently occupied by the Tesco Osterley store which has a floor 
area of circa 11,582sq.m GIA, a petrol filling station (PFS) and 625 surface-level 
customer parking spaces.  The existing Tesco Osterley store will be re-provided 
on the Homebase site. 
 
Homebase Site  
The applicant is also redeveloping the Homebase site in parallel to the Tesco 
Osterley site, and a separate planning application has been submitted.  This 
development comprises: 
  

 473 residential units; 
 10,550sqm GIA Tesco store; 
 200sqm community use;  
 123sqm of flexible non-residential floorspace; and  
 505 car parking spaces. 

 
The site is currently occupied by a 4,180sqm Homebase store with 295 parking 
spaces. 
 
The Tesco Osterley site is located approximately 500m north of the Homebase 
site.    
 
The following comments relate to the Tesco Osterley site only, although the 
modelling considers the combined impacts of both schemes.  Separate 
comments will be issued for the Homebase site. 
 
Location 
The site is bound by Syon Lane to the south west, Grant Way to the south east, 
the Sky Campus to the north east and MacFarlane Lane to the north west.  
Gillette Corner on the A4 Great West Road forms part of the Transport for 
London Road Network (TLRN) is approximately 300m south east of the site. 
The A315 London Road, which is approximately 1km south of the site, forms 
part of the Strategic Road Network (SRN). 
 
The nearest National Rail station is Syon Lane Station which is located 
approximately 750m southwest from the centre of the site. The station is served 
by South Western Railway and provides regular services to London Waterloo 
and Weybridge. 
 
The site is served by 2 bus routes (H91 and H28) within an acceptable walk 
distance of the site with stops located within the Tesco Osterley site and Great 
West Road.  However, it is proposed to extend the E1 bus route to Tesco 
Osterley when the Elizabeth Line opens fully. 
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Based on TfL’s Webcat toolkit the application site has a public transport 
accessibility level (PTAL) range of 1b to 2, on a scale of 0 to 6b where 6b is the 
highest. 
 
Great West Corridor  
The development site sits within the Great West Corridor (GWC), which is 
identified as an Opportunity Area in the ItP London Plan.  The London Borough 
of Hounslow (LBH) has been progressing a detailed review of the GWC (‘The 
Local Plan Review’), which sets out a 15-year vision for how the area will grow 
and develop into a 21st century business hub supporting residential, retail and 
leisure uses.  This is supported by the GWC Strategic Transport Study which 
was published in May 2019 and details local transport 
improvements/interventions required to meet the housing and employment 
goals for the area and to enable growth to come forward in a sustainable way.  
 
The study identifies the following key areas to support the delivery of growth 
within the GWC:   
 

 Improving public transport connectivity, capacity and accessibility to 
maximise use 

 Managing station crowding and increasing capacity 
 Enabling more active travel and improving the health of residents 
 Reducing car dependency and managing the performance of the 

highway network 
 Balancing the strategic transport movement role of the A4 corridor with 

Healthy Streets aspirations 
 
The study concludes that to accommodate the scale of development growth 
proposed and to address existing and forecast challenges, it is essential that 
new development across the area is brought forward in a carefully phased 
manner, in line with appropriate incremental improvements to the transport 
network, and in line with the Mayor’s principles of Good Growth and MTS 
aspirations for mode share. Furthermore, to meet the Good Growth principles 
and Healthy Streets aspirations all new developments should provide high 
levels of on-site permeability for pedestrians and cyclists, convenient and 
attractive walking and cycling connections to local stations and seek to meet the 
goal of car-free or car-lite development through very low levels of on-site car 
parking provision.  
 
With specific reference to Gillette corner, the GWC states that new 
developments must minimise impact on this junction through a car-lite approach 
in line with Good Growth principles set out in the draft London Plan and MTS 
and apply ambitious mode share targets. 
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The study outlines a package of potential transport intervention proposed in the 
GWC and any new development coming forward within the area will be 
expected to contribute towards these.     
 
Vehicular Site Access   
The Tesco Osterley site is currently accessed from Syon Lane via a roundabout 
that serves an internal access road.  This provides access to the car park area, 
service yard and Petrol Filling Station (PFS).  Bus Route H28 also uses this 
access where it terminates on the internal access road. 
 
It is proposed to replace the existing roundabout with a priority junction with a 
ghost-island right-turn lane.  Hounslow council have agreed to the principle of 
this.  Service vehicle will also use this access (except those associated with 
Block J).  Although emergency and refuse vehicles would also be able to 
access the site via Macfarlane Lane.   
 
Buses will no longer penetrate the site and a new bus facility is proposed on 
Grant Road.   
 
Whilst a Stage 1 Road Safety Audit has been undertaken of the site access 
arrangement, this does not include the designer’s response.  The scheme 
designer is required to respond to all issues raised in the audit. This is a 
mandatory requirement particularly for developer and private residential 
schemes.   
 
Healthy Streets 
The Healthy Streets approach aims to create a high quality, attractive and 
inclusive environment in which people choose to walk cycle and use public 
transport.  The dominance of vehicles should be reduced by using design to 
ensure slower speeds and safer driver behaviour, in line with the Mayor’s Vision 
Zero ambition.  The proposed development will generate a significant increase 
in pedestrian and cycle trips to / from the site and the local area.  The 
redevelopment of the site will see the creation of a new network of streets, 
which will significantly improve permeability and connectively through the site 
for both pedestrians and cyclist.  It will provide significant public realm 
improvements, which would result in an attractive pedestrian environment for 
future site residents and visitor and will be a significant improvement to the 
existing car dominated situation.   
 
The redevelopment of the site will require the relocation of the existing bus 
terminus to a new location on Grant Way.  This facility will include a new bus 
stop, bus stand; and a new bus turn around facility.  Whilst the principle of this 
has been agreed, the detailed design will still need to be agreed with TfL.  
There is also a requirement for a bus driver facility to be provided.  The 
requirement for the detailed design of the bus facility and bus driver facility 
should be secured in the s106 agreement.  It should be noted that any costs 
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associated with relocating the bus terminus and new bus infrastructure will need 
to be fully funded by the applicant.   
 
The TA makes reference to a mobility hub but there is no information as to what 
this might entail or no firm commitment that it will be delivered. 
   
The TA states that a 3m wide shared footway/cycleway along the site frontage, 
to be delivered as part of the Bolder Academy development, would be re-
provided as part of the Tesco Osterley development.  Hounslow council have 
aspirations that this segregated cycle lane is extended into the site and TfL 
support this. 
 
In terms of the wider environment, a Pedestrian Comfort Level (PCL) 
assessment is required to ensure that Syon Lane between the Tesco Osterley 
site and the rail station can accommodate the existing and proposed pedestrian 
movements, which is of particular importance when the Tesco Osterley site is 
occupied as there will a significant uplift in opposing pedestrian movements 
from existing Sky staff heading to their campus and residents heading to the 
station. 
    
Whilst two of the highway options considered in the highways impact section 
below would improve pedestrian connections across the A4, the TA fails to 
detail improvements to pedestrian and cycle connections between the Tesco 
Osterley site and Gillette Corner which will be delivered by the applicant.    
 
Any changes to the public highway associated with the proposed development 
will require the developer to enter into a section 278 Agreement under the 
Highways Act 1980, with TfL and/or Hounslow council. 
    
Vision Zero 
The Mayor’s Vision Zero ambition is the elimination of all deaths and serious 
injuries from London’s streets by 2041.  The Vision Zero approach requires 
reducing the dominance of motor vehicles and creating streets safe for active 
travel.  
 
Whilst accident analysis has been provided it concludes that due to the nature 
of the incidents and overall analysis of the PIC data (including a review of 
accident causation factors), it can be concluded that there are no observable 
accident trends that point to defects in the design of the highway that can be 
directly linked to negatively affecting highway safety. However, the accident 
analysis clearly identifies at least two routes where safety improvements could 
be made. 
 
The TA states that for Route 4 they have identified a cluster of “slight” accidents 
at the junction of London Road, Twickenham Road and Spur Road, which 
appears to be caused by individual mistakes – four of the six incident records 
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note pedestrians as stepping out unsafely onto the carriageway.  However, the 
TA concludes that due to the nature of the incidents described, it is concluded 
that there are no causal factors that the proposed development would 
exacerbate.  TfL disagree, the proposed developments will increase in the 
number of pedestrian and cycle movements within the vicinity of the site, which 
has the potential to exacerbate the existing problem identified.     
 
For Route 6 the TA states regarding the cycling and pedestrian PICs, three of 
the five collisions involving cyclists were described as cyclists being clipped by 
vehicles entering or exiting Shield Drive, Harlequin Avenue or Transport 
Avenue. It goes onto state it is considered that clear demarcation of the 
segregated cycle lanes, clear lane and stop sign markings, and a suitable 
indication of right of way could help reduce risk of cyclist incidents.  However, 
there is no commitment to deliver these improvements. 
 
There are also no improvements proposed for the north side of Syon Lane/ A4 
junction.  Accident data shows that both north and south bound right turn 
collisions at the junction need to be addressed. 
 
Given the developments will increase pedestrian and cycle movements within 
the vicinity of the site, which has the potential to exacerbate the existing 
problems identified, TfL require a commitment to deliver these safety 
improvements.   
 
Car parking 
Parking provision is closely linked to use, and car use generates a host of 
negative impacts which need to be managed and addressed, including 
congestion, noise, poor air quality, climate change, severance and road danger.  
Parking restraint and management is therefore essential in ensuring sustainable 
development and underpins mode shift.   
 
It is proposed to provide 400 residential car parking spaces on site (including 
car club spaces), which equates to a car parking ratio of 0.23 spaces per unit.  
The proposed non-residential uses are to be car free.  The car parking provision 
proposed accords with the ItP London Plan maximum standards for the Outer 
London Opportunity Area. 
 
Residential disabled persons parking will also be provided in accordance with 
the ItP London Plan, which requires provision for 3% of dwellings (50 spaces), 
at the onset with up to 10% provided should demand arise. 20% of all car 
parking spaces will include active charging facilities with passive provision for all 
remaining spaces.  These should be secured by condition. 
 
A Car Parking Management Plan (CPMP) confirms that car parking spaces will 
be leased and not sold and provides some narrative as to how spaces will be 
monitored and enforced.  The full CPMP should be secured by condition.   
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Residents will be exempt from applying for car parking permits in any existing or 
future CPZ which should be secured through an appropriate legal mechanism. 
 
The TA states that a minimum of 10 car club bays will be provided on site.  
Three year’s free car club membership for all new residents should be secured. 
 
Cycle Parking 
The TA states that cycle parking for all land uses would be provided in 
accordance with the ItP London Plan’s minimum cycle parking standards.  This 
should be secured by condition.  The TA states that cycle parking will be 
provided in a variety of different ways across the site, both beneath 
buildings/podiums and in standalone structures or short stay bike stands within 
the public realm. 
 
In terms of the long stay cycle parking a minimum of 25% of cycle parking 
provided should be Sheffield stands at the conventional spacing of 1.2m, a 
further 5% of parking should be Sheffield stands spaced more widely (1.8m 
between stands) to accommodate larger cycles).  The location of cycle parking 
should be convenient to all residents of the development.  Shower and locker 
facilities will be required for the non-residential elements.  All cycle parking is 
required to be designed and laid out in accordance with the guidance contained 
in Chapter 8 of the London Cycling Design Standards (LCDS). 
 
Trip generation and modal split 
Whilst TfL are generally satisfied that the overall trip generation assessment is 
broadly robust, the TA does include some sweeping assumptions in the retail 
trip generation summary.  The TA states over the course of a 12-hour day, it 
can be expected that the relocation of the Tesco store and removal of PFS and 
Homebase sites would result in approximately 2,783 fewer retail trips on the 
local highways.  This is difficult to quantify this given there are no 12-hour day 
figures for the PFS.  Table 10.2 only demonstrates 225 less Tesco trips in a 24-
hour period.  Furthermore, whilst there may be less retail trips there is a 
significant uplift in residential vehicle trips.  
 
The TA also states that in summary, the relocation of the Tesco store, with 225 
fewer parking spaces will lead to a reduction in overall retail vehicle trips. 
However as highlighted previously, given a significant proportion of these 225 
spaces were not occupied they would not have been generating vehicle trips 
anyway.  Table 10.2 demonstrates that the proposed Tesco store will generate 
the same number of vehicle trips as the existing Osterley Tesco in the AM and 
PM peak periods.  Furthermore, it is also noted that when the two sites are 
combined there will be an overall net increase of 141 vehicle trips in the AM 
peak hour and 70 in the PM peak hour.   
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Whilst the redevelopment of the two sites will result in an overall reduction in 
daily vehicle trips and/or includes a number of trips which are already on the 
network, the distribution of these trips is different, which in itself can create 
problems on the highway network.    
 
The TA states that the existing Tesco Osterley PFS does attract petrol only trips 
and the removal of the petrol station will mean a reduction in traffic movements 
locally.  However, Table 8.2 details PFS only traffic attraction 
 
Highways Impact 
The redevelopment of the Tesco Osterley site is predicted to generate 142 two-
way vehicle trips in the AM peak hour and 138 during the PM peak hour 
(excluding service vehicle trips).  This results in a net reduction of vehicle trips 
of - 244 trips in the AM peak hour and - 570 in the PM peak hour.  But as 
detailed above, there will be a net increase in the weekday peak periods when 
the sites are combined. 
 
In order to test the impacts of the vehicle trips generated by both the Homebase 
and the Tesco Osterley sites, detailed junction modelling using VISSIM 
microsimulation modelling software has been undertaken.  
 
Three Options have been initially been identified to mitigate the impacts of 
development traffic and to provide pedestrian and cycle improvements in line 
with Healthy Street approach.   
 
Option 1 includes a new traffic signal control junction for the Homebase site and 
the addition of a second right turning lane on the A4 for traffic turning into Syon 
Lane (towards the new Homebase site access) from the west.  This option also 
includes the relocation of the existing bus stop layby on the A4 Great West 
Road (Westbound) further east to extend the cycle lane.  Option 1 effectively 
facilitates vehicle access to the Homebase site and provides only limited 
improvements for active travel, and for this reason is unlikely to be supported.   
 
Option 2 includes the same measures as Option 1 but includes a new at grade 
pedestrian crossing on the A4, to the east of Syon Lane, to replace the existing 
pedestrian underpass.  It retains a double right turn from the A4 into Syon Lane 
North.  It also creates a double right turn lane from the A4 to Syon Lane south 
which is achieved with minor carriageway widening on the south-western side of 
the Gillette Corner junction.  
 
Option 3 includes the same measures as Options 1 and 2 but and includes new 
signalised pedestrian crossings on Syon Lane, both north and south of the A4.   
 
All three Options have progressed through the TfL VISSIM Modelling Audit 
Process (VMAP) to determine which of the options is the most suitable 
mitigation for the combined developments.  However, some further work is 
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required in terms of reporting, so that the true impact of each option is clearly 
understood.  The VMAP process sets technical benchmarks for traffic modelling 
to ensure that the process is transparent and robust.  It is used to improve the 
consistency and quality of modelling and to ensure that the models are accurate 
and fit for purpose. 
 
It is noted that the model results detailed in the TA are no longer valid.  TfL 
support Hounslow’s request to update the TA and re-consult with new model 
outputs. 
 
Whatever preferred option is identified; TfL will require all at-grade pedestrian 
crossings to be converted to toucan crossings.  The inclusion of this is unlikely 
to make a difference to the modelling and will help to deliver cycle 
improvements inline with the Healthy Streets approach.   A Healthy Streets 
Designers Check will be required for the preferred option.    
 
Buses 
There are currently two bus routes within walking distance (640m) of the site: 
H91 and H28.  Although it is noted that the E1 bus route will be extended to the 
Tesco Osterley site when the Elizabeth Line opens fully.  The redevelopment of 
the Tesco Osterley site is predicted to generate 386 two-way bus trips in the AM 
peak hour and 297 two-way trips in the PM peak hour.  It is noted that the bus 
trip generation figures also include a proportion of the predicted underground 
trips which will use a bus to access the station.   
 
TfL have accessed the combined uplift in demand based on pre-COVID 
capacity and conclude that additional buses would be required to accommodate 
the predicted level of demand generated by both sites.  The H28 will require two 
additional buses in the AM peak hour and one in the PM peak. The busiest 
section of the H91 is from Osterley Station to Gunnersbury Station in the AM 
peak period there is therefore a requirement for two additional buses in the AM 
peak hour and one in in the PM peak.  Contributions are sought for 5 years to 
allow for passenger demand to build up.  The total contribution requested would 
therefore be £340,000 x 5 years which equates to £1,700,000 for both 
development sites.  There is a possibility the local network could change in the 
next few years primarily due to the enhancements needed to support the GWC 
OA improved connectivity. Therefore, the contribution will be for general service 
enhancements, rather than to these specific routes. 
 
It is noted that Hounslow Officers queried the use of 2011 Census data to 
establish bus mode share.  It was considered that in reality the bus mode share 
would be higher given the nature of the development (flats with low level 
parking) compared to the current area which is largely family dwellings with high 
car ownership.  They also queried the Census output areas used.  A response 
to this query was never received and should be resolved.   TfL supports this 
query and request for further information.   
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London Underground 
The redevelopment of the Homebase site is predicted to generate 225 two-way 
underground trips in the AM peak hour and 174 two-way trips in the PM peak 
hour.  Osterley Underground Station is located approximately 1.8km west from 
the site and is easily accessible by bus.  TfL require the applicant undertake an 
assessment of station capacity and line loading capacity at Osterley Station 
taking into consideration the anticipated demand of consented schemes.  The 
assessment should be undertaken using publicly available NUMBAT and 
NUMBAT data. 
 
 
Rail 
Syon Lane Station and the trains which serve it are operated by South Western 
Railway (SWT). During the peak hours there are currently a total of 6 trains per 
hour towards central London and Mortlake.  It will be for Network Rail and SWT 
to comments on the potential impact of the development on Syon Lane Station 
and the train services which operate through it.  However, it is noted that Syon 
Lane Station is identified within the GWC Strategic Transport Study, as having 
existing capacity constraints during peak times. 
 
Delivery and Servicing 
A Framework Delivery and Servicing Plan (DSP) has been provided.  This 
predicts that the residential element of the development will only generate 198 
two-way daily service vehicle trips.  Given the size of the development, it is 
considered that the peak hour and daily service vehicle trips have been 
significantly underestimated, especially given the sharp rise in online non-
grocery shopping in recent years.  Four on-site loading bays would be located 
adjacent to and throughout the access internal road network. It is proposed to 
provide a residential concierge in a central location, allowing for deliveries at all 
times of the day.   

Travel Plan   
Framework Workplace and Residential Travel Plans have been provided.  The 
Travel Plans should be secured, enforced, monitored and reviewed by as part 
of the s106.   
 
Construction 
A full Construction Logistics Plan (CLP) will be required to be secured by 
condition and discharged in consultation with TfL. This is required to be 
produced in accordance with TfL guidance.  Given the scale of redevelopment 
and the congested nature of the surrounding highway network, it will be 
essential that any construction works in connection with this site are planned 
and co-ordinated to minimise delays on the network. 
   
Mayoral CIL2 
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Mayoral CIL2 within the London Borough of Hounslow is payable at a rate of 
£60 per sqm. 
 
Summary  
In summary, TfL require that further information is provided before we can fully 
assess and be supportive of the proposed development.  Specific mitigation 
measures and further work is summarised below:  
 

 Designers response for Stage 1 Road Safety Audit to be provided.   
 The detailed design of the relocated bus facility on Grant Way will need 

to be agreed with TfL and any cost met by the developer.  
 A bus driver facility is required to be provided by the developer.   
 More details concerning the mobility hub and a commitment to deliver it. 
 A Pedestrian Comfort Level (PCL) assessment should be undertaken 

along Syon Lane between the Tesco Osterley site and Syon Lane 
Station to ensure footways can accommodate the existing and proposed 
pedestrian movements at full occupation of both sites.   

 TfL support Hounslow’s aspiration for a cycleway to be provided within 
the redline boundary. 

 Further information on the proposed improvements to pedestrian and 
cycle connections between the two development sites.  

 A section 278 Agreement under the Highways Act 1980, to be secured 
for any works on the public highway. 

 A commitment to deliver improvements identified in the accident analysis 
or to propose improvements where a problem is identified.   

 Detailed Car Parking Management Plan (CPMP) to be secured by 
condition. 

 Residents will be exempt from applying for car parking permits in any 
existing or future CPZ, which should be secured through an appropriate 
legal mechanism. 

 Three year’s free car club membership for all new residents should be 
secured. 

 Cycle parking to be secured by condition. 
 A requirement to ensure a minimum of 25% of long-stay cycle parking 

should be Sheffield stands at the conventional spacing of 1.2m, a further 
5% of parking should be Sheffield stands spaced more widely (1.8m 
between stands) to accommodate larger cycles. 

 All cycle parking is required to be designed and laid out in accordance 
with the guidance contained in Chapter 8 of the London Cycling Design 
Standards (LCDS) and this needs to be demonstrated.  

 Shower and locker facilities should be provided for the non-residential 
elements of the development. 

 The trip generation assessment should provide evidence of all 
assumptions. 
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 Further work is required concerning the highway model reporting so that 
the true impact of each highway mitigation option is clearly understood, 
and a preferred option identified.   

 TfL support Hounslow’s request to update the TA and re-consult with 
new model outputs. 

 Whatever preferred option is identified; TfL will require all at-grade 
pedestrian crossings to be converted to toucan crossings. 

 A Healthy Streets Designers Check will be required for the preferred 
option. 

 A bus contribution of £1,700,000 is required for both development sites. 
 A response to Hounslow’s queries concerning the bus mode share being 

underestimates is required.   
 Analysis is required to assess the impact of predicted LU trips on station 

and line capacity. 
 Further work is required on the service vehicle trip generation which is 

currently underestimated.   
 Delivery and Servicing Plan to be secured by condition.  

 Travel Plans to be secured, monitored, reviewed, and enforced through 
the s106. 

 A Construction Management Plan (CMP) to be secured by condition and 
discharged in consultation with TfL.  

 
TfL welcome further discussions with the applicant and Hounslow Council on 
the range of issues identified above. 
 
I trust this provides you with an understanding of TfL’s current position on this 
application and we would welcome acknowledgement from you that these 
comments have been received and are being considered. Please do not 
hesitate to contact me if you have any queries. I look forward to discussing 
these with you and the applicant.  
 
Yours sincerely, 
 
 
 
 
Lucy Simpson 
Principal Technical Planner – TfL Spatial Planning 
Email: LucySimpson@tfl.gov.uk  
Direct Line: 0203 054 7039 
 


