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1.0 PERSONAL 

 

1.1 This Planning Statement has been prepared by Brian Woods. I hold a 

Bachelor of Arts Degree in Town Planning that I obtained at South Bank 

University in London. I am also a Member of the Royal Town Planning 

Institute (RTPI) and have an ONC in Surveying, Cartography and 

Planning. 

1.2 I have over 40 years’ experience in planning, employed by various local 

authorities in Surrey, West Sussex and Hampshire, culminating as Head 

of Development Control at Runnymede Borough Council until 1989. I was 

subsequently employed as the Planning Manager at Commercial Property 

Developers, Crest Nicholson Properties, then as an Associate of Planning 

Consultants, Bryan Jezeph and Partners. I established WS Planning (now 

trading as WS Planning & Architecture) in 1992, of which I am now the 

Managing Director. 

1.3 We act on all sides of planning disputes: for developers, landowners, local 

planning authorities and local residents. I have appeared as an expert 

planning witness at Inquiries and Hearings on behalf of local authorities, 

companies, residents' associations and landowners. 

1.4 The evidence which I have prepared and provide in this Planning 

Statement are true and have been prepared and is given in accordance 

with the RTPI Code of Professional Conduct 2016 and I confirm that the 

opinions expressed are my true and professional opinions. 
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2.0 INTRODUCTION 

 

2.1 WS Planning & Architecture have been instructed to act on behalf of the 

Upminster and Cranham Residents’ Association to support their objection 

to the proposed development at Hall Lane Miniature Golf Course, Hall 

Lane, Upminster, RM14 1AU (LPA Ref: P0248.19). 

2.2 Having perused all of the documents relating to the planning application 

and following a site inspection, it is my understanding that the proposal 

comprises the demolition of all buildings and structures on site and the 

erection of up to 48 dwellings with a new highway access, open space and 

landscaping. 

2.3 The planning application was submitted in February 2019 to the London 

Borough of Havering and has received approximately 1,000 letters of 

objection. The initial timeline for the outline application was postponed and 

a public consultation has since been undertaken by the London Borough 

of Havering for the ‘appropriation’ and ‘disposal’ of the development at Hall 

Lane Miniature Golf Course. 

2.4 The key points set out within this planning objection statement are as 

follows: 

1. The principle of the proposed development is not acceptable 

following the loss of open space; 

2. The proposal would fail to contribute to the visual character and 

appearance of the surrounding residential development; 

3. The development would fail to provide adequate provisions of on-

site affordable housing; 
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4. The redevelopment would fail to provide a suitable mix of housing; 

5. The proposed development would adversely impact on 

neighbouring residential amenity; 

6. The proposal would adversely impact on the local highways 

network; 

7. The redevelopment would put considerable strain on local 

infrastructure; 

8. The proposed development would impact on local designated 

heritage assets; 

9. The proposal incorporates the removal of several high quality trees 

and landscaping features to the detriment of the established 

character of the area; 

10. The impacts of the proposal on the ecology of the site remain 

undetermined. 

2.5 The key points considered within this Planning Statement each amount to 

a reason for refusal and collectively demonstrate that the proposed 

development in unacceptable. 

2.6 This Planning Statement should be read in conjunction with the Objection 

Letter prepared by Pegasus Group. 
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3.0 APPLICATION SITE AND SURROUNDING AREA 

 

3.1 The application site, shown at Figure 1, is located in the suburban district 

of Upminster in the London Borough of Havering. The surrounding area 

predominantly consists of large detached and semi-detached dwellings set 

within generous plots. These properties are generally well maintained, 

having the amenity of considerable tree and shrub planting. The site 

currently comprises open space serving the Hall Lane Miniature Golf 

Course, a long-established feature of the Cranham Ward. The site has 

operated as a mini golf course since the 1930s, in both private and latterly 

in public ownership. The application site contains several mature trees and 

a collection of buildings and structures, primarily located at the entrance 

of the site to the west. The site levels fall from the north west to the south 

east by approximately 7 metres. Photographs of the site are attached at 

Appendix 1. 

Figure 1: Map showing the location of the application site 

Application Site 
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3.2 According to the London Borough of Havering Proposals Map, the 

application site is located in an area of Parks, Open Spaces, Playing Fields 

and Allotments (DC18) and is surrounded by the Hall Lane Policy Area 

(DC69). Metropolitan Green Belt (DC45), Thames Chase Community 

Forest (DC22) and Minerals Safeguarding Areas (CP13) are located to the 

west of the site. An extract of the Proposals Map is shown at Figure 2 with 

the site edged in red.   

 

Figure 2: Extract from the London Borough of Havering Proposals 
Map 
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3.3 A number of listed buildings are located in close proximity to the 

application site. This includes Upminster Hall, a Grade II* Listed Building, 

and Upminster Court, comprising several Grade II Listed Buildings, 

located to the north of the site. Clusters of Grade II Listed Buildings are 

also located to the south of the application site along St Mary’s Lane. See 

Figure 3. 

 

Figure 3: Map of Listed Buildings 

 

 

 

Application Site 
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3.4 The application site is located in an area with PTAL ratings 1a, 1b, 3, and 

4 (see Figure 4). The site therefore ranges from low to medium 

accessibility to public transport services. It is noted that several bus stops 

are located along Hall Lane. In addition, Upminster Railway and 

Underground Station is located 0.5 miles to the south of the site, providing 

direct links to Central London. The M25 motorway is located to the east of 

the site. 

 

Figure 4: PTAL Map 
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3.5 Having examined the Environment Agency’s long-term flood risk 

information, the majority of the site is at very low risk of flooding. Areas 

along the eastern boundary of the site are at a low risk of flooding from 

surface water with an isolated area adjacent to the southern boundary 

shown to be at medium risk of flooding. See Figure 5. 

 

 Figure 5: Flood Risk Map 

 



Planning Objection on Behalf of The Upminster and Cranham 
Residents’ Association 

 

 

12 

 

4.0 CENTRAL GOVERNMENT PLANNING POLICY GUIDANCE 

 

National Planning Policy Framework (NPPF) 2019 

4.1 The revised National Planning Policy Framework (NPPF) was published 

in February 2019 and sets out the Government’s planning policies for 

England and how these should be applied. It provides a framework within 

which locally prepared plans for housing and other developments can be 

produced.  

4.2 At the heart of the NPPF is a presumption in favour of sustainable 

development. At paragraph 7 the Government outline “the purpose of the 

planning system is to contribute to the achievement of sustainable 

development. At a very high level, the objective of sustainable 

development can be summarised as meeting the needs of the present 

without compromising the ability of future generations to meet their own 

needs”.  

4.3 Paragraph 8 sets out the three over-arching objectives of sustainable 

development as economic, social and environmental. The economic 

objective focuses on building a strong economy by ensuring sufficient land 

is available to support growth. The social objective supports strong 

communities by ensuring a sufficient number and range of homes are 

provided and by fostering well designed and safe built environments, with 

accessible services and open spaces. Finally, the environmental objective 
aim is to contribute to protecting and enhancing our natural, built and 

historic environment; including making effective use of land. 
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4.4 Paragraph 10 states “so that sustainable development is pursued in a 

positive way, at the heart of the Framework is a presumption in favour of 

sustainable development”.  

4.5 Paragraph 11 sets out the presumption in favour of sustainable 

development in more detail and identifies the implications for both plan-

making and decision-taking. In terms of plan-making this means “plans 

should positively seek opportunities to meet the development needs of 

their area”. In terms of decision-taking this means “approving development 

proposals that accord with an up-to-date development plan without delay” 

and “where there are no relevant development plan policies, or the policies 

which are most important for determining the application are out of date”, 

permission should be granted unless the Framework provides a clear 

reason for refusing the development proposed. 

4.6 In determining planning applications, Paragraph 47 states “planning law 

requires that applications for planning permission be determined in 

accordance with the development plan, unless material considerations 

indicate otherwise”. 

4.7 Chapter 5 gives reference to ‘Delivering A Sufficient Supply of Homes’ in 

which Paragraph 59 states “to support the Government’s objective of 

significantly boosting the supply of homes, it is important that a sufficient 

amount and variety of land can come forward where it is needed, that the 

needs of groups with specific housing requirements are addressed and 

that land with permission is developed without unnecessary delay”. 

4.8 Paragraph 60 refers to determining the minimum number of homes 

needed where “strategic policies should be informed by a local housing 

need assessment, conducted using the standard method in national 

planning guidance”. 
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4.9 Paragraph 96 considers open space and recreation in which “access to a 

network of high quality open spaces and opportunities for sport and 

physical activity is important for the health and well-being of communities. 

Planning policies should be based on robust and up-to-date assessments 

of the need for open space, sport and recreation facilities (including 

quantitative and qualitative deficits or surpluses) and opportunities for new 

provision”. 

4.10 Paragraph 97 of the NPPF states “existing space, sports and recreational 

buildings and land, including playing fields, should not be built on unless: 

a) an assessment has been undertaken which has clearly shown the 

open space, buildings or land to be surplus to requirements; or 

b) the loss resulting from the proposed development would be 

replaced by equivalent or better provision in terms of quantity and 

quality in a suitable location; or 

c) the development is for alternative sports and recreational provision, 

the benefits of which clearly outweigh the loss of the current or 

former use”. 

4.11 Chapter 11 is titled “Making efficient use of land” where “planning policies 

and decisions should promote an effective use of land in meeting the 

needs for homes and other uses, while safeguarding and improving the 

environment and ensuring safe and healthy living conditions. Strategic 

policies should set out a clear strategy for accommodating objectively 

assessed needs, in a way that makes as much use as possible of 

previously-developed or ‘brownfield’ land”. 

4.12 Chapter 12 of the NPPF concerns achieving well-designed places and 

confirms that the creation of high quality buildings and places is 
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fundamental to what the planning and development process should 

achieve. 

4.13 Paragraph 124 states “good design is a key aspect of sustainable 

development, creates better places in which to live and work and helps 

make development acceptable to communities”. 

4.14 Paragraph 127 lists a number of criteria that planning policies and 

decisions should ensure that developments provide. This is as follows:  

a) “will function well and add to the overall quality of the area, not just 

for the short term but over the lifetime of the development;  

b) are visually attractive as a result of good architecture, layout and 

appropriate and effective landscaping;  

c) are sympathetic to local character and history, including the 

surrounding built environment and landscape setting, while not 

preventing or discouraging appropriate innovation or change (such 

as increased densities);  

d) establish or maintain a strong sense of place, using the 

arrangement of streets, spaces, building types and materials to 

create attractive, welcoming and distinctive places to live, work and 

visit;  

e) optimise the potential of the site to accommodate and sustain an 

appropriate amount and mix of development (including green and 

other public space) and support local facilities and transport 

networks; and  

f) create places that are safe, inclusive and accessible and which 

promote health and well-being, with a high standard of amenity for 
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existing and future users; and where crime and disorder, and the 

fear of crime, do not undermine the quality of life or community 

cohesion and resilience”.  

4.15 Paragraph 130 considers the issues of poor design and the character and 

quality of the area and advises “permission should be refused for 

development of poor design that fails to take the opportunities available 

for improving the character and quality of an area and the way it functions, 

taking into account any local design standards or style guides in plans or 

supplementary planning documents. Conversely, where the design of a 

development accords with clear expectations in plan policies, design 

should not be used by the decision maker as a valid reason to object to 

development. Local planning authorities should also seek to ensure that 

the quality of approved development is not materially diminished between 

permission and completion, as a result of changes being made to the 

permitted scheme (for example through changes to approved details such 

as the materials used)”. 

4.16 Chapter 14 of the NPPF refers to ‘Meeting the challenge of climate 

change, flooding and coastal change’. Paragraph 148 states “the planning 

system should support the transition to a low carbon future in a changing 

climate, taking full account of flood risk and coastal change”. 

4.17 Chapter 16 of the NPPF is titled ‘Conserving and enhancing the historic 

environment’. Paragraph 189 states “in determining applications, local 

planning authorities should require an applicant to describe the 

significance of any heritage asset affected, including any contribution 

made by their setting”. 
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Planning Practice Guidance (PPG) 

4.18 The Planning Practice Guidance is a web-based resource that was 

published in November 2018 and updated in July 2019, setting out national 

guidance. 

4.19 Under the ‘Design’ Chapter, Paragraph 1 (Reference ID: 26-001-

20140306) states “good quality design is an integral part of sustainable 

development”. 

4.20 The ‘Housing and Economic Development Needs Assessments’ Chapter 

sets out the support given to local planning authorities when assessing 

housing need (Paragraph 1, Reference ID: 2a-001-20190220). 
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5.0 REGIONAL PLANNING POLICY GUIDANCE 

 

London Plan (2016) 

5.1 The London Plan is the overall strategic plan for London, setting out an 

integrated economic, environmental, transport and social framework for 

the development of London over the next 20 – 25 years.  

5.2 Policy 2.6 refers to ‘Outer London: Vision and Strategy’ within which “the 

Mayor will, and boroughs and other stakeholders should, work to realise 

the potential of outer London” and “the Mayor will, and boroughs and other 

stakeholders should, enhance the quality of life in outer London for present 

and future residents”. 

5.3 Policy 3.5 considers the ‘Quality and Design of Housing Developments’ 

where housing developments should be of the highest quality internally, 

externally and in relation to their context and the wider environment. The 

design of new houses should enhance the quality of local places and 

should comply with local planning policies. 

5.4 Policy 3.7 relates to ‘Large Residential Developments’ where “proposals 

for large residential developments including complementary non-

residential uses are encourages in areas of high public transport 

accessibility”. 

5.5 Policy 3.8 gives reference to ‘Housing Choice’ in which “Londoners should 

have a genuine choice of homes that they can afford and which meet their 

requirements for different sizes and types of dwellings in the highest 

quality environments”. 
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5.6 Policy 3.13 refers to ‘Affordable Housing Thresholds’ and confirms that 

“boroughs should normally require affordable housing provision on a site 

which has capacity to provide 10 or more homes”. 

5.7 Policy 6.3 identifies the importance of ‘Assessing Effects of Development 

on Transport Capacity’ where “development proposals should ensure that 

impacts on transport capacity and the transport network, at both a corridor 

and local level, are fully assessed”. 

5.8 Policy 6.13 relates to ‘Parking’ and confirms “the Mayor wishes to see an 

appropriate balance being struck between promoting new development 

and preventing excessive car parking provision that can undermine 

cycling, walking and public transport use”. 

5.9 Policy 7.1 gives reference to ‘Lifetime Neighbourhoods’ within which 

“development should be designed so that the layout, tenure and mix of 

uses interface with surrounding land and improve people’s access to 

social and community infrastructure (including green spaces)”. In addition, 

“the design of new buildings and the spaces they create should help 

reinforce or enhance character, legibility, permeability, and accessibility of 

the neighbourhood”. 

5.10 Policy 7.2 identifies the importance of an ‘Inclusive Environment’ where 

“the Mayor will require all new development in London to achieve the 

highest standards of accessible and inclusive design”. 

5.11 Policy 7.4 refers to ‘Local Character’ within which “development should 

regard to the form, function and structure of an area, place or street and 

the scale, mass and orientation of surrounding buildings”. 
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5.12 Policy 7.18 gives reference to ‘Protecting Open Space and Addressing 

Deficiency’ states that boroughs should assess the need for local open 

space. 

Draft New London Plan (2019) 

5.13 The consolidated suggested changes for the draft London Plan were 

published in July 2019, following the Examination in Public. 

5.14 Policy GG1 refers to ‘Building Strong and Inclusive Communities’ in which 

development should “build on the city’s tradition of openness, diversity and 

equality, and help deliver strong and inclusive communities”. 

5.15 Policy CG2 relates to ‘Making the Best Use of Land’ in which development 

should prioritise brownfield land, prioritise sites which are well-connected 

by existing or planned public transport and protect and enhance London’s 

open spaces. 

5.16 Policy CG4 gives reference to ‘Delivering the Homes Londoners need’ and 

identifies the need to create a housing market that works better for all 

Londoners. 

5.17 Policy D2 considers ‘Delivering Good Design’ in which the “design of 

development proposals should be thoroughly scrutinised by borough 

planning, urban design and conservation officers”. New developments 

should ultimately comprise high quality design. 

5.18 Policy D3 refers to ‘Inclusive Design’ in which new development should 

take into account London’s diverse population and provide high quality 

spaces that are designed to facilitate social interaction and inclusion. 

5.19 Policy D4 considers ‘Housing Quality and Standards’ where “housing 

development should be of high quality design and provide adequately 
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sized rooms with comfortable and functional layouts, which are fit for 

purpose and meet the needs of Londoners, without differentiating between 

tenures”. 

5.20 Policy D5 gives reference to ‘Accessible Housing’ where at least 10% of 

dwellings should meet the Building Regulation requirement M4(3) 

‘wheelchair user dwellings’ and all other dwellings should meet the 

Building Regulation requirement M4(2) ‘accessible and adaptable 

dwellings’. 

5.21 Policy H5 refers to ‘Delivering Affordable Housing’ in which 50% of all new 

homes delivered across London should be genuinely affordable. It is noted 

that all major developments trigger affordable housing requirements. 

5.22 Policy H12 relates to ‘Housing Size Mix’ where schemes should generally 

consist of a range of unit sizes. To determine the appropriate mix of unit 

sizes, regard should be given to local evidence of housing needs. 

5.23 Policy G1 gives reference to ‘Green Infrastructure and Natural 

Environment’ whereby “London’s network of green and open spaces, and 

green features in the built environment should be protected and 

enhanced”. 

5.24 Policy G4 refers to ‘Open Space’ in which boroughs should assess the 

need for open space. 

5.25 Policy G5 relates to ‘Urban Greening’ in which “major development 

proposals should contribute to the greening of London by including urban 

greening as a fundamental element of site and building design, and by 

incorporating measures such as high-quality landscaping (including trees), 

green roofs, green walls and nature-based sustainable drainage”. 



Planning Objection on Behalf of The Upminster and Cranham 
Residents’ Association 

 

 

22 

 

5.26 Policy S12 considers ‘Minimising Greenhouse Gas Emissions’ where 

major development should be net zero-carbon and where a minimum on-

site reduction of at least 35% beyond Building Regulations 117 is required. 

5.27 Policy T6 refers to ‘Car Parking’ and states that car parking should be 

restricted in line with levels of existing and future public transport 

accessibility and connectivity.  

5.28 Policy T6.1 gives reference to ‘Residential Parking in which new 

residential development should not exceed the following maximum parking 

standards: 

Location Maximum Parking Provision 

Outer London PTAL 4 Up to 0.5 spaces per dwelling 

Outer London PTAL 3 Up to 0.75 spaces per dwelling 

Outer London PTAL 0 -1  Up to 1.5 spaces per dwelling 

Homes for Londoners (2017) 

5.29 The Homes for Londoners supplementary planning guidance (SPG) 

focuses on affordable housing and viability. The Mayor has a clear long-

term strategic aim for 50% of new homes to be affordable. The Mayor will, 

in addition to delivery through the planning system, use his funding powers 

to increase affordable housing, and expect higher proportions of affordable 

housing on schemes developed by Registered Providers on those on 

publicly owned land. 
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London Housing Strategy (2018) 

5.30 The London Housing Strategy sets out the Mayor’s vision for housing in 

the capital. It provides policies and proposals that show how the Mayor will 

use his current powers and resources to their fullest extent, and a call to 

action for all organisations, including national Government, to work with 

him toward achieving his vision in full. The Strategy confirms that new, 

high-quality and genuinely affordable homes should be built for 

Londoners. 
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6.0 LOCAL DEVELOPMENT PLANNING POLICY GUIDANCE 

 

London Borough of Havering Core Strategy and Development 
Control Policies Development Plan Document (2008) 

6.1 The London Borough of Havering Core Strategy and Development Control 

Policies Document was adopted in 2008 and sets out the Council’s 

approach to the planning of the whole borough up to 2020. The Core 

Strategy sets the framework for the Action Plans and topic specific 

planning documents which compliment it and address other planning 

issues in the borough. 

6.2 Policy CP1 refers to ‘Housing Supply’ within which “a minimum of 535 new 

homes will be built in Havering each year by: 

• prioritising the development of brownfield land and ensuring it is 

used efficiently  

• developing the residential and mixed use sites identified in the Site 

Specific Allocation Development Plan Document (DPD) which 

includes sites within the London Riverside Opportunity Area  

• bringing forward housing capacity through the Romford Area Action 

Plan  

• outside town centres and the Green Belt, prioritising all non 

designated land for housing, including that land released from 

Strategic Industrial Locations and Secondary Employment Areas 

as detailed in CP3  

• promoting mixed use development within town centres  
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• enabling high density mixed use development within Romford and 

the district centres  

• the residential redevelopment or intensification of existing out of 

centre retailing sites  

• bringing vacant properties back into use through the Council’s 

Empty Property Strategy  

• resisting the loss of housing  

• preparing development briefs/masterplans/design codes as Local 

Development Documents for larger housing sites  

• monitoring housing provision levels through the Housing Trajectory 

within the Annual Monitoring Report and provided in Annex 3”.  

6.3 Policy CP2 gives reference to ‘Sustainable Communities’ where 

“sustainable, attractive, mixed and balanced communities will be created 

by: 

• ensuring that the sizes, types and tenures of new housing meet the 

need of new and existing households at local and subregional level  

• ensuring that the required sizes and types of new housing are of a 

density and design that is related to a site’s access to current and 

future public transport and are compatible with the prevailing 

character of the surrounding area  

• ensuring that, in total, borough-wide 50% of all homes from new 

residential planning permissions are affordable; of which 70% 

social rented for those on low incomes and 30% for those on 

intermediate incomes  
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• safeguarding the existing stock of large homes in Emerson Park 

and Hall Lane  

• ensuring that the needs of those households with special needs, 

including the elderly, are met  

• ensuring that in their design and layout new homes provide for the 

lifetime needs of households  

• securing the social, economic and environmental regeneration of 

priority housing areas  

• ensuring that all development demonstrates that it supports 

improved health and well being  

• identifying sites to meet the identified needs of gypsies and 

travellers in a Gypsy and Travellers DPD”.  

6.4 Policy CP7 relates to ‘Recreation and Leisure’ in which “the Council will, 

in partnership with other bodies, seek to retain and increase access to 

recreation and leisure opportunities by:  

• retaining existing facilities where a need exists  

• addressing quantitative and qualitative deficiencies in open space 

and recreation facilities  

• improving opportunities for creative play and physical activity in 

parks and open spaces  

• improving opportunities for informal recreation in the countryside, 

particularly through the implementation of the Thames Chase Plan 

and London Riverside Conservation Park, and also by improving 
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footpaths and bridleways and the links between open spaces, the 

urban areas, the open countryside and the Thames including a 

continuous Thames Path  

• supporting implementation of the following complementary 

initiatives  

o Thames Chase  

o Green Grid  

o Green Arc  

o London Outer Orbital Path  

o Blue Ribbon Network  

o Thames Chase Forest Circle  

• seeking developer contributions towards improvements to the 

quality and quantity of open space, recreation and leisure facilities”. 

6.5 Policy CP8 refers to ‘Community Facilities’ where “the Council will work in 

partnership with other bodies to ensure that a suitable range of community 

facilities are provided to meet existing and forecast demand by:  

• ensuring major developments provide facilities to meet new 

demand, especially in London Riverside and Romford Town 

Centre, where significant growth in the number of residents is 

planned  

• ensuring all new community facilities are located in places that are 

or will be accessible by a range of transport, including walking and 

cycling, and that the development itself is accessible to all groups  
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• retaining or re-providing community facilities where a need exists  

• allowing the development of essential community facilities 

necessary to meet the specific needs of the community on non-

allocated land and involving the net loss of existing housing.  

• seeking developer contributions towards the provision of essential 

new community facilities”. 

6.6 Policy CP9 identifies requirements for ‘Reducing the Need to Travel’ by: 

• “co-locating major trip generating retail, services, cultural, office, 

and community uses in places with good public transport 

accessibility  

• ensuring that new development reinforces the town centre 

hierarchy  

• relating residential densities to current and future public transport 

access levels and the character of existing development  

• ensuring that there is a range of local employment opportunities, 

that local people are suitably skilled to compete for these, and 

maximising the employment of local people in new development  

• improving opportunities for informal recreation in the Havering 

countryside”. 

6.7 Policy CP10 relates to ‘Sustainable Transport’ in which “a choice of 

sustainable transport modes, where travel is necessary, will be promoted 

by: 
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• achieving integration and convenient interchange between different 

transport modes 

• requiring the submission of a travel plan and transport assessment 

for proposals with material transport implications 

• ensuring that new development does not overload the capacity of 

the public transport and strategic road networks, including the 

motorway network 

• working in partnership with the relevant agencies to seek funding 

for and deliver the following public transport improvements to  

support development priorities and ensuring that new development 

is designed and laid out with regard to these to facilitate its 

deliverability: 

o East London Transit 

o Crossrail Line 1 

o Improvements to the c2c railway line from London to South 

end via Rainham and Upminster including the new Beam 

Reach Station 

o General improvements to the local bus network through the 

London Bus Priority Network and in particular in London 

Riverside where bus links are vital to the achievement of 

sustainable communities. 

• welcoming facilities which support the use of green fuels for public 

transport 
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• where appropriate relating maximum car parking standards to 

public transport accessibility 

• ensuring that new developments in their design and layout prioritise 

the needs of pedestrians and cyclists and minimise the distance to 

local public transport nodes 

• ensuring new development does not have an adverse impact on 

the road hierarchy 

• increasing accessibility to Romford Town Centre by considering the 

potential to introduce a Park and Ride facility as part of a wider 

strategy to encourage modal shift 

• seeking contributions for improvements to public transport 

accessibility and capacity and other transport improvements where 

this is necessary to serve the new development 

• maximising the use of river and rail freight facilities within and 

outside the borough where this represents the most sustainable 

option”. 

6.8 Policy CP15 identifies the importance of ‘Environmental Management’. In 

order to reduce their environmental impact and to address the causes and 

adapt to and mitigate the affects of climate change in their location, 

“construction and use new development should:  

• minimise their use of natural resources, including the efficient use 

of land  

• reduce and manage fluvial, tidal and surface water and all other 

forms of flood risk through spatial planning, implementation of 
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emergency and other strategic plans and development control 

policies  

• have a sustainable water supply and drainage infrastructure.  

• avoid an adverse impact on water quality  

• ensure that it does not singularly or cumulatively breach air quality 

targets  

• take the necessary measures to address contaminated land issues  

• avoid a noise sensitive use being exposed to excessive noise  

• minimise the negative impact of lighting.  

Major new development will be required to adopt high standards of 

sustainable construction and design and to incorporate on-site renewable 

energy equipment to reduce predicted CO2 emissions in line with regional 

and national policy”. 

6.9 Policy CP16 refers to ‘Biodiversity and Geodiversity’ in which “the Council 

will seek to protect and enhance the borough's rich biodiversity and 

geodiversity, in particular, priority habitats, species and sites. It will 

increase public awareness and appreciation of biodiversity and will seek 

to put in place a strategic framework for the development and delivery of 

the London Riverside Conservation Park”. 

6.10 Policy CP17 considers ‘Design’ within which “the appearance, safety and 

accessibility of Havering will be maintained and, where possible, 

enhanced by requiring new development to:  
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• maintain or improve the character and appearance of the local area 

in its scale and design  

• provide a high standard of inclusive design so it is accessible to 

those who require access to it  

• be safe and secure in its design and contribute to community 

safety”. 

6.11 Policy CP18 gives reference to ‘Heritage’ where “all new development 

affecting sites, buildings, townscapes and landscapes of special 

architectural, historical or archaeological importance must preserve or 

enhance their character or appearance. Contributions may be sought 

towards the preservation or enhancement of historic assets where 

appropriate”. 

6.12 Policy DC2 refers to ‘Housing Mix and Density’ where planning permission 

will only be granted for new housing if a design led approach is adopted in 

determining the type, size, and form of new development. This is with 

regard to “the type and size of new housing required to meet local and 

sub-regional housing needs with regard to creating mixed and balanced 

communities. The indicative mix for market housing is provided below:”  

Market Housing Mix 
Bedrooms 
1 2 3 4 5 

24% 41% 34% 0 1% 

In the Hall Lane Special Policy Area, it is noted that special policies have 

been formulated to ensure that their existing special character of large 

units in generous landscaped plots is retained and to ensure that an 
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adequate stock of this type of housing is maintained to attract high earning 

private and public professionals in the borough. 

6.13 Policy DC3 gives reference to ‘Housing Design and Layout’ where 

“planning permission will only be granted if, in their design and access 

statements, developers demonstrate how they have addressed the 

policies in this plan which impact on the design and layout of new 

developments”. 

6.14 Policy DC6 refers to ‘Affordable Housing’ comprising both social and 

intermediate housing. The Council will aim to achieve 50% of all new 

homes built in the borough as affordable. In applying this target, the 

Council will assess the suitability of on site or off site provision of affordable 

housing and the subsequent percentage that is south with regard to: 

• Site, size, suitability and viability  

• The need to achieve and deliver a successful housing development  

• Availability of public subsidy  

• Other scheme requirements. 

6.15  Policy DC7 relates to ‘Lifetime Homes and Mobility Housing’ where the 

Council will seek all new homes to be built to Lifetime Homes standards. 

10% of all new homes on sites of 15 or more dwellings and on residential 

sites of 0.5 hectares or more must be designed to be wheelchair 

accessible or easily adaptable for residents who are wheelchair users. 

6.16 Policy DC18 considers the ‘Protection of Public Open Space, Recreation, 

Sports and Leisure Facilities’. The Council will seek the retention and 

enhancement of all public open space and recreation, sports and leisure 

facilities that are in private and public ownership. Alternative uses will only 
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be allowed where it is shown that public open space or other land/building 

is surplus to requirements because other facilities exist in the locality. 

Priority will be given to other recreation/leisure uses such as allotments or 

sports pitches where there is an identified need for such a use. Any loss 

of open space to a non recreation/leisure use must be accompanied by an 

improvement to the quality of open space in the vicinity or to remedying 

qualitative and quantitative deficiencies in open space elsewhere in the 

Borough. 

6.17 Policy DC20 identifies the importance of ‘Access to Recreation and 

Leisure including Open Space’ whereby “the Council will seek to ensure 

that there is adequate provision of a varied range of accessible leisure and 

recreation facilities throughout the borough”. The Council will have regard 

to the following walking distances in order to improve the distribution of 

public open space: 

• Regional Park (400 ha) – 3.2 to 8 km 

• Metropolitan Park (60 ha) – 3.2 km 

• District Park (20 ha) – 1.2km 

• Local Park (2 ha) – 800 m 

The Council will also seek to achieve the following standard of provision: 

• Children’s Play Space – 0.8 hectares per 1,000 population with 

access to formal/informal play provision within 400m of home 

• Allotments – 0.18 hectares per 1,000 population with access within 

800m of home 
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• Sports Pitches – 0.75 hectares per 1,000 population with access 

within 1200m of home 

6.18 Policy DC21 refers to ‘Major Developments and Open Space, Recreation 

and Leisure Facilities’ in which “the Council will require major new 

residential developments to include provision for adequate open space, 

recreation and leisure facilities. The Council will require open space 

provision at the rate of 1.84 hectares per thousand population. Where it is 

not possible to include such facilities within the development site, the 

Council will require the facilities to be provided nearby. In some cases 

improving the quality of existing facilities may be appropriate. Financial 

contributions to enable the provision of new facilities or improvement to 

the quality of existing facilities may also be sought. The Council may also 

seek an agreement with the developer for the long term maintenance of 

any new open space provided in connection with their development. 

Developments in areas which are deficient in open space may be required 

not only to provide for the demand generated by the new development but 

may also be expected to help address the current deficiencies”. 

6.19 Policy DC32 relates to ‘The Road Network’ where “new development 

which has an adverse impact on the functioning of the road hierarchy will 

not be allowed. Planning permission for new road schemes will only be 

allowed where they:  

• are consistent with the Council’s road hierarchy  

• improve conditions for pedestrians and cyclists and disabled people 

by providing safe and convenient facilities  

• improve public transport accessibility  

• have net environmental benefits  
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• improve safety for all users  

• contribute to regeneration objectives  

• are consistent with the Council’s Local Implementation Plan and the 

Mayor of London’s Transport Strategy  

• allocate street space in accordance with the London Plan”. 

6.20 Policy DC33 sets out the standards for ‘Car Parking’ within new 

development that should not exceed the standards set out in Policy DC2. 

6.21 Policy DC34 refers to ‘Walking’ where the design and location of access 

within, and between, development and local pedestrian destinations 

should be carefully considered. Developers will be required to: 

• “take account of the needs of pedestrians  

• address ‘desire lines’ to local shops, services and schools, 

including safer routes to school, and public transport nodes, 

lighting, rest facilities, safety and security, and barriers to local 

movement”.  

6.22 Policy DC35 relates to ‘Cycling’ where “the design and layout of 

developments will be required to take account of the needs of cyclists by:  

• “encouraging safe and secure cycle parking and changing and 

shower facilities to be provided appropriate to the nature and scale 

and location of the development  

• encouraging the design and location of access and circulation 

arrangement of the development to take account of the needs of 

cyclists  
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• in major new development encouraging cycle priority measures 

which link with existing routes and networks  

• where appropriate seeking contributions towards off-site 

improvements to the cycle network and cycle facilities including 

facilities at key public transport nodes and destinations and 

contributions towards the London Cycle Network Plus and Thames 

Chase Forest Circle”.  

6.23 Policy DC36 gives reference to ‘Servicing’ in which “planning permission 

for new industrial, housing, shopping and commercial development will 

only be granted where adequate serving arrangements are provided”. 

6.24 Policy DC40 considers ‘Waste Recycling’ where “planning permission will 

only be granted for developments where suitable waste and recycling 

storage facilities are provided”. 

6.25 Policy DC48 relates to ‘Flood Risk’ where “development must be located, 

designed and laid out to ensure that the risk of death or injury to the public 

and damage from flooding is minimised whilst not increasing the risk of 

flooding elsewhere and ensuring that residuals risks are safely managed”. 

6.26 Policy DC49 refers to ‘Sustainable Design and Construction’ whereby 

“planning permission for major new developments will only be granted 

where they are built to a high standard of sustainable construction”. 

6.27 Policy DC50 considers ‘Renewable Energy’ in which “planning permission 

for major developments will only be granted where the application:  

• includes a formal energy assessment showing how the 

development has sought to ensure that energy consumption and 
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carbon dioxide emissions are minimized applying the principles of 

the energy hierarchy set out in the London Plan 

• incorporates on-site renewable energy equipment to reduce 

predicted CO2 emissions in line with regional and national policy 

unless it can be fully demonstrated that such provision is not 

feasible”. 

6.28 Policy DC51 gives reference to ‘Water Supply, Drainage and Quality’ and 

“planning permission will only be granted for development which has no 

adverse impact on water quality, water courses, groundwater, surface 

water or drainage systems unless suitable mitigation measures can be 

secured”. 

6.29 Policy DC52 refers to ‘Air Quality’ where “planning permission will only be 

granted for new development. both singularly or cumulatively, does not 

cause significant harm to air quality”. 

6.30 Policy DC53 considers ‘Contaminated Land’ in which “planning permission 

for development will only be granted where both of the following criteria 

are met:  

• where the development is on or near a site where contamination is 

known, or expected to exist, a full technical assessment of the site’s 

physical stability, contamination and/or production of landfill gas 

must be undertaken. Where the assessment identifies an 

unacceptable risk to human health, flora or fauna or the water 

environment, the applicant will be required to agree acceptable long 

term remediation measures before any planning permission is 

granted to ensure there is no future harm with regard to the future 
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use of the site. Where feasible, on-site remediation, especially bio-

remediation, is encouraged  

• the development does not lead to future contamination of the land 

in and around the site”.  

6.31 Policy DC55 relates to ‘Noise’ whereby “planning permission will not be 

granted if it will result in exposure to noise or vibrations above acceptable 

levels affecting a noise sensitive development such as all forms of 

residential accommodation”. 

6.32 Policy DC56 gives reference to ‘Light’ within which new development 

should minimise the intrusion of artificial lighting. 

6.33 Policy DC58 considers ‘Biodiversity and Geodiversity’ in which biodiversity 

and geodiversity should be protected and enhanced throughout the 

borough. 

6.34 Policy DC59 refers to ‘Biodiversity in New Developments’. It is noted that 

“enhancements to biodiversity and geodiversity will be sought, in line with 

London and Havering Biodiversity Action Plan targets, as an integral part 

of new development”. 

6.35 Policy DC60 gives reference to ‘Trees and Woodland’ and states “the 

amenity and biodiversity value afforded by trees and woodland will be 

protected and improve by: 

• where appropriate, retaining trees of nature conservation and 

amenity value and making tree preservation orders 

• ensuring that adequate measures are put in place when granting 

planning permission to protect trees during construction works  
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• supporting the implementation of the Thames Chase Plan and 

ensuring that, development within the area makes a positive 

contribution towards its implementation  

• not granting planning permission for development that would 

adversely affect ancient and secondary woodland”.  

6.36 Policy DC61 relates to ‘Urban Design’ where “planning permission will only 

be granted for development which maintains, enhances or improves the 

character and appearance of the local area. Development must therefore:  

• harness the topographical and ecological character of the site, 

including the retention of existing trees and landscape features 

while providing appropriate landscaping  

• respond to distinctive local building forms and patterns of 

development and respect the scale, massing and height of the 

surrounding physical context  

• complement or improve the amenity and character of the area 

through its appearance, materials used, layout and integration with 

surrounding land and buildings  

• provide structure by utilising and protecting existing views, vistas, 

panoramas and landmarks and creating new ones;  

• reinforce, define and embrace the street and create natural 

surveillance by ensuring streets and open spaces are overlooked  

• create or enhance and clearly define the public and private realms 

and ensure these are free of clutter and easily accessible  

• meet the needs of all people of all ages  
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• be designed and oriented around the needs of pedestrians, cyclists 

and connectivity to the public transport network  

• be durable, flexible and adaptable”. 

It is noted that “planning permission will not be granted where the 

proposal:  

• results in unacceptable overshadowing, loss of sunlight/daylight, 

overlooking or loss of privacy to existing and new properties and 

has unreasonable adverse effects on the environment by reason 

of noise impact, hours of operation, vibration and fumes between 

and within developments; or  

• prejudices the satisfactory development of adjoining land and/or 

the development of the surrounding area as a whole”.  

6.37 Policy DC62 refers to ‘Access’ where proposals should consider the specific 

needs of disabled people and how inclusion will be maintained and managed. 

6.38 Policy DC63 identifies the importance of ‘Delivering Safer Places’ where 

“planning permission will only be granted for proposals which:  

• ensure that footway frontages, bus stops, publicly accessible spaces, 

open space or other transport interchanges are overlooked  

• are designed with management and maintenance in mind, to 

discourage crime in the present and in the future  

• have well defined routes, spaces and entrances that provide 

convenient movement without compromising security  

• are structured so that different uses do not cause conflict  
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• promote a sense of ownership, respect, territorial responsibility and 

community  

• where necessary include well-designed security features  

• generate a level of human activity that is appropriate to the location 

and creates a reduced risk of crime and sense of safety at all times”.  

6.39 Policy DC69 relates to ‘Other Areas of Special Townscape or Landscape 

Character’ and planning permission will only be granted if it maintains, or 

enhances, the special character of the Hall Lane Policy Area which is 

typified by large detached and semi-detached dwellings set in large 

gardens with considerable tree and shrub planting. 

6.40 Policy DC72 refers to ‘Planning Obligations’ to ensure that new 

development is in line with the principles of sustainable development. 

Emerging London Borough of Havering Local Plan 2016 – 2031 (2018) 

6.41 The emerging London Borough of Having Local Plan 2016 – 2031 

proposed submission version was submitted for Examination in Public in 

March 2018 and Hearings were held from October 2018. The emerging 

Local Plan is expected to be adopted in Winter 2019. 

6.42 Policy 3 refers to ‘Housing Supply’ in which the Council will ensure an 

adequate supply of high quality housing in Havering is proposed. 

6.43 Policy 4 considers ‘Affordable Housing’ in which “the Council will seek to 

maximise affordable housing provision from development proposals. All 

developments of more than 10 dwellings or residential developments with 

a site area of more than 1,000 sqm are required to provide at least 35% 

affordable housing based on habitable rooms”. Development proposals 

will be required to deliver a tenure mix of 70% social/affordable rent and 
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30% intermediate provision. It is noted that “proposals which do not meet 

the 35% threshold will be required to submit a detailed viability 

assessment”.  

6.44 Policy 5 relates to ‘Housing Mix’ where “the Council will support 

development proposals that provide a mix of dwelling types, sizes and 

tenures”, as set out below: 

 1 bed 2 bed 3 bed 4+ bed 
Market 
Housing 

5% 15% 64% 16% 

Affordable 
Housing 

10% 40% 40% 10% 

6.45 Policy 7 considers ‘Residential Design and Amenity’ in which “residential 

development should be of a high quality that is inclusive and provides an 

attractive, safe and accessible living environment for new residents whilst 

ensuring that the amenity and quality of life of existing and future residents 

is not adversely impacted. To protect the amenity of existing and future 

residents the Council will support developments that do not result in: 

i. Unacceptable overlooking or loss of privacy or outlook; 

ii. Unacceptable loss of daylight and sunlight; and 

iii. Unacceptable levels of noise, vibration and disturbance. 

To ensure high quality living environment for residents of new 

developments, the Council will support residential developments that: 

iv. Meet the National Space Standards and the London Plan 

requirement for floor to ceiling heights; 
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v. Adhere to the London Plan policies in regards to 'Lifetime Homes 

Standards' and 'Lifetime Neighbourhoods'; 

vi. Are sited and designed to maximise daylight and sunlight; 

vii. Incorporate an appropriate level of high quality, usable amenity 

space that is designed to be multi-functional and offer a range of 

leisure and recreation opportunities; 

viii. Provide both balconies and communal amenity space in flatted 

schemes; and 

ix. Provide dual aspect accommodation unless exceptional 

circumstances are demonstrated”. 

6.46 Policy 12 gives reference to ‘Healthy Communities’ in which the Council 

will provide opportunities for healthy lifestyles, contribute to the creation of 

healthier communities and help to reduce health inequalities. 

6.47 Policy 18 refers to ‘Open Space, Sports and Recreation’ where “the 

Council seeks to ensure that all residents of Havering have access to high 

quality open space, sports and recreation facilities. To achieve this, the 

Council will: 

i. Continue to protect the borough's designated open spaces and 

existing sports and recreation facilities from development unless 

it can be demonstrated that: 

a. Replacement provision of equivalent or better quantity and 

quality will be made in a suitable location; or 

b. The development is for alternative sports and recreational 

provision and the need for this clearly outweighs the loss. 
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ii. Support proposals that improve the quality of and access to, 

existing open space, sports and recreation facilities; 

iii. Promote the multi-functional and community use of existing and 

proposed spaces including schools, private sports facilities, 

playing pitches and supporting facilities through Community Use 

Agreements; 

iv. Support proposals for new multi-functional open space, sports 

and recreation facilities that address areas of deficiency; 

v. Support proposals to bring lapsed or disused playing fields back 

into use; 

vi. Require developments to provide children’s play and informal 

recreation space on-site in line with the London Plan; 

vii. Support development proposals that include communal growing 

space as part of the amenity provision on site; 

viii. Seek to ensure that adequate management and maintenance 

arrangements are in place from the outset; and 

ix. Support improvements to the borough's sports and recreation 

facilities including: 

a. The replacement of Hornchurch Leisure Centre; 

b. The refurbishment of Chafford Sports complex; 

c. Expansion of Central Park Leisure Centre; 

d. Enhanced facilities and a wider range of uses of Bretons 

Outdoor Recreation Centre; 
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e. New provision within the Rainham and Beam Park Strategic 

Development Area; and 

f. The provision of new 3G Artificial Grass Pitches (AGPs) 

and improvements to existing ones within the borough”. 

6.48 Policy 23 relates to ‘Transport Connections’ in which “the Council will 

support and encourage developments in Havering in the locations that are 

most accessible by a range of transport options”. 

6.49 Policy 24 gives reference to ‘Parking Provisions and Design’ in which the 

minimum parking standards are set out below: 

1 bedroom 2 bedroom 3 bedroom 
1 parking space per 

unit 

1.5 parking spaces 

per unit 

2 parking spaces per 

unit 

6.50 Policy 26 considers ‘Urban Design’ within which “the Council will promote 

high quality design that contributes to the creation of successful places in 

Havering by supporting development proposals that: 

i. Are informed by, respect and complement the distinctive qualities, 

identity and character of the site and local area; 

ii. Are of a high architectural quality and design; 

iii. Provide creative, site specific design solutions; 

iv. Respect, reinforce and complement the local streetscene; 

v. Provide active streets, good sight lines and natural surveillance; 

vi. Are designed in accordance with the principles of Secured by 

Design; 
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vii. Respond to distinctive local building forms and patterns of 

development and respect the visual integrity and established scale, 

massing, rhythm of the building, frontages, group of buildings or the 

building line and height of the surrounding physical context; 

viii. Fully integrate with neighbouring developments, existing path and 

circulation networks and patterns of activity particularly to 

accommodate active travel; 

ii. Provide well-defined public realm with defensible private spaces; 

iii. Are built of high quality, durable, robust, low maintenance materials 

that integrate well with surrounding buildings; 

iv. Provide a high standard of inclusive access for all members of the 

public; 

v. Demonstrate adequate on-going maintenance and management 

arrangements; and 

vi. Make use of design competitions or other creative processes that 

can improve the design quality”. 

6.51 Policy 27 refers to ‘Landscaping’ where “the Council will support 

development proposals that incorporate a detailed and high quality 

landscape scheme”. 

London Borough of Havering Hall Lane Policy Area Supplementary 
Planning Document (2009) 

6.52 The Hall Lane Policy Area is a key tool in ensuring the delivery of places 

where people want to live and where local people are able to stay and 

prosper through the preservation and enhancement of existing sites, 
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buildings, areas and landscapes. The SPD provides further detail on the 

implementation of Policy DC69 relating to Other Areas of Special 

Townscape and Landscape Character, which aims to maintain or enhance 

its special character. The SPD applies to approximately 56 hectares of 

land on either side of Hall Lane, Upminster. 

6.53 The Hall Lane area of Upminster is occupied mostly by established large 

detached and semi-detached dwellings, generally well maintained and set 

in large gardens, having the amenity of considerable tree and shrub 

planting. The area’s character derives primarily from the long and well 

landscaped rear gardens whose size and good tree cover create unusually 

spaciousness which is extensive and uninterrupted. 

6.54 Zone B is typified by relatively large semi-detached and detached dwelling 

set in generous well landscaped gardens with good tree cover. The 

Council will resist any proposals for flats or large scale development within 

Zone B which would detract from the established character of the area, 

particularly those above existing densities or resulting in loss of existing 

landscape features or open areas. To maintain or enhance the special 

character of the Hall Lane Policy Area development should be restricted 

to small scale infill plots. 

London Borough of Havering Residential Design Supplementary 
Planning Document (2010) 

6.55 The Residential Design SPD strives for the best in residential design and 

layout solutions and seeks to ensure new residential development in 

Havering is built to the highest quality, which evokes a sense of local pride. 

The fundamental aim is to create vibrant, attractive, safe and accessible 

places which add economic, social and environmental value to the 

borough and contribute positively to the existing character. 
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6.56 The key objectives of urban design are character, continuity and 

enclosure, quality of the public realm, ease of movement, legibility, 

adaptability and diversity. New residential developments should relate to 

its setting and the surrounding density of development. It is note that 

Havering is generally low rise development of houses in line with its 

suburban character. 

London Borough of Havering Designing Safer Places Supplementary 
Planning Document (2010) 

6.57 The Designing Safer Places SPD outlines the Council’s planning policy 

approach to designing safer places in Havering and provides further detail 

in connection with the relevant Core Policies and Development Control 

Policies. 

6.58 Major residential applications must be accompanied by a ‘Safer Places 

Statement’ which should detail how community safety and crime 

prevention have been considered in the design of the proposal and how 

the design reflects the attributes of safe, sustainable places. 

6.59 In terms of layout, dwellings should be positioned to maximise the potential 

for natural surveillance and should offer a high degree of pedestrian 

visibility. In particular, cul-de-sacs need appropriate consideration, 

balance and judgement. Consideration should also be given to the design 

of communal areas, boundaries, car parking areas, soft landscaping and 

lighting. 
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London Borough of Havering Landscaping Supplementary Planning 
Document (2011) 

6.60 The Landscaping Supplementary Planning Document (SPD) aims to 

ensure that all matters to do with landscaping are fully integrated into the 

planning and design process from the outset. 

6.61 Detailed landscape schemes will be required for all new residential 

development of one of more dwellings and are especially important on 

sites that occupy a prominent position along main road frontages, on 

redevelopment sites and in areas of high townscape or landscape quality. 

6.62 Schemes should be based on a clear understanding of the landscape 

character of the site and its wider context. Schemes should make the most 

of the borough’s heritage and landscape assets by drawing out and 

building on this existing natural signature to sense of place and local 

distinctiveness. 

London Borough of Havering Heritage (2011) Supplementary 
Planning Document (2011) 

6.63 The Heritage Supplementary Planning Document (SPD) aims to ensure 

appropriate identification, protection, enhancement and management of 

Havering’s heritage assets by providing clear guidance to developers, 

applicants, the public and other parties bringing forward development 

proposals with Havering. 

6.64 Hall Lane has been identified as being of special townscape or landscape 

character and additional policies and guidance apply to these areas. 

Several listed buildings are located within the vicinity of Hall Lane. 
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London Borough of Havering Sustainable Design and Construction 
Supplementary Planning Document (2009) 

6.65 The Sustainable Design and Construction SPD ensures that new 

developments are built to a high standard of sustainable construction and 

design. It is therefore centred on a number of key areas including waste 

and recycling, construction and demolition, flood risk, development rating, 

materials, energy, water, pollution, biodiversity and secure design. 

London Borough of Havering Planning Obligations Supplementary 
Planning Document (2013) 

6.66 The Planning Obligations SPD sets out the Council’s approach to planning 

obligations. It is noted that new development has a cumulative impact on 

infrastructure and often creates a need for additional or improved 

community services and facilities without which the development could 

have an adverse effect upon service provision, amenity or the 

environment. 

6.67 In accordance with Policy DC72 of the London Borough of Havering Core 

Strategy and Development Control Policies DPD (2008), consideration 

should be given to infrastructure requirements and costs. All forms of 

residential developments should include contributions to the following 

services: 

• Education; 

• Culture and Heritage;  

• Libraries and Archives;  

• Community Facilities (including Provision for Youth);  
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• Green Space and Children’s Play Space;  

• Sport, Physical Activity and Recreation;  

• Emergency Services;  

• Health;  

• Transport;  

• Public Realm;  

• Employment Training;  

• Voluntary Sector; and  

• Inward Investment & Enterprise Support.  
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7.0 PRINCIPLE ISSUES AND CONSIDERATIONS 

 

7.1 The proposed development at Hall Lane Miniature Golf Course comprises 

the demolition of all existing buildings and structures on site, and the 

redevelopment of the site to provide up to 48 residential dwellings. The 

material planning considerations relevant to the proposal are discussed in 

turn below. 

1. Principle of Development 

7.2 The application site comprises 3.506 hectares of open space, currently 

serving the Hall Lane Miniature Golf Course. The site is located in an area 

of Parks, Open Spaces, Playing Fields and Allotments, as defined by 

Policy DC18 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008). However, it is understood that 

the Hall Lane Miniature Golf Course was not considered as part of the 

London Borough of Havering Open Space Study, prepared by Knight, 

Kavanagh & Page in November 2016. This was without notice or 

consultation and hence there is no explanation of the basis of which the 

site was omitted from the Open Space Study. 

7.3 Policy DC18 states that the Council will seek the retention and 

enhancement of all public open space and recreation, sports and leisure 

facilities that are in private and public ownership. In addition, the Emerging 

London Borough of Havering Local Plan 2016 – 2031 sets out the vision 

for Havering over the next 15 years and confirms that Havering’s green 

and open spaces will continue to be valued and enhanced, recognising 

their contribution to Havering’s character, the appeal of the borough as a 

place to live, work and visit and the health and well-being and overall 

quality of life for residents. This is in accordance of Paragraph 97 of the 
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NPPF which demonstrates that existing space, sports and recreational 

land should generally not be built on unless an assessment has been 

undertaken which has clearly shown the open space to be surplus to 

requirements. 

7.4 An Open Space Assessment prepared by Land Use Consultants (LUC) 

has been submitted in support of the application and incorporates a review 

of open space provision in the surrounding area. In accordance with Policy 

DC20 of the London Borough of Havering Core Strategy and Development 

Control Policies DPD (2008), the Council should give regard to specific 

walking distances to regional parks, metropolitan parks, district parks, 

local parks and allotments in order to improve the distribution of public 

open space. However, the mapping contained within the Open Space 

Assessment prepared by LUC (dated October 2018) does not take into 

account buffer zones and lines of severance and appears to be working 

as the crow flies. The Assessment does not use network route analysis 

with public pathway access. Therefore, the suggestion that the residents 

of Cranham have access to Harold Wood Park is disingenuous. The 

distance from the application site to Harold Wood Park is 2.6 miles, a 

walking time of 53 minutes. 

7.5 The Open Space Assessment prepared by LUC (dated March 2019) 

concludes that “this assessment has not been able to conclusively 

demonstrate the site could be considered as being surplus” due to the 

limited provision of designated parks and gardens within the Cranham 

Ward. Hence, in response to the Applicant’s Open Space Assessment, 

Pegasus Group have been instructed by the Upminster and Cranham 

Residents’ Association to prepare an Objection Letter, which highlights the 

detrimental loss of open space. This Statement should be read in 

conjunction with the Objection Letter prepared by Pegasus Group. 
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7.6 There is evidently a lack of open space within the Craham Ward and within 

the local vicinity. The primary value of the application site is a natural open 

space, contributing to the attractiveness of the local area. Hence, the 

redevelopment of the site would result in a detrimental loss of local open 

space, visual amenity and landscape character, contrary to the objectives 

of the NPPF, the London Plan and local planning policy. 

7.7 Policy DC18 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) considers the protection of 

public open space, recreation, sports and leisure facilities. In considering 

alternative uses to open space, priority should be given to other recreation 

and leisure uses such as allotments or sports pitches where there is an 

identified need for such a use. 

7.8 It is not considered that the Applicant has explored alternative recreation 

and leisure uses for the site in which the Applicant has determined the Hall 

Lane Miniature Golf Course ‘a poor asset’ which has limited opening hours 

and issues with financial viability. However, the site is highly accessible, 

locally valued and has great potential to become a successful public asset. 

The Applicant has not assessed this valuable public open space to its 

potential in terms of leisure, health and wellbeing, biodiversity, education 

and heritage. The site has been undervalued to justify the proposed 

residential development. The proposed development does therefore not 

make the most effective use of the land when considering the aims set out 

within Chapter 11 of the NPPF. The proposed development disregards the 

site’s potential to provide a suitable range of community facilities within the 

local area, as required by Policy CP8 of the London Borough of Havering 

Core Strategy and Development Control Policies DPD (2008). 
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2. Character and Design 

7.9 Policy DC61 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) states that development should 

maintain, enhance and improve the character and appearance of the local 

area by respecting the scale, massing and height of the surrounding 

physical context. The NPPF reinforces this by placing emphasis on good 

quality design and architecture. 

7.10 The application site is located in an area of Parks, Open Spaces, Playing 

Fields and Allotments. In addition, the Hall Lane Policy Area wraps around 

the majority of the site and is therefore an important consideration for the 

proposed development. Policy DC69 of the London Borough of Havering 

Core Strategy and Development Control Policies DPD (2008) confirms 

that planning permission will only be granted in the Hall Lane Policy Area 

if it maintains, or enhances, the special character of local area which is 

typified by large detached and semi-detached dwellings set in large 

gardens with considerable tree and shrub planting. It is noted that 

surrounding properties are predominantly one to two storeys in height. The 

Hall Lane Policy Areas SPD (2009) states that the Council will seek to 

resist proposals for flats or for large scale development throughout the Hall 

Lane Policy Area as such developments would detract from the 

established character of the area. 

7.11 The proposed development at Hall Lane Miniature Golf Course seeks the 

erection of up to 48 residential dwellings, comprising a mix of semi-

detached and detached dwellings as well as a block of 6 flats. Having 

assessed the proposal within the local context, the proposed plot sizes are 

notably smaller than those prevailing throughout the local area. The 

proposed development would therefore result in a cramped, 

overdevelopment of the site that disregards the appearance of the 
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surrounding built environment and landscape setting. The proposal 

represents a large scale development that would therefore alter the 

established character of the local area. 

7.12 It is noted that a block of 6 flats is proposed at the south-west corner of 

the site. The proposed block of flats would be 3 storeys in height and would 

be positioned within a prominent location on the site, thus altering the 

appearance of the local street scene. In December 2016, proposals for the 

demolition of an existing detached dwelling house and the construction of 

a new 2.5/3 storey dwelling consisting of 4 apartments at 30 Hall Lane was 

refused planning permission (LPA Ref: P1608.16). The Council 

considered the proposed apartment block to appear dominant, 

incongruous and visually intrusive, by reason of its form, scale, bulk and 

position close to the boundaries of the site. 

7.13 In October 2017, the subsequent appeal was dismissed (PINS REF: 

APP/B5480/W/17/3178681). The Inspector considered the proposed 

apartment block to be bulky in appearance with a form and massing that 

would not be reflective of neighbouring properties. Evidently, large flatted 

developments are not considered appropriate within the local area and the 

proposed development at Hall Lane would be subsequently out of keeping 

with the local character. Furthermore, taking into account the design of 

surrounding residential properties, the height and scale of the proposed 

apartment block would be highly inappropriate and would not be 

sympathetic to local character and history. 

7.14 The proposed development is not considered to accord with the objectives 

of the NPPF, the current and draft new London Plan, Policy CP17, Policy 

DC61 and Policy DC69 of the London Borough of Havering Core Strategy 

and Development Control Policies DPD (2008) and Policy 26 of the 

Emerging London Borough of Havering Local Plan 2016 – 2031 (2018). 
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The proposal would detrimentally harm the character and appearance of 

the local area and would create an unacceptable visual impact. 

3. Lack of Affordable Housing 

7.15 In accordance with national planning policy guidance, it is understood that 

all major developments trigger affordable housing requirements. Policy H5 

of the Draft New London Plan (2019) states that 50% of all new homes 

delivered across London should be genuinely affordable. Policy DC6 of 

the London Borough of Havering Core Strategy and Development Control 

Policies DPD (2008) also confirms that the Council will aim to achieve 50% 

of all new homes built in the borough to be affordable. Furthermore, 

according to the Homes for Londoners Affordable Housing and Viability 

SPG (2017), 50% of all new homes should be affordable. Meanwhile, 

Policy 4 of the Emerging London Borough of Havering Local Plan 2016 – 

2031 (2018) states all developments of more than 10 dwellings or 

residential developments with a site area of more than 1,000 sqm are 

required to provide at least 35% affordable housing. Development 

proposals are required to deliver a tenure mix of 70% social/affordable rent 

and 30% intermediate provision. 

7.16 The Planning Statement prepared by SW Planning and submitted in 

support of the application indicates it is unsuitable and impractical to 

deliver affordable housing units on site given the local area is 

predominantly occupied by high earning professionals. The Applicant has 

therefore offered the provision of 35% affordable housing through a 

payment in lieu to be invested in delivering affordable housing on other 

sites in the borough. Nevertheless, the lack of on-site affordable housing, 

and indeed the minimal financial contribution to off-site affordable housing, 

is a major concern. Furthermore, no alternative site has been identified. 



Planning Objection on Behalf of The Upminster and Cranham 
Residents’ Association 

 

 

59 

 

7.17 The London Housing Strategy (2018) stresses the need to deliver 

genuinely affordable homes for Londoners on low and middle incomes. In 

2015/16, the number of affordable homes funded by the GLA was just 

4,880, the lowest since records began. The proportion of affordable homes 

that were given planning approval fell from 33% in 2007/08 to just 13% in 

2014/15. Thus, in order to meet London’s needs, substantially more 

affordable housing should be built. The proposed development at Hall 

Lane fails to provide an adequate provision of on-site affordable housing 

and also fails to provide an adequate contribution for off-site affordable 

housing. The proposal is therefore contrary to national, regional and local 

planning policy. 

4. Housing Mix 

7.18 Policy DC2 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) sets out the market housing 

mix required to meet local and sub-regional housing needs. This is as 

follows: 

Bedrooms 
1 2 3 4 5 

24% 41% 34% 0 1% 

7.19 Providing up to 48 dwellings, the proposed development incorporates the 

following indicative mix of market housing: 

Bedrooms 
1 2 3 4 5 

0% 12.5% 29.2% 41.7 16.7% 

7.20 The proposed housing mix does not accord with the local and regional 

housing needs set out within local planning policies. It is considered that 
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the proposal does not provide a sufficient number of 1-bedroom and 2-

bedroom dwellings and includes an over-provision of 4-bedroom and 5-

bedroom homes. 

5. Impact on Neighbouring Residential Amenity 

7.21 Policy DC61 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) and Policy 7 of the Emerging 

London Borough of Havering Local Plan 2016 – 2031 (2018) states that 

new development should ensure that the amenity and quality of life of 

existing and future residents is not adversely impacted. The Council will 

support developments that do not result in unacceptable overlooking, loss 

of privacy or outlook, unacceptable loss of daylight and sunlight and 

unacceptable levels of noise, vibration and disturbance. 

7.22 The proposed development seeks the erection of up to 48 dwellings on a 

site currently comprising open space. The application site is bounded by 

residential development on three sides whereby a large number of 

neighbouring properties benefit from having attractive views over the site. 

Hence, the proposal would undoubtedly result in a loss of outlook and 

issues of overlooking for both future and existing residents. Furthermore, 

the proposed development would result in a substantial loss of privacy for 

existing residents, given the close proximity of the proposed dwellings in 

relation to the existing neighbouring properties. 

7.23 Policy CP15 and Policy DC55 of the London Borough of Havering Core 

Strategy and Development Control Policies DPD (2008) states planning 

permission will not be granted if a development would result in exposure 

to noise or vibrations above acceptable levels affecting a noise sensitive 

development such as all forms of residential accommodation. The local 

area is semi-rural in character and the application site is set within a 
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tranquil environment. An increased level of noise would result both from 

the construction of the proposed development and from the occupation of 

the site by approximately 304 future residents. 

7.24 The development would unduly increase noise levels and would 

subsequently harm the character of the local character. In addition, the 

proposed development, by reason of its scale, mass and position, would 

appear overbearing, dominant and visually intrusive. The proposal would 

therefore detrimentally harm neighbouring residential amenity, contrary to 

national, regional and local planning policy.  

6. Highways Implications 

7.25 Chapter 6 of the London Plan (2016) and Chapter 10 of the Draft New 

London Plan (2019) refer to London’s Transport. It is noted that larger 

residential developments should be located in areas of high public 

transport accessibility. The application site is located in an area ranging 

from PTAL 1a which indicates a poor level of public transport accessibility, 

to PTAL 4 which indicates a medium level of public transport accessibility. 

In terms of accessibility to local public transport links, the application site 

is not considered suitable for such large-scale development. It is likely that 

future residents would rely on the use of the private car in order to 

complete their necessary journeys where a total of 2 car parking spaces 

are proposed per house and 1 car parking space is proposed per flat. 

7.26 Transport Planning Practice (TPP) have prepared a Transport Statement 

for the purposes of the application. The Statement gives reference to the 

policy context and outlines the multi-modal trip generation associated with 

the proposed development. The Transport Statement indicates that the 

proposed development is expected to generate 23 two-way vehicle trips 

in both the AM peak hour and the PM peak hour. However, it is understood 
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that approximately 304 future residents would occupy the application site. 

Therefore, the vehicular movements to and from the site are likely to be 

much higher than anticipated, particularly given the site’s poor to medium 

PTAL rating and the surplus in car parking spaces set out within the Draft 

New London Plan (2019) standards. 

7.27 Hall Lane is the primary vehicular route connecting Upminster Station to 

the south and access to the M25 motorway to the north. Following the 

substantial increase in vehicular movements resulting from the proposed 

development, the provision of 48 new dwellings would no doubt increase 

traffic and put a strain on the local public transport and highways network. 

This is contrary to the aims of the London Plan and Policy CP10 of the 

London Borough of Havering Core Strategy and Development Control 

Policies DPD (2008). 

7. Impact on Local Infrastructure 

7.28 The proposed development comprises the erection of up to 48 new 

dwellings, consisting of 2-bedroom, 3-bedroom, 4-bedroom and 5-

bedroom units. The substantial increase in residential units would put 

enormous strain on the existing local infrastructure and near-by services. 

The local public transport and highways networks would not be able to 

cope with the additional trips generated by the proposed development and 

it is not considered that the Applicant has fully assessed the impacts on 

transport capacity and the transport network. Furthermore, the Applicant 

has not adequately assessed the impact of the proposal on local 

infrastructure. The occupation of the application site by 304 new residents 

would undoubtedly put strain on local services including the emergency 

services, health services, transport, public realm, community facilities, 

sports facilities, culture and heritage. Of particular concern would be the 

need for school places, where the London Borough of Havering Planning 
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Obligations SPD (2013) demonstrates there is no spare capacity to 

accommodate demand for primary and early year’s school places 

generated by new development. The proposed development would not be 

compatible with existing local infrastructure and services. 

8. Impact on Local Heritage 

7.29 The application site is situated in close proximity to several listed buildings. 

This includes Upminster Hall, a Grade II* Listed Building, and Upminster 

Court, comprising several Grade II Listed Buildings, located to the north of 

the site. Clusters of Grade II Listed Buildings are also located to the south 

of the application site along St Mary’s Lane. 

7.30 Policy CP18 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) confirms that all new 

development affecting sites, buildings, townscapes and landscapes of 

special architectural, historical or archaeological importance must 

preserve or enhance their character or appearance. However, the 

Applicant has not considered the impact of the proposed development on 

the local heritage assets situated in close proximity to the site. An 

Objection Letter has therefore been prepared by Pegasus Group, 

identifying the impact of the proposal on the local heritage. 

9. Arboricultural Impact 

7.31 Policy DC60 of the London Borough of Havering Core Strategy and 

Development Control Policies DPD (2008) identifies the importance of 

protecting and retaining trees of nature conservation. In addition, Policy 

DC61 confirms that planning permission will only be granted for 

development which harnesses the ecological character of the site 

including the retention of existing trees and landscape features. 
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7.32 The application site contains a variety of mature trees and attractive 

landscaping features, as shown in the photographs attached at Appendix 
1. An Arboricultural Impact Assessment has therefore been prepared by 

Tamla Trees and has been submitted in support of the application. The 

Arboricultural Assessment identifies a total of 20 high-quality trees 

(Category A & B) that should be retained where possible. However, the 

illustrative site plan proposes the removal of several Category A and 

Category B trees including those along Hall Lane (T14, T16) and those 

along Ingrebourne Gardens (T29, T34). A high number of other trees 

located throughout the site are also proposed to be removed, which would 

detrimentally impact the visual appearance of the site. The Arboricultural 

Assessment states the “amenity and public value will change when the 

site is developed”. 

7.33 Furthermore, the Arboricultural Assessment confirms that several 

Category A trees located to the eastern of the site are defined as ‘Trees, 

groups or woodlands of significant conservation, historical, 

commemorative or other value (e.g. veteran trees or wood-pasture)’ in 

which the category was applied because the trees have significant 

conservation and historical value. Whilst the illustrative site plan appears 

to retain this group of trees, the identified group of trees clearly 

demonstrates the landscape importance of the site within which these 

types of trees are not suited for inclusion within residential garden areas. 

These trees require careful consideration and long-term management and 

there are concerned that the proposed development would harm their 

preservation. 

7.34 The proposed development would comprise the removal of a wide variety 

of high quality trees and soft landscaping features. The Design & Access 

Statement submitted in support of the application states that the trees 
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proposed to be removed would be replaced. However, there is a lack of 

information regarding the proposed species and the size of the 

replacement trees. In addition, the Objection Letter prepared by Pegasus 

Group notes that that the Council cannot sufficiently determine that the 

proposal would not cause unmitigable harm to existing trees. Thus, there 

is insufficient evidence to demonstrate that there would not be a significant 

loss of trees. 

10. Impact on Ecology 

7.35 Policy CP16, Policy DC58 and Policy DC59 of the London Borough of 

Havering Core Strategy and Development Control Policies DPD (2008) 

demonstrate the importance of protecting and enhancing biodiversity and 

geodiversity throughout the borough. In accordance with national and 

regional planning policy guidance, the Council have confirmed that 

measures to improve local ecology are an integral part of new 

development. 

7.36 A Preliminary Ecological Appraisal has been prepared by Middlemarch 

Environmental and has been submitted in support of the application. The 

initial desk study provided records of four species of bat located within a 

1km radius of the site. Suitable roosting habitats were noted within the 

trees on site and particularly those located on the eastern boundary. 

Further survey work must therefore be undertaken to determine the impact 

of the proposed development on bats. The desk study also provided 

records of common amphibian species within a 1km radius of the site. 

Great crested newts were considered as being a notable contribution in 

relation to the proposed development where further surveys must be 

undertaken. Three reptile species were found within 1km of the site, 

comprising slow worm, grass snake and common lizards. Therefore, 

reptiles are a notable consideration with regards to the development and 
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reptile surveys should be completed in suitable weather conditions 

between April and September. The desk study provided records of a 

number of bird species within 1km of the application site. If works are 

undertaken during the bird nesting season, then there is potential to 

directly impact nesting birds. Finally, records of 50 stag beetles located 

within 1km of the study area were found. Therefore, stag beetles are a 

notable consideration in relation to the proposed development. 

7.37 Following the results of the Preliminary Ecological Appraisal, the impact of 

the proposed development on the ecology of the site remains 

undetermined and is therefore a predominant concern. Additional surveys 

must be undertaken prior to the final consideration of the application. The 

Objection Letter prepared by Pegasus Group also confirms that, without 

further information, the Council cannot sufficiently determine that the 

proposal would not cause unmitigable harm to protected species. 
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8.0 CONCLUSION 

 

8.1 The proposed development seeks the demolition of all buildings and 

structures on site and the erection of up to 48 dwellings with a new 

highway access, open space and landscaping at Hall Lane Miniature Golf 

Course, Hall Lane, Upminster, RM14 1AU. 

8.2 There has been a severe lack of community involvement as pre-

application consultations were only undertaken with a Planning Officer and 

a Design Officer at the Council, and not with the local community. During 

the course of the application, the Council have invited local residents to 

submit their own representations. Hence, this Planning Statement has 

been prepared on behalf of the Upminster and Cranham Residents’ 

Association. 

8.3 By reason of its design, scale, mass and positioning, the proposal would 

harm the character and appearance of the local area and would 

detrimentally impact neighbouring residential amenity. The development 

would fail to provide a suitable mix of housing and would fail to provide 

adequate provisions for on-site affordable housing. The off-site affordable 

housing contributions are not considered appropriate. The provision of 48 

new dwellings would create adverse highways implications and would put 

enormous strain on the existing local infrastructure and near-by services. 

The proposed development would predominantly result in the loss of an 

attractive area of open space and the Applicant has not considered the 

site’s potential to be used for a range of community facilities. The 

redevelopment of the site would subsequently harm local heritage, the 

existing trees, landscaping features and ecology. The proposal does not 
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propose adequate provisions of renewable energy or suitable measure for 

dealing with flood risk and drainage. 

8.4 The National Planning Policy Framework sets out the three objectives of 

sustainable development. This includes the economic objection, the social 

objective and the environmental objective. In terms of the economic 

objective, the Applicant has not considered the full potential of the site in 

providing recreational, leisure, health and wellbeing, biodiversity, 

education and heritage facilities. In addition, aside from the construction 

work, the proposed development would not provide any employment 

benefits. Social harm would arise through the impact on neighbouring 

residential amenity, the lack of affordable housing and the strain on local 

infrastructure. Substantial combined environmental harm has been 

identified with regard to the impacts on the character and appearance on 

the local area and the loss of open space. The proposal generally fails to 

preserve the natural, built and historic environment. Hence, the combined 

social, economic and environmental benefits of the proposed development 

are significantly and demonstrably outweighed by the substantial harm 

resulting from the proposed redevelopment. 

8.5 I strongly urge the Council to refuse planning permission for the proposed 

development at Hall Lane, on behalf of the Upminster and Cranham 

Residents’ Association. 
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9.0 APPENDICES 

 

Appendix 1 Photographs of the Application Site 
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