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Non-Technical Summary

This report concludes that the Harrow London Borough Council
Development Management Policies, Site Allocations and Harrow
and Wealdstone Area Action Plan Local Plans provide an appropriate
basis for the planning of the Borough over the next 15 years providing a
number of modifications are made to the Plans. The Council has specifically
requested that | recommend any modifications necessary to enable them
to adopt the Plans. Most of the modifications to address this were proposed
by the LPA, and | have recommended their inclusion after full consideration
of the representations from other parties on these issues.

The modifications can be summarised as follows:

Introduction of presumption in favour of development;

Reduced duplication or overlap between policies;

Deletion of superfluous or explanatory material;

Deletion of policy statements from justification and inclusion in policies;
Reinforcement of justification;

Deletion of validation requirements masquerading as development policy;
Revisions to dwelling mix policy to correspond with evidence;

More pragmatic policy towards housing conversions;

Greater recognition of viability in retailing and employment policies;
Refined policy towards loss of pubs and other community facilities;
Adjustment of policy on protected views to recognise enhancements;
Deletion of site allocations where availability unproven.
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Introduction

1.

This report contains my assessment of the Harrow London Borough Council
Development Management Policies, Site Allocations and Harrow and
Wealdstone Area Action Plan Development Plan Documents (now known as
Local Plans) (the DMPLP, the SALP and the AAPLP) in terms of Section 20(5) of
the Planning & Compulsory Purchase Act 2004 (as amended). It considers
first whether the Plans’ preparation has complied with the duty to co-operate,
in recognition that there is no scope to remedy any failure in this regard. It
then considers whether the Plans are sound and whether they are compliant
with the legal requirements. The National Planning Policy Framework
(paragraph 182) makes clear that to be sound, a Local Plan should be
positively prepared; justified; effective and consistent with national policy.

The starting point for the examination is the assumption that the local
authority has submitted what it considers to be sound plans. The basis for my
examination are the submitted draft plans (October 2012) which, apart from
minor modifications, are the same as the documents published for consultation
in July 2012.

My report deals with the main modifications that are needed to make the Plans
sound and legally compliant and they are identified in bold in the report (MM).
A number of modifications are made for more than one reason and so, on
occasions, there will be repeated references to the same modification number.
In accordance with section 20(7C) of the 2004 Act the Council requested that |
should make any modifications needed to rectify matters that make the Plans
unsound/not legally compliant and thus incapable of being adopted. These
main modifications are set out in the Appendices.

The main modifications that go to soundness have been subject to public
consultation. | have taken the consultation responses into account in writing
this report. Consequent minor adjustments are made to the modifications.

Assessment of Duty to Co-operate

5.

Section s20(5)(c) of the 2004 Act requires that I consider whether the Council
complied with any duty imposed on them by section 33A of the 2004 Act in
relation to the Plan’s preparation.

To an extent, in London, the duty to cooperate is achieved through the
workings of the Mayor’s London Plan. The Mayor has confirmed that the three
Harrow Local Plans comply with the London Plan. A striking example of the
effects of this cooperation is evidenced in the Inspector’s report of the
Examination of the Core Strategy. This records that only 6,050 of the
Borough’s projected 23,000 increase in households need be provided for by
housing provision within the Borough, justified because Table 3.1 of the
adopted London Plan shows that the balance would be provided for by
enhanced growth in east London. Notwithstanding modifications which delete
some site allocations because their delivery cannot be relied upon, the three
Local Plans are likely to deliver considerably in excess of the housing figures
required as a minimum by the London Plan and Core Strategy and so will
contribute to wider needs.
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10.

11.

12.

The spatial vision of the adopted Harrow Core Strategy includes the aspiration
for partnership working with the neighbouring boroughs of Barnet and Brent to
have secured coordinated public realm enhancements to Edgware, Burnt Oak,
Kingsbury and Kenton centres which straddle the borough boundaries.
Paragraph 11.3 of the CS records that Edgware is predominantly located
within the London Borough of Barnet and that that authority has undertaken to
prepare a framework to manage growth and change within the centre. It
promises that Harrow Council will support the development of the framework
and will identify sites, as required, in the Site Allocations DPD (now Local
Plan). The SALP does so.

Paragraph 11.4 of the CS records that Burnt Oak District centre straddles the
boundaries of Harrow, Brent and Barnet. An Opportunity Area Planning
Framework is being prepared by the Greater London Authority, in partnership
with neighbouring boroughs for the Burnt Oak/Colindale opportunity area. The
CS asserts that Harrow Council will engage in this process.

Paragraphs 14.26 and 14.27 of the CS record Harrow’s participation in the
London-Luton-Bedford growth corridor partnership and in the West London
Partnership group of Boroughs. The CS asserts the Council’s intention to use
these partnerships to address cross boundary matters. It also records
Harrow’s partnership in the Brent Valley and Barnet Plateau Green Grid
Framework through which it intends to explore with the London Borough of
Brent specific issues relating to the interaccessibility of Kenton and Northwick
Park stations. The Statements of Representation for each DPD (Local Plan)
record the outcomes of these meetings and also those of quarterly scheduled
meetings with Hertsmere and Three Rivers District Councils, the adjoining local
authorities outside London.

The Core Strategy also records that the Harrow and Wealdstone Area Action
Plan is prepared jointly with the Greater London Authority (GLA) and other
partners. The Statements of Representation for all three DPDs (Local Plans)
record the secondment of a GLA officer to the Harrow Local Plans team to
provide advice on policy development so as to secure consistency with the
London Plan.

Both the three Local Plans themselves and their evidence base make numbers
of references which demonstrate their integration with the strategies and plans
of other authorities. There are examples of adjustments to the content of the
three plans in response to contributions from Thames Water and English
Heritage amongst others. A major inspiration for a principal theme of the
Development Management Policies DPD (Local Plan) has been the Drain
London project run by a partnership of the GLA, London Councils, the
Environment Agency and Thames Water. This has resulted in the Surface
Water Management Plan for Harrow, which provides the evidence base for a
number of DMPLP policies.

These examples convince me that the three local plans have been prepared in
compliance with the duty to cooperate.
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Assessment of Soundness

Preamble

13.

14.

15.

The three Harrow DPDs (Local Plans) are prepared within the context of the
London Plan and an adopted Core Strategy. Specific references to Harrow
within the London Plan are few. Map 2.4 identifies Harrow and Wealdstone as
an Area for Intensification where policy 2.13 and Annex 1 seek substantial
employment growth through an uplift in retail, office and hotel development,
the intensification of industrial and other business uses and the
accommodation of a substantial portion of the borough’s future housing need.
London Plan policy 2.15 and table A2.1 identify Harrow as a metropolitan
centre with a medium potential for growth and a night time economy cluster of
more than local significance. Six District centres are identified with medium
potential for growth.

Paragraph 14.6 of the Core Strategy provides the specification for the
Development Management Policies DPD (Local Plan). It includes fourteen
bullet points;

Protection of structural features (areas of Special Character, Green Belt,
Metropolitan Open Land)

Protection of identified views

Protection of open space

Management of sport, recreation and open space

Protection of biodiversity

Protection and enhancement of heritage

Protection of Local Character

Promotion of high quality and sustainable building design

Promotion of high quality and affordable housing

Management of employment land

Reduction of flood risk

Promotion of town centre vitality and viability

Promotion of sustainable transport

Provision and protection of social and physical infrastructure
The DMPLP seeks to reflect the task it is set by using a series of criteria based
policies against which planning applications will be assessed, including policies
which give effect to designations shown on the adopted policies map. As

submitted it was organised into twelve thematic chapters containing a total of
62 policies;
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16.

17v.

18.

19.

Introduction and planning policy context
Character and amenity

Conservation and Heritage

Environmental Sustainability

Open Space and the Natural Environment
Housing

Employment and Economic Development
Town Centres and Neighbourhood Parades
Transport and Waste

Community Infrastructure
Telecommunications

Implementation, Resources and Monitoring

There was also a glossary, five schedules and three appendices. The content of
the DMPLP satisfies the expectations of both London Plan and Core Strategy.

Paragraph 14.7 of the Core Strategy provides the specification for the Site
Allocations DPD (Local Plan). It is to identify previously-developed sites for
development outside the Intensification Area (the area of the AAP). It also
defines the area of application of certain geographically-defined policies.

Contrary to the description in paragraph 1.2 of the SALP, it is organised into
eight thematic chapters (introduction, retail, employment, housing, green belt,
open spaces, biodiversity and other) within which sites are arranged by
reference to the nine geographical sub areas identified in the Core Strategy.
Modifications are proposed to correct the description (MM502 and 503) and
other errors (MM520). There are also five appendices.

A reading of the Core Strategy might lead to an expectation that the SALP
would designate sites for key junction improvements, improvements to orbital
transport connections, provision of the green grid, designation of Rayners Lane
and Mill Farm estates for regeneration and proposals for increased connectivity
between Kenton and Northwick Park stations. These do not appear within the
SALP.

The Council explains that the Core Strategy was prepared to coordinate spatial
outcomes across a range of activities not limited to the statutory planning
system. In consequence, its implementation is not confined to the three
submitted DPDs (Local Plans) but also involves plans and documents outside
the statutory town planning system. Junction improvements, orbital transport
connections and connectivity between Kenton and Northwick Park stations will
be delivered through the Local Implementation Plan. The Green Grid is a self
contained project (although where its implementation would be through
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developments on allocated sites, this is stated, both in the SALP and the
AAPLP). The Rayners Land and Mill Farm estates are already under
redevelopment. Provisions within the SALP are limited to those which would
be implemented through the town planning system. A modification (MM733)
provides a cross reference to the locations where the full programmes may be
found. With this understanding, the content of the SALP otherwise satisfies
the expectations of the London Plan and the Core Strategy.

20. The specification for the Area Action Plan is contained within paragraphs 14.4
and 14.5 of the Core Strategy. It is intended to set out development
management policies and allocate sites for the delivery of development within
the Harrow and Wealdstone Intensification Area.

21. The AAPLP is organised into seven chapters; an introduction; a context setting
chapter; a vision; a policy setting chapter; a site allocation chapter; a delivery
and monitoring chapter and a chapter setting the geographical areas for the
application of certain policies. There are also three appendices. The range of
the AAP satisfies the expectations of the London Plan and the Core Strategy.

22. Representations pointed out a lack of specific proposals for new leisure and
cultural facilities and for improvements to Harrow bus and railway station.
Suggestions were made as to the kind of leisure and cultural facilities which
would benefit the town centre but, in the absence of any specific proposal,
evidence of harm as a result of their absence, or that proposals would be
viable and deliverable, the absence of proposal does not demonstrate that the
plan would be unsound.

23. The statement in paragraph 2.17 of the AAP that Harrow bus station lacks
operational space which means it cannot meet future growth requirements
lends credence to the idea that without a proposal to overcome that difficulty,
the AAP might not be sound. The Council explains that Harrow’s Local
Implementation Plan includes an allocation for the delivery of additional bus
standing space in Kymberley Road, which is adjacent to the bus station.
Although this may provide no more than a short term solution, it does mean
that the absence of a proposal in the AAP is not necessarily unsound.

24. | am also advised that the Council has commissioned consultants to redesign
the road layout of Kymberley Road, Headstone Road and part of College Road
to aid in bus movements. Although there can be no guarantee that this
exercise will discover a longer-term solution to the need for increased and
improved accommodation for buses in the town centre, it confirms that the
absence of a specific proposal at this stage is not a reason for declaring the
plan unsound.

Main Issues

25. Taking account of all the representations, written evidence and the discussions
that took place at the examination hearing | have examined these three plans
in accordance with the four criteria for soundness set out in paragraph 182 of
the National Planning Policy Framework, that is; positively prepared, justified,
effective and consistent with national policy. From this examination, | have
identified seventeen main issues upon which the soundness of the Plans
depend.
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Issue 1 — Positively prepared

26.

27.

28.

29.

30.

31.

The NPPF explains that to be positively prepared, a plan should be based on a
strategy which seeks to meet objectively assessed development and
infrastructure requirements. As noted above, a striking feature of the Core
Strategy is that it is based on the London Plan which seeks not to meet
Harrow’s objectively assessed housing development requirements within
Harrow but elsewhere within London. This strategy has been found sound
within examinations of both the London Plan and the Harrow Core Strategy.

This deflective approach has allowed the Core Strategy to reconcile its four
objectives of; protecting the historical and environmental features that
contribute to Harrow’s character and distinctiveness; enhancing infrastructure,
environment and other resources; managing the Borough’s contribution to
climate change and increasing resilience to flooding and; adapting to
population and demographic changes.

In consequence, because most of the demand for new housing development is
being deflected elsewhere, much of the emphasis of the DMPLP appears
restrictive. Of the fourteen bullet points which set out the specification for the
DMPLP in paragraph 14.6 of the Core Strategy, five contain presumptions
against various forms of development.

This partly negative tone is misleading because the three plans must be read
together and in conjunction with the Core Strategy as a single Local
Development Framework within the context of the London Plan. When seen in
this light, the relatively negative tone of the DMPLP can be understood;
paragraph 157 of the NPPF sets out eight bullet points which Local Plans
should deliver. The DMPLP focuses on two of these; identifying areas where it
may be necessary to limit freedom to change the use of buildings and;
identifying land where development would be inappropriate, for instance
because of its environmental or historic significance.

The other two plans focus on the positive. There are signs that, in places, the
Council may have been too enthusiastic in positively identifying development
opportunities in both the SALP and the AAPLP; a number of representations
made the point that landowners had been unaware of the Council’s allocation
of their property for development and had no present intention of releasing
their sites. Between the submission of the plans and the hearing sessions, the
Council made contact with these landowners. In consequence the Council
proposes modifications withdrawing some allocations (MMs 504, 505, 507,
508, 509, 512 and 521). In other cases, landowners confirmed their
acceptance that their site could or would be made available for development
during the lifetime of the plans.

In a few cases the examination has thrown doubt upon the justification for
including some sites. These are detailed below and modifications made
accordingly. Collectively, they do not defeat the attainment of the plans’
numerical objectives. Rather, as noted earlier, they are likely still to produce
an outcome in excess of London Plan and Core Strategy requirements in terms
of housing and employment. They confirm that the Council has taken a
proactive approach to the identification of development opportunities and so
demonstrate that, taken as a whole with the Core Strategy, the three plans
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amount to a positively prepared Local Development Framework.

Issue 2 — Consistency with National Policy

32.

33.

34.

35.

36.

37.

38.

The examination has tested the three Local Plans against the requirements of
the National Planning Policy Framework. As submitted, they complied in all
respects except for paragraphs 15 and 154 of the Framework.

The first of these supersedes the requirement, formerly in paragraph 4.30 of
Planning Policy Statement 12 Local Spatial Planning, which advised against the
repetition or reformulation of national policy in Local Plans. The NPP
Framework now requires plans to reflect the presumption in favour of
development, with clear policies to guide how that presumption will be applied
locally. A model policy has been prepared for inclusion in Local Plans.

The Core Strategy was prepared and adopted before the publication of the
NPPF and so does not contain the model policy. The Development
Management Policies Local Plan applies throughout the borough, including the
Intensification Area. Other than chapter 1, its chapters and policies are
thematic and so | recommend modifying the plan by the insertion of the model
wording of the presumption in favour of development within that chapter
(MM2). As this is simply a restatement of National Policy which has itself
been the subject of sustainability appraisal and is also implicit in, and entirely
consistent with, the existing thrust of the Local development Framework, no
additional sustainability appraisal would be needed.

Paragraph 154 of the NPPF requires Local Plans to be aspirational but realistic.
They should address the spatial implications of economic, social and
environmental change.

From a reading of the Core Strategy, it is clear that most of the development
likely to take place in Harrow over the next 15 years will be residential, or
residential-based mixed use schemes. Of 6,050 new homes and 4,000
additional jobs, 46% of the housing and 75% of the jobs are expected to be
within the area of the Harrow and Wealdstone AAP. Twenty-eight percent of
the land area of the borough is green belt or metropolitan open land. A
considerable further proportion is open space. The Core Strategy makes it
clear that development is not wanted on GB, MOL, open space or greenfield
land, including garden land, and that development should only take place on
sites designated in the Site Allocations DPD (Local Plan) or as windfalls on
previously developed land, largely in the form of redevelopments in shopping
parades or employment areas.

These observations suggest that the scope of the development which the
DMPLP would have to deal with would be limited, largely to residential
extensions and conversions and to small redevelopments in commercial or
employment areas. It was therefore hard to understand the justification for a
document of over 250 pages, containing 62 policies.

Further analysis by the Council of the expected quantities and type of
development to which the DMPLP would be expected to apply confirmed that in
some cases policies would be expected to have limited or no relevance. The
Council proposed, and | endorse, the deletion of a number of unnecessary
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39.

polices and a major edit of chapter 3 of the plan. Without losing any
significant content, which would have required a further Sustainability
Appraisal, these changes focus the plan on realistic development pressures
and so are necessary to bring it into compliance with that part of NPPF
paragraph 154 (MMs 77 to 114 inclusive, 213, 398 and 399).

NPPF paragraph 154 goes on to require Local Plans to set out clear policies on
what will or will not be permitted and where. Only policies that provide a clear
indication of how a decision maker should react to a development proposal
should be included in the plan. These are essential to the effectiveness of the
plans, to which I now turn.

Issue 3 - Effectiveness

40.

41.

The sheer size of the DMPLP cast doubt upon its effectiveness because it would
be a sizeable task for any developer of the small scale or householder
proposals likely to be the subject of the plan to form a clear indication of how
many of the 62 policies would in fact apply in any particular case. There are
examples of duplication and overlap between policies which caused confusion
and require modifications, a number of which “signpost” cross-references to
policies in other documents ( MMs 29, 41, 46, 47, 50, 55, 63, 76, 78, 79,
85, 86, 92, 96, 98, 100, 102, 103, 108, 109, 110, 113, 114, 128, 138,
148, 156, 159, 162, 170, 177, 196, 197, 201, 205, 206, 212, 214, 218,
219, 223, 224, 225, 226, 230, 231, 233, 234, 235, 237, 241, 242, 245,
247, 251, 255, 264, 265, 274, 275, 281, 282, 285, 291, 293, 298, 299,
305, 306, 307, 314, 315, 316, 323, 329, 330, 337, 339, 349, 354, 358,
363, 365, 366, 374, 378, 379, 385, 387, 393, 395, 397 and 400).

In addition, the material which is labelled “Reasoned justification” in fact
included much material which is a statement of policy. In some cases, this
simply reiterated material which was stated in the policies themselves but, in
other cases, it stated additional or expanded policy. This exacerbated the
difficulties of obtaining a clear indication of how a decision maker would react
to a development proposal. Modifications are necessary to delete duplication
and to bring policy statements within the scope of stated policies (MMs 6, 7,
8,9, 10, 15, 16, 18, 19, 20, 21, 23, 24, 25, 28, 30, 33, 35, 36, 37, 38,
39, 40, 44, 45, 48, 49, 51, 52, 53, 54, 56, 57, 58, 59, 60, 61, 62, 64,
65, 66, 67, 68, 69, 70, 71, 72, 73, 74, 75, 80, 82, 83, 84, 89, 92, 93,
95, 96, 97, 98, 99, 100, 102, 103, 107, 111, 112, 114, 115, 116, 117,
121, 124, 125, 126, 127, 129, 130, 131, 132, 134, 135, 136, 137, 139,
140, 141, 142, 145, 146, 147, 149, 150, 151, 152, 154, 155, 158, 160,
161, 166, 167, 169, 171,172,173, 174, 175, 176, 178, 179, 180, 181,
182, 183, 184, 185, 186, 189, 190, 191, 192, 193, 194, 195, 198, 199,
200, 202, 203, 204, 208, 209, 210, 211, 217, 220, 221, 222, 226, 228,
229, 232, 234, 236, 238, 243, 246, 248, 249, 250, 252, 253, 254, 256,
259, 260, 261, 262, 263, 266, 269, 270, 271, 272, 273, 277, 278, 279,
280, 288, 289, 292, 294, 295, 296, 297, 299, 300, 301, 302, 303,
307,308, 309, 310, 311, 312, 317, 318, 319, 320, 321, 322, 324, 325,
326, 327, 328, 331, 332, 333, 334, 335, 336, 338, 340, 341, 342, 343,
344, 345, 346, 347, 348, 350, 351, 353, 357, 360, 361, 364, 367, 368,
369, 370, 371, 372, 373, 376, 377, 379, 380, 381, 382, 383, 384, 386,
387, 388, 389, 390, 392 and 396).
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42.

43.

44.

45.

46.

In a few instances, this additional material made reference to geographical
areas of the borough where discrete policies would apply but, because they
would cause a confusion of overlaying policy designations, they would not be
shown on the printed policies map. The Council intended that they would be
shown as a layer on the on-line version of the map but not everyone has
access to this. Modifications require their inclusion as a diagram associated
with the relevant policy ( MMs120, 203 and 244) and to alert readers of the
policies map accordingly (MM405).

In other places, the reasoned justification included much material which is
explanatory. This material gave helpful advice on how to understand or
comply with a policy, without appearing to be policy as such. It is the kind of
material that would normally have appeared in a supplementary planning
document. This material would be helpful to a reader but because it was
included indistinguishably with material which was really a policy statement
and material which was genuinely justification, a great confusion resulted.
This prejudiced the effectiveness of the plan. Modifications eliminate this
unnecessary material (MMs 1, 5, 12, 13, 18, 33, 34, 40, 77, 87, 88, 90,
91, 94, 95, 99, 101, 104, 107, 111, 112, 114, 119, 134, 137, 144, 146,
153, 154, 165, 167, 168, 190, 200, 207, 210, 217, 228, 243, 248, 249,
254, 260, 262, 268, 269, 280, 286, 290, 360, 362, 381, 388, 390, 392,
394, 396, 401, 403 and 404).

In twenty-two instances in the DMPLP, policy is stated which requires
developers to submit a self-assessment of one or more aspects of the impact
of a development when making a planning application. These appear to be
administrative policies for validating planning applications rather than policies
governing development. Although this material might be helpful to a reader, it
would more normally be expected to be included within an authority’s
statement of its information requirements for validating a planning application,
than within a DPD (Local Plan). Validation requirements are in any event the
subject of Statutory Instruments. They do not, of themselves, tell a developer
what will or will not be permitted and where, nor how a decision maker should
react to a development proposal, and so their inclusion would not comply with
paragraph 154 of the NPPF (MMs 37, 43, 81, 90, 114, 121, 122, 123, 137,
150, 163, 195, 217, 254, 260, 288, 317, 342, 344, 359, 362, 387, 392
and 396).

In a few cases, such policies went beyond the simple administrative
requirement for the submission of an appraisal at the time of making a
planning application and made clear the functional characteristic required of
development which an appraisal would be intended to demonstrate. However,
even these policies appeared to imply that it would be sufficient for a
developer to submit such a self-appraisal in order to obtain a planning
permission. Modifications, which | endorse, make it clear that it is for the
Council to evaluate such appraisals and to determine the acceptability of a
development proposal (MMs 123, 136, 164, 253, 256, 287, 350 and 402).

In some cases the removal of material labelled justification which was no more
than a repetition or elaboration of policy revealed a lack of justification. The
Council responded with a number of modifications to make good this
deficiency (MMs 3, 4, 11, 14, 17, 18, 20, 22, 26, 31, 32, 34, 35, 37, 40,
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47.

48.

49.

43,97, 106, 111, 112, 118, 131, 133, 143, 147, 150, 157, 158, 179,
182, 183, 184, 185, 187, 191, 192, 195, 210, 215, 216, 226, 232, 235,
239, 240, 246, 254, 257, 258, 261, 262, 263, 267, 276, 294, 295, 300,
303, 304, 312, 313, 318, 321, 322, 327, 340, 341, 342, 347, 348, 352,
353, 356, 357, 361, 369, 371, 372, 376, 380, 382, 383, 390, 391 and
396,). Again these are endorsed and appended to this report. One of these
modifications revealed a need to amend a policy for greater clarity. (MM355)
Because they do not alter the substance of the plans but merely correct the
absence of justification, no further Sustainability Appraisal is required.

To a lesser extent, chapter 4 of the AAPLP displayed the same characteristics
as described above and so too did not comply with paragraph 154 of the NPPF.
The council responded with a thorough edit of chapter 4 of the AAPLP. This
has led to the vast majority of the Modifications to the AAPLP which are
endorsed and appended to this report. All are necessary to achieve clarity in
accordance with NPPF paragraph 154 and effectiveness in accordance with
NPPF paragraph 182. They also succeed in achieving a considerable reduction
in the volume and complexity of the AAPLP, so improving its accessibility to
users and removing barriers to effectiveness.

Modifications MM601, 602, 603, 604, 620, 638, 639, 645, 659, 668, 670,
671, 687 and 723 are necessary to remove outdated or superfluous material.
Modifications MM605, 606, 607, 608, 609, 610, 611, 612, 613, 614, 615,
616, 617, 618, 619, 622, 623, 624, 625, 626, 628, 630, 632, 633, 635,
636, 637, 644, 645, 647, 648, 649, 650, 651, 652, 653, 654, 656, 657,
658, 661, 662, 663, 664, 665, 666, 667, 668, 669, 670, 671, 672, 673,
674, 675, 676, 677, 678, 679, 680, 681, 682, 683, 684, 685, 686, 690,
691, 692, 693, 694, 695, 696, 697, 698, 699, 700, 702, 703, 705, 706,
707,708, 709, 710, 711, 712, 714, 716, 717, 718, 719, 720, 721, 724,
725, 727, 728, 730 and 731 are necessary to remove policy statements
from justificatory text and to include them within stated policy. Modifications
MM607, 612, 615, 616, 618, 621, 624, 627, 628, 631, 632, 633, 634,
635, 637, 640, 641, 642, 644, 648, 655, 661, 665, 669, 671, 672, 673,
674, 678, 679, 683, 687, 688, 691, 696, 703, 704, 708, 709, 715, 719,
724 and 728 are necessary to make good deficiencies in stated justification.
Modifications MM629, 701, 713 and 714 resolve overlaps with the DMPLP,
providing cross-references. Modifications MM643, 645, 660, 661, 662, 668,
687, 689, 694, 722, 726, 729 and 732 remove validation requirements in
the guise of development management policies.

Representations from the public, as well as my own examination gave rise to
other issues of justification, to which I now turn.

Issue 4 — Justification

50.

As the second bullet point of NPPF paragraph 182 explains, | need to be
satisfied that the plan should be the most appropriate strategy, when
considered against reasonable alternatives. The strategy for managing growth
in Harrow is established in the Core Strategy following consideration of
alternative growth options that were documented and rejected through the
sustainability appraisal and consultation process and subsequently found
sound.
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51.

52.

53.

54.

55.

56.

The three DPDs (Local Plans) the subject of this examination apply the
adopted strategy. Nevertheless alternative approaches to its application have
been considered both in the preparation of the three local plans and in the
consultation which has occurred on them. These are documented in the
Issues and Options documents, Sustainability Appraisals and other documents
listed in the evidence base. For example, table 17 and Appendix F of the
Harrow Retail Study (2009) identified 27 potential retail development sites in
the Borough. Paragraphs 17.11-17.13 of the study explain the methods used
in their identification and rating. As paragraph 2.5 of the SALP explains, only
those rated with good or reasonable prospects were included in the Local Plan.
Other potential allocation sites which were rejected are documented in the
Sustainability Appraisal. | therefore have no reason to doubt that the three
Local Plans represent the most appropriate choices when considered against
reasonable alternatives.

Housing

As submitted, policy DM32 A a of the DMPLP gave priority to the delivery of
family housing. Justification in paragraph 6.12 referred to the London Plan
and the West London SHMA. Yet paragraph 6.16 of the DMPLP reported that
three-bedroomed family homes are in surplus and that 2-bedroomed homes
are in deficit. So the evidence contradicted the policy. Furthermore, policy
DM34 a allowed for the conversion of family houses to multiple units without
reference to the need for family housing, so appearing to work against policy
DM32 A.

The Council proposes a modification to policy DM32 to make it clear that the
priority is for the delivery of affordable family housing, not family housing in
general (MM227). Further modifications summarise the evidence of the West
London SHMA and explain why the Council does not wish to have a policy over
the type and size of new housing to be provided in the private sector
(MM228). As these modifications are clearly evidence-based, | endorse them.

A consequence of the decision, noted earlier, to provide new housing for only a
percentage of the forecast growth in population is to direct demand towards
the conversion to housing of existing non-residential property and towards the
subdivision of existing residential property. Questioning of the rigour of the
Council’s standards for conversions led to a number of modifications accepting
the need to be pragmatic in response to the circumstances of individual
buildings but also setting out with greater cogency the justification for high
standards (MMs 27, 232, 234, 235,).

The Council also provided evidence to demonstrate that recent raising of
standards through its Residential Design Guide December 2010, anticipating
the introduction of the three Local Plans, has not led to a reduction in the
numbers of converted homes delivered over and above the reductions
experienced as a consequence of the difficulties of the wider economy. With
this assurance, | concur with the need for the modifications proposed.

In the Site Allocations DPD (Local Plan) a number of site allocations are
annotated to the effect that they would be suitable for residential use only.
Although they are all clearly suitable for residential use, no evidence is
adduced to justify the requirement that they be only so developed. A series of
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57.

58.

59.

60.

modifications is put forward to delete the requirement (MMs 511, 513, 5186,
517, 523 and 525). | agree that these are necessary to confirm the
soundness of the plan.

As noted above, the Council’s enthusiasm for identifying potential
development sites sometimes overreached itself. Representations alleged that
some landowners were unaware that their sites were identified as site
allocations. Requests to the Council to verify the likely availability of these
sites during the lifetime of the plan demonstrated that it was unable to do so
in the case of two sites in the SALP (H3 and H10) identified for housing-led
redevelopment. The inclusion of these two sites might therefore be misleading
and potentially unsound. Modifications are therefore necessary to delete these
allocations (MMs 512 and 521). Other responses led to Council to consider
pro-active intervention (MMs 515 and 527) on other sites.

The Council also proposes some modifications to reflect the fact that some
allocations have now been taken up and developed (MMs 175A and B, 518,
529, 531 and 737) and to record recent events relevant to the allocations
(MMs 514, 519, 524, 526, 530, 534, 535 and 536). These are clearly
necessary to reflect the facts of the situation. However, the three plans’
overall provision for housing development would continue to exceed the
targets of the London Plan and the Core Strategy as the modified and
corrected summaries show (MMs 503A, 506, 510, 510A, 528, 532, 537,
537A, 538, 539, 540 and 541), so the deletions would not compromise the
overall effectiveness of the three plans.

The owners of the Royal National Orthopaedic Hospital (site GB2) reported
that the indicative housing capacity for that site provided insufficient enabling
development to make viable the current proposals for the redevelopment of
the hospital. Although a current planning application sought permission for a
much larger number and did not appear to raise fundamental issues, it had not
reached a stage where the Council regarded it as sufficient evidence to justify
proposing a modification to the plan. Because the Council and the landowners
are clearly working together to reach agreement on an acceptable and viable
proposal for the site, it is clearly a development site which should remain as
an allocation in the plan. The numbers included in the details of site
allocations are indicative and do not preclude larger numbers if achievable but
at present that has not been demonstrated so it would be inappropriate to
require a modification to the allocation.

Several housing sites are currently in use as Underground station car parks.
Representations alleged that their retention is necessary as part of a strategy
to manage passenger flows to and from Wembley Stadium on event days.
Information from TfL confirms that the sites in question will be made available
for development during the plan period; that any detriment to the operational
standards of the Underground stations resulting from the loss or reduction in
car parking capacity will be minimised and that the car parks in question do
not form part of any TfL strategy for handling passenger flows to or from
Wembley Stadium on event days. Based on these assurances, | conclude that
the retention of these sites within the SALP would be sound without
modification.
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B

61.

62.

63.

64.

65.

Employment policies

Neither my own examination nor representations received raised major issues
of soundness related to employment policies. Modifications are necessary to
clarify that it is the impact of a development, not whether a self assessment of
that impact is made, which would determine the acceptability of a proposal.
Other modifications to clarify the significance of viability are also necessary to
bring the policies in line with national policy (MM253, 256).

Employment Sites

As noted above, the Council’s enthusiasm for identifying potential
development sites sometimes overreached itself. Representations alleged that
some landowners were unaware that their sites were identified as site
allocations. Requests to the Council to verify the likely availability of these
sites during the lifetime of the plan demonstrated that it was unable to do so
in the case of three sites in Edgware identified for employment-led
redevelopment. As there is no evidence to justify their designation as
development sites, their inclusion in the plan would be possibly misleading and
therefore, unsound. Modifications therefore exclude their designation (MMs
507, 508 and 509).

These modifications would remove 18.8% of the gross indicative employment
floorspace identified in the SALP (MM510). Net figures are not identified but
as the contribution of employment sites in the area of the SALP is only
expected to be about 25% of the overall total for the borough, the overall
reduction in the number of jobs expected to result from the allocations in the
three local plans would be much less; about 4.7%o, insufficient to undermine
their overall effectiveness.

Surplus police stations

Representations were made to the effect that two surplus police stations
should be the subject of specific site allocations. Since Harrow police station
currently remains operational, | am not convinced that the inclusion of a
specific site allocation within the plan would be appropriate. In respect of
Wealdstone, both the Council and the landowner agree that no certain
information is available to determine what mix, type or quantity of
development would be feasible or viable in the context of the constraints on
the site, including its designation as a Grade Il listed building. Without this
information, no allocation within the AAPLP can presently be justified. In
respect of these two sites, | therefore conclude that the plans as submitted are
sound.

Pubs

As submitted, policy DM45 would not permit the redevelopment or change of
use of purpose-built pubs unless it would support the evening economy in
town centre locations, provide community uses or the pub was no longer
economically viable. The reasoned justification explained that pubs were
valuable in promoting social cohesion and in bringing communities together
but experience showed that purpose built pubs, whether in town centres or in
residential areas were seldom converted to other class A uses in accordance
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66.

67.

68.

69.

70.

71.

72.

with the General Permitted Development Order but were redeveloped for
residential use. The reason for the policy was to safeguard their potential for
preferred alternative uses against speculative redevelopment proposals.

However, the justification went on to acknowledge that although evening
economy uses would be appropriate in town centres, they would be unlikely to
be compatible with amenity in residential areas. This observation, if factually
correct, is inconsistent with the retention of public houses within residential
areas, since they are, of their nature, an aspect of the evening economy.

The council’s suggested resolution of this inconsistency is to modify the plan
by deleting this policy and its justification from chapter 7 of the DMPLP
(MM282) and encompassing the issue within policy DM58 in Chapter 10. This
provides criteria for safeguarding all types of community facility, simply adding
a requirement for a period of marketing in the case of public houses.

Although this modification correctly focuses on the fact that other community
uses share with pubs, to a degree, the same pressures and demands which
lead to obsolescence and pressures for their closure and redevelopment, it
does not adequately resolve the dilemma. A more discerning policy is required
to resolve the balance between the advantages and disadvantages of retention
or redevelopment. Recent changes in legislation and regulations, such as the
requirement for an external smoking area and the development of ever more
powerful amplification devices have made some community uses, including
pubs, even less compatible with residential uses than before. A revised policy
needs to recognise this.

On the other hand, reasoned justification in paragraph 7.62 of the DMPLP sets
out the value that pubs, like other community uses, can have. Yet not all
community uses possess these desirable characteristics. Some have them to
varying degrees. The value of a community use is, in part, related to the
degree to which it possesses these attributes. A revised policy needs to
recognise this. | have therefore adjusted the Council’s suggested
modifications accordingly (MMs 375 and 377).

Retail allocations

Representations challenged the sufficiency of the allocations for retail
development, arguing (i) that population forecasts outstripped housing figures
and would lead to greater demand for retailing than provided for, and (ii) that
because most allocations within the AAPLP did not give target outcomes for
retail floorspace, there was no guarantee that the figures set in the Core
Strategy would be met.

However, as noted above, the Core Strategy follows the London Plan in
making a conscious decision not to accommodate forecast population growth
within the Borough but to provide for it elsewhere in London. This necessarily
limits the potential for retail growth in the Borough.

In its Statements of Representations on both the DMPLP and the SALP the
Council includes a note on the pipeline of retail floorspace as at October 2012.
This has been updated as a result of the modifications subsequently proposed.
As thus adjusted, it shows that sites with planning permission, together with
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73.

74.

75.

76.

77.

78.

sites allocated in the SALP and the AAPLP would be capable of providing for
37874 sq m of the 44173 sq m which the Harrow Retail Study forecasts to be
needed by 2025.

This represents a shortfall of 14.25% but remains well in excess of the
29097sg m forecast to be needed by 2020. The Harrow Retail Study warns
that forecasts for the period beyond 2020 should be used with caution and so
the Council contends that the 2020 figures should be used as the basis for
allocating sites in the Local Plans. It proposes modified text to justify this
approach (MMs 283 and 704).

Plans ought to provide an appropriate basis for the planning of the Borough
over the next 15 years. Although the allocations in the SALP and AAPLP are
insufficient to do so, the DMPLP contains policy criteria for permitting retail
developments over and above the allocated sites. In combination therefore,
the three DPDs (Local Plans) would be fit for the purpose of planning
additional retail floorspace. The proposed modifications are necessary to
explain the rationale for this approach. 1| add a further modification to
paragraph 1.1 of the SALP for consistency (MM501).

The sequential test for retail development

Paragraph 8.5 of the DMPLP contained an oversimplified summary of
paragraph 26 of the NPPF. In consequence the justification by reference to
the NPPF, set out in paragraph 8.11, for requiring retail impact assessments
for edge and out of centre locations in policy DM46 B d and the unnumbered
passage following DM 46 A b constitute an invalid, circular argument and
require modification.

The NPPF recommends that impact assessments should be required for
developments outside of town centres which are not in accordance with a Local
Plan. There was no stated justification for the more demanding requirement
included in the submitted DMPLP for an impact assessment in all cases of edge
or out of town developments, even those complying with the Local Plan.

On the other hand, advice in paragraphs 23 and 24 of the NPPF is that site
allocation should follow the sequential test and be based on an assessment of
need. That way, the size of any proposed development, whether in town,
edge of town or out of town can be seen to be proportionate to the needs of
the town in question.

The evidence of the need for retail growth in Harrow has not been
disaggregated to the level of individual town centres. It therefore follows that
the quantity of retail development to be sought, even on designated sites
within town centres, cannot be stated. The Site Allocations DPD (Local Plan)
refers to “potential retail floorspace” for each allocated site, based on
estimates of site capacity. It does not prescribe the quantity to be provided
based on any centre-specific estimate of need. It follows that an impact
assessment is therefore required in all cases. Modifications to policy DM46
and its justification are therefore necessary to make this clear. (MMs 284,
285 & 287).
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H

79.

80.

81.

82.

83.

Retail sites

A number of representations cast doubt upon the justification for the selection
of sites allocated in the SALP for retail development, either in terms of their
timing or their viability. Although pre-submission modifications addressed
some of these points in relation to site R1 (Land between High Street and Love
Lane Pinner), subsequent enquiries by the Council failed to establish the likely
availability of this site and site R6 (land at the junction of Kenton Road and
Honeypot Lane, Kingsbury) during the lifetime of the plan. Consequently,
modifications propose these for deletion (MMs 504, 505 and 506). In
relation to most of the others, the Council provided information of discussions
with landowners, planning applications or permissions to show that the
allocations were justifiable.

The most convincing of the representations concerned site R4 (the North
Harrow Methodist Church). It was apparent that the site had been identified
without consultation with the landowner, to whom the allocation came as a
surprise. The church is flourishing and has its own plans to expand its
function as a community centre. It is part of a Methodist circuit for which a
review of need for premises had been carried out fairly recently, in 2007. It
was unlikely that the church would have released its site of its own accord.
Nevertheless, now that the potential of the site had been brought to their
attention, church representatives recognised that, in the longer term, retail
development could provide funding to enable their aspirations for expansion to
occur, so it suited them to retain the allocation within the plan. | have no
reason to disagree.

One representation promoted the Northolt Retail Park as a readily available
location to accommodate additional and replacement retail sales of a
convenience or comparison nature. The location is that of an already-
developed retail park near to South Harrow District Centre. However, other
than a generalised location identified by name, there is no information to
demonstrate the feasibility of any specific proposal. Nor has any specific
proposal been the subject of public consultation, Sustainability Appraisal or
impact assessment made known to me. Accordingly, I am unable to assess
this suggestion further.

Although the suggestion might help to make good the shortfall in allocated
sites, acknowledged above, so might other sites yet to be put forward. For the
reasons noted earlier, I am content that the plans would be sound without
identifying sufficient sites to take up the full range of identified retail capacity
because policies are in place to evaluate additional proposals as they are
made.

Designated frontages

Site Allocation RFO1 proposes to adjust the designations of primary and
secondary retail frontages within South Harrow District Centre. Numbers 273
to 295 (odd) Northolt Road would be transferred from a secondary designation
to a primary designation. A representation challenged this designation,
arguing that the South Harrow District Centre should instead be extended
northwards to include frontages and the Northolt Road Retail Park not
presently included in the District Centre at all.
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84.

85.

86.

87.

88.

89.

A visit to the area confirmed the justification for the redesignation of 273-295
Northolt Road set out in paragraph 2.27 of the SALP. It also showed that the
frontages to Northolt Road north of the existing defined District Centre were
largely in non-retail use and clearly separated the Northolt Road Retail Park
from the District Centre. These findings do not suggest that the relevant
provisions within the SALP are anything other than sound.

Open space

In the DMPLP, policies DM25, dealing with the protection of existing open
space, and DM26, dealing with the creation of new open space are soundly
based on the evidence of the Council’s Open Space PPG17 Study. Neither
requires modification other than to correct the terminology of subsection B d,
which gave rise to doubts about the intentions of the policy (MM188).

Representations sought to ensure that planning permissions could never be
given in conflict with either policy but it is a matter of law that in dealing with
an application for planning permission the authority shall have regard to (a)
the provisions of the development plan, so far as material to the application,
(b) any local finance considerations, so far as material to the application, and
(c) any other material considerations. These provisions cannot be overridden
by any policy within a Local Plan and so the plan is sound without any
modification.

Representations were also made against the allocations of site GO3 (in the
SALP) and AAPO2 (in the AAPLP) on the grounds that they involve the use of
existing open space. Both sites are the subject of existing permissions for
development, not yet implemented, and the site allocations reflect the
permissions which have been given. The Council argued that development of
site AAPO2 in accordance with the allocation would result in an increase in the
amount of open space provided on the site.

Although it is accepted that the development of site GO3 would be contrary to
policy DM25, in the same way that the extant planning permission was
accepted as contrary to existing UDP policy for the protection of open space,
there has been no change in the other material considerations which led to the
previous decision and so no reason now to propose a different allocation for
the site. Subject to the correction of minor errors in the delineation of the site
(modification MM533) there is no reason to find the SALP unsound in relation
to this proposal.

Adjacent to site GO3 is a small piece of land, occupied by a scout hut. There is
a dispute between the Council and the site owners as to whether this should
be included within an open space designation (and so subject to policy DM25)
or should be excluded from the open space designhation and be simply subject
to policy DM58 (retention of existing community, sport and education
facilities). Policy DM 58 would probably apply in any event but, given the
circumstances under which the scout hut came to be developed in the first
place, it is not unsound to regard it as an ancillary development on open
space, even though it is now fenced off from the rest of the open space and so
provided with its own curtilage. Accordingly, no modification is needed to
make the plan sound.
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90.

91.

92.

93.

94.

95.

96.

Representations challenged site allocation MOS4 (Glenthorne, Common Road,
Stanmore) on a number of grounds including lack of need and underutilisation
of adjoining open space, need to protect uncommon species and habitats from
human impact, hazards to the public and lack of funding. For the most part,
these are matters of detail which would be resolved during the implementation
of any proposal. The principle justification for allocating the site lies in the
Council’s PPG17 Open Space Study, which demonstrates the need for
additional open space to serve the borough, and in the observation that
additional open space can only be provided where it is found. Without denying
the validity of the implementation points, the justification in principle does not
lead me to find the allocation, or the plan, unsound.

Testing of the provisions of each allocation revealed that the reference to a
Green Grid contribution for one site had no justification and so the provision is
proposed to be deleted (MM522).

Views

As the Core strategy points out, Harrow Hill and Harrow Weald Ridge are
dominant topographical features within the landscape of the borough. Views
and glimpses of these features are enjoyed from many areas and for many
residents they are a cherished component of local character. Four Core
Strategy policies relate to the protection of views. The provisions of the
DMPLP and AAPLP which give effect to those policies include a Schedule of
Protected Views which extends to about ten per cent by page number of the
content of the DMPLP. These provisions were the subject of considerable
public interest during the examination of the three local plans.

Although some representations initially questioned the methodology used to
define the views, by the time of the hearing sessions it was accepted by all
participants as the best and most appropriate methodology available. A site
visit to the viewpoint of one contested view did not convince me that it had
been incorrectly defined.

Debate focussed more on the policy which would be applied to the defined
views. It became apparent during the examination and particularly during the
hearing sessions that there was a tension between the policy as stated and its
application in practice, to one site (18 in the AAP) in particular.

As stated, the policy did not recognise the possibility that a new development
falling within the protected zone of an identified view could be of such
outstanding quality that it could itself contribute positively to the
characteristics of the view. Yet such had been the practice, recognised in an
appeal decision and endorsed in the Core Strategy. Although some
participants felt strongly that this principle undermined the concept of
protected views, it would be unsound if the three local plans were inconsistent
with policy as applied in practice, endorsed on appeal and confirmed within the
Core Strategy. Modifications are therefore necessary to achieve soundness in
this respect (MMs 42 and 44).

The three Local Plans are concerned not only with views of tall buildings but

also with views from tall buildings. Evidence was submitted which
demonstrated the difficulties of providing publicly accessible viewing platforms
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98.

99.

100.

101.
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103.

in all tall buildings as a matter of routine. The Council acknowledges the
substance of these concerns and proposes a modification accordingly
(MM646).

Sites within Harrow and Wealdstone Intensification Area

Chapter 5 of the Area Action Plan DPD (Local Plan) contains illustrative
diagrams showing how each site within the Intensification Area might be laid
out. They are not meant to be prescriptive (which is stated in the document
but would be made clearer by modifications (MMs 635 and 734) proposed by
the Council) but they are intended to demonstrate the feasibility of, and so
justify, the provisions of each site allocation. It was asserted, without
contradiction, that most of these are based either on extant permissions,
schemes under discussion, or feasibility studies prepared by, or in agreement
with, the landowners of the sites in question.

The exception is that for site 18. In this instance it is accepted that there is no
extant detailed permission or scheme in preparation which demonstrates the
feasibility of developing this site in the way indicated.

There is no doubt about the availability of the site for development (its several
owners confirm the fact). Nor is there any suggestion that the quantitative
provisions of the allocation could not be met. However, in the absence of any
evidence to demonstrate that the illustrative diagram accompanying the site
allocation is realistic, its retention within the plan cannot be justified. It could
be misleading and so, unsound. Modification MM739 therefore deletes it.

Representations raised issues concerning the traffic generated by the
development of AAP site 3 (the former teachers’ centre). The Council points to
submitted evidence (the Harrow Area Action Plan Phase Il; Traffic Impact
Assessment by TfL with support from SKM Colin Buchanan). This shows that
development of this site is likely to contribute about 7% of the total additional
morning peak hour traffic generated by the whole AAPLP and only 1.3% of the
evening peak increase. The overall effects of the AAP are expected to be a 3%
drop in average road network speed but mitigation measures are available to
counteract this effect. This evidence does not suggest that the AAP as a
whole, or this site allocation in particular, would be unsound.

Representations raised issues concerning the viability of one component of the
mixed uses proposed on the ColArt site (AAP site 4) but the Council points out
that the component is not a required element of the site’s development but
merely indicated as an acceptable element. A modification (MM733) makes
this clear.

.With this modification in place and others to correct errors or inconsistencies

(MMs735, 736, 738, 740 and 741) and delete implemented schemes
(MM737) I have no reason to find the site allocation diagrams or the Plan as a
whole unsound.

Kenton Lane Farm

Prior to the hearing sessions, this site had generated more representations,
including a substantial petition, than any other provision of the plans. None of
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those who made representations either attended the hearing session or
provided written evidence to substantiate their concerns. Assurances were
given, both by the Council and by representatives of those who wished to
pursue the proposal with a planning application, that earlier public concern
was based on a misunderstanding of the nature of the proposal, which had

now been resolved through more recent public consultation.

I have no

evidence to contradict that advice. Submitted evidence supports the proposal
and so | find the proposal sound, subject to corrections of errors in the details
included in the submitted SALP (MMs 535 and 536).

Assessment of Legal Compliance

104.My examination of the compliance of the Plans with the legal requirements is

summarised in the table below.

I conclude that the Plans meet them all.

LEGAL REQUIREMENTS

Local Development
Scheme (LDS)

The Development Management Policies, Site Specific
Allocations and Harrow and Wealdstone Area Action
Plan DPDs (now Local Plans) are identified within the
approved LDS July 2012 which sets out expected
adoption dates of April 2013. The Development
Management Policies, Site Specific Allocations and
Harrow and Wealdstone Area Action Plan DPDs (now
Local Plans)’ contents are compliant with the LDS.
Their timing has been delayed slightly by the need
to advertise modifications but is otherwise compliant
with the LDS

Statement of Community
Involvement (SCI) and
relevant regulations

The SClI was adopted in August 2006 and
consultation has been compliant with the
requirements therein, including the consultation on
the post-submission proposed ‘main modification’
changes (MM)

Sustainability Appraisal
(SA)

SA has been carried out and is adequate.

Habitats Regulations
Assessment (HRA)

The Habitats Regulations HRA has been carried out
and is adequate.

National Policy

The Development Management Policies, Site Specific
Allocations and Harrow and Wealdstone Area Action
Plan DPDs (now Local Plans) comply with national
policy except where indicated and modifications are
recommended.

London Plan

The Development Management Policies, Site Specific
Allocations and Harrow and Wealdstone Area Action
Plan DPDs (now Local Plans) are in general
conformity with the London Plan.

Sustainable
Strategy (SCS)

Community

Satisfactory regard has been paid to the SCS.

2004 Act (as amended)
and 2012 Regulations.

The Development Management Policies, Site Specific
Allocations and Harrow and Wealdstone Area Action
Plan DPDs (now Local Plans) comply with the Act
and the Regulations.
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Overall Conclusion and Recommendation

105. The Plans have a number of deficiencies in relation to soundness
and/or legal compliance for the reasons set out above which mean
that | recommend non-adoption of them as submitted, in accordance
with Section 20(7A) of the Act. These deficiencies have been explored
in the main issues set out above.

106. The Council has requested that | recommend main modifications to
make the Plans sound and/or legally compliant and capable of
adoption. I conclude that with the recommended main modifications
set out in the Appendices the Development Management Policies, Site
Specific Allocations and Harrow and Wealdstone Area Action Plan local
plans satisfy the requirements of Section 20(5) of the 2004 Act and
meet the criteria for soundness in the National Planning Policy
Framework.

P. W. Clark,

Inspector

This report is accompanied by three Appendices containing the Main Modifications
to each Local Plan
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Appendix A— DMPLP Main Modifications

The modifications below are expressed either in the conventional form of

strikethreugh for deletions and underlining for additions of text, or by specifying
the modification in words in italics.

The page numbers and paragraph numbering below refer to the submission local
plan, including the minor modifications submitted at the time, and do not take
account of the deletion or addition of text. Policies are prefaced DM in this
appendix, although not so prefaced in the submitted document.

Ref

Page

Policy/
Paragraph

Main Modification

MM1

1.8t0 1.18

Delete paragraphs 1.8 to 1.18

MM2

38

1.20

Delete paragraph 1.20 and heading and substitute;

1.20 Cutting across all thematic policies is the presumption in
favour of sustainable development contained within the
government’s National Planning Policy Framework. This

requires that;

a) When considering development proposals the Council will
take a positive approach that reflects the presumption in
favour of sustainable development contained in the National
Planning Policy Framework. It will always work proactively with
applicants jointly to find solutions which mean that proposals
can be approved wherever possible, and to secure
development that improves the economic, social and
environmental conditions in the area.

b) Planning applications that accord with the policies in this
Local Plan (and, where relevant, with polices in neighbourhood
plans) will be approved without delay, unless material
considerations indicate otherwise.

c) Where there are no policies relevant to the application or
relevant policies are out of date at the time of making the
decision then the Council will grant permission unless material
considerations indicate otherwise — taking into account
whether:

Any adverse impacts of granting permission would
significantly and demonstrably outweigh the benefits, when
assessed against the policies in the National Planning Policy
Framework taken as a whole; or

Specific policies in that Framework indicate that
development should be restricted.

MM3

10

2.2

Insert after first sentence; The dominant housing typologies in
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Ref

Page

Policy/
Paragraph

Main Modification

Harrow are two storey detached, semi detached and suburban
terraced properties with front and rear gardens. These housing
typologies provide streets and neighbourhoods with a strong
coherent appearance due to the consistent and rhythmic
architectural style and consistent street profile. The Character
Assessment-H

MM4

10

2.2

Insert before last sentence; The policies in this chapter seek to
achieve a high standard of design and layout which preserves
and appropriately enhances the quality of the Borough's built
environment, outside of the Harrow & Wealdstone
Intensification Area™°"°*!, integrates with the neighbourhood
of which it will form part, whilst enabling effective use to be
made of previously developed land. And add footnote;_Policies
to deliver a new, high quality and sustainable urban form
within the Intensification Area will be contained within the
Harrow & Wealdstone Area Action Plan.

MMS

10

2.31t0 2.6

Delete paragraphs 2.3 to 2.6

MM6

11

DM1

Amend part B b to read; the appearance of proposed buildings,
including but not limited to architectural inspiration, detailing,
roof form, materials and colour, entrances, windows and the
discreet accommodation of external services;

MM7

11

DM1

Amend part B f to read; the functionality of the development
including but not limited to the convenience and safety of
internal circulation, parking and servicing (without dominating
the appearance of the development) and the appearance,
capacity, convenience, logistics and potential nuisance of
arrangements for waste, recycling and composting; and

MM8

12

DM1

Insert after part D b; c the distances between facing windows
to habitable rooms and kitchens; and redesignate succeeding
parts c-h as d-i.

MM9

12

DM1

Add to parts D c, d and e (now parts D d, e and f);_(applying
the Council's 45 degree code where relevant);

MM10

12

DM1

Insert after “buildings” in part D e (now D f); (habitable rooms

and kitchens)

MM11

12

2.7

Amend paragraph 2.7 as follows;_The Core Strategy sets out
the overarching strategy for ensuring new developments are of
high quality design and do not impact on residents’ amenity.
Policy DM1 provides further details on the key elements of
good design, layout and amenity that need to be considered
for all scales of development ranging from major development
schemes to residential extensions and conversions. As+uch-of
”E"'.E” S IE':"IFEF E'“I".EI““'E“IE. a|sF|s||_eFasFI|es '.ESI EEIIEEIIIEth 'EI

‘Metroland—pattern—of-suburbs—and-centres—also—placesHarrow
. " hi ible bl

ifeti i —New development and changes of use
proposals offer the potential to strengthen the valuable
components of the Borough's existing built environment whilst
realising the opportunity of previously-developed to meet
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Ref

Page

Policy/
Paragraph

Main Modification

future housing and economic needs without loss of open space.

MM12

12

2.8

Delete paragraph 2.8

MM13

12

2.9

Delete paragraph 2.9

MM14

13

2.11

Amend third sentence to read; However this need not mean
rigid replication of existing architectural styles; modern
interpretations based on a demonstrable appreciation of design
local context can introduce exciting new forms and, where
appropriate, add variety and interest.

MM15

13

2.12

Amend as follows; Quality of execution is key to the realisation
of design success, and in this regard the Seuncilwill-exereise
control—of matenals colour entrance & Wlndow details,

seheme—wﬂ-l—ne{—be—aeeemed—exte rnaI services and

telecommunications equipment can significantly detract from a
building's finished appearance, particularly in mixed use and

multi-occupancy developments,—and—should—therefore—be
i ey I I £ 4] tosi I
eutset

MM16

13

2.13

Delete last sentence

MM17

13

2.14

Preface with;_The design of the spaces between buildings, both
private and public, are key to the quality of the environment
and the experience of those who use them. This includes hard
and soft landscaping, natural features, boundary treatments,
waste and cycling enclosures. And delete last four words of
paragraph

MM18

14

2.15

Delete first five sentences and substitute;_Landscaping should
be included as an integral part of the overall design of a
development proposal. The landscape and buildings need to be
considered together from the start of the design process and
careful consideration given to the existing character of the site
including its typology and existing trees and landscape. Add
additional sentence; Further detail on trees and landscaping,
and what is required in landscaping plans, is provided in Policy
DM30 (Trees and Landscape).

MM19

14

2.16

Delete paragraph 2.16

MM20

14

2.17

Delete second, third and fourth sentences and substitute; As
set out in the Core Strategy, these areas are therefore
sensitive to the development of taller buildings that, by their
very nature are likely to have a greater impact on their
surroundings with regard to visual impacts and effects on the
local environment including microclimate, overshadowing and
character.

MM21

14

2.18

Delete paragraph 2.18
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Ref

Page

Policy/
Paragraph

Main Modification

MM22

15

2.19

Amend as follows; The standard of privacy and amenity
achieved by development will be closely related to the
application of design and layout considerations set out above.
Protecting privacy and amenity helps to protect the well being
of the Borough’'s residents. BPevelepment—must—ereate
suecessful—usablespacefor This concerns the need to protect
both future occupiers of new development, as well as but-this
ould I I f ol I . o . ’
ireluding-the living conditions of neighbouring occupiers or (for
mixed use development) the viability of business premises.

MM23

15

2.20 to
2.21

Delete paragraphs 2.20 and 2.21

MM24

15

2.22

Delete last two sentences

MM25

15

2.23

Delete last two sentences

MM26

15

Following
2.23

Insert new paragraph;_The Residential Design Guide SPD sets
out the Council's 45 degree code, which is a tool used to
manage the relationship between buildings and spaces. It
helps to ensure that visual impacts are appropriately contained
and that reasonable levels of light and outlook are maintained.

MM27

16

2.24

Delete final sentence and substitute; _The Mayor of London’s
Housing SPG (2012) states that developments should avoid
single aspect dwellings that are north facing, exposed to noise
levels above which significant adverse health effects on health
and quality of life occur, or contain three or more bedrooms
(Standard 5.2.1).

MM28

16

2.25

Delete paragraph 2.25

MM29

16

Following
2.25

Insert box; Key Policy and Guidance Links

e National Planning Policy Framework (2012) paragraph 56-
66

e London Plan (2011) Policies 7.1, 7.2, 7.3, 7.4, 7.6, 7.7,
7.13,7.14 and 7.15

e Harrow Core Strategy (2012) Policy CS1 B

e Safequarding Aerodromes Direction (2002)

e Mayor of London’s Housing SPG (2012)

MM30

16

DM2

Add to part A d;_in line with Secured by Design principles but
gated developments will be resisted.

MM31

17

2.26

Delete last sentence (added as a minor modification on
submission) and substitute; The DCLG publication Lifetime
Neighbourhoods (2011) identifies six key components for
lifetime neighbourhoods: resident empowerment; access;
services and amenities; built and natural environments, social
networks/well-being and housing°°*"°te],

[Footnotelsee Figure 1, Lifetime Neighbourhoods (2011).

MM32

17

2.27

Insert after second sentence;_ Further guidance for achieving
inclusive and accessible design is provided in the Council's
Access for All SPD (2006).

MM33

17

2.28

Delete second, third, fourth and fifth sentences

MM34

17

2.29

Delete existing paragraph and substitute; However, if lifetime
neighbourhoods are to be successfully achieved, it will not be
enough simply to apply accessibility standards to new
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Ref

Page

Policy/
Paragraph

Main Modification

development. That is why the policy also applies to secure
adaptations to existing buildings through changes of use,
conversions, alterations to non-residential buildings and
proposals for new shopfronts. Recognising that adaptations to
existing buildings are often more challenging, the policy does
not apply to householder applications where it might be
disproportionate but it can be followed voluntarily where
substantial extensions are proposed

MM35

17

2.30

Delete existing paragraph and substitute; The design and
layout of all proposals can help reduce crime through providing
for_increased activity, natural surveillance, access control and
creating a sense of ownership. Research shows that the
application of Secured by Design and Safer Places principles
can reduce burglary and car crime by 50% and criminal
damage by 25%. However, gated development is counter to
neighbourhood principles [F°°™"°*¢l pecause it _inhibits inclusive
access to buildings and spaces, constrains the potential for
social interaction between residents within the wider
community and may exacerbate the extent to which
perceptions of safety and crime do not coincide with the actual
risks.

[Footnote] 1t should also be noted that London Plan Policy 3.5
requires the design of new dwellings to take account of social
inclusion objectives and, in seeking mixed and balanced
communities across London, Policy 3.9 underscores the
supporting role of design to this end. Paragraph 3.60 of the
London Plan states that forms of development such as gated
communities can compromise policy objectives for a more
socially inclusive city.

MM36

18

2.31

Delete paragraph 2.31

MM37

18

2.32

Amend as follows;—F—While the design and layout of all
development should achieve full integration into the area
within which the site is located,—Hewewver major development
provide an opportunity to extend lifetime neighbourhood
principles beyond the site boundary to achieve, for example:;
enhancements to the pedestrian environment and cycle routes
between the site and local destinations;_;—the creation of an
accessible and integrated public transport network and public
realm; and ef the implementation of appropriate Green Grid
projects. Applicants—will- be-expectedto-demonstrate - how-their

I i I - f ottt . I I

MM38

18

2.33 and
2.34

Delete paragraphs 2.33 and 2.34

MM39

18

2.35

Delete last two sentences

MM40

19

2.36

Delete existing paragraph and substitute;_Likewise, inclusive
access to publicly accessible historic buildings and
environments will enable residents and visitors to appreciate
the Borough's rich heritage irrespective of personal mobility.
By placing people at the heart of the design process, and
ensuring new development and its wider context are inclusive
to all, this will enhance the quality of the place and the spaces
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Ref Page Feley Main Modification
Paragraph
within it, ensuring their continued relevance and minimising
the need for awkward, often costly and unsightly alterations in
the future.
MM41 | 19 Following Insert box; Key Policy and Guidance Links
2.36 e National Planning Policy Framework (2012) paragraph 58,

61 and 64

e London Plan (2011) Policies 2.15, 4.8, 7.1, 7.2 and 7.3

e Core Strategy Policy CS1 E

e Harrow Access for All SPD (2010)

e Harrow Residential Design Guide SPD (2011)

e DCLG Lifetime Neighbourhoods (2011)

e Crowded Places: The Planning System and Counter-
Terrorism (2010)

e Protecting Crowded Places: Design and Technical Issues
(2010)

MM42 | 19 DM3 Amend part B a to read; development within a landmark
viewing corridor (shown in red) should not exceed the_specified
threshold height__unless it would comprise world class
architecture or display outstanding qualities either of which
would result in an enhancement to the protected view.

MM43 | 20 2.38 Delete last sentence and add to penultimate sentence; having
regard to the methodology set out in the London View
Management Framework.

MM44 | 20 2.39 Delete first sentence and substitute; Part B a of the policy
gives effect to the reasoning set out in an appeal decision
relating to 51 College Road. The insert after second sentence;
However, visibility should not be conflated with harm. A truly
outstanding design that is well located and designed to
inspire, excite and delight the viewer may enhance a protected
view even if it would exceed the threshold height of one or
more landmark viewing corridors.

MM45 | 20 2 40 Delete paragraph 2.40

MM46 | 20 Following Insert box; Key Policy and Guidance Links

2.40 e London Plan (2011) Policies 7.12
e lLondon View Management Framework SPG
e Core Strategy Policy CS1 C
e Harrow Views Assessment (2012)
e CABE and English Heritage - Guidance on Tall Buildings
(2007)

MM47 | 21 DM4 Amend title; Shopfronts and Sigxis Forecourts

MM48 | 21 DM4 Amend A; Proposals for shopfronts including blinds, canopies
and development on forecourts and—signs will be approved
where:

MM49 | 21 DM4 Amend A b; they do not cause an obstruction or adversely
affect pedestrian or highway safety;

MM50 | 21 DM4 Amend A e; the illumination of sigRs—and shopfronts and
forecourts would not detrimentally affect the amenity of
neighbouring occupiers or the character or appearance of a
conservation area; and

MM51 | 21 241 Delete last sentence

MM52 | 21 242 Delete paragraph 2.42
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Ref

Page

Policy/
Paragraph

Main Modification

MM53

21

2.43

Amend as follows; Both individually and cumulatively, minor
development such as shopfronts, security shutters and sighs
canopies can influence perceptions of the accessibility and
security of an area and visually impact on street scene.

pedestrians—and—wheelchair—uasers. A proliferation of solid

security shutters creates a fortress-like atmosphere in town
centres and neighbourhood parades when premises are closed,
perpetuating fear of crime and personal safety. Shutters with a
transparent ‘'open mesh' design help to maintain visual interest
and, along with a mix of appropriate town centre uses, help to

enllven town centres during the evening. Gpeﬁ—mesh—deagns

MM54

22

2.44

Amend as follows; The installation of new shopfronts, including
those that replace existing shopfronts, provides the
opportunity not only to improve the appearance of the
streetscene but also to design-in safety and security features,
such as Fhe—Ceouncilrequire the use of toughened glass in
preference to shutters SeePRretecting—Crowded-Places—Design
and—TFechnical—Issues—(2010)—when—granting—planning
permission—for—hew—and—replacement—shopfronts—as—the
preferred-means to improve the safety and security of ground
floor units in town centres and neighbourhood parades.

MMS5

22

Following
2.44

Insert box; Key Policy and Guidance Links

e Core Strategy Policy CS1 B

e Harrow Conservation Area SPDs where relevant

e Protecting Crowded Places: Design and Technical Issues
(2010)

MM56

22

2.45

Delete first sentence

MMS57

23

2.46

Amend as follows; Advertisements within residential areas or

wilrarely—be-consistent-with—their—amenity-and-character,—and
should-be-aveoided—Care-will-also-be-needed-at the interface of
commercial and residential areas te—ensure—thatprepesals—are
sensttive—to—the—changein—characterand—de—+not can aversely

affect the amenity of the residential area. Advertisements
which are illuminated or emit noise, such as those which
provide a moving display, have considerable potential to cause
nuisance to residential occupiers. In the more commercial
context of town centres illuminated and moving display units
are to be expected, but sheuld could nevertheless haveregard
to—adversely impact upon residential premises above ground
level. ntermittent—Humination—and—advertisements—abeve

gle-ulnel -Ilelel tevel ”'E.III'IH'E PBEE'I'_HE*I to—causenuisance—to
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Ref

Page

Policy/
Paragraph

Main Modification

MM58

23

2.47

Delete third and succeeding sentences

MM59

23

2.48

Delete paragraph 2.48

MM60

23

2.49

Delete last sentence

MM61

23

2.50

Delete paragraph 2.50

MMG62

24

2.51

Delete last sentence

MM63

24

Following
2.51

Insert box; Key Policy and Guidance Links

NPPF paragraph 67

e Core Strategy Policy CS1 B

e Harrow Conservation Area SPDs where relevant

e The Town and Country Planning (Control of
Advertisements) (England) Reqgulations 2007

MM64

24

2.54

Delete paragraph 2.54 and bold heading 1.

MM65

25

2.55

Amend as follows; The strategic value of the Harrow Weald
Ridge and Pinner Hill area of special character is as a
significant landscape backdrop with that comprises extensive

tree cover, and—majer—open—arcas—Fhe—Councilwillproteet
existing—woedlands—and including the cumulative contribution

of small groups and individual trees, to—the—area—of—special
eharacter- and major open areas. The boundaries of the

Harrow Weald Ridge and Pinner Hill area of special character
largely coincide with those of the Green Belt and this
underlines the strategic importance of the area's openness, to
be safeguarded from inappropriate development. PRrepesals

I d . I bani f , o
. e ” I I . it
resisted-

MM66

25

2.56

Amend as follows; The strategic value of the Harrow on the Hill
area of special character is the prominence that the Hill
provides to the historic hilltop settlement, particularly St.
Mary's Church and historic Harrow School buildings, and the
setting created by the—Hill's—tree—cover—and the major open
areas, including Fhe—Council—wil—ensure—that—the —visual

prominence—ofthe hilltop——settlement—is—preserved—within—its
setting;—and-wil-maintain the cumulative contribution of groups
and individual trees te—the—area—of——special—<character—by
resisting-ineremental-Hesses: The boundaries of the Harrow on

the Hill area of special character take in playing fields and
other spaces which form Metropolitan Open Land around the
hilltop settlement. Metropolitan Open Land is afforded the
same Ievel of protectlon as the Green Belt aHd—WH-I—t-hefefeFe—be

MM67

25

2.57

Delete bold heading 2 and paragraph 2.57

MMG68

25

2.58

Delete final sentence

MM69

25

2.59

Delete last clause of second sentence and all of subsequent
sentences.
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Ref Page ngé?;/ph Main Modification

MM70 | 25 2.60 Delete final sentence

MM71 | 26 261 Amend as follows; In landscape terms, the skyline of Harrow
Weald Ridge and Pinner Hill on the horizon, and the distinctive
profile of Harrow on the Hill, are closely related to the strategic
value of these areas of special character and—wilthereforebe
protectedfrom-intrusive—development: However other features
such as ponds, meadows, hedges, ancient field patterns, dykes
and ditches may also be important to the special character of
the areas, and-should-beprotected:

MM72 | 26 261 Delete bold heading 3

MM73 | 26 262 Delete final sentence

MM74 | 26 263 Delete final sentence

MM75 | 26 2.64 Delete paragraph 2.64

MM76 | 26 Following Insert box; Key Policy and Guidance Links

2 64 ¢ National Planning Policy Framework (2012) paragraph 58
e Core Strategy Policies CS 3, 6 and 10
e Harrow Conservation Area SPDs where relevant

MM77 | 28 3.3t0 3.7 Delete paragraphs 3.3 to 3.7

MM78 | 29 3.8 After second sentence, insert;_The NPPF sets out national
policy on the consideration of impacts arising from
development proposals upon the significance of heritage
assets, and key terms used in that policy™°"! are defined in
the glossary to the NPPF. And add footnote;__Such as
‘designated heritage asset', ‘heritage asset', 'setting of a
heritage asset' and 'significance’.

MM79 | 29 DM7 Below first heading, insert sub-heading_Managing Heritage
Assets

MMS80 | 29 DM7 Amend first sentence of part A to read; When assessing
proposals affecting heritage assets, including non designated
heritage assets, priority over other policies in the DPD will be
afforded to the conservation of the assets affected and their
setting as appropriate to the significance of the assets. And
delete final sentence of part A.

MM81 | 29 DM7 Delete all of part B, including subsections a, b and c.

MM82 | 30 DM7 Amend part C b as follows; relevant issues of design,
appearance and character including proportion, scale, height,
massing, bulk, alignment, materials, historic fabric, use,
features, location, relationship with adjacent assets, setting,
layout, plan form and landscaping;

MM83 | 30 DM7 Amend part C f as follows; the desirability of increasing
understanding and interpretation and-publie-aceess of heritage
assets; and

MM84 | 30 DM7 Add to part C;_g_the reversibility of any change.

MMS85 | 30 DM7 Amend part D as follows; The Council will use planning

conditions and planning obligations where necessary to ensure

the—preservation,—conservation—or—enhancement—ofheritage
assets—and—their—setting,—and—te secure the exploitation of
opportunities for the sustainable public access to enjoyment

aneHnereasedunderstanding-of the historic environment.
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Ref Page Polliey Main Modification
Paragraph
MM86 | 30 DM7 Add; _

Conservation Areas

E In addition to (A) and (B) above, when considering proposals

within conservation areas, the Council will:

a. support the redevelopment of sites that detract from the
character or appearance of the conservation area; and

exploit opportunities to restore lost features or introduce new

ones that would enhance the character and appearance of the
conservation area.

Listed Buildings

F In addition to (A) and (B) above, when considering proposals

affecting listed buildings and their setting, the Council will:

a. pay special attention to the building’s character and any
features of special architectural or historic interest which it
possesses, and the role of the building's setting in these
regards; and

exploit all opportunities to secure the future of listed buildings

particularly those on the 'heritage at risk’ reqgister.

Scheduled Ancient Monuments

G In addition to (A) and (B) above, when considering proposals

affecting scheduled ancient monuments, the Council will have

regard to:

a. the relationship of the monument with other archaeology
and the wider landscape in which it should be interpreted;

b. the condition and management of the monument; and

c. the existing and future security of the monument.

H Major development and change of use proposals affecting a

scheduled ancient monument will be required to provide and

implement _an action plan_ for the management of the
monument.

Archaeology

| In addition to (A) and (B) above, when considering proposals

affecting an archaeological priority area, the Council will have

regard to:

a. the known or anticipated significance of the archaeology:

b. the likely implications of the proposal upon the
archaeology:; and

c. the need to preserve the archaeology in situ; or

d. the adequacy of arrangements for the investigation,
recording, archiving and (where appropriate) curation of
archaeology not requiring preservation in situ.

MM87 | 30 3.9 Delete paragraph 3.9
MMS8S 30 3.10 Delete all but first sentence
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Paragraph
MM89 | 30 3.11 Delete first sentence and following text at end of paragraph;
MM90 | 31 3.13 to Delete paragraphs 3.13 to 3.19 and headings
3.19
MMO91 | 32 3.20 Amend the fourth sentence as follows; Where—relevant—to—a
propesalt The detailed policies and guidance set out in these
documents and further information relating to the significance
of these assets, such as historic Ordnance Survey maps, wil
be—a can provide further material considerations. And delete
final sentence.
MM92 | 32 Heading 2 | Delete heading
MM93 | 32 3.21 Amend first sentence as follows;_Issues of design, appearance
and character Fhese are the main issues to consider in
proposals for additions and alterations to heritage assets, and
new development affecting heritage assets, as they have the
potential to affeet impact their significance. Delete the fourth
sentence and amend the fifth sentence as follows; Historic
fabric and features are always an important part of the
significance of heritage assets, and—there—is—therefore—a
oRiA_f f thei . ‘ .
conversion—or—alteration- Delete the remainder of the
paragraph.
MM94 | 33 3.22 to Delete both paragraphs
3.23
MMO5 | 33 3.24 Amend as follows;—Fhere—is—a—presumption—in—faveur—of

retaining—tThe existing or original location and layout of
heritage assets can make a significant contribution to as—this
eentributes—te their historical context and meaning. Similarly,
there—is—a—presumption—in—faveur—of the original use of a
heritage asset sinee—this—is—will often be the most compatible
with its character and fabric. Securing the appropriate and
viable use of a heritage asset that is compatible with its
character and fabric in the long term is an important part of its

conservation. Seme-degree-of compromisetn-tse-may-assistin

26011, Proposals for below-ground (subterranean)
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Page

Policy/

Paragraph

Main Modification

development and medifyring-modification of internal layouts can
also impact upon the significance of heritage assets. and-se
many eI”Ehs_se_l 'ISSHIES ”'I.I |SE.jHSE as-relevantas-when-assessing

MM96

33

Heading 3

Delete heading

MM9O7

33

3.25 to
3.27

Delete paragraphs 3.25 to 3.27 and substitute;_Harrow's
heritage assets provide both a reference point to the area's
predominantly rural past and examples of the best of 20th
Century suburban development. Some have specific economic
roles within the Borough, for example Harrow School as a
major independent educational establishment and the museum
at Bentley Priory as a new, nationally significant tourist
attraction. Others are of broader social or cultural importance
as _examples of London's 'Metroland’ expansion or surviving
village centres and farm complexes. Conserving and sustaining
the significance of heritage assets and their setting will help to
ensure their continued contribution to the Borough's economy
and its local distinctiveness.

MM98

34

Heading 4

Delete heading

MM99

34

3.28

Delete second and third sentences and substitute;_As noted
above, the conservation and viable use of heritage assets can
also have economic benefits for the Borough. Delete final
sentence.

MM100

34

Heading 5

Delete heading

MM101

34

3.29

Delete sixth, eight and ninth sentences

MM102

35

3.30

Delete paragraph 3.30

MM103

35

Heading 6

Delete heading

MM104

35

3.31

Delete as—explained—below in third sentence. Delete fifth and

sixth sentences.

MM105

35

Before
3.32

Delete heading

MM106

35

3.32

Delete paragraph 3.32 and substitute;_Policy 7.8 of the London
Plan encourages boroughs to include policies for improving
access to the historic environment and heritage assets and
their settings. Permanent public access, such as that at Bentley
Priory Museum, Harrow Museum and Headstone Manor,
provide opportunities for residents and visitors to value the
architectural and historic _value of the Borough's heritage
assets. Public access agreements or other provisions, as part
of Planning Obligations or conditions for proposals associated
with significant heritage assets, can provide opportunities to
increase participation in such events - particularly where
participation would widen appreciation of the Borough's
heritage assets within their Greater London context - or secure
more permanent public access to the historically or
architecturally significant components of the heritage asset.

MM107

35

3.33 to
3.35

Delete paragraphs 3.33 to 3.35.

MM108

36

After 3.35

Insert;
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Conservation Areas

The redevelopment of some sites within conservation areas
may offer the opportunity to remove buildings or other
features that detract from the character or appearance of the
conservation area. Harrow's Conservation Area Supplementary
Planning Documents (and their associated character appraisals
and management plans) include provisions for redundant
buildings, under-utilised sites and other structures/buildings
that detract from the character and appearance of the areas
concerned.

Some proposals may offer the opportunity to restore lost
layouts, views/vistas, landscaping, boundary treatment or
other features of significance to the conservation area.
Similarly, opportunities may exist through new development to
introduce new features. Again, Harrow's Conservation Area
Supplementary Planning Documents (and their associated
character appraisals and management plans) identify specific
opportunities to restore specific features and it is recognised
that development may bring unforeseen opportunities for the
restoration or creation of new features.

Listed Buildings

There are over 300 statutorily listed buildings and over 700
locally listed buildings in _Harrow. In numerical terms,
therefore, listed buildings constitute the largest component of
the Borough's historic environment. Particular care is needed
to ensure that alterations, extensions and any other
development affecting listed buildings does not prejuduce their
architectural or historic integrity, including that associated with

their setting.

The Council endeavours to ensure that listed building owners
are aware of their responsibilities. Statutory powers allow the
Council to step in when listed buildings are seriously neglected.
However, positive solutions that provides a viable, long term
future for listed buildings and which prevents them becoming
'at _risk' are invariably preferable to the use of leqgal
interventions, particularly in_ respect of buildings on the
heritage at risk register (see paragraph 3.37 below).

Buildings of local interest in Harrow make a special
contribution to the architectural and historic identity of the
Borough. By inclusion on the Harrow list, the Council is
highlighting their local _significance to be taken into
consideration when making planning decisions which affect
them. Within conservation areas, local listing indicates that the
building (or group of buildings) is of some significance to the
character and appearance of the area. Outside of conservation
areas, a building's (or group of buildings") inclusion on the local
list demonstrates special local architectural or historical
significance meriting retention.
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Ancient Monuments and Archaeology

Harrow has a rich archaeological heritage. This reflects the
geology and topography of the land which attracted early
settlers and the Borough's proximity to London, which has
dominated trade and governance in Britain since Roman times.
The landscape of Middlesex was a hospitable one, being rich in
woodland, fertile agricultural land and an abundant availability
of fresh water. It provided for early industrial activity and
settlement, for farming and was attractive to nobility as a
domestic and recreational location. The benign nature of the
environment and landscape processes in the area has resulted
in_a legacy of well preserved archaeological features. However,
the greatest threat to archaeological resource has been, and
remains, human activity particularly development.

Scheduled Ancient Monuments are a statutory designation for
remains that are recognised as having national importance and
are, therefore, safeguarded for their intrinsic value for the
benefit of current and future generations. Scheduled Ancient
Monuments in Harrow make a significant contribution to the
Borough’s heritage and are the most important sites of
archaeological interest. However, Harrow's archaeological
heritage includes some sites of more local significance as well
as areas where insufficient evidence exists to justify formal
scheduling. Locations within Harrow which are suspected to
contain below ground archaeology, upon the advice of English
Heritage, are designated as Archaeological Priority Areas.

The Council is committed to securing the conservation and
understanding of all historic assets including those of
archaeological interest. The Borough's Scheduled Ancient
Monuments and Archaeological Priority Areas are shown on the
Harrow Policies Map and further information about them is
available via the Council's website. The desirability of
preserving a scheduled ancient monument and its setting is a
material _consideration in _the determination of planning
applications. The National Planning Policy Framework (2012)
establishes a clear presumption against the loss of, or
substantial harm to, a scheduled ancient monument and states
that any harm to a designated heritage asset, which is less
than substantial, must be weighed against the public benefits
of the proposal. London Plan Policy 7.8 provides further
planning decisions criteria relating to archaeological assets.
Scheduled Ancient Monuments protect the most important,
nationally significant archaeological survivals. However, as
noted above, Harrow has a rich archaeological heritage which
includes some sites of more local significance as well as areas
where insufficient evidence exists to justify formal scheduling.
Locations within Harrow which are suspected to contain below
ground archaeology, upon the advice of English Heritage, are
identified on Harrow's proposal map as archaeological priority
areas. A number of these are related to features the subject of
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formal designation as Scheduled Ancient Monuments.
Developments where heritage assets of archaeological interest
have been identified may be subject to mitigation measures in
order to understand the asset. This might include field
investigation or excavation and analysis, dissemination and
archiving of results. The Council will also encourage community
engagement and _involvement in_any programme _ of
archaeological work.
MM109 | 36 Following Insert box;_Key policy and guidance links
3.35 e National Planning Policy Framework (2012) paragraphs
126-141
e London Plan (2011) Policy 7.8
e Harrow Core Strategy (2012) Policy CS1 D
e Harrow Conservation Area Supplementary Planning
Documents, character appraisals and management
strategies (various)
e English Heritage: The Greater London Sites and Monuments
Record
e English Heritage: Greater London Archaeological Advisory
Service (GLAAS) Charter
e DCLG/English Heritage: Historic Environment Planning
Practice Guide (2010) (revised 2012)
e English Heritage: Conservation Principles and Policies for
the Sustainable Management of the Historic Environment
(2008)
e English Heritage: Setting of Heritage Assets (2011)
e English Heritage: Climate Change and the Historic
Environment (2008)
MM110 | 36 DMS Delete part A including subsections a, b and ¢
MM111 | 36 3.36 Delete paragraph 3.36 and substitute;_The national context for
enabling development is set out at paragraph 140 of the
National Planning Policy Framework (2012). By definition,
enabling development should be a tool of last resort after all
other reasonable avenues that would secure the asset's
survival have been exhausted.
MM112 | 36 3.37 Delete paragraph 3.37 and substitute;_There are a total of 15
of the Borough's heritage assets on the English Heritage
London Heritage at Risk Register (2012). These comprise 10
buildings/structures, 1 registered park and garden, and 4
scheduled ancient monuments. The Council takes its
responsibility to help secure the conservation of heritage
assets for future generations' enjoyment seriously, and to this
end has been working positively with owners and other
partners to ensure the survival of assets on the register and to
avoid others being added to the register. In a number of
instances, sensitive enabling development has been approved
(or _agreed in_principle) to secure the restoration and
conservation of heritage assets.
MM113 | 37 Following Insert box;_Key policy and guidance links
paragraph e National Planning Policy Framework (2012) paragraph 140
3.37 e London Plan (2011) Policy 7.9

e Harrow Core Strategy (2012) Policy CS1 D
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e English Heritage: Enabling Development and the
Conservation of Significant Places (2008)
MM114 | 37 Paragraphs | Delete all
3.38 to
3.104,
including
DM9, 10,
11, 12, 13,
14 and 15
MM115 | 53 DM16 In part A, add to end of first sentence;_including surface water.
MM116 | 53 DM16 Add to part A d;_which, for residential development in flood
zone 3, should be at least 300mm above the modelled 1 in 100
year plus climate change flood level; and
MM117 | 53 DM16 Amend part D and subdivide as follows;
D Sites that are mapped as falling within Developed Zone 3B
will be treated as having a high probability of flood risk, for the
purposes of applying the sequential and (where necessary)
exception tests, provided that the development would be safe
and would not increase the risk or severity of flooding
elsewhere. Opportunities will be sought threwgh—from the
redevelopment of previeushy—develeped sites in fleodplains
Developed Zone 3B to restore the natural function and storage
capacity of the floodplain.
E Sites that are mapped within Greenfield Zone 3B will be
treated as functional floodplain for the purposes of applying
the sequential and (where necessary) exception tests.
Proposals that involve the loss of undeveloped floodplain or
otherwise would constrain its natural function, by impeding
flow or reducing storage capacity, will be resisted.
MM118 | 53 Before 4.3 | Insert new paragraph;_After the floods in July 2007, the

Government commissioned the Pitt Review which concluded
with 92 recommendations. The Government responded to
these and the EU Floods Directive by enacting the Flood Risk
Regulations (2009) and Flood & Water Management Act
(2010), which shifted the emphasis from building flood
defences to managing risk in line with the previous
Government _statement on 'Making Space for Water'. This
legislation requires local authorities to take on a leadership role
in local flood risk management, ensuring that all sources of
flooding, including ordinary watercourses, surface water,
groundwater and sewer flooding are identified and managed as
part of a locally agreed work programme. This recognises the
need to develop an integrated approach to urban drainage
management between the various responsible bodies, including
the Council, the Environment Agency and sewerage
undertakers. Under the new requirements the Council, as Lead
Local Flood Authority (LLFA), also has responsibility for
producing a preliminary Flood Risk Assessment that includes
hazard and risk maps to inform its Flood Risk Management
Plan, Flood Risk Strategy and Flood Defence Asset
register. These leqislative requirements also provide the
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context for the preparation of Harrow's Surface Water
Management Plan and the Council's new role as an approver of
sustainable drainage schemes linked to new development.
MM119 | 53 4.3 Delete first sentence and amend following sentence as follows;
Harrow's Strategic Flood Risk Assessments (SFRAs) have
identified in broad terms areas that are liable to flooding from
watercourses within the catchments of these—rivers Rivers
Brent, Colne and Crane, and the associated probability of
flooding (i.e. the flood zones shown on the Policies Map).
MM120 | 54 4.4 Add;_Harrow's Critical Drainage Areas extend over most of the
Borough and can be viewed on the online Policies Map and in
the Harrow Surface Water Management Plan (2012).
Insert diagram showing Critical Drainage Areas;
Critical Drainage Areas
EKey
l:l Borough boundary
Critical drainage are_as ;
— <!
MM121 | 54 4.5 Delete last two sentences.
MM122 | 54 4.6 Amend first sentence as follows;_The NPPF and technical
guidance states that a site specific Flood Risk Assessment
(FRA) is required to be prepared for: (then continue as
existing).
MM123 | 54 4.7, 4.8 Delete paragraphs 4.7, 4.8 and 4.9
and 4.9
MM124 | 55 Heading 1 | Delete heading
MM125 | 55 4.10 Delete final sentence
MM126 | 55 4.11 to Delete paragraphs 4.11 to 4.16, including headings
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MM127 | 56 417 Amend as follows; Some of the Borough’s open spaces contain

river corridors and form a part of the functional flood
plainfFfeotete al  The modelled flood extents illustrated on
Harrow's flood maps represents the best available information
about the strateqic risk of flooding. Due regard must be given
to areas shown as falling within the functional floodplain, which
represents the most frequent and serious risk of flooding.
However for the purposes of applying the National Planning
Framework (paragraphs 100-104) and associated Technical
Guidance, a distinction will be made between Greenfield Zone
3b and Developed Zone 3b. Sueh Undeveloped floodplain,
defined as Greenfield Zone 3b flood extents within areas
designated as Green Belt, Metropolitan Open Land or open
space on the Policies Map, is of particularly high value within
the urban context. It provides unimpeded space where water is
able to flow or be stored during times of flood—and—wil—-be
protectedforthesepurpeses. However, as recognised in flood
management plansf°™® b1 much of the Borough is already
urbanised with many rivers culverted, changing their behaviour
in response to rainfall and flooding._Previously developed land
within the floodplain, defined as Developed Zone 3B flood
extents on land not designated as Green Belt, Metropolitan
Open Land or open space on the Policies Map, provides the
opportunity through redevelopment to realise the flood risk
management and reduction objectives of Harrow's Core
Strategy and the Thames Catchment Flood Management Plan.
However, Zone 3B represents land where water has to flow or
be stored in times of flood and it therefore remains essential
that development in this zone is designed to be safe and does

not simply displace flood risk to land elsewhere.
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[Footnote alEy amples include Headstone Manor Recreation Ground,
Harrow Recreation Ground, Pinner Park Farm, Newton Park
(east) and Queensbury Recreation Ground. Some open spaces
have been adapted specifically to function as flood storage
areas, such as the open space at Stanmore Park, Whitchurch
Playing Fields and Prince Edward Playing Fields, whilst the Core
Strategy recognises the potential of Kenton Recreation Ground
to provide a sustainable flood management solution for more
urban areas up and downstream of the Wealdstone Brook.
[Footnote  bljarrow’s Preliminary Flood Risk Assessment and
Surface Water Management Plan. The Thames Catchment
Flood Management Plan (Environment Agency, 2009) includes
Harrow in sub area 9: London catchments where it is accepted
that the most sustainable approach to managing flood risk is
through adaptation of the urban environment.

MM128

56

Following
4.17

Insert new box; Key Policy and Guidance Links

e NPPF paragraphs 99 - 104

e lLondon Plan Policy 5.11 - 5.15

e Core Strategy Policy CS1 U, V, W and relevant sub area
policy

e Harrow's Surface Water Management Plan (2012)

e Thames Catchment Flood Management Plan (2009)

e River Brent and Crane Catchment Flood Management Plans

MM129

56

DM17

Add to part A;_Where greenfield run- off rates cannot be
achieved this should be clearly justified by the applicant;
however the fact that a site is previously developed and has an
existing high run-off rate will not constitute justification.

MM130

57

4.19

Delete the third sentence.

MM131

58

4.22

Delete final sentence and substitute; The use of non permeable
surfacing impacts upon the ability of the environment to
absorb surface water, and the hard surfacing of front gardens
and forecourts can lead to localised surface water flooding.

MM132

58

4.23

Delete first, second, fifth and sixth sentences and amend third
sentence as follows; London Plan Policy (2011) Policy 5.13 and
Harrow's Core Strategy (2012) state that proposals should aim
to achieve greenfield run off rates.

MM133

58

Following
4.23

Add two new paragraphs;

Forthcoming leqislation will require sustainable drainage
systems to be submitted to, and be approved by, the Lead
Local Flood Authority (LLFA) and SuDS Approving Body
(SAB)Feotetel  panding the implementation of this legislation,
and to ensure the adequacy of surface water drainage over the
lifetime of the development, applicants will be required to
agree with the Council the arrangements for the long term
management and maintenance of the proposed systems.
[Footnotelgaction 32 and Schedule 3 of the Flood and Water
Management Act (2010).

Without mitigation, the cumulative impact of small scale
development throughout the Borough is likely to be continued
pressure on the finite capacity of the traditional drainage
network. Proposals for householder developmentfoetote al
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minor__extensions _to _commercial _premisestFo°tote bl gng

conversions of houses and other buildings to flats should,
therefore, also contribute to a reduction in the rate of surface
water run off. The Council will apply criteria (B)(a) & (b) above
to such proposals to secure appropriate, sustainable measures
for surface water run off reduction and to ensure that
connections to existing, traditional infrastructure maintains
separation between the surface and foul water systems.

[Footnote al Fytensions and outbuildings that result in _a net
increase in the footprint of buildings on the site, irrespective of
any existing hardsurfacing.

[Footnote bl \v/ith a proposed gross footprint of 200 square metres
or less.

MM134

58

4.24 to
4.31

Delete paragraphs 4.24 to 4.31 including heading 1

MM135

59

Heading 2

Delete heading 2

MM136

59

4.32

Delete final sentence and substitute;_With regard to drainage
capacity enhancements, for those sites where Thames Water
has raised concerns regarding the sewerage network capacity
to serve the proposed developmentf®®™™l & drainage
strategy will need to be produced by the developer in liaison
with Thames Water. This is to include a detailed model of the
network capacity to determine if mitigation is required. The
drainage strategy is required to ensure any appropriate
mitigation, including network upgrades, are undertaken ahead
of occupation of the development.

[Footnote] Site Allocations Sites R4, R7 EM1-5, H14, H18, GB1,
GB2, and AAP Sites as listed in paragraph 4.112 of the Area
Action Plan DPD

MM137

60

4.33 to
4.37 and
headings

Delete paragraphs 4.33 to 4.37and headings 3 and 4

MM138

60

After 4.37

Insert box; Key Policy and Guidance

e NPPF Paragraphs 99 - 104

e London Plan Policy 5.11 - 5.15

e Core Strategy Policy CS1 U, V, W and relevant sub area
policy

e Veolia Water Central, Water Resources Management Plan

(2010)

e Harrow Surface Water Management Plan (2012)

MM139

61

DM18

Amend part A as follows; The design and layout of
development on sites containing a main river or ordinary
watercourse within the site boundary will be required to
maintain an undeveloped buffer zone of 8 metres either side of
a main river, 5 metres either side of an ordinary watercourse,
or an appropriate width as may be agreed by the Environment
Agency or Council.

MM140

61

DM18

Amend part B a as follows; have regard to the relevant
provisions of the Thames River Basin Management Plan and
the London River Restoration Action Plan;

MM141

61

DM18

Amend part B b as follows; investigate and, where feasible,
having regard to the current condition of the watercourse,
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secure the implementation of environmental enhancements to
open sections of river or watercourse; and

MM142

61

DM18

Add to part B ¢ which must include an adequate buffer for
flooding and maintenance purposes.;

MM143

61

4.38

Add;__As previously developed sites come forward for
redevelopment, these offer the opportunity to maintain and
enhance the natural functioning of the watercourse, or where
culverted, to restore the watercourse back to a more natural
state.

MM144

62

4.41

Delete paragraph 4.41

MM145

62

4.42

Amend as follows;—FheCounci-wilseekthepreservation{and
where—appropriate;—the—restoratiom)—ef—undeveloped—Buffers

alongside main rivers and ordinary watercourses throughout
the Borough-Sueh—-buffers contribute to sustainable flood risk
management by preserving unobstructed flood flow routes and
ensuring that there is adequate space for routine and/or
emergency maintenance of main rivers and ordinary
watercourses. At the same time, the introduction or
maintenance of a buffer can provide the opportunity to
improve public access and contribute towards the
enhancement of Harrow's Green Grid. —Fhe—desigan—andtayout

Counet-

MM146

62

4.44 to
4.48 and
headings 1
to 3

Delete paragraphs 4.44 to 4.48 and headings 1 to 3

MM147

63

4.49

Delete final sentence and substitute; These flood defence
infrastructure and water quality measures are important to the
functioning of the drainage network of the Borough and need
to be retained and where appropriate enhanced.

MM148

63

Following
4.49

Insert box; Key Policy and Guidance Links

e NPPF paragraphs 100 and 109

e lLondon Plan Policies 7.24 - 7.28

e Core Strategy Policy CS1 U, V, W and relevant sub area
policy

Harrow Land Drainage Act (1991) Bylaws

Water for Life and Livelihoods (2009)

Harrow's Strategic Flood Risk Assessment (2009)
Harrow Biodiversity Action Plan

MM149

64

DM19

elete part A, including subsections a and b and substitute;
The design and layout of development proposals should:
utilise natural systems such as passive solar design and,
wherever possible, incorporate high performing energy
retention materials, to supplement the benefits of
traditional measures such as insulation and double glazing;
b. make provision for natural ventilation and shading to
prevent internal overheating;
c. incorporate techniques that enhance biodiversity, such as

.Q)>D....
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green roofs and green walls (such techniques will benefit
other sustainability objectives including surface water
attenuation and the avoidance of internal and urban
cooling): and
d. where relevant, the design and layout of buildings should
incorporate measures to mitigate any significant noise or
air pollution arising from the future use of the
development.
MM150 | 65 4.53 to Delete paragraphs 4.53 to 4.55 and substitute;_London Plan
4.55 Policy 5.2 Minimising Carbon Dioxide Emissions sets out
targets for carbon dioxide reduction to be met by major
development proposals and sets out the requirements for
detailed energy assessments for such applications. Policy 5.3
Sustainable Design and Construction sets out the principles for
sustainable design and construction. The Council recognises
that the London Plan requirements are likely to pose a greater
challenge for minor development but such proposals will
nevertheless have a cumulative impact upon carbon dioxide
emissions and, in the case of extensions/adaptations, may
provide the opportunity to improve the energy performance of
existing buildings. For this reason it is important for the design
and layout of all development, including minor proposals, to
achieve insofar as possible the principles of sustainable design
and layout.

MM151 | 65 4.56 Delete heading and first sentence. Amend second sentence as
follows;—Fhese—Sustainable Design measures will help to
manage future heating costs and minimise the need for
artificial cooling systems during hot periods.

MM152 | 65 4.57 Delete heading and first sentence.

MM153 | 65 4.58 Delete heading and paragraph 4.58

MM154 | 66 4.60 to Delete headings and paragraphs 4.60 to 4.69

4.69
MM155 | 67 4.70 Delete final two sentences
MM156 | 67 Following Insert box; Key Policy and Guidance Links
4.70 e NPPF Paragraphs 95-98
e London Plan Policy 5.2,5.3,5.4 and 5.9, 5.10, 5.11
e Core Strategy Policy CS1 T
e Harrow Residential Design Guide SPD
e Harrow Accessible Homes SPD

MM157 | 68 4.71 Preface with;_Decentralised energy systems generate power at
the point of use, thereby reducing energy loss and waste.

MM158 | 68 4.72 Amend as follows; In response to the London Plan and the

London Heat Mapping Study Fo°™* cl¢gel Harrow's Core
Strategy (2012) identifies the Harrow & Wealdstone
Intensification Area as the location most capable of supporting
an area-based decentralised network. Outside of the
Intensification Area, opportunities are more limited due to the
suburban characteristics of the Borough and the dispersed
nature of buildings of the kind suitable for a decentralised
energy system. However, as set out in the study findings, this

does not preclude the potential realisation—of-opportunities for

decentralised networks to come forward in small clusters
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elsewhere in the Borough. FheCouncil-will suppertpropesals
IEI' EIEEIE"H&I.'SEEII enlmgy 555| Eemsl of 'F“E"“.I'EIIH&I SI'EES ,E“'E.l"
. s . idential I dontial
[Footnote cIMayor of London, London Heat Mapping Study -
London Borough of Harrow (March 2012)
MM159 | 68 Following Insert box; Key Policy and Guidance Links
4.72 e NPPF Paragraphs 96 - 98
e London Plan Policy 5.6
e Core Strategy Policy CS1 T and relevant sub area guidance

MM160 | 68 4.73 Delete final sentence

MM161 | 68 4.74 Amend cross reference to paragraph 4.70 and delete final two
sentences.

MM162 | 69 Following Insert box; Key Policy and Guidance Links

4.74 e NPPF Paragraphs 95-98
e London Plan Policy 5.7 and 5.8
e Core Strategy Policy CS1 T

MM163 | 69 DM22 Delete part A including subsections a and b.

MM164 | 69 DM22 Amend part B as follows; Proposals for the redevelopment or
re-use of land known or suspected to be contaminated and
development or activities that pose a significant new risk of
land contamination will be considered having regard to:

a) the findings of the a preliminary land contamination risk
assessment; (then continue as existing)

MM165 | 70 4.77 Delete final two sentences

MM166 | 70 4.78 and Delete paragraph 4.78 and heading 1

heading 1
MM167 | 70 4.80 and Delete heading 2 and amend paragraph 4.80 as follows; The
heading 2 | condition of the contaminated land.taking into account the
nature and extent of the known or suspected land
contamination, the site's history and environmental
characteristics, and where relevant its condition following
remediation or the risk to its condition from proposed new
uses,) will determine the compatibility for the intended end
uses. On—sites—withlowlevel-contamination,—re—useforseme
MM168 | 70 4.81 and Delete heading 3 and final sentence of paragraph 4.81.
heading 3

MM169 | 70 4.82 Delete paragraph 4.82

MM170 | 70 Following Insert box; Key Policy and Guidance Links
4.82 e NPPF paragraphs109 and 121

e London Plan Policy 5.21
e Core Strateqgy Policy T
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MM171 | 73 DM23 Amend heading as follows;
Red | : i ousiv_d | I . thi
Maintaining the Openness of the Green Belt and Metropolitan
Open Land.
Amend first line of part A as follows;
A. The redevelopment or infilling of strategic—and—other
previously-developed sites in the (then as existing subsections
a and b). Amend subsection c as follows;
c the footprint, and—distribution and character of existing
buildings on the site; and (then as existing subsection d).
Insert new heading before section B;
Visual Amenity and Character of the Green Belt and
Metropolitan Open Land and amend section B as follows;
B Proposals for the redevelopment or infilling of strategic—and
ether previously-developed
sites in the Green Belt and Metropolitan Open Land will also be
required to have regard to the visual amenity and character of
the Green Belt and Metropolitan Open Land and delete
subsections a, b and c.
Delete existing sections C and D and insert new heading and
section C;
Partial Infilling or Redevelopment of Previously Developed Sites
within the Green Belt
C In addition to (A) and (B) above, proposals for partial infilling
or redevelopment of previously-developed sites within the
Green Belt and Metropolitan Open Land should be put forward
in the context of a comprehensive, long term plan(s) for the
site [°otote]l 55 5 whole.
llotnotel The Sjte or Site Boundary means the whole site not just
the area or areas the subject of existing or proposed
development. Redesignate section E as D, inserting new
heading;
Inappropriate and Harmful Development in the Green Belt and
Metropolitan Open Land

MM172 | 74 5.9_-5.11 | Delete second sentence and bullet points of paragraph 5.9 and
all of paragraphs 5.10 and 5.11.

MM173 | 75 5.12 Amend as follows; The National Planning Policy Framework
(2012) confirms that the essential characteristics of Green
Belts are their openness and permanence, but use and
development may also harm other characteristics including
visual amenity, the setting of heritage assets and biodiversity
values. The same appreach applies to Metropolitan Open Land.

Foposals I.E' the |eeieueI5|sm_enE of ititting-of SE'EEEEg.'E and
EIEI'E'FE'E“EI HSP EihEI.E'sEIE‘ S'IEES H-the EI'EE"IEEIFEI“I“H.
characteristies:
. .

the “'SI.HEH E“;“E'"% Et“ld character of the-Green-Belt-and

MM174 | 75 513 Delete final two sentences and subsequent heading 2.
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MM175

75

5.14

Amend as follows;-HWith regard to heritage assets withir
Harrow's Green Belt includes the original mansion houses and
registered park and gardens of Bentley Priory and Grim's Dyke,
historic farm complexes, cottages and a number of scheduled
ancient monuments. As well as its ergetal strategic role at
Harrow on the Hill, Metropolitan Open Land also provides a
setting for the historic Headstone Manor complex and forms a
substantial part of the registered park and garden at Canons

Park. Whefe—ﬂae—eﬁeﬁﬁess—ef—me—GFeeH—BeH—&Hd—MeHepeJ%H

MM175

76

5.17

Delete paragraph 5.17

MM175

76

5.20

Delete paragraph 5.20

MM176

77

5.21

Delete paragraph 5.21

MM177

77

Following
5.21

Insert box; Key Policy and Guidance Links

e NPPF paragraphs80 and 89

e London Plan Policy 7.17

e Site Allocations DPD Sites GB1, 2, 3 and 4
e Core Strategy Policy CS1F and CS7

MM178

78

5.22

Delete final sentence and heading 1

MM179

78

5.23

Amend fourth and subsequent sentences as follows; Outdoor
sport facilities and passive recreational uses are more common
in Metropolitan Open Land and provide for a more managed
visual appearance. Proposals for uses that are not sympathetic
to the existing character of Harrow's Green Belt and
Metropolitan Open Land are likely to adversely impact its
character and visual amenity, the-—Fhe strategic significance of

which to elevated—parts—of-the GreenBelt—and Metropelitan
Open—tand—to—the—amenity—of the Borough is reflected in the

Harrow Weald Ridge, Pinner Hill and Harrow on the Hill Area of
Special Character designation, to which Policy DM6 also
applies.

MM180

78

5.24

Delete paragraph 5.24 and heading 2

MM181

78

5.25

Amend third and subsequent sentences as follows;

In addition to existing public access, there exists further
opportunities to extend and improve Public—eper—space—and
ether—siteswith community access make-and use of the Green
Belt and Metropolitan Open Land, a number of which are toe

reatisation—ofprojeets identified in Harrow's Green Grid project
[footnote] for—further ImpFe”eme.H.t-s_th.a{_aemeve_g.Fea{e{_aﬁ.d
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s T _

[footnote] £, rther detail on the Harrow Green Grid is available on
the Council’s website: (insert link)

And delete heading 3

MM182

79

5.26

Amend as follows; London Plan Policy 7.22 and the Council
recognises the value of food production nearer to urban
communities and particularly within the Green Belt and

Metropolitan Open Land. ?he—eeuneH—MH—sapﬁeﬂ—appfepﬂa{e

the—et—he&emeﬁa—set—eet—m—thls—pe{ﬁy—mversmcatlon of

existing agricultural uses such as community gardens and
allotments can help to sustain beneficial use of the Green belt
and Metropolitan Open Land in a way that is compatible with
the area's character.

And delete heading 4

MM183

79

5.27

Amend as follows; Heritage assets within Harrow's Green Belt
and Metropolitan Open Land contain a number of heritage
assets such as i#elade the original mansion houses and
registered park and gardens of Bentley Priory and Grim's Dyke,
historic farm complexes, cottages and a number of scheduled
ancient monuments. Appropriate uses of Green belt and MOL
could help to enhance the setting of these heritage assets.

Where Existing or previous uses of the Green Belt provide a
context or setting for a heritage asset that contributes to the

asset's 5|gn|f|cance t—he—eeﬂneﬂ—wm—attaeh—s&bs%anﬂal—wagh{

And delete heading 5

MM184

79

5.28

Delete flnal two sentences and substltute —Prepesals—sheulrd—ne{

Metropolitan—Open—tand—Appropriate uses of land could help
to support and extend the biodiversity value of Sites of
Importance for Nature Conservation in the Green Belt and
MOL.

And delete heading 6

MM185

79

5.29

Delete final sentence and substitute;—Fhe—Counect—willattach
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efpoeHution—Beneficial use of the Green Belt and MOL can give
rise to opportunities to address existing adverse environmental
guality and to enhance environmental guality in these reqgards.

MM186

80

5.30

Delete paragraph 5.30.

MM187

80

5.31

Amend penultimate sentence of submitted minor modification
to substitute guantitative for gualitative:

MM188

80

DM25

Amend subsection B d to substitute reconfiguration for release-

MM189

81

5.35

Delete paragraph 5.35

MM190

82

5.37

Amend as follows; The reconfiguration of land identified as
open space can be an appropriate mechanism for addressing
identified deficiencies, angd—may provide windfall opportunities
to enhance Harrow's Green Grid—Ht—<can-help—toreduce—gapsin
the—aceessibility—ef—open—space—typolegies, and can address
quah%aﬁve functlonal |ssues as part of re- prOV|S|on and-helpto

MM191

82

5.38-5.40

Delete paragraphs 5.38 to 5.40 and substitute;_lll conceived or
poorly laid out and maintained open spaces can impact on their
accessibility and use giving rise to underutilisation or anti-
social uses. For the avoidance of doubt, the criteria in the
policy for reconfiguration (B - a-d) as explained above are not
mutually exclusive.

MM192

82

541

Amend as follows; In the longer term, the survival of local
open space relies on the use and value attributed to them by
the community. Funetional—buidings—in—oepen—tand—The Core
Strategy recognises that small scale ancillary facilities on open
land can enable peeple_users of the space, such as sports
clubs, to continue to use and enjoy the space. and—ean

Where the open space accommodates a number of user

groups, the provision of a shared facility can overcome the

need for several Sharing-of-faciitiesby-—multipte—site—users—wil
be—preferable—in—mest—instances—te—many—smaller buildings,
thereby making more efficient use of both land and buildings.
Slnsensitive design and siting of the—building—sheuld—ensure
that—buildings—in—epen—space—doe—net—ancillary facilities can

detract from #s-the open character of the land; be detrimental
to the environmental functions performed by the open space;

and—surreundings;,—and—sheuld—aveid—any—poetential—for—can
conflict with other uses of the open space and neighbouring
occupierss; and may limit potential future uses of the open
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space.

MM193

83

5.42

Delete paragraph 5.42

MM194

83

5.43

Delete final sentence

MM195

83

5.44

Amend as follows; Proposals for the change of use of open
space from one typology to another sheuid—maiﬁ%am—the
can help to secure its future and address local deficiencies in
certain types of open space provision. Conversely, the loss of
certain types of open space, such as playing fields, can place
increased demand on local facilities elsewhere, which may not
have the capacity to accommodate further use or activity.
Changes of use may also give rise to other impacts including
accessibility, parking, traffic and reduced environmental value

and capacity. Fhe—justification—for—the—propesed—use,—and—any

MM196

83

Following
5.44

Insert box; Key Policy and Guidance Links

e NPPF paragraphs 73, 74 and 75

e London Plan Policy 7.18

e Core Strateqgy Policy CS1F and G

e Harrow’s Open Space, Sport and Recreation Study (2011)

MM197

84

5.45

Delete final sentence and substitute; Fer—thisreasenHarrow's
ot} . : ‘
major—development—prepoesals—In _view of these findings the
Council attaches great importance to ensuring that the open
space needs of the Borough's growing population are met and
that, wherever possible, existing shortcomings are addressed.

MM198

84

5.46

Delete final two sentences.

MM199

85

5.47

Amend as follows;—Where—The provision of major new open
space is—beingprovided,—+t-should provides the opportunity to
contribute positively to Harrow's Green Grid and the aims of
the All London Green Grid SPG (2012) either by delivering
components already identified or, in the case of unforeseen
additions, exploiting the opportunity to further extend and link-
up the Borough's network of green infrastructure. This may be
particularly pertinent to the provision of new linear parks and
green corridors and civic spaces within town centres, all of
which provide beth—additional elements that are identified as
generating open space requirements in the Open Space, Sport
and Recreation Study (2011) but for which is it is not
appropriate to set a standard for new provision.

MM200

85

5.48 &
5.49

Delete paragraphs 5.48 and 5.49.

MM201

86

Following
5.49

Insert box; Key Policy and Guidance Links
e NPPF paragraph 73
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Paragraph
e London Plan Policy 7.18
e Core Strategy Policy CS1F and G
e Harrow’s Open Space, Sport and Recreation Study (2011)
e All London Green Grid SPG 2012

MM202 | 87 553 Delete third and subsequent sentences.

MM203 | 87 5.54 Add to first sentence;_as illustrated on the map below. Delete
second sentence and final sentence. Insert map;

LONDON Sites of Imponance for Nature Conservation
London Borough of
Harrow
: l"‘*- : . i‘; Lt FE RS o E )
‘F&,H—-"' ?‘&h B L B N ] e
il - P z = | Eema—
MM204 | 87 555 Delete final sentence.
MM205 | 88 Following Insert box; Key Policy and Guidance Links
5.55 e NPPF paragraph 118
e London Plan Policy 7.19
e Core Strategy Policy CS1E and F
e Harrow's Biodiversity Action Plan

MM206 | 88 DM28 Delete subsection A a

MM207 | 88 557 Delete paragraph 5.57.

MM208 | 89 5.58 Delete final two sentences.

MM209 | 89 559 Amend first sentence as follows; Harrow's PPG 17 Sport,
Recreation and Open Space Study (2011) highlighted existing
and projected future shortfalls across a range of typologies of
open space including allotments which the Borough's
Biodiversity Action Plan identifies alletments as a locally
important habitat. Delete second sentence.

MM210 | 89 5.60 Amend as follows;-Al-of-the-abeve-meastres-will-contribute-—te

the—restoration—and——<ereation—of—natural—habitats—oen

pboxes—should-be—considered—Fhe-Harrow's Green Grid will form

a_ part of the London wide integrated network of green
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infrastructure. A network of accessible open spaces linked by
footpaths, cycleway and tree-lined avenues is planned. The
more built-up character of many of the areas identified as
being deficient in access to nature make the reduction of
deficiency all the more challenging. Policy DM28 seeks to
ensure that through a combination of more substantial
enhancements as part of major development and many
incremental improvements by small-scale developers and
householders,_this will ensure a valuable environmental legacy
for future residents.

MM211

89

5.61

Delete paragraph 5.61

MM212

89

Following
5.61

Insert box; Key Policy and Guidance Links

e NPPF paragraph 118

e London Plan Policy 7.19

e Core Strategy Policy CS1E and F

e Harrow’s PPG17 Sport, Recreation and Open Space Study

(2011)

e Harrow’s Biodiversity Action Plan

MM213

89

DM29 and
paragraphs
5.62 and
5.63

Delete policy DM29 and paragraphs 5.62 and 5.63

MM214

90

DM30

Delete part A and redesignate subsequent sections

Amend part C to read;—Fhe—desigh—and—layeut—oef—d
Development proposals will be required to include sheuld-make

provisien—fera-seheme—-of-hard and soft landscaping;—inclading
detailsefany-boundary-treatment; that:

a. ls appropriate to the character of the area;

b. Is well laid out in terms of access, car parking and the
living conditions of future occupiers and neighbours;

c. Achieves a suitable visual setting for the building(s):

d. Provides for sufficient space for new or existing trees
and planting to grow; and which

e. Supports biodiversity. RPropesals—thatdeave-insufficient

‘ . I Eland . i

Delete final sentence of part D

MM215

90

Following
DM30

Insert new paragraph;_Landscape proposals will usually be
required for most developments, ranging from individual
dwellings to large scale housing schemes, retail schemes,
commercial and mixed-use sites. High quality landscape design
can help to create spaces that provide attractive settings for
both new and existing buildings, contributing to the integration
of a development into the established character of an area.
Landscaping schemes will be especially important on sites in
prominent locations such as along main road frontages,
important transport corridors, redevelopment sites and areas
of high townscape or landscape quality. While the details
required for a landscape scheme will vary according to the type
and location of a development, landscaping should be included
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as an integral part of the development proposal at an early
stage. Careful consideration should be given to the existing
character of a site, its topography and how any features such
as surface treatments, furniture, lighting, boundary treatments
and other structures are to be appropriately used and how
planting and trees may mature over time. Poorly laid out
landscaping can limit its amenity value and use, while leaving
insufficient space for trees to grow can lead to the blocking of
natural sunlight, issues of overhanging, subsidence and
damage to foundations, resulting in applications in latter years
for tree removal.

MM216

90

5.64

Amend as follows; Trees andtandseaping make a substantial
positive contribution to the character of Harrow and are a
significant component of the Borough's natural environment.
They help to reduce pollution, form screens to break up and
soften the urban environment, integrate developments into the
landscape and are invaluable to many forms of wildlife.
Veteran trees are given specific protection by tree preservation
orders and, together with trees in conservation areas, are
subject to special controls, which protect them from
inappropriate treatment or removal. Wooded areas, street

trees, individual or groups of garden trees and those in open
spaces may still be of significant amenity value even if they do
not merit the formal protection of a tree preservation order.

Fhe-Council-Hs—preparing—atreestrategy-tosafeguard,—manage

loeal—et I b bttt " I
natural—summer—shading: However not all existing trees are

worthy of retention and, in some instances, it may be more
appropriate to include replacement or new tree planting as part
of a development's comprehensive landscaping scheme.

MM217

91

5.65 —
5.70

Delete paragraphs 5.65 — 5.70.

MM218

92

Following
5.70

Insert box; Key Policy and Guidance Links

e NPPF paragraph 118

e lLondon Plan Policy 7.21

e Core Strateqgy Policy CS1E

e lLondon Mayor’s Green Infrastructure & Open
Environments: Preparing Borough Tree and Woodland
Strategies SPG

MM219

92

DM31

Amend section A as follows; Proposals for the provision of
substantial hard surfacing of forecourts and front gardens
should respect the character of the area and-will-berequiredte
usepermeable-surfacing and, where appropriate, incorporate a

scheme of soft landscaping.

MM220

92

571

Delete final two sentences

MM221

92

5.72

Delete first two sentences

MM222

92

5.73

Delete final two sentences
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MM223

93

Following
5.73

Insert box; Key Policy and Guidance Links
e NPPF paragraph 57, 58 and 61

e |lLondon Plan Policy 7.5

e Core Strategy Policy CS1B

MM224

95

6.1

Delete final sentence and bullet points

MM225

95

6.2

Amend as follows; Harrow's Core Strategy (2012) requires the
delivery of a minimum of 3,250 new homes on previously-
developed land throughout the Borough (excluding the Harrow
& Wealdstone Intensification Areal™°™* al gyer the period
2009/10 to 2025/26. Policy CS1(l) seeks to ensure new
development, as a whole, results in a mix of housing of
different types, size and tenure across the borough and within
neighbourhoods. This is supported by Policy CS1(J), which
establishes a Borough-wide, affordable housing target of 40%
from all sources of supply and, consistent with the London
Plan, seeks the maximum reasonable amount of affordable
housing on development sites with a capacity to provide ten &
or more homes (gross), having regard to a range of

considerations. The—Cere—Strategyalso—sets—out-the—Couneil's

wasteand-infrastructure:

MM226

95

6.3 - 6.6

Delete paragraphs 6.3 to 6.6 and substitute; Within this policy
framework, a key strand of sustainable development in Harrow
is securing mixed communities that are inclusive to everyone
and are appropriately mixed in terms of demographics,
household types and tenure. London Plan Policy 3.8 (Housing
choice) also refers to providing households with a genuine
choice of housing.

MM227

96

DM32

Amend section A b as follows; the priority to be afforded to the
delivery of affordable family housing; and

MM228

96

6.7 -6.14

Delete paragraphs 6.7 to 6.14 and substitute;

The projections for Harrow’s housing needs are based on the
West London Strategic Housing Market Assessment (SHMA)
(2010). The SHMA estimates Harrow’s housing reguirements
by dwelling size and tenure (owner-occupied, affordable and
intermediate housing, including private rented) for the next
five years. It does this by estimating recent and future
household  formation, in-migration, out-migration _and
projected household dissolution.

The SHMA found that Harrow’s existing housing stock is
heavily skewed towards larger owner-occupied dwellings, and
at 11.5% and 12.5% respectively, Harrow has the smallest
stock of affordable and private rented dwellings in west
London. In contrast to owner-occupied housing, over 60% of
the affordable and private rented housing in the borough is in
the form of flats.

With regard to demand and supply, the SHMA demonstrates a
significant _shortfall of affordable housing of all sizes of
accommodation, most notably two bedroom homes. It is
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important to note however, that the shortage relative to supply

of affordable housing is greatest for three or more bedroom

properties. This shortage is made more acute due to right to

buy and insufficient new build to replace it. Within Harrow and

across London, there is a significant gap in the supply of

housing that is suitable and affordable to families. This is

reflected the strateqic priority afforded to the provision of

affordable family housing in the London Plan and in the SHMA
modeling for Harrow, which places all of the requirement for 3
bedroom homes into the affordable and intermediate tenures
reflecting the inability of market housing to cater for lower
income larger households.

In_respect of the owner-occupied sector, in terms of size
requirements, the data suggests a surplus for three and one
bedroom homes whereas shortfalls exist for two and four or
more bedroom homes. Conversely the model indicates there
are surpluses in two and four or more bedroom homes and a
shortfall of one and three bedroom homes in the private rented
sector. In reality however, due to the acute requirement for
affordable accommodation in the Borough, the surpluses
recorded in the owner-occupied and private rented sectors are
unlikely to be witnessed as households will be forced to spend
a greater proportion of their income to access market housing.

Given that new build housing only accounts for a fraction of the
overall housing stock in the borough, and in normal market
conditions will attract a premium price, the dynamics of
Harrow’s secondhand housing market is likely to be more
important than new build completions to the housing mix of an
area and affordable housing supply. In this context, and in the
context of meeting Harrow’s housing targets, including
affordable family housing, the Council does not consider it
justified to prioritize dwelling sizes for market housing and

advocates a more balanced and flexible approach that, whilst
having regard to identified needs, seeks to match housing mix
to the location and nature of allocated sites, or sites likely to
become available.

The Core Strategy!™°"™® Pl sets out the justification and
requirements for affordable housing within the Borough. The
London Plan applies a strategic affordable housing target of 60
per _cent social/affordable rent and 40 per cent intermediate
products. The provision of affordable housing remains a matter
to be dealt with through Planning Obligations. The Planning
Obligations supplementary planning document will detail local
targets for the affordable housing mix to be sought as part of
private residential development schemes. The target mix will
be informed by the Council's Housing Strategy and will be
updated, from time to time over the plan period, to respond to
any change in needs that may occur.

[Footnote blpyicy CS1 J and paragraphs 4.17 to 4.20
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MM229

98

Following
6.14

Insert box; Key Policy and Guidance Links

NPPF Paragraph 50

London Plan Policy 3.4, 3.8, 3.11, 3.12, 6.13

Core Strateqy Policy CS11,J,and S

West London Strategic Housing Market Assessment (2010)
Harrow's Planning Obligations SPD

MM230

98

DM33

Amend section A as follows;—Fhre—Counci—wil—manage—the
] e | £ offi . I Y
ebjectives-ef-Core-StrategyPoeliey-€S%: Subject to Policy DM41,

where offices are found to be redundant, the demolition and
redevelopment of these office buildings will be supported.
Where this is not feasible or viable, the conversion of offices to
residential will be supported where: then continue as existing,
amending subsection d as follows; proposed apartments
homes should wherever possible be dual aspect_(see Mayor of
London’s Housing SPG). A sole aspect apartment home into a
parking court or other shared use rear area will generally be
unacceptable.

MM231

98

DM33

Amend section B as follows; All conversions will be expected to
meet design criteria in Policy DM1, and to accord with the
London Plan's minimum space and—lifetimehoemes standards.

MM232

99

6.15

Delete paragraph 6.15 and substitute; Paragraph 51 of the
National Planning Policy Framework supports the conversion of
commercial premises to residential use where there is an
identified need for additional housing and no strong economic
reasons why such development would be inappropriate. The
Core Strateqy, informed by evidence of the forecast future
supply and demand balance for offices (and other forms of
traditional employment floorspace), applies a ‘'monitor and
manage' approach to the release of surplus commercial
stock[Fe°t°t ¢l This approach is necessary to ensure that space
for local economic activity is retained and that opportunities for
new provision as part of mixed-use schemes and employment-
led regeneration can be realised. It is given effect, in respect of
offices, by Policy DM41. Among the considerations for the
release of surplus office premises is the age and condition of
the building, recognising that many of Harrow's office buildings
were constructed in the 1950s, 60s and 70s and are now both
obsolete and economically & environmentally inefficient.

[Footnote clSee Core Strategy Policy CS1.

The Core Strategy acknowledges that town centre mixed use
schemes and employment-led regeneration will make an
important, additional contribution to Harrow's housing
supplyfFe°tete dl - \whilst retrofitting of obsolete buildings can
help to improve their environmental performance and extend
their useful life for office and other economic uses, experience
shows that for residential use this type of proposal often leads
to compromised internal layouts, poor amenity and haphazard
adaptations to the building exterior. The Council considers
that, when the principle of residential use has been accepted,
it is preferable for redundant office buildings to be
comprehensively redeveloped rather than converted.
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Paragraph
[Footnote dlgee Core Strateqy paragraph 4.14.
MM233 | 99 Following Insert new box; Key Policy and Guidance Links
6.15 e NPPF paragraph 51
e London Plan Policy 3.4, 3.5, 3.8, 3.9 and 6.13
e Core Strateqgy Policy CS1 K, O and P.
e West London Strategic Housing Market Assessment (2010)
e Harrow's Residential Design Guide SPD (2011)
e Harrow's Accessible Homes SPD (2010)
e Mayor of London’s Housing SPG (2012)
MM234 | 99 DM34 Amend section A as follows;

Proposals for the conversion of houses and other residential
premises to multiple units homes will be supported where they
provide a satisfactory standard of accommodation and
contribute positively to their surroundings. havirg—regard
Proposals will be required to:

then delete subsections a to e and substitute;

a comply with the London Plan minimum space standards;

b wherever possible, ensure that homes are dual aspect (see
Mayor of London’s Housing SPG) and that the arrangement of
rooms secures the separation of bedrooms and other room
uses between homes within the development and neighbouring
dwellings having regard to the adequacy of any measures to
prevent noise transference;

c_achieve configurations that are practical and fit for purpose,
having regard to circulation, storage space and room size and
shape;

d ensure that all habitable rooms have a satisfactory
environment in terms of privacy, daylight, outlook and
exposure to external noise;

e make adequate arrangements for the provision of amenity
space for future occupiers of the development (see Criterion
B):

f make adequate arrangements for the storage and collection
of waste and recycling material generated by future occupiers
of the development (see Criterion C) which does not give rise
to nuisance to future and neighbouring occupiers;

g ensure that the design of any external alterations does not
detract from the appearance of the property or the streetscene
and, wherever possible, retain a single door to the front
elevation of dwellings in residential areas;

h _ensure that the balance of hard and soft landscaping on the
forecourt (including forecourts that are already substantially
hardsurfaced) does not detract from the appearance of the
property or the streetscene;

i_make adequate provision for parking and safe access to and
within the site and not lead to any material increase in
substandard vehicular access; and

j ensure that levels of external activity would not be

detrimental to residential amenity and character.
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Insert two additional sections B and C;

B Where an existing garden is available, proposals must make
this available for all future occupiers of the development,
preferably through subdivision to form private amenity spaces
for each home and accessible within the site boundary. Where,
exceptionally, amenity space is to be provided communally,
the Council will wish to be satisfied that there would be
adequate privacy safeguards for the ground floor occupiers and
that there will be robust, sustainable arrangements in place for
managing the on-going maintenance responsibilities.

C As part of the subdivision of rear gardens to form private
amenity spaces for future occupiers, proposals must make
provision for bin storage within those amenity areas and a
suitable access for them to be wheeled to the forecourt for
collection. Where such storage cannot be achieved (for
example, terraced houses) there must be adequate space on
the forecourt to accommodate the bins and provide suitable
screening in conjunction with other forecourt uses.

and redesignate existing sections B and C as D and E;

MM235

99

6.16

Amend final sentence as follows;

surplus)y—and—2—bedreom—homes—(n—deficit)_also make a
significant contribution to meeting certain housing needs, in
particular affordable market and private rented
accommodation, as identified in the West London Strategic
Housing Market Assessment (2010).

Ci O » TAY

And add;

Nevertheless experience shows that, working within the fabric
of buildings designed to provide traditional family housing and
(typically) constructed in the inter-war period or earlier,
conversion proposals pose particular challenges in respect of
internal layout, external appearance, the resulting relationship
with neighbouring property and the potential to adversely
impact _upon the character of residential areas. Within the
context of Policy DM1, which seeks to achieve a high standard
of design, layout, privacy and amenity, this conversion policy
provides bespoke criteria for conversions to ensure that these
challenges are addressed in a manner that results in schemes
of a standard that is consistent with policy objectives for new
build residential development. Further guidance is provided in
the Council's Accessible Homes and Residential Design Guide
supplementary planning documents.

MM236

100

6.17 —
6.35

Delete paragraphs 6.17 to 6.35 including headings 1 to 5 and
substitute;

Over-intensive conversions of existing dwellings and other
residential premises, such as maisonettes above shops, lead to
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poor living conditions for future occupiers of the development,
excessive internal noise transference and external activity for
neighbouring occupiers, and frequently to a poor external
environment that detracts from the appearance of the property
and the character of the area. Appropriate application of
design, layout, privacy and amenity considerations to
conversion proposals, including the London Plan minimum
space standards and the Lifetime and Wheelchair Home
standards™°"°tl will ensure properties suitable for conversion
are converted, and that the resulting units will provide a
satisfactory standard of accommodation that is compatible with
the existing character of the area.

[Footnotelpglicy CS1 K requires all new homes to meet Lifetime
Home standards and for ten per cent of new homes to achieve
the enhanced Wheelchair Home standards.

As with new-build residential development, the Council expects
conversion proposals to make adequate amenity space
provision for future occupiers of the dwellings being created.
Subdivision of existing gardens ensures that all homes within a
conversion proposal benefit from an area of private amenity
space and helps to avoid maintenance/responsibility problems
in schemes that are too small for the viable establishment of a
management company.

Existing and new homes in the Borough are supplied with
separate bins for general waste, recycling and composting. The
segregation of waste by residents has enabled Harrow to
achieve and sustain reductions in the amount of material sent
to landfill sites in recent years. However conversions increase
the number of bins to be accommodated within the curtilage of
an existing dwelling, and where left on the forecourt they can
be unsightly and cause obstruction. The accommodation of
bins within the site therefore requires careful attention as part
of design and layout of conversion proposals. The provision of
bins within private amenity spaces usually offers the best
solution in terms of householder responsibility for use,
maintenance and waste segregation, and helps to avoid the
excessive accumulation of bins on forecourts.

Due to the relatively modest size of existing housing in
Harrow, the creation of self-contained accommodation within
the roofspace of dwellings frequently challenges the objectives
of conversion policy. Experience indicates that the conversion
of modest Metroland and other suburban houses to more than
two flats frequently compromises one or more policy
objectives, whilst some small terraced houses are incapable of
being satisfactorily converted.

MM237

103

Following
6.35

Insert new box;

Key Policy and Guidance Links

e London Plan Policy 3.4, 3.5, 3.8, 3.9 and 6.13

e Core Strategy Policy CS1 K

e West London Strateqic Housing Market Assessment (2010)
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e Harrow's Residential Design Guide SPD (2011)
e Harrow's Accessible Homes SPD (2010)
e Mayor of London’s Housing SPG (2012)

MM238

103

DM35

Amend section A as follows;

Residential development proposals that provide appropriate
amenity space will be supported. The appropriate form and
amount of amenity space should be informed by the Mayor’s

London Housing Design Guide wil-be—-determined—-having and

have regard to:

Then as existing, amending subsection e as follows;

the quality of the space proposed including landscaping (see
Policy DM30).

MM239

104

6.36

Add;_The pattern of houses and gardens in many of Harrow's
Metroland and other suburban areas form an important and
positive attribute of residential character and quality. Related
to the character and pattern of development, the prevailing
form of amenity space influences the standard of privacy and
amenity enjoyed by residents in different locations across the
Borough. Harrow's Residential Design Guide SPD provides
further detail on appropriate amenity space.

MM240

104

6.37 to
6.47

Delete paragraphs 6.37 to 6.47, including headings 1 to 5 and
substitute;_Harrow's Biodiversity Action Plan (2008) identifies
residential gardens as a habitat of local importance to the
Borough. Harrow's Green Grid sets out proposals and projects
for linking existing open spaces to form a more integrated
approach to green infrastructure across the Borough. Together,
retention of residential gardens and the realisation of the
Harrow Green Grid will support the movement and survival of
wildlife through the urban environment. The London Housing
Design Guide includes qualitative and guantitative amenity
space standards that are applicable to registered social
landlords and other GLA supported developments.

MM241

105

Following
6.47

Insert new box; Key Policy and Guidance Links
e NPPF Core Principal 17

London Plan Policy 3.4, 3.5 and 3.6
London Housing Design Guide

Core Strateqy Policy CS1 B, E, Kand Z
Harrow's Residential Design Guide SPD
Harrow's Biodiversity Action Plan (2008)

MM242

106

DM36 and
paragraphs
6.48 to
6.52

Delete policy DM36 and paragraphs 6.48 to 6.52

MM243

107

6.53

Amend as follows; New residential development, especially
schemes which include family housing, will result in an
increase in child yield that will require additional play space

provision. Requwemeﬁts—afe—based—eﬂ—fhe—emm—yreld—ef—the

the—The CounC|Is Open Space Sports and Recreatlon

Study
(2011) identifies areas of deficiencies in play space provision
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for all ages (see map following) and establishes a standard
Fhis—is—eurrentlya minimum on-site provision of 4 sq. m per
child, and-which needs to be seen in the context of a London
wide target of 10 sg. m per child as set out in the Mayor of
London's Children and Young People’s Play and Informal
Recreation SPG (208812). Where it is not possible to provide

sufficient on-site provision, is-ret-appropriate-a—contributionfor
off-site provision,—ineluding by way of the creation of new
facilities; or improvements to existing off-site provision should
be considered.:—andfor—an—appropriate—financial<contribution
secured—by—legalagreement—towards—this—prevision—can—be
aceeptable-where—itis—demonstrated—thatit If it can be shown

that this would fully satisfiesy the needs of the new
development whist and at the same time continueing to meet
the needs of existing residents, an appropriate financial
contribution can be secured by legal agreement.

MM244

107

Following
6.53

Insert map;

Accessibility to Children's Playspace

Cieligeon's Play

MM245

107

Following
6.53

Insert box; Key Policy and Guidance Links

e |lLondon Plan Policy 3.6

e Mayor of London's Children and Young People’s Play and
Informal Recreation SPG (2012)

e Core Strategy Policy CS1 G

e Harrow's Open Space, Sports and Recreation Study (2011)

MM246

108

6.54 and
6.55

Delete paragraphs 6.54 and 6.55 and substitute;

Poor health and disability can be affected positively or
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adversely by housing circumstances and the care and support
available. In an ageing society it is vital to consider the needs
of those who are living longer and with limiting illnesses and
disabilities. The location of sheltered or supported
accommodation is important in_ensuring that access to shops
and services can be enjoyed by residents. Harrow's Housing
Strateqgy 2012 and Supported Accommodation Strategy 2010
highlight the need for changes in the range of supported
housing available to a number of client groups in Harrow over
the medium to long term. This includes the need for a broader
range of supported housing options, including a range of
tenure types and levels of care and support, for older people,
and those with learning disabilities, physical disabilities and
mental health needs. Meeting lifetime and wheelchair homes
standards can help ensure that people can live in their
accommodation through changing circumstances for as long as

possible.

A delivery plan for the Supported Accommodation Strategy
was prepared in 2011, and included the following key

principles:

¢ A need for flexible alternatives to residential care within
the Borough as a means to support people to become
more independent in more cost effective ways:

e Existing in-house accommodation for people with
learning disabilities to be remodelled in line with prior
recommendations and additional supported
accommodation options developed;

e There is an under-provision of supported
accommodation for people with mental health needs
and additional provision needs to be developed; and,

e Adults and Housing will undertake more work to
establish plans for supported housing for people with
lower level support needs as part of a longer-term
prevention approach.

Core Strateqgy Policy CS1 Z resists the loss of Community
Facilities unless it is proven they are not needed.

MM247

108

Following
6.55

Insert box; Key Policy and Guidance Links

e London Plan Policy 3.12, 3.13, 3.51

e Core Strateqgy Policy CS1

e Harrow's Housing Strategy 2012

e Supported Accommodation Strategy (2010)

MM248

108

6.56 to
6.58

Delete paragraphs 6.56 to 6.58

MM249

109

6.59

Amend first sentence as follows

Large Houses in Multiple Occupation (HMOs) and hostels (see
glossary) can contribute to the overall supply of cheaper
accommodation, particularly for young professional people and
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those on low incomes.

And delete two final paragraphs.

MM250

109

6.60

Delete paragraph 6.60

MM251

109

Following
6.60

Insert box; Key Policy and Guidance Links

e london Plan Policy 3.2, 3.5, 3.8, 3.14

e Core Strategy Policy CS1 | and K

e Town and Country Planning (Use Classes) Order 1987 (as

amended)

e Harrow's Residential Design Guide SPD

MM252

112

7.7

Amend as follows; Economic development is defined as
development within the B Use Classes, public and community

uses and main town centre uses Glossary,—NatienalPlanning
Poliey—Framework—(2012) [Feotnote_al - This js a much wider

definition than has traditionally been applied in Harrow, where
employment land has been safeguarded primarily for B1, B2
and B8 uses. The new definition supports the development of
economic sectors that do not fall neatly into existing land use
classifications and will enable diversification to take place in
response to changes in market demands Ap-p-l‘eﬁﬁ-a-te

jebs—wm—be—s&pﬁeﬁed— However main town centre uses are
defined as: retail development treluding—retatwarehouses-and
factory—outlets [Foonote bl- |eisyre, entertainment and more

lntenswe sport/recreation uses +He+uel+ﬁg—ememas—Feetau1=&H{s—

halls [Footnote cl-  Gffices: and arts, culture and “tourism
development i ;

eeﬁeeﬂ—halls—hetels—&nd—eeﬁ#efeﬁee—ﬁae%es— [Footnote d] = The
NPPF, the London Plan and Harrow's Core Strategy are clear
that town centre uses should continue to be directed to town

centre locations. in—accerdance—with—theNational—Planning
Poliey—Framework—and—the—tondon—lan,—and—in—the—spirit—of
: IIE"'E” SI. S|EE’tEIEt| _sE|1aEs|_gy . seeh IHSESI will—be—directed EE. EI'E’
and-twhere—relevant)—to-sequentially—preferable—sites: Harrow's
Core Strategy identifies Harrow town centre, within the Harrow
& Wealdstone Intensification Area, as the Borough's principal
location for growth in retail and leisure development, the
emerging new hotel sector, and for consolidation and renewal
of the local office market.

[Footnote al Glpssary, National Planning Policy Framework (2012).
[Footnote b | ncluding retail warehouses and factory outlets

[Footnote <] Jncluding cinemas, restaurants, drive-through
restaurants, bars and pubs, nightclubs, casinos, health and
fitness centres, indoor bowling centres and bingo halls.

tFootnote dl 1hcluding theatres, museums, galleries and concert
halls, hotels and conference facilities.

MM253

112

DM40

Delete heading;—Hereypot—ane—Strategie—dustriad
toeatiorr and substitute; 1ndustrial and Business Use Land

Delete section A and substitute; Proposals for th
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intensification, renewal and modernisation of existing industrial
and business floorspace will be supported where the
development complies with other relevant policy considerations
and the new industrial or business floorspace allows for future
flexibility, including future subdivision and / or amalgamation
to provide for a range of accommodation, particularly for small
businesses.

Delete section B and heading

Amend heading to section C as follows;cemprehensive
Enabling-led Redevelopment of Bustress—UYse—and
Industrial &and Business Use Floorspace Areas

Delete first paragraph of section C and substitute;

The Council will support proposals for enabling-led mixed use
development where this is necessary to facilitate the
intensification, renewal and modernisation of existing industrial
and business floorspace. In addition to complying with other
relevant policy considerations, proposals for enabling-led
mixed use employment development must:

Delete subsections a and b and amend subsection c as follows;

#ean-be-demonstrated that residential-the enabling
development is necessary to facilitate the delivery of the
proposed industrial or business use floorspace a

eomprehensive-seheme;

Delete subsection d and substitute;

maximise the amount of industrial or business floorspace to be
re-provided as part of the mix;

Insert new subsection e;

achieve demonstrable improvements in the site's suitability
and viability for continued industrial or business use activity
having regard to the environmental improvements and the
standard, type and flexibility of the accommodation to be

provided; and

Redesignate subsection e as f and amend as follows;

ensure there would be no conflict between the residential
enabling use and the industrial or business use activities
eeenemic-uses within or surrounding the site.

Delete section D

Delete section E, including subsections a, b and ¢ and
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substitute;

E. The loss of industrial and business land and floorspace to
non-employment uses will only be permitted having regard
to Policy CS1 O and where:

a. it can be demonstrated that a site is no longer suitable (see
paragraph 7.X) and viable for its existing or an alternative
industrial or business use; and

b. a suitable period of continuous marketing activity has been
undertaken without success.

Delete sections F, G and H including subsections and
substitute;

G. Where the loss of industrial or business floorspace can be
demonstrated to the satisfaction of the Council, as required
in (E) above, the Council will apply a sequential approach
to redevelopment as follows:

i. proposals for alternative employment uses, excluding
main town centre uses;
ii. proposals for strategic community infrastructure not
appropriate to town centre locations; and
iii. mixed use proposals that include and facilitate a
significant element of employment generating uses
and/or community uses.

MM254

114

7.9 to 7.27

Delete paragraphs 7.9 to 7.27 and substitute;

Over recent years the Borough has experienced a trend of
continual losses in land and floorspace for industrial and
business activity. Numerous small, incremental losses have
been supplemented by the loss of some larger sites to
residential use including part of the Honeypot Lane Strategic
Industrial Location at Stanmore, and the highly accessible Biro
House site in South Harrow.

As with much of north and west London, Harrow is identified as
an _area for 'limited transfer' of industrial land to other uses in
the London Plan. This requires the Council to carefully monitor
and manage its release of industrial and business land to
ensure the borough has a sufficient stock of land and premises
to_meet its future needs and the efficient functioning of the
local economy including, maintaining a diversity of job
opportunities for residents. Harrow's Employment Land Study
(2010) provides an assessment of the potential balance of
supply and demand for employment land and floorspace over
the period 2007 to 2026. The findings of the study forecast a
continued decline and lower land requirements, in quantitative
terms, for industrial and business use land across the
borough. However, the market analysis indicates a reasonably
healthy industrial market, with low vacancy and a shortage of
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more _modern, small to medium sized industrial units. Thus,
while industrial employment may be in longer-term decline,
and older industrial space is becoming redundant, this does not
necessarily mean there is no requirement for new industrial
space in_the future. However, a significant proportion of
Harrow’s existing employment sites comprise traditional
industrial areas with some older premises unsuited to modern
needs or_in _poor _condition, but with potential for renewal or
intensification. Based on the recommendations of the study,
and the fact that the loss of industrial and business land is in
effect irreversible, the Council will seek to retain these sites in
industrial and business use feetote al and will support proposals
to intensify, renew and modernise existing premises and use to
meet the needs of local businesses and, in particular, demand
for premises suitable for smaller enterprises.

[footnote al yse Classes Blc, B2 and BS.

Where market drivers, in _themselves, are not sufficient to
promote the gradual upgrading and modernisation of poorer
quality sites and premises, enabling development can provide
a catalyst for change and allow these sites to continue to make
a_ positive contribution to meeting the Borough’s future
industrial needs.

While the aim of Policy DM40 (Correct numbering)_is to retain
sites in industrial and business use, the Council acknowledges
that the predicted oversupply of industrial space, in
quantitative terms, creates potential for releasing some
employment land to other uses. In accordance with Core
Policy CS10, and in the context of Harrow's modest overall
stock of industrial and business land, the guantitative release
of land is to be restricted to that which is inherently unsuitable
for continued industrial and business uses. In determining
whether a site is no longer suitable, the following factors are
applicable: Strategic and local road access;

1. Accessibility to public transport and services;

2. Compatibility of adjoining uses;

3. Internal environment, including the size, quality and
condition of existing buildings and potential for
refurbishment or subdivision;

4. Site size and potential development constraints;

5. Attractiveness to the market, including vacancy and
market activity on sites; and

6. Any other relevant, up-to-date market intelligence

Where it has been demonstrated that the premises and land
are no longer suitable to continued industrial and business use,
such sites offer the potential, through refurbishment,
adaptation, or redevelopment to meet requirements for wider
economic uses and the provision of strategic social
infrastructure including health, education, emergency services
and other community uses. However, the introduction of new
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uses must be appropriate to the location both in terms of the
scale of the development and the nature of the activities and in
line with other policies of the Development Plan.
MM255 | 118 | Following Insert box; Key Policy and Guidance Links
7.27 e NPPF Paragraph 21 and 22
e lLondon Plan Policy 2.17, 4.4
e Core Strategy Policy CS1 O and P
e Harrow's Local Economic Assessment
e Harrow's Employment Land Study (2010)
e Harrow's Available Business Premises surveys (Updated bi-
yearly)
e Harrow's Authorities Annual Monitoring Report
MM256 | 118 | DM41 Delete heading; Fowr—cenrtre—offices—andNortholtRoad

Busiress-Yse—-Area and substitute; Office Development

Add new section;

Proposals for new office floorspace within town centres,
including proposals within mixed use schemes, will be
supported where the scale of provision is appropriate to the
role _and function of the town centre and the development
complies with other relevant policy considerations.

Add new heading and amend former section A as follows;

Office Provision through Mixed-Use Conversion or
Redevelopment

Proposals for the redevelopment or change of use of purpose-
built offices located in town centres and the Northolt Road
business use area will be permitted-where resisted unless it
can be demonstrated that the building is no longer fit for office
occupation having regard to:

a. -the-buildingisnelongerfitfor-office-occupation-having
regard-to-the level and duration of vacancies within the
building the-age-and-condition-of-the-building;—and-the
needs-of-potential-oceupiersin-theloecal-office-market;—and

EI'IE.'E & surplus-of-office S |sae|e Elnsuglllslut H.'E Borough
permissions-the age and condition of the building and
potential for refurbishment;

c. the existing layout of the building and potential for
adaptation to smaller/more flexible office units;

d. the needs of potential occupiers in the local office market;
and

e. evidence of continuous and suitable marketing over a 12

month period.

Amend section B as follows;

B.

- 68 -




Harrow London Borough Council Development Management Policies, Site Allocations and Harrow and Wealdstone
Area Action Plan Local Plans, Inspector’s Report May 2013

Ref

Page

Policy/
Paragraph

Main Modification

floorspace is greater than 1,000 ermere-square metres-of
office-fleerspaee, and it can be demonstrated that the
building is no longer fit for office occupation, as required in
(A) above, proposals for mixed use development will be

requwed that: te—make—w&He—pfe\ﬁaeH—feFFeplaeemeﬁf

a. includes new employment floorspace providing at least
40% of the existing provision, unless it can be
demonstrated that such level of provision would not be
viable;

b. includes an element of flexible, adaptable office floorspace
capable of meeting the changing needs of small/business
units.

Amend section C as follows;

The redevelopment or change of use of offices outside of
designated town centres and the Northolt Road business use
areas will be permitted where the building has been vacant for
more than 12 months and there is genuine evidence that all
opportunities to re-let the accommodation have been fully
explored, including evidence of suitable marketing over a 12

month period anr-assessmentof-demand-and-supply

MM257

119

7.29

Amend final two sentences as follows; The stock suffers high
levels of vacancy due to the general over-supply of large,
outdated office space that is not suited to meeting local
needs. The high levels of wvacancy mean that whie
comparativelytow-rental values are comparatively low, which
in _turn discourages investment and renewal. Speculative
provision of new offices to meet the needs of Harrow's local
market and achieve modest, longer term growth in office
floorspace, as indicated in the Employment Land Review
(2010), is therefore unlikely_in the short term.

MM258

119

7.30

Amend as follows; The Borough's Core Strategy seeks to focus
consolidation and renewal of office space upon Harrow town
centre, both to reflect its Metropolitan centre status and where
the potential of mixed-use development to help deliver
significant components of replacement floorspace is greatest.
However, there will continue to be a role for office space
beyond Harrow town centre and it is therefore necessary to
provide for this and to manage the release of floorspace
pursuant to the spatial strategy's with—the—aim of reducing
overall levels of vacancy in the Borough, securing the retention
of existing space which continues to be fit for purpose, and
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encouraging the provision of new space which supports the
proper functioning of town centres.

MM259

119

7.31

Delete heading and amend as follows; The Borough's town
centre network, and the Northolt Road business use area, are

shown on the Harrow Policies Map. Prepesals—fer—the
'EE!E“EISE'“.E“E of .slnemga of HSE’EI pufpese IGH.'IE etfiees ',“
H'ES.EIIESEtE'E“S, wi—be IIIEItIIEthIEi SE“SI'SEEF“EI ”'EFIF'. ”EH'EI”S
beyondHarrow—town—centre—are—met—and—to—reduce—surplus

throughout—the Bereugh- The aim of the policy in respect of
these areas is to release stock which no longer meets the

needs of office occupiers and to resist the displacement of
active office occupiers to higher value uses. Fhe-diversification
of smal s_lllse premises—above s_l|e|ss e '.'EE HPUPese Is.t"IE
Isllssles_) ”.'” be EESS.ESSIEE‘ enl_tln.au OWR-Feritsand-not-against

MM260

119

7.32 and
7.33

Delete paragraphs 7.32 and 7.3

MM261

120

7.34

Delete heading and amend as follows;
Renewsat-oftocal-Office-Supply

Harrow's Local Economic Assessment (2011/12) cites evidence
that points to potential local employment growth in a range of
sectorst™° bl \which include, but are not limited to, activities
traditionally accommodated in office-type spaces. While the
above provisions will enable the release of surplus and
redundant office stock but it will not encourage the supply of
new effice floorspace for office or other_employment
generating uses—whieh that are required to support local
economic development . Propesalsfor-theredevelepmentor

i i i i ’
EI'E“'gEFS.I use-of ISHI'IE“'II?SI"“EFI“"'gI + EE.E SEliHE"E '“.EE' IES IE'

| hict i :
development-Therefore, in addition to managing the release of

old, outdated office stock, on sites that have a significant level
of existing provision (over 1,000 square metres) the aim of the
policy is also to secure the re-provision of new floorspace to
support local demand for offices or other employment related
uses. Mixed use redevelopment and changes of use can help to
secure the re-provision of office floorspace that is better
tailored to meeting local demand, supports employment
diversification, and maintains the vibrancy and viability of
Harrow's town centres in accordance with the objectives of
Harrow's Core Strateqy [°°""°* ¢! Where appropriate and
justified, some of the employment floorspace to be re-provided
may be given over to community uses where this aids in town
centre vitality and meets locally identified needs (see Policy

DM57).

[Footnote b]

These include: accommodation and food service
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activities; information and communication; professional,
scientific and technical activities; administrative and support
services; education; health; and arts, entertainment and
recreation. See paragraph 3.14 of the Assessment.
[Footnote ¢l See Strategic Objectives 2 & 4; Overarching Policy
Objectives 11 & 12; Policy CS1 P; and paragraph 4.26.
MM262 | 120 | 7.35 and Delete paragraphs 7.35 and 7.36 and substitute;_The re-
7.36 provision or retention of 40% of the existing floorspace is
flexible and will vary between sites. Nonetheless a figure is
required to provide an indication of the level of employment
floorspace required to assist developers in bringing forward
proposals.
MM263 | 120 | 7.37 Delete heading and amend as follows;
StherOoffices
Outside of town centres and the Northolt Road business use
area, where a site is unsuitable for continued employment or
commercial use, it is appropriate that it be released for other
forms of sustainable development. er-ether-employment
generating-usesthen-redevelopmentorchangeofuseof
MM264 | 120 Following Insert box; Key Policy and Guidance Links
7.37 e NPPF Paragraph 26
e London Plan Policy 4.3
e Core Strategy Policy CS1
e Harrow Employment Land Study (2010)
MM265 | 121 DM42 and | Delete policy DM42 and paragraphs 7.38 to 7.42, including
paragraphs | headings.
7.38 - 7.42
MM266 | 123 | DM43 Amend section A as follows;

Home working and ancillary economic activity at home by the
occupiers of residential property will be permitted where the
applicant can demonstrate that the property would remain
substantially residential in character and occupation having

regard to:

Delete subsections a, b and ¢ and substitute;

(a) the number of employees on the site;

(b) how they are accommodated within the premises during
working hours; this will include consideration of full time and
part time employees; and

(c) the extent to which they are present on the site during
operational hours.

Insert additional sections B and C;

There must be no detrimental impact upon the amenities of
neighbouring occupiers by reason of noise, pollution, levels of
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internal or external activity, traffic and parking; and the
proposal must not undermine Harrow's spatial strateqy.

Retail and wholesale activities from residential property are not
consistent with residential amenity and character and will be
resisted.

and redesignate former sections B and C as D and E;

MM267

123

7.43

Amend as follows; Home working enables many people to
strike a balance between their domestic and professional lives,
and by obviating the need for expensive and time consuming
commutes can improve quality of life. For others, starting a
business at home can be the first entrepreneurial step towards
the creation of a successful economic enterprise. Harrow's
Economic Development Strategy (2011/12) states that there
are currently over 10,000 small and medium sized businesses
in the Borough, and it is likely that working from home is an
important component of many of these companies' business
model. Home working and ancillary economic activity at home
has a range of economic and environmental benefits which
merit support Feeteedl 1n many cases working from home will
not constitute a material change of use requiring planning
permission. However, where an existing economic activity at
home expands to become a substantial or the principal use of

the property, large-seale-and-intrusive—activities—are—unlikely—te
be—appropriate—within this can conflict with neighbouring

residential uses areas—and is potentially at odds with the
Borough's spatial strategy.

[Footnote_dl The Employment Land Study (2010) cites home
working as one of the reasons for improvements in office
employment density efficiency and a driver for ‘smart’ or
'spaceless’ growth, where economic growth is achieved without
corresponding increases in demand for employment space
(paragraph 6.35).

MM268

123

7.44

Delete paragraph 7.44

MM269

123

7.45

Amend as follows;—here—planning—permission—is—required;

it i I . I o i thi
poehiey—The aim of this policy is to ensure that whilst home

working can take place, Harrow's residential areas remain
attractive and peaceful places to live, and that the living
conditions of those surrounding the activity are not adversely

affected. Fheproperty—shouldremain—substantially—residential
character—meaning—thatit-shouldstill-be-mainly—oceupied—for
externalindicatieon—ef—the—<commercialuse: On going use of
garden areas or outbuildings for significant levels of
commercial storage and large or illuminated signs can have a
significant affect on—are—unlikely—to—be—consistenrt—with
residential character and amenity. Proposals—for

hich—aiveri se—odour—effiuent —vibration—d
otherhnoxiousness—emissions—willbe—resisted: Over prolonged
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periods, abnormally high levels of activity within the building or
that associated with deliveries and business callers can cause
disturbance and nuisance, and will be indicative of a scale of
activity not appropriate in a residential area. Similarly,
proposals should not generate high levels of traffic or
inconsiderate parking activity that could cause a nuisance to,
or obstruct the movements of, neighbouring residents.
MM270 | 124 7.46 — Delete paragraphs 7.46 to 7.48
7.48
MM271 | 124 7.49 Delete reference to @nterim-edition) and final sentence.
MM272 | 124 | 7.50 Delete all after second sentence.
MM273 | 125 7.51 Delete paragraph 7.51
MM274 | 125 | Following Insert box; Key Policy and Guidance Links
7.51 e NPPF Paragraph 50
e lLondon Plan Policy 3.14, 4.6
e Core Strategy Policy |
e lLondon Housing Design Guide
MM275 | 125 DM44 Delete parts B and C
MM276 | 126 | 7.54 Amend as follows; The Borough's spatial strategy directs major
new hotel and leisure development to Harrow town centre,
reflecting its Metropolitan centre status and in support of the
Harrow & Wealdstone Intensification Area objectives. 3Fh1's
attrae&eﬁs—tThroughout the rest of the Borough the Council
will expect proposals for hotel development to locate in town
centres to avoid impacts on residential amenity and to benefit
from good public transport links and local services.
MM277 | 126 | 7.55 — Delete paragraphs 7.55 to 7.57
7.57
MM278 | 126 | 7.58 Amend as follows; Guest houses and bed & breakfast

accommodation help to diversify the supply of visitor
accommodation and can offer a more homely, personal
environment than that provided by larger hotel chains. Such
uses also provide business opportunities for residents that
contribute to local economic activity. However care is needed,
particularly in residential areas, to balance the impacts of
guest house and bed & breakfast uses with the amenity of
nelghbourlng occuplers and the character of the area. Fhe-size

uee—&ﬁd—m—parﬂebﬂaHhe—HumbeHef—gﬂes{—Feems— over-
intensive use of a property is likely to give rise to disturbance
to neighbouring occupiers and could generate an excessive
level of external activity by visitors' arrival and departure.
Even where individual proposals are acceptable, an over
concentration of guest houses and bed & breakfast
accommodation in a road or locality can lead to unacceptable
cumulative effects. aﬁd—sheuld—be—avaded— Proposals—sheuld
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MM279

127

7.59

Delete paragraph 7.59

MM280

127

7.60

Amend as follows; The Council wishes to encourage tourism
that does not harm the environment or residential amenity.

Proposals—that—enable tand—and buildings—tobeusedfor—the
I (it of bothovisi I ” o | _

cor_buildi . . it b
limited—Fo—make—thebestuse—oef reseurees;—and New tourist

development can widen the cultural and recreational
opportunities available to local people for use and employment,

making the best use of resources. fHexibiity—will-be——seught:

Fhis—might—enable—the—re-use—of—buildings, —innovative

MM281

127

Following
7.60

Insert box; Key Policy and Guidance Links
e NPPF Paragraph 23

e London Plan Policy 2.7, 4.5

e Core Strategy Policy CS1

MM282

127

DM45 and
paragraphs
7.61 —
7.64

Delete policy DM45 and paragraphs 7.61 to 7.64

MM283

130

8.4

Add;__but recognises that such long-range forecasts are
susceptible to a great deal of uncertainty — not least because
projected surplus expenditure is primarily attributable to
projected growth in per capita spending - and should therefore
be used cautiously™°™°* 3 More recent data indicates that
real household disposal incomes declined by 1.2% in 2011 and
a further decline of 1% is estimated for the first six months of
2012fFeotnote b1 11 this context the GLA has commissioned
research to update its own consumer expenditure
estimates™°"°*® 1 to be published Spring 2013. Pending a
review of Harrow’s retail floorspace projections, to be
undertaken in 2014/15°°t°te dl the Council considers that the
medium-range projections to 2020 provide a more robust basis
for planning new retail development in the Borough. Sites with
planning permission and others allocated in the Harrow &
Wealdstone Area Action Plan and Site Allocations DPD
therefore provide sufficient land to meet retail development
needs to 2020.

[Footnote 3] See paragraphs 17.2, 18.3, 18.5 and 18.35 of the
Retail Study.

[Footnote bl Fyperian Retail Planner Briefing Note 10.1 (Sept
2012) cited in the Mayor of London’s Town Centres draft
supplementary planning guidance 2013 (paragraph 2.1.2).
[Footnote ¢l gee the Mayor of London’s Town Centres draft
supplementary planning guidance 2013 (paragraph 2.1.3).
[Footnote dI 1 accordance with the recommendation contained at
paragraph 18.36 of the Retail Study (2009).

MM284

131

8.5

Delete paragraph 8.5

- 74 -




Harrow London Borough Council Development Management Policies, Site Allocations and Harrow and Wealdstone
Area Action Plan Local Plans, Inspector’s Report May 2013

Ref

Page

Policy/
Paragraph

Main Modification

MM285

131

DM46

Designate unlabelled section following section A b as section B
and amend as follows;

Proposals on edge-of-centre sites will be permitted where it
has been demonstrated through site search and selection that
the location is the most sequentially preferable that is
available, and that there would be no harm to town centres
and neighbouring residential amenity (see policy DM1) and the
proposal accords with (a) and (b) above.

Redesignate subsequent sections

Amend section B (to be redesignated C) as follows;

Proposals for new retail, leisure and cultural development in
out of centre locations, including proposals for extensions, will
only be permitted where there is no harm to neighbouring
residential amenity (see policy DM1) and where:

a flexibility it has been demonstrated that all reasonable
alternatives for the proposal have been explored in terms of
scale, format, car parking provision and scope for
disaggregation in the format of the proposed development;

then b, ¢ and e as existing, deleting subsection d and adding
new subsection as follows;

proposals over 2,500 sguare metres would demonstrably not
harm centres within their catchment area.

and delete former section C

MM286

131

8.6

Delete paragraph 8.6

MM287

132

8.8

Delete final sentence including footnote and substitute;
Although Harrow’s Retail Study (2009) has identified scope for
retail growth in the borough, this has not been disaggregated
to individual centres and so the policy is qualified in all cases
by a need to assess any harm which may be caused by the
impact of a proposal.

MM288

132

8.9

Delete third, fourth and final sentence. Amend fifth sentence
as follows; Attention will also be paid to the format and scale
of the proposed development to consider whether sufficient
flexibility has been exercised in the assessment of how other
sequentially more preferable sites could meet the—any
identified need.

MM289

132

8.10 and
8.11

Delete paragraphs 8.10 and 8.11

MM290

133

8.12

Amend as follows;_Useful guidance on impact assessment is
contained in the DCLG Practice guidance on need, impact and
the sequential approach (2009) remains—extantfolowing—the
publication—of—theNational Ila_nnmg oticy 'E““.E”E'k (.2%2)
Et'l'd .EI'E EEI'.'SEE‘HE“E 'E°E_5Et;'|e“ EI. IH'E |s|su|s_t||s ST"EE.I EII
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.EtEl“EE oR—the eqmel;saﬁen_lel EII'E ISEE‘HEI"E'EIH Et|S|SIEEtE|II and
to-thispeliey. In the event that the 2009 guide is revoked and
not replaced, the Council will publish local guidance to this
end.

MM291

133

Following
8.12

Insert box; Key Policy and Guidance Links

e NPPF Paragraph 23, 24, 26 and 27

e lLondon Plan Policy 2.15, 4.7 and 4.8

e Core Strategy Policy CS1 L and M

e DCLG Practice guidance on need, impact and the sequential

approach (2009)

Harrow's Retail Study (2009)

e Harrow's Town Centre Shopping Frontage Surveys
(produced annually)

MM292

133

8.13

Delete second clause of final sentence.

MM293

133

DM47

Amend as follows;

A. Within the primary shopping frontages of district centres as
defined on the Harrow Policies Map, the use of ground floor
premises for retail, financial & professional activities,
restaurants & cafés and pubs & bars will be permitted provided
that:

a. Policy DM50 applies, or;

b.the length of primary frontage in non-retail use at street
level in the centre (including any extant planning permissions)
would not exceed 25% unless it can be demonstrated that the
proposed use would make a significant contribution to the
centre's vitality and viability or;

b c. the proposal would not result in a concentration of more
than three unit frontages in non-retail use;

€ d. the use would not create inactive frontage during the day;
and

¢ e. the use would not be detrimental to the amenity of
neighbouring occupiers (see Policy DM1) or highway safety.

B. Proposals for other uses within primary shopping frontages
will not be permitted unless policy DM50 applies, or it can be
demonstrated that the use would be directly related to
shopping trips and would support the retail function of the
district centre.

MM294

134

8.15

Amend as follows;—Fhe—primary—shopping—frontages—ofdistrict
el AL —Fi il E'I'E"'HEF EE. be ISEtlsgt.’E" EiEEEI Ile' |eta|’l
restaurantsand-cafés{(ClassA3)-and-pubsand-bars{ClassA4);
bei I . Al bicl i I

attracting—shoppers;,—workers—&—visiters: The retention of a

critical mass of shopping uses remains the best way to sustain
vitality and viability at the heart of district centres and to
ensure that the Borough's town centre retail capacity is
properly protected. The right balance of retail and other
appropriate uses will ensure that district centres continue to
function as interesting and attractive destinations for shoppers.
The National Planning Policy Framework (2012) defines
primary shopping frontages as those likely to include a high
proportion of retail uses, which may include food, drinks,
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clothing and household goods°°te al and states that local
planning authorities should set policies for uses within town
centres based on a clear definition of these and other frontages
[Footnote b1 Harrow's Retail Study (2009) concluded that there is
a_continuing need to monitor uses within the shopping
frontages of town centres and to protect Class A uses[°Mote 1,
The Study went on to suggest changes to frontages within a
number of the Borough's town centres, which have been taken
forward through the Harrow & Wealdstone Area Action Plan
and the Site Allocations DPD. The Council considers that 25%
is a reasonable indicator of the point at which the high
proportion of retail uses appropriate to primary shopping
frontage may be threatened, having regard also to the vitality
and viability of the town centre concerned or (if relevant)

Policy DM50.Fer—these—reasons,—the—policy—seeks—totimit—the
- " 4 NN . ‘ i

would—net—have—visited—Further Detail on the method for
applying policies on the change of use of shops is provided at
Schedule 2.

[Footnote algee NPPF_Annex 2: Glossary., and states that local
planning authorities should set policies for uses within town
centres based on a clear definition of these and other
frontagesSee NPPF paragraph 23.

[Footnote bl See NPPF paragraph 23.

[Footnote clgee Harrow Retail Study (2009) paragraph 18.32.

MM295

134

8.16

Amend as follows; Estate agencies, banks, building societies
and other Class A2 uses are all a normal part of the
streetscene in shopping areas. Together with -cafés,
restaurants and public houses that are open during the day,
these uses contribute to the creation of a lively and varied
frontage. By contrast take aways that are not open during the
day (unless forming a part of a café or restaurant use) are
rarely-less likely to be connected with shopping trips and more
frequently trade as evening rather than daytime activity
resulting in inactive frontage during the day.:fer-thesereasons

wholly—take—away—uses—will be—resisted—within—the—primary
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MM296 | 135 | 8.17 Delete final two sentences.

MM297 | 135 | 8.18 Delete paragraph 8.18

MM298 | 135 Following Insert box; Key Policy and Guidance Links

8.18 e NPPF Paragraph 23, 24, 26 and 27
e lLondon Plan Policy 2.15, 4.7 and 4.8
e Core Strategy Policy CS1 L and M
e Harrow's Retail Study (2009)
e Harrow's Town Centre Shopping Frontage Surveys
(produced annually)

MM299 | 135 | DM48 Add to both subsections a and b;_or Policy DM50 applies; and
add (see Policy DM1) to subsection d and add new section B;
The Council will give consideration to the provision of
community facilities within secondary frontages where it can
be demonstrated that these will be open to visiting members of
the public and would support the vitality and viability of the
centre (for example, by encouraging linked trips to other shops
and services within the centre), and subject to criterion (d)
above.

MM300 | 135 | 8.19 Amend as follows; In addition to the Borough's nine district

centres (see above) there are five local centres providing
mainly smaller convenience stores and walk-to services for the
locality in which they are situated. The secondary frontages of
district centres and the designated frontages of local centres
are appropriate locations for the full range of A Class uses,
including take aways, and any other use which is primarily for
visiting members of the public, such as laundrettes, taxi offices

and amusement arcades. Fhe-Counciwill-give—consideration—te
community—uses—within—secendary—frontages—where—it—ecan—be
EIE“'E“SE.'&EEE’ that-these-wilbe open .EE “'S'E“'g. “.'E.“'IEE'S of
the |8t'IEEIF'E and ”slt"lE: Stpport EI'.E “IE.E*:'EEIE".'H “EHS'I'P EII the
and-—services—within—the—<centre).Hewever A strong presence of

retail activity is important within these secondary and
designated frontages. Designated frontages form the basis for
safeguarding and consolidating the basic convenience retail
function of local centres and, fer—this—reasen,—hoen—retail
activities—wil-betlimitedto50%—-of thedesighatedfrontage—of
each—eentre- in the case of district centres, secondary
frontages provide opportunities for retailers that may not be
viable within the more expensive primary frontages but which
nevertheless add to the overall retail capacity and

attractiveness of the centre. in—secendary—frontages—the
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I I . " errifi I :
DT O AT " v AV iSi . The
National Planning Policy Framework (2012) defines secondary
shopping frontages as those that provide greater opportunities
for a diversity uses such as restaurants, cinemas and
businessesF°™°t* 3l and states that local planning authorities
should set policies for uses within town centres based on a
clear definition of these and other frontages™°"°* Pl Harrow's
Retail Study (2009) concluded that there is a continuing need
to monitor uses within the shopping frontages of town centres
and to protect Class A usest®®™® < The Study went on to
suggest changes to frontages within a number of the Borough's
town centres, which have been taken forward through the
Harrow & Wealdstone Area Action Plan and the Site Allocations
DPD. The Council considers that 50% is a reasonable balance
of retail and non-retail uses within secondary and designated
shopping frontages, having regard also to the vitality and
viability of the town centre concerned or (if relevant) Policy
DM50 Further Detail on the method for applying policies on the
change of use of shops is provided at Schedule 2.

[Footnote a] gee NPPF Annex 2: Glossary.

[Footnote bl gee NPPF paragraph 23.

[Footnote el See Harrow Retail Study (2009) paragraph 18.32.

O O—0 A Voo O v C

MM301

136

8.20

Delete final sentence

MM302

136

8.21

Delete final two sentences

MM303

136

8.22

Amend first two sentences as follows; Take aways are now an
established characteristic of most town centres and they offer
a valued service to shoppers (when they are open during the
day), residents and pub-goers. However take away uses can
also result in increased litter, noise (particularly at night) and
on-street parking requiring careful consideration of these
issues when such uses are proposed. Delete final sentence.

MM304

136

Following
8.22

Insert new paragraph;_Pursuant to the broader spatial strategy
for the Borough, Policy CS1 L of the Core Strategy promotes
town centres as the focus for community life. Community
facilities!™°"**®! such as cultural premises, places of worship,
nurseries, educational establishments and healthcare services
may compliment the diversity of uses open to visiting
members of the public within secondary and designated
frontages. They can positively contribute to the vitality and
viability of the town centres by increasing footfall and the
range of visitors to the town centre.

[Footnotelgea Harrow Core Strategy Appendix F: Glossary and
NPPF paragraph 70.

MM305

136

Following
8.22

Insert box; Key Policy and Guidance Links

e NPPF Paragraph 23, 24, 26 and 27

London Plan Policy 2.15, 4.7 and 4.8

Core Strateqgy Policy CS1 L and M

Harrow's Retail Study (2009)

Harrow's Town Centre Shopping Frontage Surveys
(produced annually)
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MM306

136

DM49

Amend section A as follows; Within neighbourhood parades
and the non-designated parades of town centres and
neighbourheed—parades, as defined on the Harrow Policies
Map, the use of ground floor premises for purposes that are
appropriate town centre, community and economic uses will be
permitted provided that: (then subsection a as existing, and
subsection b amended as follows;) the use would not be
detrimental to the amenity of neighbouring occupiers (see
Policy DM1) or highway safety.

MM307

136

DM49

Add sections B and C;

Residential is not an appropriate use of ground floor premises
in_neighbourhood parades and non-designated frontages of
town centres and will be resisted.

Extensions of 400 square metres or less within neighbourhood
parades and non-designated parades of town centres will be
assessed without the need for sequential assessment.

MM308

137

8.23

Delete penultimate sentence and amend final sentence as
follows;-Sueh-The provision of managed work spaces can help
start-ups (including home working) and existing businesses to
establish and grow by providing flexible office space and
access to ancillary services such as meeting rooms, support
and advice.

MM309

137

8.24

Delete paragraph 8.24

MM310

137

8.25

Delete final sentence

MM311

137

8.26

Delete final two sentences

MM312

137

8.27

Delete final sentence and amend first two sentences as
follows; Take aways are now an established characteristic of
most town centres and they offer a valued service to shoppers
(when they are open during the day), residents and pub-goers.
However take away uses can also result in increased litter,
noise (particularly at night) and on-street parking requiring
careful consideration of these issues when such uses are
proposed.

MM313

138

Following
8.27

Add two new paragraphs;

Although not formally a part of the Borough's town centre
network, neighbourhood parades are an important component
of the Metroland character of Harrow and provide premises for
shopping and related local-scale facilities which residents can
easily walk-to from their home. In applying the sequential
assessment to proposals for retail development it is not
intended to frustrate the functioning of neighbourhood parades
or _those non-designated parades within town centres which
may be more than 300m from the primary shopping area (and
therefore defined as 'edge of centre' for retail purposes).

Residential use of ground floor shop premises sends the
strongest possible signal that a town centre or neighbourhood
parade is in decline and, given the permanence of residential
use, indicates that any attempt to regenerate it has been
abandoned. Ground floor premises within town centres and
neighbourhood parades provide opportunities for a full range of

- 80 -




Harrow London Borough Council Development Management Policies, Site Allocations and Harrow and Wealdstone
Area Action Plan Local Plans, Inspector’s Report May 2013

Ref

Page

Policy/
Paragraph

Main Modification

uses and activities that are not appropriate or are more
difficult to accommodate within surrounding residential areas.
By providing dedicated mixed-use environments and accessible
locations for walk-to shops, services, other businesses and
community facilities, town centres and neighbourhood parades
also contribute to the principles of lifetime neighbourhoods
(see Policy DM2).

MM314

138

Following
8.27

Add box; Key Policy and Guidance Links
e NPPF Paragraph 24, 26 and 27

e London Plan Policy 2.15, 4.7 and 4.8
e Core Strategy Policy CS1 L and M

e Harrow's Retail Study (2009)

MM315

138

DM50

Delete andNeighbeurheedParades from heading and sections
A and D.

Amend section A as follows; In town centres and
neighbourheed-—parades with a vacancy rate exceeding 20%
over a continuous period of two or more years, the use of
ground floor premises that have been vacant and appropriately
marketed for a period of one year will be permitted as follows:
(continue with subsections a and b as existing; delete
subsection c). Add to section C; (see Policy DM1)

MM316

138

8.28

Amend as follows; Vacant shop units in town centres and
neighbourhoed—parades are detrimental to their vitality and
viability. Short term vacancies are a part of normal market
activity as shops change hands and are refurbished for new
traders, whilst economic cycles will lead to variability in the
demand for town centre premises in the medium term.
However long term vacancies may be indicative of more
significant, structural problems within a town centre—er
neighbourheed—parade. Moreover, sustained high levels of
vacancy within a centre can trigger a negative downward spiral
as overall footfall levels reduce, the amount of inactive or
'dead’' frontage increases, and perceptions spread that the

town centre er-heighbourheedparade is in decline.

MM317

138

Paragraphs
8.29 and
8.30

Delete paragraphs 8.29 and 8.30

MM318

139

8.31

Preface by adding;_The NPPF recognises that primary shopping
areas and frontages are the areas where core retailing
functions and uses will be located. and delete final four
sentences.

MM319

139

8.32

Delete first and final sentences

MM320

139

8.33

Delete paragraph 8.33

MM321

139

8.34

Delete final sentence and amend first two sentences as
follows; Take aways are now an established characteristic of
most town centres and they offer a valued service to shoppers
(when they are open during the day), residents and pub-goers.
However take away uses can also result in increased litter,
noise (particularly at night) and on-street parking requiring
careful consideration of these issues when such uses are
proposed.

MM322

139

8.35

Amend as follows; Residential use of ground floor shop
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premises sends the strongest possible signal that a town
centre or neighbourhood parade is in decline and, given the
permanence of residential use, that any attempt to regenerate

it has been abandoned MefeeveHeFmer—shep—umts—thhm

&nde%any—erreums{aﬁees Ground floor premises Wlthln town

centres and neighbourhood parades provide opportunities for a
full range of uses and activities that are not appropriate or are
more difficult to accommodate within surrounding residential
areas. By providing dedicated mixed-use environments and
accessible locations for walk-to shops, services, other
businesses and community facilities, town centres and
neighbourhood parades also contribute to the principles of
lifetime neighbourhoods (see Policy DM2).

MM323

139

Following
8.35

Insert box Key Policy and Guidance Links

e NPPF Paragraph 24, 26 and 27

London Plan Policy 2.15, 4.7 and 4.8

Core Strateqgy Policy CS1 L and M

Harrow's Retail Study (2009)

Harrow's Town Centre Shopping Frontage Surveys
(produced annually)

MM324

140

8.36

Delete final two sentences

MM325

140

8.37

Delete paragraph 8.37 and heading 1

MM326

140

8.38

Delete final sentence and heading 2

MM327

140

8.39

Amend as follows; Alongside the Harrow & Wealdstone
Intensification Area, the redevelopment of previously
developed land within town centres is at the heart of Harrow's
spatial strategy for the sustainable accommodation of the
Borough's projected growth. The redevelopment of town centre
sites provides the opportunity for new development to include
a_mix_of uses, including retail (if within or well related to
designated frontages), business, leisure, tourism, community
uses, health and residential development. In most situations
the single use of sites within town centres is unlikely to
constitute an efficient and effective use of previously
developed land. However, in_addition to considerations of
context and compatible with other development in the town
centre, the suitable or appropriate mix of uses to be provided
on _a site are likely to be informed to a large degree by the
need to ensure the different uses proposed can coexist
effectively and other policy requirements of the Development
Plan, including requirements for active ground floor frontages,
replacement office space or the achievement of locally specific

sub area objectives set out in the Core Strateqy. Fhe
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MM328 | 141 | 8.40 — Delete paragraphs 8.40 to 8.44 and headings 3 to 5
8.44
MM329 | 141 | Following Insert box; Key Policy and Guidance Links
8.44 e NPPF Paragraph 24, 26 and 27
e lLondon Plan Policy 2.15, 4.7 and 4.8
e Core Strategy Policy CS1 L and M

MM330 | 141 DM52 Amend subsection A b as follows; the impact upon the amenity
of residential occupiers (see Policy DM1) within and adjoining
the centre; and

MM331 | 142 | 8.47 Delete paragraph 8.47 and heading 1

MM332 | 142 | 8.48 Delete final two sentences

MM333 | 142 | 8.49 Delete first two sentences, first word of third sentence and
heading 2

MM334 | 142 | 8.51 Delete final two sentences and heading 3

MM335 | 143 8.52 Delete final sentence

MM336 | 143 8.53 Delete paragraph 8.53

MM337 | 143 | Following Insert box; Key Policy and Guidance Links

8.53 e London Plan Policy 2.15 and 4.6
e Core Strategy Policy CS1 L and M
e Harrow's Licensing Policy (2010)
MM338 | 145 | DM53 Amend subsection A b as follows; there would be apprepriate
ist i 1 motorcycle/
scooter parking spacel™°"™*! per 20 car parking spaces subject
to all developments with more than 10 car parking spaces
having a minimum of 1 space; and
[Footnote] of dimensions 2 metres x 0.8 metre.

MM339 | 146 | 9.2 Delete second sentence

MM340 | 146 | 9.4 Delete final two sentences and substitute;_On-site provision for
vehicle parking overcomes issues with on-street parking
especially in residential areas where the road carriageway
width is restricted and where parking results in congestion and
can result in a hindrance to traffic flow.

MM341 | 146 | 9.6 Delete paragraph 9.6 and substitute;_The Manual for Streets
(DCLG/DFT, 2007) states that, in 2003, motorcycles accounted
for 5% of all motor vehicles and estimates that the space
required for a motor cycle to park is 2m x 0.8m. Provision of
dedicated space for motorcycles, as well as other two-wheeled
motorised vehicles, ensures that these road users are catered
for and contributes to the efficient use of land by avoiding the
need for motorcycle users to park in car parking bays (and
therefore helping to minimise the landtake of parking areas
overall).

MM342 | 146 | 9.7 Delete final three sentences and substitute;_This can be due to

specific operational requirements, for example to ensure the
safety and free flow of the surrounding highway network. Core
Strategy Policy CS1 R undertakes to manage parking for new
development to contribute to the delivery a modal shift away
from private car use to more sustainable modes. However, and
as recognised by the Outer London Commission[fo°t"°® al the
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interpretation of the London Plan standards may also be

determined by other policy objectives for outer Londontfo"t
b]

[F_ootnote a]

See paragraph 3.5 of the OLC Second Report,
November 2012.
[Footnote bl gsaa | ondon Plan Policies 2.6, 2.7and 2.8.

MM343

147

9.8

Delete final sentence and heading 1

MM344

147

9.9

Delete paragraph 9.9 and heading 2

MM345

147

9.10

Delete final two sentences and heading 3

MM346

147

9.11

Delete final two sentences

MM347

148

9.12

Preface by adding;_The London Plan encourages car sharing
and car clubs™°™®*! and Harrow's Local Implementation Plan
promotes their use as one of a number of interventions to help
reduce carbon dioxide emissions, increase environmental
sustainability and improve air quality (strategic objective 4).
[Footnote] gSee | ondon Plan Policies 6.11 and 6.13. And delete
final two sentences.

MM348

148

9.13 —
9.15

Delete paragraphs 9.13 to 9.15 and substitute; Parking areas
that are overlooked and are well lit help to ensure that they
are safe and secure. By contrast dark, isolated and poorly
designed parking areas can negatively impact upon
perceptions of safety and, as a consequence, lead to under-
utilisation of dedicated parking space whilst adding to parking
pressure elsewhere (such as on-street or by hardsurfacing of
forecourts). Vehicle parking bays of appropriate dimensions
and with sufficient manoeuvring space and visibility for the
motorist benefit both driver and pedestrian safety. Cycle,
scooter and motorcycle parking is an important mode of
transport for some people but these vehicles are frequently
susceptible to theft and Harrow's spatial strategy directs the
Borough's development needs to be met on previously-
developed land and most previously-developed sites already
have at least one point of access onto the public highway
network. Historic accesses can fall below modern standards
(for example in terms of visibility or pedestrian priority) or
otherwise be unsuited to more intensive vehicle movements
and may be rectified through redesign or revised siting.
tampering. Harrow's spatial strategy directs the Borough's
development needs to be met on previously-developed land
and most previously-developed sites already have at least one
point of access onto the public highway network. Historic
accesses can_fall below modern standards (for example in
terms of visibility or pedestrian priority) or otherwise be
unsuited to more intensive vehicle movements and may be
rectified through redesign or revised siting.

MM349

148

Following
9.15

Insert box; Key Policy and Guidance Links
e NPPF Paragraph 35, 39, 40

London Plan Policy 6.9 and 6.13
London Plan Table 6.2 and 6.3

Core Strategy Policy CS1 R

Harrow's Accessible Homes SPD
Harrow's Residential Design Guide SPD
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MM350

148

DM54

Amend sections A and B as follows;

Proposals for major development will be required to submit a
Transport Assessment for objective review by the Council. The
Transport Assessment should te quantify the impacts of the
proposal upon public transport, the highway network, the cycle
network and upon conditions for pedestrians (See Policies DM1
B f and DM2). Where multiple major developments are
proposed in the area, the Council will encourage developers to
co-operate to assess the cumulative impacts of the proposals
upon transport.

Proposals for major development will be required to
satisfactorily mitigate the impacts identified in the Transport
Assessment and any others arising from the Council's
assessment of it. Mitigation measures will be required to
contribute to the desirability of achieving modal shift away
from private car use and should include the preparation and
implementation of Travel Plans.

Add section D;_Where necessary, construction logistic plans
and delivery and servicing plans should be submitted with an

application.

MM351

149

9.16

Delete final sentence (submitted as a minor modification)

MM352

149

9.17

Amend first sentence and add new second sentence as follows;
Transport assessments provide a foundation for the
quantification of quantitative and qualitative impacts of
development upon the existing transport network and on the
environment. They are also important in showing how the
likely transport impacts of a proposal will be managed and
mitigated. (Then continue as existing)

MM353

149

9.18 and
9.19

Delete paragraphs 9.18 and 9.19 and substitute; The
requirement for Travel Plans seeks to ensure that once a
development is occupied and operational, the management
measures identified through the transport assessment are
implemented and their effectiveness monitored. Travel Plans
also play an important role in bringing forward initiatives that
contribute to the achievement of a modal shift away from car

use.

MM354

149

Following
9.19

Insert box; Key Policy and Guidance Links

e NPPF Paragraph 32, 34, 35, 36 and 37

e London Plan Policy 6.3, 6.13, 6.14 , 7.14

e Transport for London guidance on workplace and/or
residential travel plan

e Transport for London Transport Assessment Best Practice
Guidance

e Transport for London Construction Logistics Plan guidance
for Developers

e Core Strategy Policy CS1 R

e Harrow's Transport Study (2010)

MM355

150

DM55

Amend subsection A b as follows; the availability of existing
service roads; and
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MM356 | 150 | 9.20 Insert following third sentence;__Where existing service
arrangements are inadequate and create road safety concerns,
this may mean such issues may need to be made good to
enable the development to proceed.

MM357 | 150 | 9.21 — Delete headings 1, 2 and 3, paragraphs 9.21 to 9.25 and 9.27

9.28 and 9.28 and amend paragraph 9.26 as follows; Site access
and servicing arrangements during construction can have
significant highway and amenity implications in their own right
which can be avoided as part of the consideration of design
and layout issues at an early stage of a development proposal.
I oFf I “'E.Usl' E‘e’ v el|s|sn|ent _|s||s|s_s“sals | Hckiding H'EISE IIE'

I . I

MM358 | 151 | Following Insert box; Key Policy and Guidance Links

9.28 e NPPF Paragraph 123
e London Plan Policy 6.3, 6.11, 6.13
e Considerate Contractor Code of Practice

MM359 | 151 | DM56 Delete section B including subsections a and b

MM360 | 152 9.30 and Delete paragraphs 9.30 and 9.31

9.31

MM361 | 152 | 9.32 Delete three final sentences and substitute;_Good design and
layout of development, in accordance with Policy DM1 and
DM30, can ensure waste and recycling facilities are integrated,
functional and do not give rise to visual and amenity impacts.

MM362 | 152 9.33 Delete paragraph 9.33

MM363 | 152 | Following Insert box; Key Policy and Guidance Links

9.33 e Core Strategy Policy CS1 X
e Council's Code of Practice for the Storage and Collection of

Refuse and Materials for Recycling in Domestic Properties
(2008)

MM364 | 154 10.3 Delete paragraph 10.3

MM365 | 154 | DM57 Amend subsection B ¢ as follows; There would be no adverse
impact on residential amenity (see Policy DM1) or highway
safety.

MM366 | 154 | DM57 Amend section D as follows; Proposals for the conversion of
effices employment floorspace to community and educational
uses will be considered having regard to:
a the principle of the loss of effiece employment floorspace in
accordance with Policy DM40 & DM41;
(then continue with b and c as existing)

MM367 | 155 | 10.4 Amend final sentence as follows; The Ceunel—wilt—support

prepesalsforthe refurbishment and, in the case of under-used
or alternatively used facilitiest™°™"°*] the re-use of community
or educational premises, can help to meet modern
expectations of the quality of provision and residents' needs for
such facilities.
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[Footnotelgy,ch as park pavilions converted to commercial use.

MM368

155

10.5

Delete paragraphs 10.5 and heading 1

MM369

155

10.6

Delete final two sentences and heading 2. Amend first
sentence as follows; Facilities that are located in close
proximity to the community they serve, and have good public
transport accessibility, achieve a number of benefits.

MM370

155

10.7 and
10.8

Delete paragraphs 10.7 and 10.8 and heading 3.

MM371

156

10.9

Amend as follows; Public halls, sports halls and school facilities
(such as playing fields, performing arts facilities and indoor
sports facilities) that are unused for substantial periods of time
represent an inefficient use of land and buildings and, in the
long term, risk becoming unviable. Appropriate community
access to major new halls and educational development will
ensure—Fo seedre efficient use of land and assets, and can
where—possible—te help address deficiencies identified in
Harrow's Open Space, Sport and Recreation Study (2011).-the
- il I . - -

MM372

156

10.10

Amend as follows, including deletion of heading 1;_Harrow's
Local Economic Assessment (2011/12) points to potential
employment growth in a number of community orientated
sectors including education, health, arts, entertainment and
recreationt™°"*! The Council recognises the need to manage
the release of unsuitable, traditional employment floorspace
and to encourage diversification of economic and related uses.
Subject to economic development and town centre policies
(see Chapters 7 & 8 and the London Plan) some community
facilities may usefully occupy such sites or vacant office or
shop premises in town centres. In so doing they may enhance
town centre vitality and viability and help to deliver economic

diversification and growth. Prepesals—will-be-considered-having

[Footnotelgaa paragraph 3.14 of the Assessment.

MM373

156

10.11 —
10.16

Delete paragraphs 10.11 to 10.13 and 10.15 and 10.16,
including headings 2 and 3. Delete second, third, fourth and
fifth sentences of paragraph 10.14 and amend first sentence as
follows; Community and educational uses may generate
parking and access requirements that are different in character
to those of effice employment floorspace occupiers, and may
therefore need to demonstrate how the requirements in Policy
DM53 Parking Standards are to be satisfied.

MM374

156

Following
10.16

Insert box; Key Policy and Guidance Links
e NPPF paragraph 70, 72, 73 and 74

e London Plan Policy 3.17, 3.18, 3.19

e Core Strategy Policy CS1 G and Z

e Harrow's PPG 17 Study (2010)

e Harrow's Access for All SPD

MM375

157

DM58

Amend section A as follows;

A Proposals involving the loss of an existing community, sport
or educational facility will be resistedunless permitted if;

a there is no longer a need for that facility, (having regard to
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the amount of local patronage, the quality of facilities offered
and the duration and extent of marketing. (For proposals
involving the los of a public house, evidence of 12 months
suitable marketing activity will be required or evidence that the
public house is no longer financially viable through the
submission of trading accounts, or other similar financial
evidence, whilst the pub was operating as a full time
business)) or

b there are adequate similar facilities nearby within walking
distance which offer equivalent provision, or

¢ the activities carried on are inconsistent and cannot be made
consistent with acceptable living conditions for nearby
residents, or

d the redevelopment of the site would secure an overriding
public benefit.

MM376

157

10.17

Delete third to sixth sentences and amend second sentence as
follows;_ Harrow's—Fhe—Ceunecil—values—existing community,
sports and education facilities contribute to sustainable
communities by providing venues for a wide range of activities
and services, all of which add to the borough's diversity and
interest. As such, they make a significant contribution to
people’s mental and physical wellbeing, sense of place and
community, learning and education. The Council therefore
places great emphasis on the retention of existing facilities,
particularly where they provide an important and accessible
service to local residents and do not cause unacceptable

disturbance. and—willtherefore—resist—their—unjustifiedtess—te
otheruses:

MM377

157

10.18

Delete paragraph 10.18 and substitute;_Many of Harrow's
Public Houses are closely associated with the life and identity
of local communities, playing a valuable role in providing
informal community meeting places, and often offer a wider
range of community functions. Pubs are also an integral part of
the fabric of metroland Harrow, and form an important part of
many streetscapes and shopping parades. Nationally, the
number of Public Houses peaked in the late 19th century and
has since fallen. In recent years Harrow has witnessed a
steady decline in their provision, particularly through
conversion to residential use in areas outside Town Centres.
Consistent with the NPPF, the Council considers that public
houses are community facilities and the Plan should guard
against their unnecessary loss in accordance with Core
Strategy CS1 Z unless alternative facilities are provided or it
can be demonstrated that there is a general lack of demand for
the Public House or that it is no longer financially viable.
Continuing changes in society such as reduced tolerance of
drinking and driving, increased home entertainment and
adherence to religions promoting abstinence must also be
recognised. Recent changes in leqgislation such as the
requirement for outdoor smoking areas and recent changes in
technology such as powerful sound systems have made the
continued use of some premises incompatible with residential
amenity.
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MM378

157

Following
10.18

Insert box; Key Policy and Guidance Links
e NPPF Paragraph 70, 72, 73 and 74

e london Plan Policy 3.1, 3.17, 3.18, 3.19
e Core Strategy Policy CS1 G and Z

e Harrow's PPG 17 Study (2010)

MM379

158

DM59

Amend as follows;

A. Proposals that would increase the capacity and quality of
outdoor sport facilities;ancilary-activities-that-suppert-sperting
activities; and those that would secure community access to
private facilities, will be supported provided that:

a. there would be no conflict with Green Belt, Metropolitan
Open Land and open space policies (see NPPF paragraphs 87-
89, London Plan Policies 7.16 and 7.17, and Policy DM25);

b. the proposal would not be detrimental to any heritage or
biodiversity assets within or surrounding the site (see Policies
DM7, DM27 & DM28); and

c. there would be no adverse impact on residential amenity
(see Policy DM1) or highway safety.

B. Proposals for uses that would support outdoor sporting uses
will be supported where they are:

a. ancillary in terms of size, frequency, use and capacity; and
b. do not displace or prejudice facilities needed for the proper
functioning of the principal outdoor sports uses.

C. Proposals for floodlighting will be supported where it would
enhance sport facilities and would not be detrimental to the
character of the open land, the amenity of neighbouring
occupiers nor harmful to biodiversity.

MM380

158

10.19

Delete third, fifth and sixth sentences and add; However uses
that displace changing accommodation, equipment stores and
other necessary built space or that introduces incompatible
activities can pose a risk to the proper functioning of the
outdoor sport space and create pressure for additional built
facilities on open space,

MM381

158

10.20

Delete paragraph 10.20

MM382

159

10.21

Amend as follows; Many of Harrow's open spaces are
enveloped by residential property. Open space provides an
attractive outlook for neighbouring occupiers, whilst
surrounding residential property helps to provide natural
surveillance of open space and associated premises. However
the intensification of use and the introduction of bundlnqs and

intensificationthat-would be severely detrimental to the
amenity of neighbouring residents er and may impact upon

highway safety-will-beresisted.

MM383

159

10.22

Delete three final sentences and substitute;_Floodlighting can
play an important role in helping to increase the usability of
outdoor sporting venues, and so increase their viability.
Associated increases in the carrying capacity of sports facilities
can also help to reduce identified deficiencies in access to
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sports facilities as shown in Harrow's PPG17, Open Space,
Sports and Recreation Study. With sensitive location and
careful design, the impact that floodlights can have upon
amenity and biodiversity may be mitigated.
MM384 | 159 10.23 Delete paragraph 10.23
MM385 | 159 | Following Insert box; Key Policy and Guidance Links
10.23 e NPPF Paragraph 70, 73, 74, 81, 89
e London Plan Policy 3.1, 3.19
e Core Strategy Policy CS1 G and Z
e Harrow's PPG 17 Study (2010)
MM386 | 161 11.3 Delete final sentence
MM387 | 161 DM60 Amend as follows;
A. Proposals for the installation of telecommunications
equipment will be supported where #ecan-be-demonstrated
that:
(continue with a. and b as existing);
c. there would be no unacceptable impact upon areas of
designated open space, heritage, landscape and biodiversity
value; and
(delete d, redesignate e as d and continue as existing)
B. Where installation of telecommunications infrastructure is
required to support the effective functioning of the emergency
services, the Council recognises that compliance with the
above criteria may not be feasible.
C. Proposals for major development should make provision for
communal satellite and digital television receiving equipment.
D. Proposals that would prejudice any component of this policy
will be refused.
MM388 | 162 11.4 Delete three final sentences
MM389 | 162 11.5 and Delete paragraphs 11.5 and 11.6 and heading 1
11.6
MM390 | 162 11.7 Amend as follows; Censistent-with-the National-PlanningPeoliey

Frameweork—the-searchfoersuitablesitesfor
I . . Hati hould " ..
mastsbuilldings-erothersuitable-structures—There are already

a number of telecommunications installations throughout the
Borough that can be used to accommodate additional
equipment. Telecommunications equipment on schools and
other premises used primarily by children can cause anxiety
within the community. On streets and within public spaces, a
proliferation of cabinets can lead to cluttering and run counter
to initiatives to declutter such environments. Whilst other
areas, such as Green Belt, Metropolitan Open Land and
Conservation Areas are likely to be sensitive to the installation
of new masts and structures. The aim of the policy therefore is
to ensure that the proliferation of new telecommunications
structures is kept to a minimum, their visual impact is
appropriately mitigated, and to provide opportunities for the
rationalisation or screening of equipment already installed on
existing masts, ard-buildings and street cabinets.

E”EE. P E'E'I'Etll.5| ”I'.e'.s af EIE“SE"'g '“E.tSE of IEH.'IEL“'Q 15756 I'Ea:'lj
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MM391 | 162 | Following Insert new paragraph; However, where new
11.7 telecommunications provision is crucial to the operations of the
emergency services, such provision should be enabled without
undue impediment in the interests of the safety of Harrow
residents.
MM392 | 162 11.8 — Delete paragraphs 11.8 to 11.14 including headings
11.14
MM393 | 163 | Following Insert box; Key Policy and Guidance Links
11.14 e NPPF Paragraph 43 - 46
e lLondon Plan Policy 4.11
e Core Strategy Policy CS1 Z
e Code of Best Practice on Mobile Phone Development (2002)
e International Commission on Non-lonizing Radiation
Protection (ICNIRP) guidelines
MM394 | 165 | 12.1 and Delete paragraphs 12.1 and 12.2 and substitute;_While new
12.2 development can make provision for new homes, employment
and leisure facilities, and can improve our environment
through use of renewable energy and improved landscaping, it
can also place additional pressure on social and physical
infrastructure and general amenity, and may require measures
to be taken to remedy or mitigate such impacts.

MM395 | 165 | DM61 Delete section A (including subsections) and substitute;
Planning obligations will be sought on a scheme-by-scheme
basis to secure the provision of affordable housing in relation
to residential development schemes, and to ensure that
development proposals provide or fund improvements to
mitigate site specific impacts made necessary by the proposal.

MM396 | 165 | 12.3 to Delete paragraphs 12.3 to 12.10 and substitute;

12.10

While the introduction a Harrow’s Community Infrastructure
Levy will ensure that new development helps to fund the cost
of new or enhanced strategic infrastructure The list of the
types of infrastructure to be funded by CIL is set out in the
Regulation 123 list available on the Council’s website, such as
schools, libraries and healthcare, the use of planning
obligations can ensure that any site specific impacts are
appropriately mitigated, thereby ensuring the new
development is sustainable.

While the Council expects most impacts of development to be
mitigated through good design and layout, in accordance with
Policy DM1, some impacts are likely to require physical works
or other forms of improvement to mitigate them. However,
the nature of site specific impacts means they vary widely
depending on the site, its local context, and the development
proposed. Therefore, beyond the requirements for affordable
housing, it is not possible to ascribe a set of circumstances
under which certain types of obligations will be sought as a
norm. To assist developers and others to understand what
types of obligations may be sought, and how these may be
best met, the Council is preparing a Planning Obligations SPD.
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MM397 | 166 | Following Insert box; Key Policy and Guidance Links
12.10 e Community Infrastructure Levy Regulations (2010)
(amended)
e NPPF paragraphs 173, 203 -206
e Community Infrastructure Levy: An overview, DCLG (2011)
e CIL Guidance: Charge setting and charging schedule
procedures, DCLG (December 2010)
e lLondon Plan Policies 3.12, 4.9, 6.1, 7.14 and 8.2
e DMP DPD Policies DM7, DM32 and DM37
MM398 | 167 DM62, Delete policy DM62 and paragraphs 12.11 and 12.12.
12.11 and
12.12
MM399 | 161- | Chapters Delete as separate chapters. Merge remaining content with
167 |11 and 12 |chapter 10.
MM400 | 169 Glossary Include definitions of;
Bulk: The size and volume of a building
Community Facilities: Cemmunityfacilities—include—educational
cacilities. I v I v bl
These include leisure and culture facilities (including arts,
entertainment and sport facilities), licenced public houses,
community offices and meeting places (including places of
worship, libraries), facilities for children (from nursery
provision to youth clubs), education (including adult
education), social services, police and emergency services
facilities, primary healthcare facilities (except for the use of
premises attached to the residence of the consultant or
practitioner), public toilets and facilities for cyclists.
Massing: The three dimensional form of a building
MM401 | 191 | Schedule 3 | Delete Schedule 3
MM402 | 202 | Schedule Add;_The methodology for assessing the impact of proposals
4, upon a landmark viewing corridor and wider setting
paragraph | consultation area is set out in the Mayor of London's London
4.1 View Management Framework: Supplementary Planning
Guidance (2012). Paragraph 18 of the SPG requires a planning
application for a proposal affecting a view to be accompanied
by an analysis that explains, evaluates and justifies any visual
impact on the view. For the avoidance of doubt, this SPG will
apply to Harrow's Protected Views as it does to a Designated
View in the London Plan. For each relevant assessment point
the analysis must include an accurate topographical survey
and specify the height of the camera relative to the ground.
MM403 | 226 | Schedule 5 | Delete Schedule 5
MM404 | 253 | Appendix C | Delete Appendix C
MM405 Policies Add to key;_Users of the printed Policies Map should note that,
Map for clarity, flood zones, critical drainage areas and the Harrow

Green Grid have been omitted. These designations (which may
be updated from time to time) can be viewed as additional
layers on the online version of the Policies Map:
http://harrow.addresscafe.com/app/exploreit/. A PDF version
of the Policies Map showing these layers is also available on
request.
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MM406 These modification numbers are not used.
to 500

Appendix B— SALP Main Modifications

The modifications below are expressed either in the conventional form of

strikethrough for deletions and underlining for additions of text, or by specifying
the modification in words in italics.

The page numbers and paragraph numbering below refer to the submission local
plan, including the minor modifications submitted at the time, and do not take
account of the deletion or addition of text.

Ref Page e Main Modification
Paragraph

MM501 3 1.1 Add; except for retail development, for which provision is
made to meet retail development needs to 2020 and for
which a review will be undertaken in 2014/2015.

MM502 | 3 1.2 Delete final sentence and substitute;_The chapters of this
DPD are arranged thematically and, within each chapter,
site allocations are arranged by Core Strategy sub area.

MM503 7 1.19 Add;_Within each chapter, site allocations are arranged by
Core Strategy sub area (see paragraph 1.2).

MM503A | 10 2.5 In second sentence, amend six to read four.

MM504 11 R1 Delete site allocation

MM505 23 R6 Delete site allocation

MM506 | 27 Summary of | Delete sites R1 and R6 (site R4 already deleted in submitted

retail-led document) and amend totals as follows; Potential retail
Development | capacity 6560m2 4500m=2, potential housing capacity 4+#2
Site capacity | 154

MM507 57 EM3 Delete site allocation

MM508 59 EM4 Delete site allocation

MM509 61 EM5 Delete site allocation

MM510 63 Summary of | Delete sites EM3, EM4 and EM5 and amend totals as follows;

employment- | Indicative Employment Floorspace 48484 m2 14760 m2,
led Potential Housing capacity 493 300.

development

site capacity

MM510A | 74 4.1 Amend third and subsequent sentences as follows;

This chapter identifies sufficient, previously-developed sites
to provide a net increase of 586 543 homes. Other chapters
in this development plan document identify sufficient,
previously-developed sites to provide a net increase of
1,011 686 homes'’. A net addition of 792 homes has
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already been delivered during he two years of 2009/10 and
2010/11 and a further net contribution of 46+ 433 homes
has been made in the year 2011/12*. Together with a
pipeline supply of sites with planning permission sufficient to
provide a net increase of 879 985*, identified capacity
outside of the Intensification Area totals 3,669 3439 net
new homes. A detailed housing schedule is provided at
Appendix A.
[Footote 111 comprising 472 154 homes as part of retail-led
development sites; 493 300 homes as part of employment-
led development sites 239 127 homes on strategic,
previously-developed sites within the Green Belt and 367
105 homes on sites included in the “other” chapter.
Delete footnotes 12 and 13

MM511 | 77 4.6 Delete paragraph 4.6 and heading Cemmentary.

MM512 | 80 H3 Delete site allocation

MM513 | 81 4.10 Delete paragraph 4.10 and heading Cemmentary

MM514 | 83 4.11 Amend paragraph 4.11 to read as follows:

A planning application for the redevelopment of the site
consisting of A3/B1 uses at ground floor level and 11 flats
above, together with two flats fronting Brooke Avenue, was
refused i on 13" January 2005 (P/2462/04) for reasons of
design, character, amenity and overdevelopment. A further
application for redevelopment to provide a drinking
establishment _and 9 flats was refused 29" July 2005
(P/1353/05).

MM515 | 83 4.12 Add; In view of the disused and derelict condition of this
site, if it is not made available to the market the Council will
consider using its compulsory purchase powers to bring
about redevelopment.

MM516 | 85 4.14 Delete paragraph 4.14 and heading Eemmentary

MM517 | 87 4.16 Delete paragraph 4.16 and heading Cemmentary

MM518 | 88 H7 Delete site allocation

MM519 | 90 H8 Amend site details;

Number of Homes (gross): 28 28

Number of Homes (net): 49 27

Other Uses Proposed: Public House or other appropriate
town centre/community uses (see below — 448m? mixed-use
floorspace or 801m? retail floorspace)

MM520 | 93 4.24 Delete reference to chapter 8. Substitute reference to
chapter 7

MM521 95 H10 Delete site allocation

MM522 104 4.37 Delete first sentence

MM523 116 4.53 Delete paragraph 4.53 and heading Cemmentary
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Ref Page Felney7 Main Modification
Paragraph

MM524 118 4.54 Add;_A revised application was refused by the Council on
21°% September 2012 (P/2478/12).

MM525 124 4.62 Delete paragraph 4.62 and heading Cemmentary

MM526 126 4.63 Add; (P/1468/06)

MM527 126 4.64 Add;_In view of the vacant condition of this site, if it is not
made available to the market the Council will consider using
its compulsory purchase powers to bring about
redevelopment.

MM528 127 Summary of | (Site H2 already deleted in submitted document) Delete

Housing sites, H3, H7, H10, H22. Amend site H8 housing capacity as
Development | follows; gross 28 28, net 49 27. Amend totals as follows;
Site Capacity | gross 596 553 net 586 543.

MM529 130 GB1 Delete site allocation

MM530 135 5.5 Following first sentence amend as follows;_The outline
planning permission was renewed in-March20312-and-thePH
scheme—for—the—redevelopment—of the—heospital is—set—te
preceed: on 4" June 2010 (P/0083/10). On 19" December
2012 the Council received a further planning application for
a new hospital and up to 347 dwellings (including 36 units of
staff accommodation) together with 19.2 hectares of public
and private open space, 1,398 car parking spaces and
revisions to the access and service road (P/3191/12).

MM531 139 GB4 Delete site allocation

MM532 141 Summary of | Delete sites GB1 and GB4 and amend totals as follows;

Strategic Housing Capacity gross 248 127 net 239 127
Previously-
developed
Sites in the
Green Belt
MM533 239 GO03 Amend site diagram as follows;
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MM534

101103,

107108

Legend

D Open Space
D Development Area

126

124
122

120
na

B
WA

pid
T x

ikl

240

8.8

Add; (P/2336/11)

MM535

MM536

245

246

GO06

Amend Site Details as follows;

Number of Homes: 34 32 (gross) 32 30 (net)
Amend Planning designations as follows;
Public transport Accessibility Level & 2

8.15

Add; On 6" December 2012 the Council received a planning
application for alterations to the listed farmhouse to form
two dwellings, alterations to and the conversion of the listed
outbuildings for form three dwellings, the development of 27

houses and the formation of new public open space
(P/3075/12).

MMS537

250

A.2

Delete final sentence and amend Delivery Summary
2009/10 to 2025/26 as annexed to this appendix;

MM537A

251

A.4

Add two additional rows;

Harrow and Wealdstone Intensification Area; 114 (gross),
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Paragraph
102 (net);
Grand total; 1,125 (gross, 894 (net)
MM538 | 251 A.5 Amend as follows;
Completions 2011/12
Area Gross Net
Harrow on the Hill & Sudbury Hill 24 22
South Harrow 210 21
Rayners Lane & North Harrow 50 42
Pinner & Hatch End 27 23
Stanmore & Harrow Weald 78 56
Edgware & Burnt Oak 235 230
Kingsbury & Queensbury | 16 | 10 |
Kenton & Belmont 5 4
Harrow & Wealdstone (remaining
area) 36 25
Total 681 433
HWIA 14 12
Grand Total 695 445
MM539 | 252 | A6 Amend paragraphs A.6 and A.7 as follows;

A6. The pipeline supply comprises new homes which have
already been granted planning permission anrd—are
underways—but—have—not—yet—been—completed. To avoid
double-counting this source has been adjusted to exclude
sites which weuld-etherwise—form—a—part-of-pipeline—supply
but—that-have—nevertheless have planning permission and
have been allocated in this DPD. Large sites are those with a
capacity to deliver 10 or more homes. Planning appheation
permission reference numbers are shown in brackets.

A7. The following table shows the pipeline supply of homes

from large sites taken from surveys—that—wil—inform the
housing trajectory published in Harrow's Annual Monitoring

Report for the period 2011/12 <{provisional—data). Some
large sites are subject to phasing and any homes delivered

during the period 2009/10 - 2010/11, and during 2011/12
{provisional-data), are included under 'Completions' above.

Outstanding Housing Capacity of Large Sites Under
Censtruction (2011/12 dataprovisional)

Area Site Gross | Net
332 Northolt Road,
South Harrow 50 50
South Harrow (P/2400/11)

Rayners Lane Estate

95 -9
(Phases G2, H1 & H2)
Rayners Lane Estate
27 11
(Phase F)
Sub Area Total 172 52
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Strongbridge Close,

Rayners Lane & | Rayners Lane 127 37
North Harrow (P/3171/06)
Former Vaughan
Centre, Wilson 13 13
Gardens, West Harrow
(P1733/09)
27-30 Pinner Park
Gardens, Harrow 13 9
(P/2279/10)

90-100 Pinner Road,
Harrow (P/4111/07)

12

12

Sub Area Total

165

71

Pinner & Hatch
End

Mill Farm Close, Pinner
Green (P/2415/09)

152

42

Sub Area Total

152

42

Stanmore &
Harrow Weald

Boxtree Public House,
Harrow Weald
(P/2969/10)

14

14

RAF Bentley Priory,
The Common,
Stanmore (P/1452/08)

112

112

RAF Bentley Priory,
The Common,
Stanmore (P/1726/11)

RAF Bentley Priory,
The Common,
Stanmore (P/3202/11)

Douglas Close,
Stanmore (P/1794/10)

31

21

Sub Area Total

162

150

Edgware &
Burnt Oak

9-17 High Street,
Edgware (P/3418/11)

31

31

415 Burnt Oak
Broadway, Burnt Oak
(P/2238/08)

14

14

Former Government
Offices, Honeypot
Lane, Stanmore
(P/2450/11)

213

213

287-293 Whitchurch
Lane, Canons Park
(P/3309/06)

14

10

Former Government
Offices, Honeypot
Lane, Stanmore
(P/2317/06)

154

154

426

422

Harrow &
Wealdstone
(remaining

area)

194-196 High Road,
Wealdstone

13

10

Sub Area Total

13

10
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Paragraph
Total | 1090 | 747
HWIA 269 267
Grand Total 1359 | 1014
MM540 252 A.9 Amend as follows;

A9. The number of lapsed (unimplemented) residential
planning permissions is recorded in Harrow's Annual
Monitoring Report. Historically, the number of lapses is very
low - the average for the period 26034/82 2002/03 to
2010/ 2011/12 is 4# 19 per annum. Fhe-averagerumber
ofresidentialplanning—permissions—granted—over—the—same
The Council therefore considers that there is a reasonable
prospect that most of the supply from small sites with
planning permission but not yet underway (totalling +#% 288
homes in 2011/12) will come forward in the short term. In
accordance with the National Planning Policy Framework
(2012) no allowance is made for the contribution towards
housing supply from future windfall development;
nevertheless it is likely that small sites will continue to make
some modest contribution to housing supply negating the
impact of any lapses upon the 171 288 homes currently
consented but not yet underway on small sites outside of
the Harrow & Wealdstone Intensification Area.

Outstanding Housing Capacity of All Small Sites

(2011/12 dataprevisienal)
Area Source Gross | Net
Harrow on the | Small sites with planning
Hill and | permission not yet under
Sudbury Hill construction 4 3
Small sites under
construction 4 2
Small

conversions/changes of
use not yet being

implemented 4 2

Small

conversions/changes of

use being implemented 6 5
Sub Area Total: 18 12

Small sites with planning
permission not yet under

South Harrow | construction 10 8
Small sites under
construction 1 1
Small

conversions/changes of
use not vyet being

implemented 14 11
Small
conversions/changes of 4 2
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use being implemented

Sub Area Total:

29

22

Rayners Lane
and North
Harrow

Small sites with planning
permission not yet under
construction

Small sites under
construction

12

12

Small
conversions/changes of
use not yet being
implemented

30

19

Small
conversions/changes of
use being implemented

12

Sub Area Total:

59

37

Pinner and
Hatch End

Small sites with planning
permission not yet under
construction

25

14

Small sites under
construction

14

10

Small
conversions/changes of
use not yet being
implemented

15

11

Small
conversions/changes of
use being implemented

Sub Area Total:

54

35

Stanmore and
Harrow Weald

Small sites with planning
permission not yet under
construction

59

36

Small sites under
construction

21

17

Small
conversions/changes of
use not vyet being
implemented

14

10

Small
conversions/changes of
use being implemented

Sub Area Total:

102

68

Edgware and
Burnt Oak

Small sites with planning
permission not yet under
construction

Small sites under
construction

Small
conversions/changes of
use not yet being
implemented

19

15

Small
conversions/changes of
use being implemented

14
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Sub Area Total:

34

17

Kingsury and
Queensbury

Small sites with planning
permission not yet under
construction

Small sites under

construction

Small
conversions/changes of
use not yet being
implemented

10

Small
conversions/changes of
use being implemented

Sub Area Total:

14

Kenton and

Belmont

Small sites with planning
permission not yet under
construction

Small sites under

construction

Small
conversions/changes of
use not yet being
implemented

10

Small
conversions/changes of
use being implemented

Sub Area Total:

14

Harrow and
Wealdstone
Remaining
Area

Small sites with planning
permission not yet under
construction

18

12

Small sites under

construction

Small
conversions/changes of
use not yet being
implemented

23

15

Small
conversions/changes of
use being implemented

Sub Area Total:

47

31

Sub total

371

238

HWIA

Small sites with planning
permission not yet under
construction

24

22

Small sites under

construction

Small
conversions/changes of
use not yet being
implemented

11

10

Small
conversions/changes of

23

18
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use being implemented

Sub Area Total:

61

50

Grand Total

432

288

MM541

254

A.10

Substitute table

of Housing Capacity of Allocated sites with;

Area

Ref

Address

Gross

Net

Harrow on
the Hill and
Sudbury
Hill

EM1

Northolt
Road
business
use area
(north),
South
Harrow

50

50

H1

1-5
Sudbury
Hill, Harrow

54

49

H4

205-209
Northolt
Road,
South
Harrow

10

Sub Area
Total:

114

106

South
Harrow

R5

Roxeth
Library &
Clinic,
Northolt
Road,

South
Harrow

34

34

EM1

Northolt
Road
business
use area
(south),
South
Harrow

100

100

HS

1 & 1A
Silverdale
Close,
Northolt

H6

Former
Matrix
219
Alexandra
Avenue,
South
Harrow

PH,

29

28

Sub Area
Total:

169

168

Rayners

R2

Units south

15

15
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Lane and
North

Harrow

of Rayners
Lane
Station,
Alexandra
Avenue,
Rayners
Lane

EM2

Rayners
Lane
Offices,
Imperial
Drive,
Rayners
Lane

150

150

H8

Former
Rayners
Hotel, 23
Village Way
East,
Rayners
Lane

28

27

H9

Land at
Rayners
Lane
Station,
High
Worple,
Rayners
Lane

50

50

H11

Enterprise
House, 297
Pinner
Road, North
Harrow

GO3

St.

George's
Playing
Field,

Pinner

View, North
Harrow

27

27

GO7

North
Harrow
Methodist
Church,
Pinner
Road, North
Harrow

48

48

Sub Area
Total:

324

323

Pinner and
Hatch End

H12

Rear of 57-
65 Bridge
Street,

26

26
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Pinner

Sub Area
Total:

26

26

Stanmore
and Harrow
Weald

R7

Anmer
Lodge and
Stanmore
car park,
The
Broadway,
Stanmore

105

105

H13

Jubilee
House,
Merrion
Avenue,
Stanmore

35

35

H14

Land at
Stanmore
Station,
London
Road,
Stanmore

44

44

GB2

Royal
National
Orthopeadic
Hospital,
Brockley
Hill,
Stanmore

127

127

Sub Area
Total:

311

311

Edgware
and Burnt
Oak

H18

Edgware
Town
Football
Club, Burnt
Oak
Broadway,
Edgware

189

189

H19

Hill's Yard,
Bacon Lane,
Edgware

28

28

H20

19
Buckingham
Road,
Edgware

H21

Land at
Canons

Park
Station,
Donnefield
Avenue,
Canons

17

17
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Park

Sub Area
Total:

241

241

Kenton and
Belmont

GO06

Kenton
Lane Farm,
Kenton
Lane,
Belmont

32

30

Sub Area
Total:

32

30

Harrow and
Wealdstone
(remaining
area)

H23

Former
Tyneholme
Nursery,
Headstone
Drive,
Wealdstone

15

15

H24

16-24
Lowlands
Road,
Harrow

Sub Area
Total:

24

24

Grand
Total:

1241

1229

MM542
to 600

These modification numbers are not used.
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Annex;

Delivery Summary 2009710 to 2025/26

Area

Harrow on
the Hill &
Sudbury
Hill

South
Harrow
Rayners
Lane &
North
Harrow
Pinner &
Hatch End
Stanmore &
Harrow
Weald
Edgware &
Burnt Oak
Kingsbury
&
Queensbury
Kenton &
Belmont
Harrow &
Wealdstone
(remaining
area)
Totals

HWIA

Grand Total

Completions Completions

2009710 &
2010711
Gross Net
54 49
294 247
151 121
52 34
22 9
231 218
20 17
22 10
165 87
1011 792
114 102
1125 894

2011712
(Final)
Gross Net
24 22
210 21
50 42
27 23
78 56
235 230
16 10
5 4
36 25
681 433
14 12
695 445

Allocated
Sites
Gross Net
114 106
169 168
324 323
26 26
311 311
241 241
0] 0
32 30
24 24
1241 1229
3262 3262
4503 4491

- 106 -

Pipeline
Supply -
Large Sites
2011/712
(Final)
Gross Net
0 0
172 52
165 71
152 42
162 150
426 422
0 0
0 0
13 10
1090 747
269 267

101
1359 4

Pipeline
Supply -
small sites
2011712
(Final)
Gross Net
18 12
29 22
59 37
54 35
102 68
34 17
14 9
14 7
47 31
371 238
61 50
432 288

Totals
Gross Net
210 189
874 510
749 594
311 160
675 594
1167 1128
50 36
73 51
285 177
4394 3439
3720 3693
8114 7132
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Appendix C— AAPLP Main Modifications

The modifications below are expressed either in the conventional form of

strikethreugh for deletions and underlining for additions of text, or by specifying
the modification in words in italics.

The page numbers and paragraph numbering below refer to the submission local
plan, including the minor modifications submitted at the time, and do not take
account of the deletion or addition of text.

Ref

Page

Policy/
Paragraph

Main Modification

MM601

1.6 and
figure 1.3

Delete figure 1.3 and text; Fgure-1-3-tHustrates-where-we

I hed it ‘ . I .
Amend 1.6 as follows; The AAP has been developed te-date
with the help of a range of stakeholders and other bodies,
whose assistance is acknowledged.

MM602

1.8

Amend as follows; The policies and proposals set out in this
Pre-Submission-consultation-decument Area Action Plan are
the end result of a process which identified and considered a
range of options for achieving the plan’s objectives for the
regeneration of this-area the Heart of Harrow. Strategic
options were identified and consulted upon in the Issues and
Options report (May 2011), and evaluated in the Preferred
Options report (January 2012) and by the sustainability
appraisal. The results of the two rounds of public consultation
undertaken-to-date—and-how-these-have then informed each
teration-of the final draft of the AAP, which was subject to
further consultation (July 2012) and an Examination in Public

(January 2013) are-detatledin-theconsultationreports
available-enthe-Couneil’'s~website.

MM603

1.13 -
1.20

Delete paragraphs 1.13 to 1.20, including headings.

MM604

11

1.22

Delete paragraph 1.22 and heading Next-Step

MM605

35

AAP1

Amend introduction to section A as follows; A. Development
within all three sub areas of Harrow town centre will be
required to strengthen its character, legibility and role as a
Metropolitan centre. Proposals should have regard to the
general design principles identified in paragraph 4.3 and
should:

MM606

36

4.2

Amend as follows; The Heart of Harrow represents the next
chapter in Harrow town centre’s development history and,
whilst many existing buildings are likely to remain, the
redevelopment of sites in the centre offers a unique
opportunity to meet changing needs and to create a more
coherent architectural response. The aim of Policy AAP1 is to
ensure 1 partiegtar; that the design of new development
sheudld reflects and reinforces #s—the town centre's status in
the London context. This means more than just the intensity,
bulk and scale of development. It is about the design and
quality of new development, and how it—Prepesals-shewld-be
‘ b hiat osi I o vt |
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ibited—T ot i .
contemporary-desigh-thatis-alse subﬂe—&ﬁd—seﬁaﬂve—
responds to the immediate surroundings and trelude-high
guality finishesthat communicates the centre’s future as a
modern thrlvmg place $hey—sheu+dmake—an—a%&aet~we

wewed—at—a—astaﬁee— Bland and unresponsive design is
unlikely to strengthen Harrow town centre’s character and
appearance, nor contribute to the creation of a distinctive,
identifiable place.

MM607

38

4.5

Amend as follows; There is need to provide for a range of
activities within the three sub areas of Harrow town centre
including office, retail, services, cultural, leisure &
entertainment, residential and hotel accommodation,
community facilities and supporting infrastructure. The
intention of the Area Action Plan is to enable those needs to be
fully met. Beyond matters of architectural merit, tFhe Plan
recognises that the sustainability of Harrow town centre
depends upon it being a mixed use area, able to adapt and
change over time to respond to changes in economic and
market conditions. Within this context, the comprehensive
redevelopment of existing sites and buildings provides the best
potential to meet the aims of the AAP to strengthen Harrow
town centre’s character and appearance whilst ensuring new

development is functional, Therefore;new buildings—should-be
desighed-to-be-highly adaptable to be reused for a variety of

purposes, and can overcome potential tensions and
requirements for compromise within and beyond the
development site boundary. Ferexample;—epen-structural
frames—and-more-than minimum-floer—to-fleer-heightsshould
be-considered;particularlyat-ground-and-firstHoor levels:

MM608

38

46 —-4.12

Delete paragraphs 4.6 to 4.12

MM609

39

4.14 —
4.17

Delete paragraphs 4.14 to 4.17

MM610

40

AAP2

Amend subsection A b as follows; b. Provide active, viable and
serviceable non-residential ground floor frontages

MM611

40

AAP2

Add to subsection A d; On sites that create new public realm,
the Council will require a consistent finish that will result in a
seamless connection with the planned or delivered
improvements in Station Road.

MM612

40

4.18

Amend as follows; Station Road currently suffers from a poor
environment and no distinctive identity. Consistent with the
spatial development strategy, Station Road’s role within the
Heart of Harrow will be one of a ‘high road’ linking a modern
and diverse Harrow town centre with the more Victorian,
industrial character of Wealdstone. Although the smallest
component of the Heart of Harrow, the redevelopment of sites
within the Station Road sub area still have an appreciable
contribution to make to the Heart of Harrow’s job and housing
growth targets and offer the opportunity to create an urban
boulevard character along the Station Road frontage. The
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Policy therefore seeks to realise the potential that exists,
through redevelopment, to provide an active frontage along
both sides of the road, to improve the continuity of building
lines, reduce the presence of unsightly and unused forecourts,
and to provide a more coherent streetscene. A sSimple,
uncomplicated but modern design, exhibiting quality external
flnlshlng aleng-the StationRoad frontage-ispreferredas is
likely to be the most effective way of achieving a coherence
between different developments and existing buildings along

the Station Road frontage. Marked-changes-ofscale—-within
parades-willnetbe-considered aceeptable:

MM613

41

4.19

Delete paragraph 4.19

MM614

41

4.20

Delete first four sentences.

MM615

41

4.21

Amend final sentence as follows; On sites that create new
public realm, the-Ceunetwillrequire a consistent finish that
will result assist in providing a seamless connection with the
planned or delivered improvements along the remainder of in
the Station Road beulevard, and again aid in providing much
needed continuity.

MM616

41

4.22

Delete final sentence and amend penultimate sentence as
follows; However sites in Station Road also interface with
quieter, more suburban residential areas to the east and west
and this relationship needs to be carefully managed. efthe
beoulevard.

MM617

41

4.23 and
4.24

Delete paragraphs 4.23 and 4.24

MM618

42

4.25

Delete final sentence and amend penultimate sentence as
follows; The cladding is now coming to the end

of its useful life and-is—considered-thatitsremoval—and its
removal would provide an opportunity for the restoration of
the original facade, which would be a major asset in

the streetscene of Station Road.

MM619

42

AAP3

Insert following section B; New development within the three
sub areas of Wealdstone is expected to contribute to a
programme of urban realm enhancements based around
Harrow & Wealdstone Station and the promotion of better
east-west pedestrian and cycle links (See AAP7).

MM620

43

4.26

Amend first sentence as follows; The_Plan spatial-develepment
eption seeks to exploit the potential of Wealdstone as a

separate and distinctive development location to Harrow town
centre, and seeks better east-west linkages across its wider
extents.

MM621

43

4.26

Amend final sentence as follows; The Intensification Area
provides the opportunity, through development, to restore and
indeed strengthen Wealdstone’s distinctive historical identity
and environment for business and industrial activity and family
living.

MM622

43

4.27

Delete first sentence

MM623

44

4.28 and
4.29

Delete paragraphs 4.28 and 4.29

MM624

44

4.30

Amend as follows; Perceptions of crime and poor safety within
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Wealdstone can have a significant psychological effect on
people’s willingness to use the centre and in turn, therefore,
creates a significant self-fulfilling barrier to regeneration. This
is not aided by Wealdstone Station, which has a particularly
isolated feel, separated from the High Street by oversized
roadspace and poor environs at the station entrance.
Increasing levels of activity for all within the centre,
particularly during the evening, and exploiting opportunities to
design-out crime will make an immediate difference and-wilt

MM625

45

AAP4

Add; D Where more sensitive character and appearance

relationships exist between a site and its surroundings, the
Council will expect this to be satisfactorily resolved through the
design process.

MM626

45

4.32

Delete final sentence

MM627

45

4.33

Delete final sentence and amend first sentence as follows;
Lifetime neighbourhoods (see Policy DM2 of the Development
Management Policies DPD) are a natural extension of the
lifetime home principle; that is, neighbourhoods_which are
accessible and comfortable for everyone regardless of age,
health and physical ability.

MM628

45

4.34

Amend final two sentences as follows; Where opportunities
arise to improve safe pedestrian and cyclist permeability within
the Area or from adjoining areas, the Ceuncil-will-expeet-these
to-Plan seeks to ensure these can be fully exploited iathe
destgn-aneHayout-of-the-propesal. Likewise the extension and
enhancement of the Harrow PFepeea{s—ehee}d—&lee—rmplement—

ef—any—Green Grld prejeets—t-hai—&re—@ev&m—te—t-he—erte

MM629

46

4.35

Delete third and fourth sentences (including points a to g) and
amend second sentence as follows; Within the Heart of
Harrow, the development of homes to higher densities than
traditionally achieved in Harrow will require innovative design
to ensure appropriate sustainability measures can still be
accommodated and established concepts of privacy and
amenity are still met (see Policy DM1 of the Development
Management Policies DPD).

MMG630

46

4.36 —
4.39

Delete paragraphs 4.36 to 4.39

MM631

47

4.41 —
4.43

Delete paragraphs 4.41 to 4.43 and substitute; A range of
development typologies and densities have been modelled as
part of the preparation of this AAP [F°™°t] gand, informed by
public consultation and the selection of a preferred spatial
option for the Intensification Area, the homes and jobs targets
identified in Chapter 5 are the result of that work. Addressing
the relevant site constraints/dependences, design
considerations and infrastructure requirements will help to
ensure that development addresses growth in a sustainable
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manner. The successful delivery of sustainable growth within
the Heart of Harrow relies to a significant degree, on the plan-
led sustainable development of the sites allocated in chapter 5.
[Footnotelgae the Harrow & Wealdstone AAP issues and options
document and (2011) and the Heart of Harrow baseline report
and technical papers (2011).

MM632

48

4.44

Amend as follows; The Council anticipates that windfall
development sites will also come forward within the Heart of
Harrow during the life of this Plan. Having allocated sufficient
sites to meet and exceed the Area’s minimum housing and
jobs targets, previously-developed windfall sites offer the
opportunity for additional growth and investment, which will
be welcomed where it is consistent with the policies of the Plan

the delivery of the strategic and sub area objectives.

MM633

48

4.45

Amend as follows; Within the Heart of Harrow, new housing
development is expected to deliver higher densities than
traditionally achieved in Harrow. However, higher densities are
not synonymous with over development. Bevelepment
propoesalssheuld-achieve-densitiesinaceordancewith The
London Plan sustainable residential quality density matrix;
whieh-seeks to optimise the potential of sites, taking account
of a range of other factors including local context, design, the
delivery of a high quality living environment and supporting

infrastructure. PBevelopmentviability-considerationsalone—will
notjustify-anappropriate-density forasite beingexceeded:

MM634

48

4.46

Delete final two sentences and amend third sentence as
follows; Elsewhere throughout the Heart of Harrow, a graded
transition between development and existing residential areas
will be more appropriate to the local context is—seught.

MM635

48

4.47

Delete final sentence and preface paragraph by adding;
Potential site layouts shown in Chapter 5 for each site justify
site allocations by demonstrating feasibility; they are indicative
only, not prescriptive.

MM636

49

AAPG6

Delete section D, amend subsection E d as follows;

d. Be slender and elegant in design, tiered and stepped where
necessary to further reduce bulk, and not slab like when
viewed from any direction;

Amend subsection E f as follows;

f Contribute to the overall townscape, both during the day and
night, and achieve a positive relationship with surrounding
topographical features and buildings at all sides;

Amend subsection E k as follows;

k. Secure a complete and well designed setting at street level,
including active ground floor uses, and positively define the
character of the public realm.;

Delete section G and substitute; Proposals for or resulting in
clusters of tall landmark buildings are inappropriate

within the Heart of Harrow and will be resisted.

MM637

50

4.49

Amend as follows; The Heart of Harrow will see significant
private sector investment in new development

over the next fifteen years. Proposals have and will continue to
come forward that challenge the existing urban form, including
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buildings heights and densities. The appropriate height of new

development on allocated sites will-be-informed-by-the
parameters—setout in Chapter 5 have been arrived at having
regard to the Heart of Harrow Urban Character Analysis (2012)
and the outcome of consultation on alternative strategic
options for growth that was undertaken in the course of
preparing the AAP-and-wilrequire-assessment-againstthe
relevantpolicies setout abeve.

MM638

50

4.50 —
4.52

Delete paragraphs 4.50 to 4.52

MM639

51

4.54 -4.56

Delete paragraphs 4.54 to 4.56

MM640

51

4.57

Add; Policy AAP6 fulfils this requirement for the Heart of
Harrow. If necessary, further supplementary guidance will be
provided to aid clarity to the policy's application.

MM641

51

4.58

Amend as follows; The evidence underpinning the AAP
demonstrates that tall FaH buildings are not an essential part
of the urban intensification of the Heart of Harrow[Footnote ].

Having regard to this urban-designanalysisundertakenby
East-Architectsto-inform-the preparationof-the-AAR, the role

and function tall buildings are to perform in the context of the
spatial strategy for the Heart of Harrow are as ‘landmark’
buildings to help orientate and identify-locations of public

importance such-as—strategic-community-and-civie-uses;—-major
public-transpertinterchanges-oerareas-of-importantpublic

I Y ” Heff I -
[Footnote ] See Heart of Harrow Urban Character Analysis
(2012) and the Harrow and Wealdstone Area Action Plan
Reqgulation 21(1)(c)(i-iv) Consultation Statement (May 2012)
In contrast to other parts of London, tall buildings are not
required to provide_a solution to housing need; alleviate a
strain on the road network; provide a catalyst for
regeneration; or signal a critical mass of commerce activity.

MM642

52

4.59

Delete paragraph 4.59 and sub heading

MM643

52

4.60

Delete final sentence and bullet points

MM644

52

4.61

Delete first and final sentences and add; and, even if exhibiting
architectural merit, if poorly related to the local context can
have a negative impact on that context.

MM645

52

4.62 —
4.69

Delete paragraphs 4.62 to 4.69 including sub headings

MM646

53

4.70

Delete final sentence and amend third sentence as follows;
Consistent with London Plan Policy 7.7C(h) the Council
considers that proposals for taller and tall landmark buildings
within the Heart of Harrow therefore may offer the opportunity
for the public to enjoy views available from these higher
buildings, frem—viewing-galleriesandplatferms:- recognising
that the provision of publicly accessible areas on upper floors
is likely to depend upon the feasibility of achieving suitable
means of access for the public and the viability of uses needed
to sustain that access.

MM647

54

AAP7

Add to section A; through:
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a. use of an approved, simple palette of sustainably sourced
surface materials;

b. a reduction in street clutter and the rationalisation of
existing street furniture wherever possible; and

c. judicious implementation of electric car charging points,
wayfinding signs and infrastructure for cyclists, where these do
not add to street clutter.

Where required, and where directly related to a development
scheme, such improvements will be secured through the use of
Planning Obligations.

Delete second sentence of section E

MM647

54

4.72

Preface by adding; The Heart of Harrow Urban Character
Analysis (2012) criticised the quality of the public realm across
all sub areas that make up the Heart of Harrow. It found that
the generally low standard of Harrow town centre's public
realm undermines the centre's Metropolitan centre status,
whilst the environment of Station Road is uninviting to
pedestrians and cyclists, and Wealdstone's public realm is at
best functional. Even in more transitional/leafy parts of the
Heart of Harrow, the public realm is let down by poor quality
surface materials, lighting and other street furniture.

Delete final two sentences including bullet points

MM649

55

4.73

Delete paragraph 4.73

MM650

56

4.79

Delete paragraph 4.79

MM651

56

4.80

Delete final sentence

MM652

57

AAPS8

Insert additional section following section A;
Telecommunications equipment and other apparatus of a scale
that would appear in the urban silhouette of the Heart of
Harrow will not be permitted.

MM653

58

4.90

Delete second sentence

MM654

58

4.92

Delete second sentence

MM655

58

4.94

Amend as follows; All local views[Footnote ] of public value are
identified within Schedule 4 of the Development Management

Policies DPD. tdentified-opportunities-to-open-up-new-views are
shoewn-or-the-site-altocations—in-Chapter 5—and-the-Couneiwill
give-due-weight-to oppertunities-that-may-emerge-for-windfall*
rew-views-and-vistas-efpublievalde: The identification of local
views and-rew-view-oppertunities has been informed by the

Harrow Views Assessment (2012), which was commissioned to
provide a comprehensive re-appraisal of all views previously
identified in the Harrow Unitary Development Plan (2004) and
an assessment of the potential public value of other,
previously unidentified views or view opportunities. The Study
was carried out in accordance with the London View
Management Framework. The Assessment (2012) also found
that, at present, there are few visual connections between
Harrow town centre and St. Mary's Church, and that further
views from St. Ann's Road, College Road and Greenhill Way
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would provide a stronger sense of place and a greater degree
of leqibility. Once lost to development, opportunities to create
new views are unlikely to be regained. ldentified opportunities
to open up new views are shown on the site allocations in
Chapter 5, and over the plan period further opportunities may
emerge for ‘windfall’ new views and vistas of public value.
[Footnote ] This includes views out from Harrow Hill and views
towards the Green Belt, as well as views specifically of Harrow
Hill and St. Mary's Church.

MMG656

59

4.95

Delete final sentence

MM657

61

AAP9

Add to section B; Finished floor levels must be designed to be
at least 300mm above the 1 in 100 flood level, including an
allowance for climate change, and be fitted with flood
resilience measures to 0.5m above finished floor level.
Development that involves the formation of new basements, or
the change of use of existing basements, must have regard to
flood risk and ensure that this is specifically addressed through
the Flood Risk Assessment. The installation of resilience
measures to basements will be required. Proposals for the
formation of new dwellings or additional habitable
accommodation within basements will be refused.

MM658

63

4.105

Delete first sentence

MM659

63

4.106

Delete paragraph 4.106

MM660

63

4.107

Amend as follows; Ha—relationto-theregeneration—of

o _sirnil o . e ok .
beeomes-necessary-to-apply-the-exception-test: By definition,
the exception test is-designed to separate proposals that,
exceptionally, should be allowed notwithstanding-the risk of
flooding from those which should be directed to more
appropriate sites.“Whilst In consideration of the exception test,

this policy affords a high priority to the-physical and social
regeneration of Wealdstone—rt—wH—I—be—feFappHeams—te

MM661

64

4.111

Delete final two sentences and amend first sentence as

follows; Al-major-develepment-and-change-efusepropoesals
wil-be-required-tousesustainable-drainagesystems,—unless
there-arepractical reasensfornotdoing-se;—+te Sustainable

Urban Drainage Schemes and other measures can help to
reduce the existing surface water run-off rate of the site, with
the aim of achieving a greenfield run-off rate where this is
feasible.

MM662

64

4.112

Amend as follows; Ontarge-developmentsitesincladingthese
that-ereatenew-streets/publie realm,—consideration-will-alse-be
given-to-the-need-forpathway—measures—Again;—The Surface
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Water Management Plan (2011) also provides a range of
examples of '‘pathway' measures: flood infrastructure
maintenance, drainage capacity enhancements (where
absolutely necessary), separation of foul and surface water
sewers, management of overland flows and land management
practices. With regard to drainage capacity enhancement, fer
these-sites-where Thames Water has—raised notes that there
are concerns regarding the sewerage network capacity to
serve a number of the proposed_developments sites(rootnote 1,

and that a drainage strategy willreedto-beproduced-by-the
developerintiaisonwith-ThamesWater—TFhis-is-te-includea
detatled-medel-ef-the ﬁe%weﬂee&paerty—te—detefmme—#
mitigatienisrequired—Fhe-drainagestrategy is likely to be
required to ensure sufficient capacity exists within the network
to serve the proposed development and to identify any
appropriate mitigation, includingretwork upgrades—are
undertaken ahead of occupation efthe-develepment:
[Footnote 11N response to consultation on the AAP Preferred Option
Thames Water raised concerns regarding the waste water
services in relation to AAP Opportunity Sites 2, 3, 4,5, 6, 7, 9,
13, 16, 18, 22 & 23

MM663

64

4113

Delete two final sentences

MM664

64

4.114

Delete two final sentences

MM665

65

4.115

Amend as follows; In many cases the use of sustainable
drainage techniques, such as green roofs, not only help to
solve a drainage problem, but can also contribute to other
policy objectives such as nature conservation and water use

efficiency. have-other sustarﬁabrl-l%y—beﬂems—l-ﬂ—pa-FHema-F

MM666

65

4.116 —
4.122

Delete paragraphs 4.116 to 4.122

MM667

66

4.124

Delete heading and amend final sentence as follows; Within
the Heart of Harrow a district-wide combined heat and power
network will be promoted. and-all-major-developmentwithin
the Heart-of Harrow-should-be-designedtoconnect-te-the

| I I . . . e CHF |

MM668

67

4.126 —
4.128

Delete paragraphs 4.126 to 4.128, including headings

MM669

69

4.134

Delete second sentence and substitute; Therefore
improvements to the quantity and carrying capacity of open
space secured through new development is an important
dimension of the sustainable accommodation of growth within
the Heart of Harrow.

MM670

69

4.135

Delete three final sentences

MM671

69

4.136

Preface with; Civic spaces are a form of open space that
includes market squares, and are important community spaces
for events and more generally as areas of respite, offering a
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chance to sit down. They also assist in providing a setting for
buildingsirootnote a].

[Footnote a1See paragraph 12.1 of Harrow PPG 17 Study.

Delete two final sentences and footnote 30 and add; The PPG
17 Study reveals the sparse distribution of Harrow's civic
spaces and their variability in quality.

MMG672

69

4.137

Amend as follows; The PPG 17 Study also demonstrates that
there is poor accessibility within the Heart of Harrow to play
provision for under fives and for children aged 5 to 11 years.
Therefore, additional provision as part of new development will
help to meet the needs generated by growth the-development
and help address accessibility within the Area prepesals

o1 OV

O cl O Y Ci o G C—tO A

MM673

69

4.138

Amend second sentence as follows; Major residential
development is likely to increase pressure on outdoor sport
pitches serving the Heart of Harrow. Improvements in the
quality and carrying capacity of pitches will help to meet the
needs generated by growth within the Area. and-proposals-will
therefore-berequired-tesecurethreugh_Planning-Obligations;
. I " ¥ . - ‘

MM674

70

4.139

Delete two final sentences including footnote 31 and
substitute; Large redevelopment sites offer the potential to
provide both land for new development as well as for new local
park provision.

MM675

70

4.140 —
4.147

Delete final sentence of paragraph 4.140 and paragraphs
4.141 to 4.147 including headings

MM676

72

4.149

Delete third and fourth sentences and amend subsequent
sentences as follows; As-a-minimum; Proposals sheuld may be
capable of providing simple design features such as bird and
bat boxes or ‘bee hotels’, and incorporating wildlife friendly
plants into the overall landscaping and planting scheme. On
larger sites, and where feasible in terms of design and
development viability, more ambitious habitat creation such as
living roofs and walls, deculverting and use of recycled

rainwater wil-be-seught can be achieved.

MM677

72

4.152

Amend as follows; Across the Borough there are many Sites of
Nature Conservation Importance but none are located within
the Heart of Harrow. Harrow’s PPG 17 Study (2011) and
information supplied by Greenspace Information for Greater
London demonstrates that the Heart of Harrow coincides with
an area of little or no accessibility to biodiversity. Funding for
the implementation of Green Grid and Biodiversity Action Plan
projects will be supported through the Harrow Community
Infrastructure Levy, and this may be supplemented but where
opportunities arise for the provision of new or reconfigured
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open space in accordance W|th POI|cy AAP11. eeﬂadeﬁmeﬁ

MM678

74

4.158

Amend as follows; The Council is committed to promoting
housing choice and the creation of mixed and balanced
communities in accordance with the London Plan and Harrow’s
Core Strategy. €onsistent-with-the-objectivesfortheHeartof
Harrew; The redevelopment of sites across the Heart of
Harrow offers the potential to provide a range of housing
types, sizes and tenures, from flatted development within the
town centres to a mix of family housing (terraced and semi-
detacted) as part of the mixed-use redevelopment of industrial
estates. wilkbeseughtthreughoutthe-Area—Thisistobe

-
?EII'E°EFEII thr O ugh-the-different sub-areas-contributing-a-specific

MM679

74

4.159

Amend as foIIows HMess—srte—and—}ee&I—erFetmqstanees—&retate

provision of a mix of one, two and three + bedroom unlts is
commensurate with a town centre designation and high levels

of public transport accessibility, and willte help to meet the
identified housing needs of smaller households|rootnote c] SUCh as
single persons and couples, as well as sharing professional

households. The provision of Largerdevelopmentschemes
100-—dwekings) within-t o
expectedto-makeprovisionferagreaterporton—of larger unit

sizes (3 bedrooms +) within the town centres is likely to offer
an alternative and more affordable option to Harrow's
traditional 3 bedroom terraced and semi-detached suburban
housing stock theirpropoesed-housingmix.

[Footnote c]The Strategic Market Assessment (2011) identifies that
the greatest housing need in Harrow is for two bedroom
market and affordable housing.

MMG680

74

4.160

Amend as follows; Within the Station Road sub area, there is
potential to deliver Ceuneil-expeetspropesals for two and three
bedroom flatted units, making the most of the larger
commercial ground floor footprint and opportunities to provide
dual aspect. Again, such-provision will help meet the needs of
certain families and sharing professional households.

MM681

74

4.161

Amend as follows; Within the remaining sub areas of
Wealdstone East and West, urnless—site-and-localcireumstanees

dictate-otherwise,—the-Council-expectsproposalstemake
proevistonfer-delivery of a mix of family housing of different
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types (terraced and semi-detacted) and sizes (two bedroom
through to four bedrooms +), eemmensurate-with can help to
achieve the Plan’s objectives to reinforce and create a new
Metroland character on these large vacant and underutilised
brownfield industrial and suburban sites, exploiting ready
access to open spaces, leisure and education facilities.

MM682

74

4.164

Delete final sentence

MM683

75

4.165

Delete final sentence. Transfer penultimate sentence into a
footnote and add to third sentence;, where the dominant form
of housing provision over recent years has been social
affordable housingrrootnote d 1.

MM684

75

4.166

Delete paragraph 4.166

MM685

75

4.168

Amend as follows; Access to amenity space is a highly valued
component of the quality of life in outer London and one which
the Council is committed to maintaining. Flatted residential
developments in Harrow have traditionally provided communal
outdoor garden areas and, while this may still constitute a
suitable form of outdoor space for some proposals within the
Heart of Harrow, for higher density schemes, particularly
within the town centres, other forms of provision may also be
appropriate, including—Ecourtyards, roof gardens and useable

balconies fFeefﬁefe}—WM—be—aeeep%able—aI{eﬁratwes—te—tFadmenal

MM686

75

4.169

Delete paragraph 4.169

MM687

77

4.177

Delete all except first sentence and add; and, in so doing, help
to deliver the plan's target for new jobs within the Heart of
Harrow.

MM688

77

4.178

Amend first sentence as follows; If the findings of robust
economic analysis demonstrate that Harrow is not attractive
for traditional SIL uses, the economic analysis should
determine what industrial/ employment uses it would be
attractive for, and in this context, the role that the Harrow SIL
could play that, whilst not a traditional SIL role, nonetheless,
would perform an essential strategic employment role for
London, west London and the Borough.

MM689

77

4.180

Delete final sentence and amend first sentence as follows;
Once the possible employment opportunities have been
identified, and agreed with the Council and the GLA, the
preparation of a comprehensive masterplan will enable the site
to be taken forward in a planned and comprehensive manner.
sheuld-be drawn-up-forthesite-that-accords-with-thetand
usesHayoutand-design—considerations identifiedforthesite-in
Chapter 5.

MM690

78

4.181

Delete paragraph 4.181
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MM691

80

4.186

Delete first two sentences and susbstitute; The Council is
committed to facilitating continued business and industrial
formation and growth.

Delete four final sentences and substitute; The introduction of
sensitive new uses can create conflicts that lead ultimately to
pressure for the extinguishment of incompatible industrial and
other economic uses.

MM692

80

4.187

Delete second sentence.

MM693

81

4.188

Delete second sentence.

MM694

81

4.189 —
4.193

Delete paragraphs 4.189 to 4.193 including sub-heading

MM695

82

AAP16

Amend section D as follows;
D. Minor proposals for the redevelopment or change of use of
offices of less than 1,000 sq m of floorspace within Harrow
town centre will be permitted where:
a. The building is no longer fit for office occupation having
regard to thelevel-and-duration-of-vacancieswithinthe
building; the age and condition of the building, potential for
refurbishment and the needs of potential occupiers in the local
office-market;
b. Arassessment-of-demand-and-supply-demenstrates—that

) .
H'e.'e.'s a-suFpius-of elll_ee’spae_e El_nsuglneut the-town-centre-of
& S."'”IIE" seate EIH'EII Ew.&“% Ealzl_ng_ “'EE; EtEE|EHIIE any
The office vacancy rate in Harrow Town Centre has exceeded
20% for a continuous period of at least 12 months;
c. The office space has been appropriately marketed for a
period of at least 12 months without success; and
€ d. The proposal contributes to the continued vitality and
viability of the Metropolitan centre.

MM696

83

4.194

Delete final sentence and insert following addition after third
sentence; The Area Action Plan therefore seeks to ensure such
development needs can be fully accommodated.

MM697

83

4.195 —
4.196

Delete paragraphs 4.195 to 4.196 and sub-headings

MM698

83

4.198

Delete paragraph 4.198

MM699

84

4.200

Amend as follows; Consistent with London Plan Policies 4.2 and
4.3, the Core Strategy (2012) focuses the renewal and
consolidation of the Borough’s local office market upon Harrow
town centre. The release and, where necessary, partial re-
provision of large, redundant office space outside of the Heart
of Harrow is addressed by Policy 41 of the Development
Management Policies DPD. Within Harrow town centre, the
redevelopment of or change of use of existing buildings whieh

provide-more-—than1,000squaremetres—office floorspace-will
be-supperted-where-theproposal-enables-provides the

opportunity to secure the re-provision of office floorspace that
is better suited to meeting the needs of Harrow’s Iocal offlce
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“'"IIHII“H“I' Etl" EH“EH'I'E of IFIe|a|5|sa_se'mEII| E.HI'I.E“'EE.IEI ||||5IE§;|I|I|E|I|E
seught—To0 assist developers in bringing forward proposals,
Yunless there is other evidence to demonstrate a more
suitable alternative, the employment yield of existing premises
will be assessed by applying a ratio of 1 employee per 20.6
square metresirootnote 1, Whilst that of new office floorspace will
be assessed by applying a ratio of 1 employee per 13.8 square
metres[rootnote ].

[Footnote IBased on the London Office Policy Review (2009) lower
density for outer London offices.

[Footnote IBased on the London Office Policy Review (2009) for
calculating overall office floorspace requirements.

MM700

84

4.201

Delete all except first sentence

MM701

85

AAP17

Amend subsection D d as follows; d. The use would not be
detrimental to the amenity of neighbouring occupiers (See
Policy DM1) or highway safety.

MM702

85

AAP17

Amend section F as follows;

F. Proposals for temporary use (see Criterion G) of ground
floor premises within the Primary Shopping Area will be
supported where:

a. The vacancy rate within the primary and secondary
frontages of the centre is in excess of 10%;

b. The premises has been vacant and marketed for more than
a year; and

c. The proposed temporary use will not be detrimental to the
amenity of neighbouring occupiers (See Policy DM1) or
highway safety.

And add new section G as follows;

G. The grant of temporary use will be limited to a period of
two years, with discretion for a further two year period of
extension of permission where vacancy levels across the town
centre still remain above 10% at the time of applying for the
extension. A longer period of initial temporary use may be
considered where applicants can demonstrate that the
proposal represents a significant level of investment in terms

of remodelling and fit-out of the retail unit.

MM703

86

4.207

Amend fourth and fifth sentences as follows; This is contiguous
with the town centre’s eere primary shopping area. and-the

eeﬂHeH—WH—e*pfess—a—eleanfefefeﬁee—fefmaj%ﬁew—Fe%aﬂ

HaFFew—tewn—eeH%Fe—m—se—dﬁﬁg—sueh—devdepmem Ma|or new

retail development within the primary shopping area will
provide the strongest possible benefit to the vitality and
viability of Harrow town centre as a Metropolitan centre.

MM704

87

4.208

Add; This Policy (in conjunction with Policy DM46) sets out how
the sequential approach will be applied in the event that major
retail development cannot be delivered on the allocated sites
or any other windfall site that emerges within the primary
shopping area of Harrow town centre. Nevertheless, the
Council recognises that long-term retail forecasts are
susceptible to a great deal of uncertainty and has therefore
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committed to undertake a new retail study in 2014/15, to
ensure sufficient land is provided both within the Heart of
Harrow area and across the borough to continue to meet
Harrow’s retail development needs.

MM705

87

4.209

Delete paragraph 4.209

MM706

87

4.212

Delete paragraph 4.212

MM707

87

4.213

Delete second sentence.

MM708

88

4.214

Delete second sentence and substitute; The Council considers
that the provision of well-designed new canopies can be a
greatly appreciated amenity for shoppers and, by association,
contribute to the attractiveness of the town centre.

Amend final sentence as follows; In view of the value that
existing canopies provide to shoppers within the primary
shopping area, their loss can detrimentally impact on the
character and vitality of this important shopping street will-be
resisted:

MM709

88

4.215

Delete second sentence and substitute;

The National Planning Policy Framework (2012) defines
primary shopping frontages as those likely to include a high
proportion of retail uses, which may include food, drinks,
clothing and household goods frootnote g1 , and states that local
planning authorities should set policies for uses within town
centres based on a clear definition of these and other
frontages [rootnote 1. Harrow's Retail Study (2009) concluded
that there is a continuing need to monitor uses within the
shopping frontages of town centres and to protect Class A
usesirootnote il. The Study went on to suggest changes to
frontages within a number of the Borough's town centres,
which have been taken forward in this Area Action Plan and
the Site Allocations DPD.

Delete fourth, fifth, sixth and seventh sentences and first word
of eight sentence and substitute;

Therefore, having regard to its Metropolitan centre status, the
Council considers that 15% is a reasonable indicator of the
point at which the high proportion of retail uses appropriate to
primary shopping frontage may be threatened within Harrow
town centre. For Wealdstone, consistent with other district
centres in the Borough, an indicator of 25% is considered to
be reasonable.

Delete final sentence and add footnotes;

[Footnote g] See NPPF Annex 2: Glossary.

[Footnote h] See NPPF paragraph 23.

[Footnote il See Harrow Retail Study (2009) paragraph 18.32.

MM710

88

4.216

Delete final sentence and amend third sentence as follows; By
contrast takeaways (unless forming a part of a café or
restaurant use) are rarely connected with shopping trips and
more frequently trade as evening rather than daytime activity+

for-thesereasens-wholy-take-away-uses-wil-beresisted

MM711

88

4.217 and
4.218

Delete paragraphs 4.217 and 4.218
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MM712

89

4.220

Delete two final sentences.

MM713

90

AAP18

Amend subsection B b as follows; b. the use would not be
detrimental to the amenity of neighbouring occupiers (See
Policy DM1) or highway safety

MM714

90

AAP18

Amend section C as follows;

C. Proposals for temporary use (three to five years) of ground
floor premises within secondary frontages and neighbourhood
parades will be supported where:

(then a and b as existing)

c. The proposed temporary use will not be detrimental to the
amenity of neighbouring

occupiers (see Policy DM1) or highway safety.

MM715

90

4.221

Delete all after third sentence and substitute; The National
Planning Policy Framework (2012) defines secondary shopping
frontages as those that provide greater opportunities for a
diversity uses such as restaurants, cinemas and
businessesirootnote j1, and states that local planning authorities
should set policies for uses within town centres based on a
clear definition of these and other frontagesirootnote k1. Harrow's
Retail Study (2009) concluded that there is a continuing need
to monitor uses within the shopping frontages of town centres
and to protect Class A usesSirootnote I]l. The Study went on to
suggest changes to frontages within a number of the
Borough's town centres, which have been taken forward in this
Area Action Plan and the Site Allocations DPD. The Council
considers that 50% is a reasonable balance of retail and non-
retail uses within secondary and designated shopping
frontages, having regard also to the vitality and viability of the
town centre concerned. Units in non-designated parades
provide opportunities for a range of commercial uses that can
help to diversify the role of town centres and strengthen their
vitality.

[Footnote j] See NPPF Annex 2: Glossary.

[Footnote k] See NPPF paragraph 23.

[Footnote 11 See Harrow Retail Study (2009) paragraph 18.32.

MM716

90

4.222

Delete paragraph 4.222

MM717

90

4.223

Delete final sentence

MM718

90

4.224

Delete two final sentences

MM719

91

4.225

Delete final sentence and amend as follows; Take aways are
now an established characteristic of most town centres and
they offer a valued service to shoppers (when they are open
during the day), residents and pubgoers. However take away
uses can also result in increased litter, noise (particularly at
night) and on-street parking requiring careful consideration of
these issues when such uses are proposed.

MM720

91

4.226

Delete all after first sentence, including footnote.

MM721

91

4.227

Delete final sentence.

MM722

92

AAP19

Delete section A

MM723

93

4.231

Delete paragraph 4.231.
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MM724

93

4.232

Delete three final sentences and amend as follows; The
promotion of Harrow & Wealdstone as an Intensification Area,
for the sustainable accommodation of growth, was in part
predicated on its ability to support and encourage more
sustainable transport choices. Major development_proposals
within the Heart of Harrow offer the opportunity to provide
better pedestrian and cycle connections through sites, creating
a network of walkways that can provide a viable alternative to
the use of the private car, especially to access local amenities.
Providing safe and attractive routes that are easy to navigate
and connect seamlessly with existing walkways can make a
significant contribution to the overaII Dedestrlan permeability

opportunities to extend the cycle network and/or to create or
link to other cycle routes will be of benefit to cyclists threugh

the siteshould-alse-beprioritised.

MM725

94

4.234 —
4.236

Delete paragraphs 4.234 to 4.236.

MM726

96

4.242

Delete final sentence.

MM727

96

4.243

Amend as follows; Giver The Council’s Depot functions will still
be required over the life of the Plan any-prepoesalfera-waste
il I . etadet] -
relocate-any-displaced-depotfunctionsto-an-alternative-and
stitable-site-in—the Berough—Hewever;-and the Council does
not currently own any other industrial sites-within Harrow upon
which to relocate all or part of the existing depot site
functions.-Therefore, the applicant would need to secure
suitable land and buildings to enable relocation. However, if
relocation of the depot functions is not possible/feasible, then
the-Counetwil-entertair a consolidation of the depot functions
on the site may provide a suitable solution to where-this—ean
adeguately satisfy the accommodation needs of both activities
on the site;—and-en-theunderstanding-that-the-potential-waste
treatment-capacity-of the-waste siteallecationcanbe
intained—whicl il I ‘ ocititi

MM728

97

4.244

Delete all following second sentence and amend second
sentence as follows; However, there is are also likely to be
impacts at the interface with other neighbouring employment
generating and community uses that will need to be managed
in a manner that does not prejudice their continued
functioning.

MM729

97

4.245

Delete final two sentences and substitute; Appropriate
mitigation of any objectively assessed impacts upon this and
any other junctions identified as being sensitive to increased
traffic should ensure that the objectives for the site can be
delivered in a manner that is compatible with the free flow and
safety of traffic using the wider highway network.

MM730

97

4.246 —
4.248

Delete paragraphs 4.246 to 4.248

MM731

99

4.256

Amend as follows; Compulsory purchase powers exist to
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support the development of land in the public interest—Fhrey

and are a tool of last resort and-wil-be-employed-by-the
Coeuneil-onhy-when all-otherreasenable-attemptsto-assemble
stes-threugh ||egetlatlelnl and eltgleemslnt ”'H'I_ This-wilbinetud
easeswhere-the eurrentlandewnercannetbe-tracedfor
whatever+easen.

MM732

99

4.259

Delete second and third sentences and amend final sentence
as follows; In the event that the Council is not satisfied with
the relationship between the costs of compulsory purchase and
scheme viability, co-operation in the use of its powers will be
withdrawn.

MM733

101

52

Following fourth sentence, insert;_Leading uses are those that
make an essential contribution to delivering the objectives of
this Plan and should form principal components of proposals
for each site. Supporting uses are uses compatible with the
leading use(s) that may form ancillary components of the
overall mix of uses proposed on a site. Amend subsequent
sentence as follows; Where appropriate, details of the mix of
uses for the site these are accompanied by further guidance on
options and dependencies, including site assembly and
phasing. Add following final sentence; Where references are
made to Green Grid, Public Realm or Infrastructure
improvements, details of current projects and schemes can be
found at www.harrow.gov.uk/infrastructuredelivery .

MM734

102
onwa
rds

Site
diagrams

Add to all site diagrams;
Conceptual diagram subject to detailed design considerations

MM735

107

Site 2

Amend illustrative diagram as follows;
Site 2 Kodak and Zoom Leisure

MM736

135

Site 9

Amend illustrative diagram as follows;
Site 9 Civic Centre
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Paragraph
09 Civic Centre
i
MM737 | 147 Site 14 Delete site allocation
MM738 | 150 Site 16 Amend illustrative diagram as follows;
Site 16 College Road West
16 College Road West
ol e
e
MM739 | 157 Site 18 Amend illustrative diagram as follows;

Site 18 19-51 College Road
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19-51 College Road
e S o o —H 4
! Loe
MM740 | 170 Site 23 Amend illustrative diagram as follows;
Site 23 Gayton Road
/ 23 Gayton Road
/ X "’
| AN -. ‘:“M:M
) 3'%“ | e —r—
’ Ky pedustian rovten and wems though e
i == S oralar b et )
i ..l Aatren oceage
MM741 | 185 Indicator Amend target to read; 90% by unit numbers and trigger to
SR3 read; 85% by unit numbers
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