
 

 

Dear Sir/Madam,  

GREAT WEST CORRIDOR REGULATION 19 CONSULTATION 

REPRESENTATIONS ON BEHALF OF BERKELEY ST EDWARD HOMES LTD 

Introduction  

These representations have been prepared by WSP | Indigo on behalf of St 

Edward Homes Ltd (“Berkeley St Edward”) in respect of the Regulation 19 

Consultation – Local Plan Reviews (hereafter, “draft Local Plan”).   

Berkeley St Edward, part of the Berkeley Group, is a leading London mixed use 

developer with an excellent track record of delivery in the borough including 

Chiswick Gate; 173 traditionally styled homes including 51 affordable apartments, 

set around a picturesque central square. 

Berkeley St Edward has significant land interests in the Great West Road Corridor.  

These consist of land at Homebase, Brentford and Tesco, Osterley. The proposed 

delivery of these sites for residential led development would be one of the largest 

regenerative opportunities in LB Hounslow with the delivery of over 2,250 new 

homes. Following re-location of the operational Tesco, Osterley store to the 

Homebase site, releasing the 10.6-acre Tesco, Osterley site for 1,800 homes. The 

circa. 800 affordable homes delivered across both sites would be the most 

significant level of affordable housing contribution from a private sector developer 

in the borough for the last 30 years significantly contributing to making the year or 

on year shortfall of affordable housing delivery. 

The below detailed representations respond to draft policies within the following 

documents, having regard to the Council’s published evidence base:  

• Great West Corridor Local Plan Review (Volume 4); and  

• Hounslow Site Allocations (Volume 2).  
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Great West Corridor Local Plan 

Vision 

Berkeley St Edward supports the overall vision for the Great West Corridor to 

become a major West London employment hub and an attractive place to work, 

live and visit. As part of the Vision Delivery and strategic objectives, the Council will 

seek to deliver 7,500 new homes and to provide high-quality new homes in 

sustainable locations where they integrate with businesses shops and community 

uses to deliver liveable places. Berkeley St Edward wholly support these strategic 

housing growth objectives.  

The Great West Corridor has been identified as a potential ‘Opportunity Area’ (OA) 

or an ‘Intensification Area’ which can support meeting London-wide needs for 

housing and employment on underutilised land, linked to existing and potential 

transport accessibility. Berkeley St Edward fully supports the designation of the 

Great West Corridor as an Opportunity Area, and the Council’s strategic objectives 

to deliver high quality homes, promote mixed and inclusive communities and 

deliver lively and liveable places.  

Housing 

 

Housing Land Supply 

Berkeley St Edward fully supports the Council’s commitment, as set out in Policy 

GWC2, to facilitate the delivery of 7,500 homes in the Great West Corridor over the 

plan period and welcomes the Council’s commitment, at Policy criterion GWC2  (d) 

to monitor annual delivery rates and completions and a trajectory of deliverable 

and developable housing supply, in accordance with NPPF paragraph 67. 

The Draft London Plan will increase the Borough’s annual housing target from an 

annualised level of 822 homes to 2,182 every year. This is a 165 percent increase 

on existing requirements. Having regard to the Council’s Annual Monitoring Report 

2016-17 (“AMR”), and latest housing completions; 1,212 completions (2016-17) 

would represent a shortfall of 901 homes (45 percent) against draft London Plan 

targets.  Averaging the last five years (2012-13 to 2016-17) gives an average of 

849 completions, some 1,333 below the new target in terms of housing 

completions.  The Council’s AMR (2016-17) demonstrates that only 24 percent of 

all homes delivered as fromFY2012 to FY2016 were affordable, with 14 percent of 

total provision being Social/Affordable Rent. Accordingly, the delivery of 35 percent 

affordable housing on a habitable room basis, of which 60 percent will be 

Affordable/Social Rent will make an important contribution to the delivery of 

affordable homes in the borough going forward.   

The Council’s housing trajectory includes 2,520 to be delivered on industrial sites 

from year three (2022-2023). Of this, 1,170 dwellings would be delivered in years 1 

to 5, with the balance (1,350) in years 6 to 10. This identification equates to 34% of 

the housing target for the Opportunity Area overall and 8 % of the Council’s 

housing land supply across years 1-5, and 10 % across years 6-10. As set out in 

the Council’s supporting masterplan and capacity evidence base, these sites rely 
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on co-location of residential and industrial uses. The co-location of residential and 

industrial uses introduces significant viability and technical constraints and 

uncertainty around the deliverability of these sites, in accordance with Paragraph 

67 of the NPPF. As these are industrial sites, the emerging Draft London Plan 

requirement for 50 percent affordable housing on such sites will also affect viability.  

Against this background, alternative allocated sites that are unencumbered by 

employment land consideration have strategic significance in housing land supply 

terms. Policy Criterion GWC2 (e)is welcomed, which supports the optimisation of 

the use of land and floorspace as identified within the Place Based Policies and 

Site Allocations.  It is, therefore, recommend that the minimum development 

quantum in site allocations 2 – Tesco, Osterley and 11 – Homebase, Syon Lane 

are reviewed accordingly to maximise their development potential as well-

connected, brownfield locations as strongly supported by the NPPF paragraph 117.  

Affordable Housing 

Policy GWC2 (g)states that development should deliver a strategic target of 50 

percent affordable housing and the proposed 70:30 split (social rent: intermediate), 

within the Great West Corridor Opportunity Area. In accordance with Draft London 

Plan Paragraph 4.6.13 Local Authorities should set localised affordable housing 

thresholds for Opportunity Areas having regard to viability constraints including 

infrastructure considerations.  

The Council’s supporting Viability Evidence; Viability Assessment for Local Plan 

Review and CIL Review (2019), in its assessment of a 50% affordable housing 

scenario, tests a limited range of sites and does not provide a comprehensive 

assessment of all allocations coming forward within the Opportunity Area, fails to 

acknowledge site constraints and abnormal costs in respect of remediation and 

mitigation. 

As acknowledged at Paragraph 8.2.3 of the Council’s Viability Report sites, within 

the Great West Corridor have only been assessed at a very generalised level 

based upon assumptions as to massing and the proportions of residential to non-

residential uses. It is acknowledged that site-specific costs will generate additional 

costs that have not been incorporated.  It also does not account for infrastructure 

and remediation costs. There is therefore no incentive for developers to release 

sites such as operational supermarkets that generate revenue already.  

Thus, the Council’s viability evidence does not support the draft 50 percent 

requirement.  In fact, the Viability Report demonstrates that these sites would be 

unviable at 40 percent.  The Report acknowledges that this means that individual 

sites would need to be assessed on a case-by-case basis (eg at application stage) 

to understand viability.  Given that the Draft London Plan Policy H6 proposes a 

“fast-track” approach to viability at 35 percent affordable housing on a habitable 

room basis, Local Plan Policy GWC2 (g) should be modified to cross reference 

Draft London Plan Policy H6 and the Mayor’s fast track approach.  

Accordingly, it is considered that additional viability work should be undertaken that 

more fully reflects the additional Use Value and costs associated with a site in retail 
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use and the development thereof.  

Affordable Housing Mix 

Paragraph 4.21 of the supporting text confirms that the “required housing mix” for 

the affordable housing element is detailed in Table 4.0.  This is extracted from the 

Council’s Strategic Housing Market Assessment (“SHMA”) 2018.  This Table 

indicates a requirement for 57 percent 3- and 4-bedfroomed units overall, and 42 

percent (social rent) and 48 percent (intermediate) to be delivered as 3- and 4-

bedroomed units from any affordable housing provision.  This requirement does 

not reflect the requirements of Shared Ownership Registered Providers, who would 

operate and manage the stock.  Accordingly, local authorities in compiling their 

housing market evidence base should engage fully with registered providers to 

understand their requirements including 3- and 4- bedroomed provision.  

The provision of 4-bedroomed units present challenges in terms of housing 

management and viability.  The assumptions made in the Adams Integra modelling 

supporting the Viability Report (ie that 13 percent x 4 beds as social rented and 13 

percent in the market units), indicates those schemes would not be viable. 

Accordingly, having regard to the viability issues, adjusting this element, removing 

4-bedroomed units, could in fact improve the deliverability of these schemes. 

Review Mechanisms  

Draft Local Plan Policy GWC2 (h) imposes late-stage review mechanisms where 

viability assessments are used to justify a level of affordable housing below the 

threshold.  

Late stage review mechanisms should only be included on long term developments 

(reflecting guidance in the NPPG), where the viability of the affordable housing is 

not reliant on growth assumptions. Furthermore, these should result in capped 

payments in lieu. This financial cap should be set on the value at the date of 

permission. In the event of a review, the surplus should be shared equally between 

the developer and the local planning authority. On major, complex regeneration 

projects reviews should be downward as well as upward, recognising the 

significant risk of the projects.   

To undertake these otherwise would result in significant undermining of developer 

and funder confidence bearing in mind all the other significant inherent risks of 

undertaking development of this scale and nature; in turn threatening the 

realisation of development sites and the effectiveness of the local plan. In this 

case, delivery of the strategic Tesco opportunity is reliant upon a complex retail 

location strategy and release of the Tesco site for comprehensive redevelopment. 

Accordingly, a late stage review is not appropriate given the site is not immediately 

available.  Berkeley St Edward requires that this policy stipulation be adjusted to 

take into account the above wording in this basis.   
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Employment Growth 

Employment Growth in the Great West Corridor  

It is noted in Figure 4.3: Employment Growth in the Great West Corridor that the 

Homebase, Syon Lane site is identified for B1 Uses with residential. This does not 

take account of the optionality in Site Allocation 11, and the redevelopment of the 

site for a food retail use and residential. Accordingly, Figure 4.3 should be 

amended to remove the Homebase site from a B1 proposed use class or 

alternatively acknowledge the alternative redevelopment option for retail and 

residential use. 

Locally Significant Industrial Sites (LSIS) 

It is noted that the Lookers Skoda Garage site, which lies to eastern boundary of 

the Homebase site is allocated as a Locally Significant Industrial Site (LSIS). In 

accordance with National Planning Practice Guidance (paragraph 025) 

employment sites need to be based on a robust evidence base, these were 

assessed in terms of suitability based on a qualitative assessment criteria to 

identify any additional sites to be brought forward. The Council’s Employment Land 

Review (PBA – June 2016) (ELR) has not included the Skoda Garage Site in 

Appendix A Site Assessments. 

It is acknowledged that the Skoda Garage Site is considered in the Council’s 
Strategic Employment Background Paper (June 2019), however, no qualitative 
assessment into the site’s suitability for LSIS has been 
undertaken. Notwithstanding this, the Council’s justification that an LSIS 
designation is appropriate on grounds of existing use is misplaced given the site’s 
existing lawful use as a car showroom (Sui Generis). The Skoda garage site is 
therefore not industrial land and any LSIS designation will prohibit the opportunity 
to deliver residential-led mixed use development which could contribute to the 
Council’s housing land supply and the delivery of affordable homes.  
 

Any proposed LSIS designation should also be considered in light of its impacts on 

other strategic policies and the deliverability of the plan as a whole.  The 

application of the “Agent of Change” principle, which places responsibility on new 

development near nuisance-generating uses to put in place mitigation measures to 

mitigate the impacts of this nuisance. This would include any future intensification 

of the proposed LSIS land for industrial uses, which would, in turn, potentially 

impact on the capacity of Homebase site to be optimised in accordance with draft 

Local Plan and London Plan housing growth policies.  

Retail 

Draft Policy GWC1 of Great West Corridor Local Plan Review identifies (criterion 

(g)) provision of at least 19,800sq m of active ground floor A1-A4 retail uses should 

be provided across the Great West Corridor. Great West Corridor West Policy P1 

indicates that of this minimum A1-A4 retail floorspace requirement the great 

western corridor west area should include 9,000 sqm in the Golden Mile Station 

Quarter.  
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We request clarification that the relocation of existing retail floorspace (the Tesco 

foodstore) is not included in the minimum floorspace requirements set in the 

policies. 

Townscape and Heritage 

Height parameters 

Policy GWC5 relating to design and heritage sets out that development proposals 

should conform to general building height parameters of 12 to 24 metres where 

appropriate to context.  This is echoed both in Policy P1 (q) I. and within the Site 

Allocations (Site 2: Tesco, Osterley). Policy GWC5 also identifies clusters of 

(modestly scaled) tall buildings grouped around the focal buildings and ranging 

from 38 to 66 metres (AOD).  

It also refers to focal buildings with height parameters of 61 to 82 metres (AOD) 

where appropriate at locations including Grant Way and Macfarlane Lane, which is 

located within the Tesco Osterley site.  The accompanying Figure 4.9 identifies a 

location for a focal building in north of the Tesco site adjacent to Macfalane Lane.  

It should be recognised that this is informed by the scenario in which the existing 

Tesco store is retained, and new buildings erected either side of the retained store.  

The draft site allocation for Tesco Osterley also proposes an alternative 

development scenario (which the Masterplan Capacity Study July 2019 describes 

in more favourable terms) in which the existing store is relocated, and the site is 

brought forward for a residential-led development.  In this alternative development 

scenario, there would be greater flexibility over the location for one or more focal 

buildings and the height and location of these focal buildings should be informed by 

a consideration of context and key views rather than the restrictions of the 

development scenario in which the Tesco store is retained.  The references to 

height and the location for one or more focal buildings on the site should be flexible 

enough to encourage this alternative (and preferred) development scenario. 

Figure 4.9 should be updated to include the potential for an additional focal building 

adjacent to Grant Way within the Tesco site, and the potential for a focal building 

on the Homebase site, as identified in 7.75 of the Masterplan Capacity Study July 

2019.  Policy GWC5 (h) and Figure 4.9 should make it clear that the heights and 

locations and indicative. 

In accordance with Appendix 1 Great West Corridors Views Testing (Section 7) 

Policy GWC5 (h) should be modified to confirm these heights are not absolute and 

would be subject to detailed townscape and visual impact testing at planning 

application stage.  

Within the Great West Corridor Appendix: Views Assessment (July 2019), the 

proposed appropriate height scenario implies that the visibility of a proposed 

development automatically equates to harm.  This does not account for the fact 

that, subject to the quality of design, the visibility of a development can make a 

positive contribution to a view.  This assumption is also not supported by national 

planning policy and is inconsistent with the requirement of national policy to weigh 

any harm that might be caused against public benefits. This policy therefore fails to 
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take account of NPPF Paragraphs 195-7.   

The degree of harm to heritage or townscape significance that may be caused by a 

proposed development can only be assessed at application stage through a robust 

THVIA process when development proposals are significantly advanced. In 

accordance with NPPF paragraph 196, where harm is found to be “less than 

substantial”, it should be acknowledged that the NPPF requires that consideration 

should be given to the public benefits to outweigh any less than substantial harm. 

Paragraph 195 also permits a balancing exercise in the case of ‘substantial harm’, 

though clearly requiring a threshold of benefit. Accordingly, the height parameters 

set out in Policy GWC5 and Policy P1 to confirm these heights should be noted as 

indicative and subject to detailed testing to come forward at planning application 

stage.  

Such an approach would also reflect the Council’s approach taken within the 

Brentford East Capacity Study (2017), which clarifies that height limits are only a 

benchmark and proposals, including proposals for tall buildings, will need to 

demonstrate how its impact on designated heritage assets and the skyline has 

been strongly considered and appropriately mitigated. 

Hounslow Site Allocations 

Berkeley St Edward welcomes the proposals to allocate the Homebase, Syon Lane 

(Site 11) and Tesco, Osterley (Site 2) sites for residential-led development.   

Tesco, Osterley (Site Allocation 2) 

Berkeley St Edward welcomes the allocations acknowledgement of the Tesco 

relocation option and re-development of the site for comprehensive residential 

development, with complementary retail, community use and open space. The 

minimum development quantum should be amended to clearly reflect this 

optionality, clarifying the minimum development quantum that relates to each 

option respectively. The proposed minimum of 350 residential units (identified as 

950 – an additional 600 homes if the Tesco store were relocated), should be 

reviewed and justified with viability evidence, having regard to the strategic re-

development of the site to, in fact, deliver circa 1,800 homes if the Tesco were re-

located. The amended allocation should be consistently referenced throughout the 

development plan as a whole.  

Under ‘Land Uses’, it should be recognised that the reference to ‘large format retail 

(A1)’ is only applicable in one of the two development scenarios that the site 

allocation proposes.  In the other, where the existing large format store is relocated 

to another site, the allocation should specifically encourage smaller format retail 

and other complementary uses. 

The site requirements to be in conformity with the Great West Corridor Place Policy 

should be modified in accordance with our representations to this place-based 

policy (see “Height Parameters” section above), recognising that the height ranges 

are a benchmark and subject to detailed testing that will come forward through the 

application process.  
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Berkeley St Edward also welcome the Council’s recognition of the strategic 

opportunity created by the potential relocation of the Tesco store. Berkeley St 

Edward notes that this is described as an “alternative” development scenario in 

Section 6.1 Golden Mile Station Quarter for the Tesco, Osterley site in the Great 

West Corridor Masterplan and Capacity Study (July 2019).  There have been 

detailed pre-application discussions with a view to bringing together, at the earliest 

opportunity, development at the Tesco and Homebase (see Site Allocation 11) 

sites.  The allocation should therefore be amended to clarify that the strategic 

opportunity is the “primary” development scenario.  

This scenario recognises the significant strategic benefits of relocation of 

operational Tesco store and release of the Tesco, Osterley site for comprehensive 

redevelopment with a sizable new residential quarter. Considering the strategic 

benefits as set out earlier in these representations, the development capacities 

stated are artificially constrained by the capacity and views testing evidence base 

and do not take account of detailed technical design work which would underpin a 

proposal involving the co-location of uses and the re-location of a retail store and 

the parameters required to realise viable development across both sites.   

The amount of car parking should reflect the optimisation of the development under 

the “primary” scenario, as detailed above.   The allocation presents the car parking 

area as an undefined quantum based on external area (in sqm).  This should be 

amended to refer to the number of spaces rather than area of the car park.     

Berkeley St Edward is unclear as to the justification for the unrestricted access into 

The Water Gardens as part of the Site Requirements. This reference should be 

removed. 

Homebase, Syon Lane (Site Allocation 11) 

Berkeley St Edward welcome the allocations acknowledgement of the Tesco 

relocation option and re-development of the site for mixed retail and residential 

development. The minimum development quantum should be amended to clearly 

reflect this optionality, clarifying the minimum development quantum that relates to 

each option respectively. The proposed minimum should be amended to reflect the 

relocation of the operational Tesco store; circa 10,500 sqm. Without the ability to 

deliver a store of this nature, the likelihood is the strategic opportunity to develop 

both sites is lost.  

 

The draft site allocation document states that the Homebase site has been 

allocated a minimum development quantum of 340 residential units (assuming 

large format retail on site though not necessarily the retention of Homebase). This 

minimum allocation should be amended having regard to the strategic re-

development of the site to deliver in excess of 500 homes. This is in light of the 

proposed delivery of this site as part of the strategic opportunity (detailed under 

Site Allocation 2, above), including the relocation of the Tesco store.  The 

allocation should be modified to confirm this is the “primary” development scenario.  

As has been detailed, the strategic opportunity allows the delivery of significantly 

more housing, including affordable housing, in the Great West Corridor.  The 
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amended allocation should be consistently referenced throughout the development 

plan as a whole.  

The amount of car parking should reflect the optimisation of the development under 

the “primary” scenario, as detailed above. The allocation presents the car parking 

area as an undefined quantum based on external area (in sqm).  This should be 

amended to refer to the number of spaces rather than area of the car park. 

The site requirements to be in conformity with the Great West Corridor Place Policy 

should be modified in accordance with our representations to this place-based 

policy, recognising that the height ranges (12-14 metres, as detailed in Policy P1) 

are a benchmark and subject to detailed testing that will come forward through the 

application process.  

Transport 

The LB Hounslow Local Infrastructure Plan indicates the key public transport 

infrastructure, anticipated to be delivered between 2020-2025, as referenced in 

Table 4.7 of the document. Reference is however made to, “These are shown in 

Table 4.7 below with indicative funding and indicative, but uncommitted, 

timescales”. 

Within the Great West Corridor WC Transport Impact Assessment (May 2019), a 

new Southall Rail Link is forecast to attract around 1,200 passengers during the 

AM peak period.  If the Southall Rail Link was extended to Brentford station, then 

passenger demand is likely to increase to 1,600 passengers during the AM peak 

period.   The document goes on to say that “Further feasibility and business case 

work around this scheme is needed to provide a better understanding of the 

benefits and impacts of the scheme (including its role in supporting growth in the 

GWC), and also its cost and value for money.”  

The Great West Corridor WC Transport Impact Assessment (May 2019) states that 

the Southall Rail Link is currently unfunded.  Berkeley St Edward considers that 

this is strategic transport infrastructure that should be funded via the Community 

Infrastructure Levy (CIL).  

The Third Hounslow Local Implementation Plan (Feb 2019) states that “Network 

Rail is investigating the feasibility of this connection on behalf of the council and 

the proposal is currently at options assessment stage.”   

As with the West London Orbital, the document states that a Workplace Parking 

Levy is being considered as one-way to fund the delivery of the Southall Rail Link.  

The Third Hounslow Local Implementation Plan (Feb 2019) also states that “the 

borough is exploring how the schemes could be funded using a form of tax 

increment financing. This would see the borough borrow monies from the public 

works loans board (or successor agency) or private sources such as pension funds 

to be repaid against proceeds from the new development such infrastructure 

unlocks. Sources could include CIL/s106, additional business rates from existing 

users re-evaluated given increased land values resulting from improved 

connectivity and from new businesses moving into the area.” 
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In terms of costs, the Third Hounslow Local Implementation Plan (Feb 2019) states 

that the Southall-Brentford rail link (and related A4 public realm improvements) 

could be delivered in the period 2020-2025, at a cost of £100m. As the full 

feasibility and cost appraisal work has not been completed, there is a reasonable 

likelihood that the rail infrastructure improvements, if committed, would be 

completed beyond 2025.  The Hounslow Infrastructure Delivery Plan 2019, in 

support of its new Community Infrastructure Levy (CIL) identifies a funding gap of 

£3o million; some of which could be met by Government/DfT/LIP funding and the 

remainder by developer contributions (which could include s106 or the emerging 

CIL).   

However, The Great West Corridor WC Transport Impact Assessment (May 2019) 

indicates that the same future PTAL level (4), (reference: Tables 11 and 12 of the 

document) can be delivered through the implementation of either a bus-based 

transport strategy or rail-based strategy of measures. Based on cost alone, the 

bus-based package is more likely to come forward between 2020 and 2031, 

though may not deliver the same levels of connectivity as rail-based improvements 

If bus-based contributions are secured through s106, this will likely be at the 

expense of other contributions.  

In summary, the timescales set out for delivering some of the rail-based 

infrastructure improvements are vague, with funding not at present fully secured. 

Discussions held with TfL to date have been more bus focused, and it is 

anticipated that a bus-based strategy is more likely to be adopted between 2020 

and 2025. 

Conclusion 

On behalf of Berkeley St Edward, WSP | Indigo has reviewed the Hounslow Local 

Plan review, specifically the following documents, and where appropriate, the 

supporting evidence base.  

• Draft Hounslow Site Allocations (Volume 2); 

• Draft Great West Corridor Local Plan Review (Volume 4).  

Berkeley St Edward strongly supports the Council’s strategic objectives to deliver 

7,500 new homes and to provide high-quality new homes in sustainable locations 

where they integrate with businesses shops and community uses to deliver 

sustainable, liveable places.  

Berkeley St Edward welcomes the allocation of Tesco, Osterley and Homebase 

sites for residential-led development and the Council’s recognition of the strategy 

to relocate the operational Tesco store to release the site for comprehensive 

residential development and the strategic benefits this delivers in terms of both 

strategic housing delivery and placemaking. 

The detail of these allocations however should be reviewed, and the Great West 

Corridor Place Based Policy should be modified to take account of these 

representations in respect of housing land supply, affordable housing, employment 
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land and heritage and townscape issues.  

On behalf of Berkeley St Edward, WSP | Indigo wishes to be kept informed of any 

updates to the Local Plan Review up to an including its examination.  WSP | Indigo 

further formally reserves Berkeley St Edward’s right to attend any forthcoming 

Examination hearing regarding the Local Plan Review.  

I look forward to your confirmation that these representations have been received. 

 

 

Yours faithfully 

Mathew Mainwaring  

 

 

 

 


