
 
 

Subject: Hackney Wick Central Masterplan Outline Planning Application 
16/00166/OUT 

Meeting date:  25 April 2017 

Report to: Planning Decisions Committee 

Report of: Sarah Birt, Planning Development Manager 

 
FOR DECISION  

This report will be considered in public 

 

1. EXECUTIVE SUMMARY 

1.1. The report considers an outline planning application that provides the 
framework for the comprehensive, employment-focused mixed-use 
development of Hackney Wick, that will facilitate the delivery of the Hackney 
Wick Neighbourhood Centre in accordance with the Hackney Wick Station 
Area Site Allocation (SA1.1) and fulfil the regeneration aspirations of the Local 
Plan.  

1.2. The application site sits across the London Boroughs of Hackney and Tower 
Hamlets, and is partly located with two Conservation Areas: Hackney Wick 
Conservation Area and Fish Island and White Post Lane Conservation Area. 
The application site excludes Hackney Wick Overground Station.  

1.3. The outline planning application for an area-based Masterplan is submitted 
jointly by the London Legacy Development Corporation (LLDC) and the 
London Borough of Hackney.  

 The strategic objectives of the Hackney Wick Central Masterplan are to: 

 Create a vibrant mixed-use ‘centre’ that re-provides existing employment 
floorspace as new workspace, retail and community facilities, alongside a 
significant number of new homes –the Neighbourhood Centre will serve 
the 4,500 new homes anticipated for Sub-Area 1 over the Plan Period; 

 Establish new routes and public spaces that will improve connectivity, 
accessibility and legibility of the area, including the creation of a new 
north-south route, and enhanced east-west connections to the River Lee 
Navigation; 

 Enhance the Conservation Areas by ensuring high quality development 
that builds on Hackney Wick’s distinctive character and industrial heritage, 
improves the setting of the heritage buildings and provides the opportunity 
to bring them back into viable use.  

1.4. The application seeks approval of a Development Specification Framework 
that sets out minimum and maximum quantum of land use by plot; Parameter 
Plans; and a Design Code. The application is supported by a number of other 
planning application documents, including an Environmental Statement.  



1.5. The application proposes the demolition of a significant part of the application 
site and the retention of a number of non-designated heritage assets.  

1.6. Overall, the outline planning permission seeks approval for the following 
quantum of development across the application site: 

 Up to 78,931sqm residential floorspace (Use Class C3) 

 Up to 4,493sqm retail floorspace (Use Classes A1-A4) 

 No less than 381sqm and no more than 2,318sqm of community 
floorspace (Use Class D1/D2) 

 No less than 29,908sqm commercial floorspace (Use Class B1a and B1c), 
of which no less than 10,855sqm shall be provided as B1(c). 

1.7. The application includes a complete loss of B2 and B8 uses, although retains 
a significant quantum of light industrial floorspace. All low-cost creative light 
industrial workspace will be retained and protected in the Masterplan, in 
perpetuity. The rent levels will be capped at £8psqft for the head lease.  

1.8. A minimum baseline of 20% affordable housing is proposed across all plots 
(that do not have an existing consent) within the Masterplan; with mechanisms 
in place to increase the provision at Reserved Matters stage through an 
independent site-specific viability appraisal to maximise the quantum of 
affordable housing on the site towards a target of 35%.  

1.9. The proposed buildings are largely 4- to 6-storeys in height, with the 
introduction of five taller built elements ranging from 8-to 9-storeys in height. 
Two of these are located outside of the Conservation Areas, and the 
remaining three at set back from non-designated heritage assets to sensitively 
respond to their height and massing. The principle of taller buildings above 
20m above ground level is established by Policy BN.10 of the Local Plan; the 
Masterplan is considered to provide a robust and thorough framework for the 
assessment and impact of these taller buildings and a comprehensive 
approach and understanding of appropriate locations.  

1.10. While there are elements of less than substantial harm caused by the 
proposals in the introduction of taller buildings and the reduction in 
prominence of some non-designated heritage assets, the proposals largely 
have been assessed to better reveal the significance of heritage assets and to 
enhance the character or appearance of the Conservation Areas, in 
accordance with paragraph 137 of the NPPF, and in strong reference to the 
Conservation Area Appraisals and Management Guidelines 

1.11. Having given considerable weight to the statutory requirement under Section 
72 of the Listed Building and Conservation Area Act 1990 to preserve or 
enhance the character or appearance of the Conservation Areas, Officers 
consider that the public benefits, including heritage benefits and wider public 
benefits associated with the proposed development will outweigh the less than 
substantial harm that will potentially be caused to the Conservation Areas. 

1.12. The Quality Review Panel (QRP) have offered their wholehearted support for 
approval of the outline planning application and consider the Masterplan’s 
thoroughness and quality to be exemplary. 

1.13. There are a number of sites within the Masterplan area that have an extant 
planning permission; these have been incorporated into the application 
proposals.  

1.14. The Heads of Terms include a heritage asset contribution fund to refurbish 
and bring back into viable use the retained heritage assets; protection of 



existing levels of low-cost light industrial floorspace to be secured in perpetuity 
of the development; affordable housing 20% by habitable room; and transport 
improvements.  

1.15. Subject to conditions and other measures proposed to be secured by s.106 
legal agreement it is considered that the impacts of the development can be 
mitigated. The Masterplan is considered to represent a sustainable form of 
development in compliance with relevant planning policies.  

1.16. It is recommended that the Committee resolve to grant planning permission for 
the development proposed subject to referral to the Mayor of London and the 
satisfactory completion (under authority delegated to the Director of Planning 
Policy and Decisions) of a legal agreement under S106 (S106) of the Town 
and Country Planning Act 1990. 

 

2. RECOMMENDATIONS 

2.1 The Committee is asked to: 

a) Approve the application for the reasons given in the report and grant 
outline consent subject to: 

1. Referring the application to the Mayor of London and any direction 
by the Mayor of London; 

2. The satisfactory completion of a legal agreement under Section106 
of the Town and Country Planning Act 1990 and other enabling 
powers to secure the planning obligations set out in the 
recommended heads of terms which are set out in this report; and 

3.  The conditions set out in this report. 

b) Agree to delegate authority to the Director of Planning Policy and 
Decisions to: 

1. Consider any direction from the Mayor of London and to make any 
consequential or necessary changes to the recommended 
conditions and/or recommended heads of terms; 

2. Finalise the recommended conditions as set out in this report 
including such refinements, amendments, additions and/or 
deletions (including to dovetail with and where appropriate, 
reinforce, the final planning obligations to be contained in the 
Section 106 legal agreement) as the Director of Planning Policy and 
Decisions considers reasonably necessary; 

3. Finalise the recommended legal agreement under Section 106 of 
the Town and Country Planning Act 1990 and other enabling 
powers as set out in this report,  including refining, adding to, 
amending and/or deleting the obligations detailed in the heads of 
terms set out in this report (including to dovetail with and where 
appropriate, reinforce the final conditions and informatives to be 
attached to the planning permission) as the Director of Planning 
Policy and Decisions considers reasonably necessary; and 

4. Complete the Section 106 legal agreement referred to above and 
issue the planning permission. 

 

 



3. FINANCIAL IMPLICATIONS 

3.1. None 

 

4. LEGAL IMPLICATIONS 

4.1. LLDC is both joint applicant, (together with London Borough of Hackney) and 
Local Planning Authority for the purposes of this application.  This is not 
unusual and there are statutory provisions governing such circumstances to 
which PPDT has had regard – The Town and Country Planning General 
Regulations 1992. 

4.2. LLDC will bind its interest (circa 25% of the application site) under the Heads 
of Terms for the Framework S106.  As LLDC is both land owner and Local 
Planning Authority of that part of the site (and therefore unable to enforce the 
provisions of an Agreement against itself); LLDC will enter into a Unilateral 
Undertaking, binding its interest in the application site under the terms of the 
Framework S106 Agreement.  This undertaking will include an 'Enforcement 
Protocol', detailing the manner and method in which LLDC as 
applicant/landowner will work with the Local Planning Authority, to resolve any 
breaches of the obligations in the Unilateral Undertaking.   

4.3. The Local Planning Authority will at the same time enter into a Unilateral 
Undertaking binding itself to comply with the terms of the Enforcement 
Protocol, in its dealings with LLDC as applicant/owner.   

4.4. In order to ensure that all necessary mitigation secured under the Framework 
S106 Agreement binds the relevant remainder of the application site falling 
outside of LLDC's interests; it is recommended that a planning condition is 
imposed on the outline permission, prohibiting development on any part of the 
application site, until each applicant(s) of a Reserved Matters application 
enters into a confirmatory Deed, which binds its site to the relevant obligations 
in the Framework S106. 

4.5. Again, this is not an unusual circumstance and has been successfully 
employed across a number of LLDC's sites and local authority owned land 
across the country. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Site Plan 

 
© Crown copyright and database rights 2012 Ordnance Survey 100050265 

 
Location: Site known as ‘Hackney Wick Central’ comprising land to the north and 

south of (although excluding) Hackney Wick Overground Station; bounded 
to the east by the Lee Navigation, to the south by Rothbury Road, to the 
west by Hepscott Road, Wallis Road and Berkshire Road and to the north 
by Leabank Square (site allocation SA1.1 Legacy Corporation Local Plan).
  



London Borough: London Boroughs of Hackney and Tower Hamlets   
  
Proposal: Outline planning application (with all matters reserved) as set out in the 

Development Specification for the demolition of 28,281m² of existing 
buildings on site and development of a phased comprehensive mixed use 
development (Phases 1, 2 and 3) of up to 119,242m² floorspace. 
Residential (Use Class C3) of up to 78,931m²; Employment (Use Classes 
B1a and B1c) of a minimum of 29,908m²; Retail (Use Classes A1-A4) of up 
to 4,493m²; and Community Facilities (Use Class D1/D2) for a minimum of 
381m² and up to 2,318m²; with up to 3,593m² of on plot undercroft or 
basement car parking, together with a minimum of 23,359m² public realm, 
play space, open space and associated vehicle access. This planning 
application is accompanied by an Environmental Statement.  

 
Applicants: London Borough of Hackney and the London Legacy Development 

Corporation (joint applicant).      
 
Agent: Aecom Environment      
 
Architecture & Design Lead:  Karakusevic Carson Architects and Witherford Watson 
Mann Architects   
 
 

5. SITE & SURROUNDINGS  

5.1. The application site covers 5.95 hectares in area, straddling the boundary 
between the London Boroughs of Hackney (LBH) and Tower Hamlets (LBTH). 
The site lies to the north and south of the Hackney Wick Overground station, 
although excludes the station and rail lines. To the north of the Station is LBH 
and to the south is LBTH. 



5.2. The site is bounded by Lea Bank Square to the north, the River Lee 
Navigation to the east, White Post Lane and Rothbury Road to the south and 
Hepscott Road, Wallis Road and Berkshire Road to the west.  

5.3. The application site comprises the Site Allocation SA1.1 ‘Hackney Wick 
Station Area’ in LLDC’s Local Plan. 

5.4. The Hackney Wick Overground station connects to Stratford, Clapham and 
Richmond. Station improvements are currently being undertaken, including a 
new ticket hall, access (north-south tunnel) and lifts; the works are due to be 
completed in early 2018. The station improvements (ref: 14/00275/FUL) will 
improve the accessibility of the station and will unlock a new north-south route.  

5.5. The application site currently has a Public Transport Accessibility Level ( 
PTAL) of between 2 and 4 (poor to good), where 6 is the highest. By 2021 the 
PTAL score for the site is expected to rise to between 3 and 4 across the site 
(moderate to good). The rise in PTAL is a direct result of Crossrail opening 
and additional bus services running through the area.  

5.6. There are seven bus routes and one night bus route located within 600m of 
the application site, although only three within a five minute walk (400m); the 
closest routes are: 276, 339 and 488. 

5.7. The application site has been broken down into Plots, these can be viewed in 
the development plots parameter plan in the appendix.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Historic Context –Application Site 

Designated Heritage Assets -Conservation Areas 

5.8. The application site sits partly within two Conservation Areas -the Hackney 
Wick Conservation Area and the Fish Island and White Post Lane 
Conservation Area; the boundaries of the Conservation Areas reflect the Local 
Authority boundaries.  

5.9. The extent of overlap between the Conservation Areas and the application site 
can be viewed on the map below.  

5.10. The only parts of the application site that fall outside of the Conservation 
Areas are a strip of land to the north (Plots A and B) and land on the south 
west corner of the site, bordered by Hepscott Road and Rothbury Road (Plot 
K). 

5.11. The Conservation Areas are the only designated heritage assets within the 
application site.  

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Hackney Wick Conservation Area 
Boundary 

Fish Island & White Post Lane 
Conservation Area Boundary 

Non-designated heritage assets 

Application Site 



 

Non-designated Heritage Assets  

5.12. The application site contains a total of 12 non designated heritage assets, 
these are (north to south), with the corresponding label to match the key of the 
Conservation Area boundary plan contained in the appendix: 

Hackney Wick Conservation Area 

 Sewer Vent Pipe (1); 

 Warehouse at Corner of Wallis and Berkshire Road (a); 

 Central Books and Rubber Works (4); 

 Eton Mission Rowing Club (5); 

 Former Carless Institute (6);  

 Spegelstein buildings/Daro Works (b); 

 88 Wallis Road (7); 

 86 Wallis Road (c). 

Fish Island and White Post Lane Conservation Area 

 Lord Napier public house (9); 

 Everett House (10);  

 14 Queen’s Yard (e); 

 White Building, 7 Queens Yard (former Clarnico Works) & 9 Queen’s Yard 
(former chocolate factory) (11); 

5.13. A full description of the non-designated heritage assets, together with their 
height and a note of their significance can be read in the Appendix. The 
descriptions and significance have been taken from the submitted 
Environmental Statement that has been agreed with PPDT’s Environmental 
and Heritage consultants.  

Historic Context –Surrounding Application Site 

5.14. Outside the boundaries of the application site there are a number of 
designated and non-designated heritage assets that could potentially be 
affected by the proposed development.  

5.15. A map of these assets in the context of the application site can be viewed in 
the Appendix.  

Designated Heritage Assets 

5.16. Within 1000m from the application site are the following designated heritage 
assets: 

 Gainsborough School and associated outbuildings (Grade II Listed); 

 St Mary of Eton with St Augustine Church, Mission Hall, Eton Hall and 
Tower (Grade II Listed); 

 Two Stone Alcoves, Victoria Park (Grade II Listed); 

 Parnell Road Bridge, together with Top Lock and Lock Cottages at Top 
Lock (Grade II Listed); 

 A Post Office Pillar Box at the west corner of Danesdale Road; 



 Three Colts Bridge (Grade II Listed); and 

 North Wing of the Convent of the Sacred Heart, Hassett Road (Grade II 
Listed). 

Non Designated Heritage Assets 

5.17. Within a radius of 500m of the application site, and in the Hackney Wick 
Conservation Area are the following non-designated heritage assets: 

 Oslo House (2); 

 Lion Works (3); 

 Rail Bridge over Lee Navigation (8). 

5.18. Within a 500m radium of the application site and in the Fish Island and White 
Post Lane Conservation Area there are the following non-designated heritage 
assets: 

 Energy Centre, Kings Yard (11); 

 92 White Post Lane (13); 

 Carpenter’s Road Bridge (12); 

 McGrath House and outbuildings (14); 

 Boundary Walls to the Hertford Union Canal (f); 

 Bottom Lock of Hertford Union Canal (15); 

 3 Sets of Crane Rails and Ramps (g); 

 Broadwood’s Piano Factory and Timber Yard Gatehouse (17); 

 Algha Works (18); 

 Wick Lane Rubber Works (East) (19).  

5.19. Outside of the application site, and outside of the Conservation Areas, 
although within the study area (500m) there are a number of non-designated 
heritage assets, including (in order of proximity): 

 The Hope Chemical Works walls (d); 

 Carlton Chimney; 

 The former Victoria Public House (359 Wick Road); 

 The former Gainsborough Road Public Baths, 80 Eastway; 

 106-128 Cadogan Terrace and 70-102 Cadagon Terrace; 

 Morpeth Lodge, Victoria Park.  

Detailed Description of Application Site  

5.20. The application site is composed of non-designated heritage assets, which the 
Conservation Area Appraisals describe as small clusters of industrial buildings 
that relate to the production of consumer goods in the late 19th and 20th 
centuries. The buildings between these non-designated heritage assets 
contain many post-war buildings and vacant sites.  

Streets and Yards  

5.21. The area retains much of its original street pattern, despite heavy bombing in 
the World Wars, heavily contributing to the character of the Conservation 
Areas. In particular is Wallis Road to the east of the junction with Berkshire 



Road, and White Post Lane to the south and east of Queens Yard. All of the 
non-designated heritage assets are located off these streets and contribute to 
the setting of the Conservation Areas and key views.  

5.22. On Wallis Road, the townscape is characterised by low building heights, 
generally of 1-2 storeys on the street frontages, with particular consistency on 
the south side of the road with the Former Carless Institute, linking together 
with Spegelstein Works and 88 Wallis Road.  To the north, the townscape is 
more dramatic and varied with Central Books standing at four-storeys in height 
with a yard area to its west revealing its western elevation. The surrounding 
buildings are set back from the street and 2-3 storeys in height, emphasising 
Central Books. The view down Wallis Road eastwards is terminated by 90 
Main Yard at 3-storeys in height, the Bridge H10 lift shaft and Eton Mission 
Rowing Club Boat House.  

5.23. The eastern end of White Post Lane, in the Fish Island and White Post Lane 
Conservation Area is characterised by a larger scale of industrial architecture 
and townscape. 9 Queens Yard stands at 5-storeys in height on the north side 
of White Post Lane, defining the entrance to Hackney Wick from the east and 
forming a strong building line along the street and interior to Queens Yard. 
Outside of the application site, although important to the character of White 
Post Lane is the south side of the street (92 White Post Lane), with a group of 
similar buildings in height and architectural form as 9 Queens Yard. In 
addition, the Energy Centre to the east of the River Lea Navigation gives a 
dominant backdrop to the application site. These non-designated heritage 
assets are interspersed with a series of low industrial buildings that are valued 
in the Heritage Statement as having a negative and neutral contribution to the 
character and appearance of the Fish Island and White Post Lane 
Conservation Area. 

5.24. There are two yard spaces within the application site that have evolved over 
the industrial development of Hackney Wick, these are Queens Yard to the 
south of the railway and Main Yard to the north. Queens Yard is a mixed use 
yard space, used by the surrounding businesses that line its perimeter, as spill 
out space for the Yard Theatre and bars, and for car parking. Main Yard is 
roughly similar in size and is used to support the surrounding workspaces and 
for car parking –it does not contain the same mix or intensity of use as 
Queens Yard.  

Land Uses  

5.25. The site is predominantly occupied by B8 uses (storage and distribution) and 
B1c/B2 industrial uses (light industry/general industry). The Conservation Area 
appraisals identify that the area has been in industrial use since the 1860s 
onwards.  The area continues to accommodate commercial uses, including 
artist studios, galleries and other creative low-cost workspaces.  

5.26. The current land uses by Use Class across the application site are detailed in 
the table below. An appropriate gross internal area (GIA) has been assumed 
for all existing buildings as not all lie within LLDC’s ownership.  

 

 

 

 

 

 



Use Class Specific Use 
Class 

Current 
Floorspace (GIA 
sqm) 

Total Area (sqm) 

A (Retail) A1-A5 Retail 1,417 1,417 

B (Business) B1a Office 1,385 33,916 

B1c Light Industry 14,088 

B2 General 
Industry 

8,800 

B8 Storage or 
Distribution 

9,643 

D (Non-
Residential 
Institutions) 

D –Non 
Residential, 
Assembly and 
Leisure 

974 974 

Sui Generis* Sui Generis 954 954 

Total    37,261 

* Sui Generis refers to Tool Hire, Vehicle Breakers Yard and Yard Theatre.  

5.27. The existing retail and leisure/community (D Use Class) floorspace is focused 
on the canal edge and yard spaces.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Plot Descriptions  

5.28. The application breaks the application site down into Plots, these Plot 
Boundaries are used to describe each part of the application site in more 
detail. The overlay of the plot boundaries on the site location plan can be 
viewed below. Please read in conjunction with the Appendix that provides a 
photo audit of all buildings within the application site, and their identified 
contribution to the character and appearance of the Conservation Areas. 
Described north to south: 

 

 

 

 

 

 

 

 

 

 

 

Plot A 

5.29. The plot contains two single storey warehouse constructions, with a tool hire 
business in the building with frontage on Berkshire Road, and a storage and 
distribution warehouse internal to the site to the south of the service road that 
runs along the northern edge of the site that serves the cash and carry to the 
east (Plot B). The buildings are identified in the submitted Heritage Statement 
as having a negative contribution to the character and appearance of the 
Hackney Wick Conservation Area.  

Plot B 

5.30. The plot, known as Atlas Wharf contains a cash and carry business (Rahims), 
classified as storage and distribution (Use Class B8); the warehouse is two-
storeys in height and has frontage onto the River Lea Navigation. The site is 
served by a service road that connects it to Berkshire Road. It is frequently 
used daily by HGVs to support the business. The building is identified in the 



submitted Heritage Statement as having a negative contribution to the 
character and appearance of the Hackney Wick Conservation Area.  

Plot C 

5.31. The plot is bounded by Berkshire Road to the west and Wallis Road to the 
south; it directly abuts the warehouses to the north (Plot A). The site is 
currently in use for vehicle repairs and storage and distribution.  It contains 
two non-designated heritage assets, amongst a cluster of buildings, the assets 
are: the Warehouse at the Corner of Wallis and Berkshire Road; and Rubber 
Works, connected to Central Books. The site has resolution to approve the 
redevelopment of the site (ref: 15/00338/FUL), as described in Section 6. The 
planning application includes the demolition of the Warehouse on the corner, 
and the restoration of Rubber Works. Rubber Works is identified in the 
submitted Heritage Statement as having a positive contribution to the 
character and appearance of the Hackney Wick Conservation Area.  

Plot D 

5.32. The plot includes three 3-storey brick warehouse buildings, each with a 
recessed service yard area on the front elevation onto Wallis Road. The 
buildings are located on the eastern end of Wallis Road, where it terminates 
into Main Yard. The buildings line the northern side of Wallis Road, abutting 
Central Books to the west and adjacent to Eton Mission Rowing Club to the 
east. The units are accessed only from Wallis Road. A range of businesses 
and uses have occupied the units; one is currently vacant, one is used as a 
climbing centre, although was previously a nightclub (Shapes); and another for 
workspace. The buildings are identified in the submitted Heritage Statement 
as having a negative contribution to the character and appearance of the 
Hackney Wick Conservation Area.  

Plot N 

5.33. The plot is located to the south of Wallis Road, opposite Central Books and 
wraps around into Main Yard. The site is composed of a number of buildings 
and contains two non-designated heritage assets: Spegelstein buildings/Daro 
Works and 88 Wallis Road. Spegelstein buildings/Daro Works run along with 
frontage of Wallis Road and are characterised by a distinct saw tooth roof 
form, containing clothing manufacturers. There is a gap between the buildings 
on Wallis Road, in the site which leads onto a narrow yard area. The corner 
building, 88 Wallis Road is within a wider block; the block contains low-cost 
studios. The site has gained planning permission for its comprehensive 
redevelopment into a mixed-use scheme (ref: 14/00346/FUL, as varied by 
16/00467/VAR), which includes the demolition of Spegeslstein buildings/Daro 
Works, and the retention and refurbishment of 88 Wallis Road. A full 
description of the proposal can be read in Section 6 of the report.   

Plot GHI 

5.34. The plot, in combination with 88 Wallis Road (Plot N) completes Main Yard. 
The eastern side of the plot runs along the River Lea Navigation, from Bridge 
H10 down to the railway bridge and embankment. There is no public access to 
the water’s edge, although customers of 90 Main Yard are able to use the 
deck access to the rear on the canal front. There are five units on the River 
Lea frontage. 90 Main Yard is the northern most unit –a three storey brick 
building with a bar/restaurant at ground level and workspace on the upper 
floors. South of 90 Main Yard are three warehouse units that are slightly set 
back and reduced in height than 90 Main Yard –the units are used for 
manufacturing and storage. The end unit is the largest of all five by building 
footprint and replicates a similar construction and appearance to the 



neighbouring three units to its north with a warehouse vernacular. It contains a 
café and workspace. The five units to the east of Main Yard are identified in 
the submitted Heritage Statement as having a negative contribution to the 
character and appearance of the Hackney Wick Conservation Area.  

5.35. On the western edge of Main Yard is 86 Wallis Road, a non-designated 
heritage asset. It is of brick construction partly 1- and 2-storeys in height, with 
an overhanging frame to provide a sheltered front yard/servicing area. The 
building is used for B1c/B2/B8 uses. The building is connected to the buildings 
to the north, although with an open service area off Main Yard between the 
buildings. 

5.36. The railway line forms the southern boundary of Plot GHI/Main Yard, there is 
no through-route.   

Plot EF 

5.37. The plot lies south of and directly abuts the Former Carless Institute, which 
sits on the junction of Wallis Road and Berkshire Road. The site is 
predominately occupied by a brick building that accommodates manufacturers 
(64-68 Wallis Road); stepping down in height slightly from the Former Carless 
Institute that stands at two-storeys, the site has a blank bricked façade on the 
street with a series of pitched roofs behind a parapet. The building then steps 
down to single storey height with windows and access into the workshops. 
The buildings continue the building line to form a continuous façade line with 
the Former Carless Institute. Further south to the railway line is an area of 
cleared hard-standing that is vacant and used for open-air storage at times. 
The submitted Heritage Statement identified the whole site as having a 
negative contribution to the character and appearance of the Hackney Wick 
Conservation Area.  

Plot J 

5.38. Directly south of the railway line and embankment and directly abutting east of 
the Lord Napier Public House are two single storey units to the north of White 
Post Lane that continue the building line of the Lord Napier. The units are 
occupied by Zamo Household Projects Limited which is used for storage and 
distribution; they are identified in the submitted Heritage Statement as having 
a neutral contribution to the character and appearance of the Fish Island and 
White Post Lane Conservation Area. To the east along White Post Lane, 
towards Everett House is vacant cleared land that is paved. The site reveals 
the western elevation of Everett House, a non-designated heritage asset 
adjacent to Plot J that contains a distinctive ‘HW’ piece of graffiti on its 
elevation.  

Plot LM 

5.39. A series of brick single storey units form the northern and south western 
perimeters of Queens Yard; providing some low-cost creative floorspace for a 
combination of light industrial users, manufacturing space and storage and 
distribution. The Yard Theatre is currently located to the south. Excluding 7 & 
9 Queens Yard, the buildings are identified in the submitted Heritage 
Statement has having either a negative or neutral contribution to the character 
and appearance of the Fish Island and White Post Lane Conservation Areas.   

5.40. The site is defined by the dominance of 9 Queens Yard and the setting of 7 
Queens Yard on the canal. Queens Yard has access from White Post Lane 
from the west and White Post Lane from the south; there is public access into 
the Yard and onto the canal edge to the east. The following non-designated 



heritage assets are contained in the site: 7 & 9 Queens Yard, and 14 Queens 
Yard.  

Plot K 

5.41. Is an island block bound between White Post Lane to the north and east, 
Rothbury Road to the south and Hepscott Road to the west. There is a 
breakers yard to the south, accessed off Rothbury Road and a vehicle repair 
garage to the north on White Post Lane. The wider block is largely cleared; 
interim uses have recently occupied the east of the block, including a skate 
park and a community centre, named Hub 67. The western part of the block 
has recently been consented planning permission (ref: 15/00446/FUL) for 
mixed use redevelopment, as described under Section 6. The buildings are 
identified in the submitted Heritage Statement as having a negative 
contribution to the character and appearance of the Fish Island and White 
Post Lane Conservation Areas.  

Immediate Context around Application Site 

North 

5.42. Lea Bank Square is a low-density residential edge to the site, characteristic of 
the residential neighbourhood further north of the application site in Hackney 
Wick, including the Trowbridge Estate. The buildings of Lea Bank Square 
immediately adjacent to the application site are three-storeys in height; 15 
properties (74-77 and 79-93 Lea Bank Square) have back gardens that edge 
the application site, and  two apartment buildings (62-73 and 95-111 Lea Bank 
Square) bookend the site on Berkshire Road and on the River Lee Navigation. 
Access to the Lea Bank Square estate is on Berkshire Road, further north of 
the application site; Lea Bank Square is a cul-de-sac.  

West 

5.43. The western boundary of the application site has a changing context along the 
street that runs north to south, parallel to the site. The upper quartile of the 
street, at Berkshire Road is occupied by properties 2, 12, and 14-16 Prince 
Edward Road; these residential buildings were built in the 1980s-2000s. 
Number 14-16 Prince Edward Road are two-storey residential semi-detached 
dwellings; they have front doors off Prince Edward Road, with back gardens to 
the rear. The properties do not have frontage onto Berkshire Road; between 
Berkshire Road and 14-16 Prince Edward Road is a hard landscaped area 
used for off-street car parking.  

5.44. Number 12 Prince Edward Road is an end of terrace two-storey residential 
dwelling; its side elevation fronts Berkshire Road, with the front door on 
Felstead Street. Number 2 Prince Edward Road is a four-storey apartment 
building on an island site bounded by Berkshire Road, Felstead Road and 
Prince Edward Road. It forms an ‘L’ shape rotated 180 degree clockwise and 
is accessed off Prince Edward Road.  

5.45. The upper middle quartile of the western boundary from Prince Edward Road 
south to the railway embankment, within LBH is formed of a group of buildings 
range from one to four storeys in height, of various ages and conditions.  

5.46. On the corner of Prince Edward Street and Wallis Road (61 Wallis Road) is a 
recently constructed mixed-use building (ref: 13/00449/FUL); it is triangular 
shaped, with commercial space on the ground floor and residential units 
above. Next to 61 Wallis Road is 59 Wallis Road, a two-storey building with a 
convenience shop at ground level with residential on first floor.  



5.47. A collection of industrial buildings and yard spaces are located south of the 
convenience shop to the railway embankment on Wallis Road, these are 
located within the Hackney Wick Conservation Area boundary and collectively 
known as Lion Works (55-57 Wallis Road).  

5.48. Lion Works was originally built in the mid-19th century; it is identified as having 
evidential, historical and architectural value as an example of a complex of 
industrial buildings and yards that have evolved over the entire period of 
industrial history. The Lion Works is four-storeys in height on Wallis Road; it 
has semi-private yards to the north and south which are accessed and visible 
from Wallis Road. The complex is now occupied by creative and light industrial 
businesses.  

5.49. South of the railway embankment and adjacent to the application site has a 
more recent industrial context. Immediately south of the railway underpass on 
Wallis Road, opposite the Lord Napier Public House is 34-38 Wallis Road, an 
open site that is currently used for the storage of skips from the McGrath 
waste site; the site is bounded by the Hope Chemical Works wall, a non-
designated heritage asset. The wall is constructed of brick and forms the 
boundary treatment on this part of the street.  

5.50. Further south, on Hepscott Road (south of White Post Lane) is 52-54 White 
Post Lane (the former Mr Bagel’s Factory). The site has recently been 
demolished and commencement initiated for the mixed-use redevelopment 
(ref:15/00416/FUL), as described in Section 6 of the report. The building has 
approval to be constructed to 5- to 6-storeys in height. The site comprises the 
whole block, bordered by White Post Lane, Hepscott Road and Rothbury 
Road. 

South 

5.51. On the southern edge of Rothbury Road, that forms the southern border of the 
application site is a collection of industrial warehouses and sheds that house a 
collection of storage and heavy industrial processing businesses. The Hamlet 
Industrial Estate is located south of White Post Lane on the canal border of 
the River Lee Navigation and Hertford Union Canal. The Hamlet Industrial 
Estate is designated in the LLDC’s Local Plan as a site allocation (SA1.2) for 
mixed-use redevelopment.  

5.52. Further south is the McGraths waste site, located 46.3m from the red line 
boundary of the application site. The McGrath’s site is an operational waste 
facility, designated by LB Tower Hamlets as satisfying part of their waste 
apportionment. It is also designated as a Site Allocation (SA1.3) in the Local 
Plan for comprehensive mixed use redevelopment; a planning application (ref: 
16/00451/OUT) has been submitted to PPDT, as described in Section 6 of the 
report.  

East 

5.53. The application site is bordered by the River Lee Navigation that runs the 
length of the site; there are three crossings to Queen Elizabeth Olympic Park, 
from north to south: Bridge H10, a shared cycle and pedestrian bridge 
connecting Wallis Road to the Copper Box; the railway bridge; and 
Carpenter’s Bridge, connecting White Post Lane to Carpenter’s Road.  

5.54. On the east bank of the River Lee Navigation is land in Planning Delivery 
Zone 5 and Planning Delivery Zone 4 of the Legacy Communities Scheme 
(LCS), known as East Wick and Sweetwater. The developments approved on 
these sites are described in Section 6 of this report. 



5.55. Buildings existing on the eastern edge, running parallel to the site, from south 
to north are: King Yard Energy Centre, a non-designated heritage asset of 3- 
storeys; the Copper Box Area; and Mossbourne Primary School at four-
storeys in height. Further north, beyond the application site is Here East, the 
former International Broadcast Centre during the London 2012 Games.  

Other relevant policy designations 

Archaeology 

5.56. The application site lies within two Archaeological Priority Areas (APAs); these 
are the Lea Valley APA (LBH) and the River Lea APA (LBTH). The two areas 
run along the course of the River Lea and are designated for their potential for 
Palaeoenvironmental evidence for past wetland and riverine environments, as 
well as being an area of extensive industrial development in the medieval and 
post-medieval periods.  

Ecology 

5.57. The application site does not lie within any designated nature conservation 
sites, although the River Lea Navigation that borders the application site to the 
east is within the London Canals Site of Metropolitan Importance for Nature 
Conservation (SMINC).  

Flood risk 

5.58. The application sites is wholly within Flood Zone 3a (land assessed as having 
a 1 in 100 greater or greater annual probability of river flooding, or a 1 in 200 
greater annual probability of flooding from the sea in any year. 

 

6. RELEVANT PLANNING HISTORY 

6.1. Within Sub-Area 1 (Hackney Wick and Fish Island) there has been significant 
mixed use redevelopment recently granted, or that has a resolution to grant 
planning permission; this is within, as well as outside of the Masterplan 
application site. The location and status of these planning permissions in Sub-
Area 1 are shown on the map below, in the context of the application site. The 
map illustrates approved and current major planning applications. The 
numbers on the map correspond with the summaries of the development 
below. This section also details how consented and prospective development 
schemes within the application site have been accommodated within the 
masterplan design.  

 

Within Application Site 

 Approved or with Resolution for Approval  

75-89 Wallis Road and 59 Berkshire Road (1) ref: 15/00338/FUL 

6.2. The Planning Decisions Committee resolved to approve a detailed planning 
application in March 2016 for the part demolition, extension and alteration of 
the non-designated heritage asset Rubber Works, and the erection of new four 
and five storey buildings to provide 44 residential units and 2,951sqm (GIA) of 
commercial floorspace.  

6.3. The S106 Agreement has not yet been finalised therefore the decision notice 
has not been issued, or development commenced.  

6.4. The planning application included the demolition of the Warehouse at Corner 
of Wallis Road and Berkshire Road (non-designated heritage asset), the 



refurbishment of Rubber Works (non-designated heritage asset) and the 
creation of a new yard to the south of the Rubber Works building. The new 
buildings are located on Berkshire Road and Wallis Road in an ‘L’ shape on 
the west and south boundary to enclose the new yard space internal to the 
site.  

Compliance against Hackney Wick Central Masterplan 

6.5.  The consented development is within the maximum height AOD allowances 
as shown on the parameter plans sought for approval and complies with the 
other parameter plans sought for approval.  

6.6. The residential floorspace is consistent with the Masterplan, although the 
detailed application contains 862sqm more commercial space than the 
Masterplan for Plot C. 
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80-84 and 88 Wallis Road (2) ref: 14/00387/FUL, as varied by 16/00467/VAR 

6.7. Full planning permission was granted on 30th June 2016 for the demolition of 
all existing buildings, with the exception of the eastern corner of 88 Wallis 
Road, and the mixed used redevelopment of the site to provide 120 residential 
units and 5,365sqm (GEA) of flexible commercial floorspace (Use Classes 
B1/A1-A3/D1), with new buildings of 5 to 6 storeys in height. The retained 
corner of 88 Wallis Road was approved to be refurbished and extended, with a 
single storey roof extension. 

6.8. The demolition of buildings included the Spegelstein Building and Daro Works 
which are a non-designated heritage asset. The Spegelstein Building and 
Daro Works were identified by Historic England and the Local Planning 
Authority as ‘marginal in their individual significance’, identified as providing a 
neutral contribution to the character and appearance of the Hackney Wick 
Conservation Area, thereby justifying its demolition. The corner of 88 Wallis 
Road in contrast was assessed to make a positive contribution to the 
character and appearance of the Conservation Area.  

6.9. A total of 3,023sqm GIA of commercial floorspace was secured as affordable 
workspace, meaning a rent of not more than £14.40 (including service charge 
and rates) for a period of 15 years. The affordable workspace was secured in 
the S106 Agreement.  

6.10. The application proposes to part deliver a new north-south route, where it lies 
within their ownership; this will connect to and complete the north-south route 
proposed in the Hackney Wick Central Masterplan outline planning 
application.  

6.11. The S106 Agreement requires the submission of a planning application for the 
detailed design of the public realm works of the north-south route to complete 
the pedestrian route between Wallis Road and Hackney Wick Overground 
Station. A planning application for the design of the north-south route to the 
north of the station has been submitted to and approved by the Local Planning 
Authority under application 15/00588/FUL.  

6.12. In the event that the station upgrade is completed before construction of the 
development commences, the application proposes creating a 3-4m wide 
temporary route which is protected from construction activity.  

6.13. A Section 73 planning application to vary Condition 2 (approved drawings) of 
the original planning consent was granted on 9th February 2017 under 
reference 16/00467/VAR to allow minor material amendments to the ground 
floor vehicular access arrangements to allow access from Wallis Road, as 
opposed to Main Yard. The obligations concerning the north-south route and 
low-cost employment space provision remain unchanged.  

6.14. The development has not commenced; it is anticipated to commence in 
Autumn 2017.  

Compliance against Hackney Wick Central Masterplan 

6.15. The Masterplan has mirrored the approved development in relation to 
parameter plans and floorspace.  

99 Wallis Road –Central Books (3) ref: 16/00003/FUL 

6.16. Full planning permission was granted on 5th January 2017 for the change of 
use of Central Books from Use Class B8 (Storage and Distribution) to a 
bar/microbrewery (Use Class A4) at ground level, with office floorspace (Use 
Class B1a) on the upper floors. The planning application also granted external 



alternations to the façade, including the replacement of windows and repair of 
brickwork.  

6.17. A section 73 application to make material amendments to the approved 
planning permission has been made under reference 17/00098/VAR with the 
proposal to add flexibility to the ground floor to allow a B1 use, as well as the 
approved A4 use, and to remove the restriction of hours of operation for the 
B1 office floorspace. The Local Planning Authority are considering the 
planning application.  

1-2 Hepscott Road (4) ref: 15/00446/FUL 

6.18. Full planning permission was granted in June 2016 for the mixed use 
redevelopment of the site and the construction of a new 6-storey building to 
provide 30 residential dwellings and 922sqm (GIA) of light industrial B1(c) 
floorspace at ground level with amenity areas, blue badge parking and cycle 
parking. The development has commenced.  

6.19. The application provides 7 affordable housing units (3 no. affordable rent; 4 
no. intermediate), representing 23% affordable housing provision by unit. The 
Development included a Heritage contribution of £142,000 (indexed), to be 
paid prior to the commencement of development. The monies were secured to 
upgrade and safeguard the Lord Napier Public House; the Developer has paid 
the monies to the Local Planning Authority.  

Compliance against Hackney Wick Central Masterplan 

6.20. As a partial plot development coming forward without the rest of plot K they 
provide more than the minimum commercial space which is balanced by an 
offset in the residential and is therefore compliant with the masterplan. The 
approved development is within the maximum heights parameter plan.  

Eton Mission Rowing Club Boat House, 127 Wallis Road (6) ref: 
14/00326/FUL 

6.21. Full planning permission was granted in October 2014 for the demolition of the 
single-storey boat store on the southern façade of the building and its 
replacement with a two-storey extension to incorporate additional facilities 
including a new ladies changing room, an accessible W.C. and a social area. 
The application also included the conversion of the roof space to a studio 
apartment for the ancillary use of the caretaker only. 

6.22. The development has not yet been commenced; the Boat Club has until 
October 2017 to commence the planning permission until it expires, as 
pursuant to Condition 1 of the decision notice that requires development to be 
commenced no later than the three years from the date of permission.  

Hub 67  

6.23. A temporary planning permission was granted in April 2014 for the installation 
of a single storey building (148sqm) to accommodate a Community Hub (Sui 
Generis) for a temporary period until no later than 31st December 2019.  

6.24. The temporary facility is not incorporated into the Masterplan.  

 Submitted and being considered by the Local Planning Authority  

Queens Yard (7) ref: 16/00271/OUT 

6.25. A hybrid planning application (part detailed, part outline) was submitted in 
June 2016 and is currently being considered by the Local Planning Authority 
for the mixed use redevelopment of the site (excluding 7 & 9 Queens Yard). 
The detailed part includes 116 residential units and 2,562sqm (GIA) of flexible 



commercial floorspace (Use Classes B1(a), (b) and (c)), with an enhanced 
public realm, amenity space and car and cycle parking. The outline part 
includes a new theatre (Sui Generis) providing up to 1,500sqm (GIA) of 
floorspace. 

Compliance against Hackney Wick Central Masterplan 

6.26. The application is broadly consistent with the Masterplan in relation to building 
heights and footprints; the Queens Yard application is marginally taller than 
the Masterplan on a couple of buildings, most pronounced being a whole 1-
storey higher on Queens Yard Block D.  

6.27. The Queens Yard application does not incorporate 7 & 9 Queens Yard into the 
red line of the application. The Masterplan allocates 1,782sqm low-cost 
workspace in buildings 7 & 9 Queens Yard, which is not proposed to be 
secured through the Queens Yard planning application at present.  

57 Berkshire Road (8) ref: 16/00704/FUL 

6.28.  A full planning application was submitted in December 2016 for the mixed use 
redevelopment of the site comprising the erection of a five storey building, with 
some set-back elements to provide 39 residential units and 1,628sqm of 
commercial floorspace (Use Class B1), with landscaping, amenity areas, cycle 
parking and Blue Badge parking. The planning application is being considered 
by the Local Planning Authority.  

6.29. The application was submitted with an affordable housing offer of 23% which 
is being considered and negotiated with the Applicant and the Local Planning 
Authority. The application will be reported to a Planning Decisions Committee 
in the near future for decision.  

Compliance against Hackney Wick Central Masterplan 

6.30. The planning application is consistent with the Masterplan parameter plans. 
The Masterplan provides 1,235sqm of employment space (163sqm B1a and 
1,072sqm B1c), which is less than the application proposals of 1,628sqm of 
employment floorspace. Unlike the Masterplan, the application at 57 Berkshire 
Road does not break down the Use Class within B1. 

 

Outside Application Site  

Hackney Wick and Fish Island  

Hackney Wick Overground Station (5) ref: 14/00275/FUL 

6.31. Full planning was granted in September 2014 for the redevelopment of 
Hackney Wick Station to include the construction of a new north-south 
pedestrian underpass, with access to the station via an underpass with 
pedestrian stairwells (x 2) and lift towers (x2). The application includes the 
construction of a new ticket office at street level and a gate line to the south of 
the new underpass, in addition to associated public realm and landscaping. 
The development removes the existing pedestrian bridge linking the platforms 
and the south side pedestrian ramp. The north side pedestrian ramp will be 
decommissioned i.e. not publicly accessible, although will remain for the 
maintenance of the station.  

6.32. The upgraded station, once re-opened will be able to be accessed from the 
south, where  a new area of public realm will be delivered, and temporarily 
from a northern walkway which will be entered off Wallis Road near the 
existing entrance to the ramp, and curve around to the northern part of the 
new entrance. Once Reserved Matters come forward in Plot EF and the new 



north-south route is completed, access will be permanently via the north-south 
route as shown on the submitted parameter plans sought for approval.  

6.33. The works to the station have commenced and are due to be completed in 
early 2018.  

61 Wallis Road (9) ref: 13/00449/FUL 

6.34. Full planning permission was granted in April 2015 for the mixed use 
redevelopment of the site to provide a four-storey building with 12 residential 
units and 548sqm of retail floorspace at ground level. The development 
provides two shared ownership units, representing 16% affordable housing by 
unit. 

6.35. The development has recently been completed and occupied.  

52-54 White Post Lane, the former Mr Bagels Site (10) ref: 15/00416/FUL 

6.36. Full planning permission was granted in April 2016 for the mixed use 
redevelopment of the site and erection of a five and six storey building to 
provide 55 residential units and 2,367sqm GIA of light industrial floorspace 
(Use Class B1c) with yard area. The application also included amenity areas, 
landscaping and cycle parking. The development has commenced.  

24-26 White Post Lane (16) ref: 15/00540/FUL 

6.37. Full planning permission was granted in May 2016 for the mixed use 
redevelopment of the site, comprising the erection of four linked buildings of 
up to six storeys, providing 103 residential units and 2,916sqm of light 
industrial floorspace (Use Class B1c), including a commercial yard and new 
public realm. The application include car and cycle parking, amenity areas and 
landscaping. The development has commenced.  

25-37 Rothbury Road (11) ref: 16/00441/FUL 

6.38. Planning Decisions Committee Members resolved to approve a full application 
form mixed use development on 28th February 2017 for the construction of a 
six storey building to provide 23 residential dwellings and 645sqm of 
commercial floorspace (Use Class B1) with a yard area. The resolution to 
approve is subject to the completion of a S106 Agreement.  

McGrath Works Waste Recycling Station, 3-13 Hepscott Road (12) ref: 
16/00451/OUT 

6.39. A hybrid planning application (part detailed, part outline) has been submitted 
to the Local Planning Authority for the mixed use redevelopment of the site 
that is 2.88ha in area. The site is currently an operational waste recycling 
facility, and is designated in the LLDC Local Plan as Site Allocation SA1.3 
‘Hepscott Road’.  

6.40. The hybrid planning application comprises the demolition of all buildings on 
site, with exception of 5 buildings that will be retained/part-retained/refurbished 
and up to 39 blocks to provide: 

  476 residential units (up to 51,758sqm GIA, Use Class C3); 

 Commercial and community uses of up to 10,849sqm GIA (Use Classes A, 
B and D1/D2); 

 New open space, public realm and canal-side urban park.  

6.41. The detailed scheme (2.63ha) is broken down into four phases and includes 
the provision of 436 residential dwellings (47,758.2sqm GIA) and 9,408sqm 
GIA of commercial floorspace (Use Class A1-A4, B1 and D1/D2). 



6.42. The outline element (0.25ha) comprises 40 residential dwellings (4,042.2sqm -
6,199.1sqm GIA), up to 1,400.8sqm (GIA) of commercial/community 
floorspace (Use Classes A1, A3, B1, D1/D2) and creation of northern bridge 
approach/abutment for new canal crossing.  

6.43. The application is being considered by the Local Planning Authority.  

Legacy Communities Scheme (15) ref: 11/90621/OUTODA, varied by 
14/00036/VAR.   

6.44. On 28 September 2012 the Olympic Delivery Authority (ODA) granted outline 
planning permission under reference 11/90621/OUTODA for the 
comprehensive mixed use redevelopment of land within the Olympic Park and 
land at Pudding Mill Lane, Bridgewater Road and Rick Roberts Way. The 
planning permission is referred to as the Legacy Communities Scheme (LCS) 
and it forms a regeneration project which is to be developed over a period up 
to 2031. The LCS planning permission is divided into seven Planning Delivery 
Zones (PDZs). 

6.45. On 11 August 2014 the LLDC approved the acceleration of the delivery of 
Planning Delivery Zones 4 and 5. The application 14/00036/VAR varied the 
LCS outline planning permission under Section 73 of the Town and Country 
Planning Act.  

Planning Delivery Zone 5 (East Wick) 

6.46. Within PDZ 5 the LCS provides for up to 116,711sqm floorspace (GEA) within 
the following use classes and maximum floorspace: residential (Use Class C3) 
96,097sqm; retail (Use Classes A1-A5) 3,268sqm; employment (Use Class 
B1) 9,000sqm; leisure (Use Class D2) 1,457sqm; and community facilities 
(Use Class D1) 6,888sqm. 

6.47. The PDZ 5 Zonal Masterplan was approved under application reference 
15/00472/AOD in December 2015; the application was accompanied by non-
material amendments to certain LCS parameter plans concerning land use, 
building heights, open spaces and densities (ref: 15/00473/NMA) which were 
granted alongside the Zonal Masterplan.  

Phase 1, East Wick (13) ref: 16/00520/REM 

6.48. Reserved Matters were approved in February 2017 for 302 residential units, 
1,640sqm GIA of retail/leisure (A1-A5), 1,242sqm GIA of flexible employment 
space (B1b/c), a 108sqm GIA estate management office (B1a) and a 410sqm 
GIA nursery (D1), with associated car parking, hard and soft landscaping, 
public realm, streetscape and associated works pursuant to conditions 
LCS0.27 and LCS0.28 of the LCS outline planning permission 
11/90621/OUTODA (as amended) being details of layout, scale, appearance, 
means of access and landscape. 

6.49. The Reserved Matters Application for Phase 1 East Wick was accompanied 
with a non-material amendment application (ref: 16/00503/NMA) to the 
approved LCS outline planning permission to amend the PDZ 5 maximum 
AOD building and frontage heights parameter plan and side wide proposed 
levels plan. The non-material amendment application was granted in February 
2017.  

Mossbourne Primary School (14) ref: 14/00464/REM 

6.50. Reserved Matters were granted in September 2015 for the construction of a 
new three form primary school and nursery, pursuant to conditions LCS0.27, 
LCS0.28, LCS0.29 and LCS0.95 of the LCS outline planning permission. This 



is the first primary school to be delivered under the LCS permission. The 
school opened in September 2016.  

Planning Delivery Zone 4 (Sweetwater) 

6.51. Within PDZ 4 the LCS provides for up to 79,781sqm floorspace (GEA) within 
the following use classes and maximum floorspace: residential (C3) 
67,730sqm; retail (Use Classes A1-A5) 2,576sqm; employment (Use Class 
B1) 1,065sqm; and community facilities (Use Class D1) 8,410sqm. 

6.52. The Zonal Masterplan for PDZ 4 has not yet been submitted to the Local 
Planning Authority. 

6.53. Reserved Matters for a primary school to the south of PDZ 4, west of the 
Olympic Stadium was granted in June 2016 for a two from entry primary 
school, as well as playing fields and associated highways and landscaping 
(ref: 16/00039/REM). The primary school, now known as the Bobby Moore 
Academy (primary) is defined as Excepted Infrastructure, therefore does not 
trigger condition LCS0.1 of the LCS planning permission for the submission 
and approval of a Zonal Masterplan prior to the submission of any Reserved 
Matters in that Zone.  

Environmental Statement  

6.54. An  Environmental  Statement  (ES)  has  been  submitted  to  accompany  the 
planning  application.  The Environmental Statement is a document prepared 
by the applicant containing information reasonably required to assess the 
likely significant environmental effects of the proposed development. The ES 
has been submitted in accordance with the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011 (as amended) (the EIA 
Regulations). 

6.55. The LLDC issued a Scoping Opinion on 3rd August 2015 (reference 
15/00265/SCOES). The topics agreed were: 

 Air quality; 

 Cultural heritage and archaeology; 

 Daylight, sunlight and overshadowing; 

 Ecology; 

 Geology, soils and contaminated land; 

 Noise and vibration; 

 Socio-economics; 

 Townscape and visual effects; 

 Traffic and transport; 

 Water resources and flooding; 

 Wind microclimate 

6.56. The Scoping Opinion provided detailed comments on each topic to clearly set 
out the Local Planning Authorities concerns and requests for clarification to be 
addressed and incorporated into the submitted ES.  

6.57. The impacts that are assessed are: 

 Temporary, short, medium or long term 

 Reversible or irreversible 



 Beneficial or adverse 

 Cumulative effects 

6.58. The ES assesses the topics set out in paragraph [6.49]; it assesses the likely 
effects of the development under these topics and describes any mitigation 
measures which will reduce or eliminate the effects and any remaining 
residual effects. The ES has considered potential cumulative effects, including 
a series of sensitivity tests to ensure that all significant environmental effects 
and necessary mitigation are identified based on the information available at 
the time of assessment.   

6.59. The ES has been reviewed by PPDT’s Environmental, Transport and Heritage 
Consultants. Following comments provided by the Consultants, further 
information was requested on 3rd August 2016 pursuant to regulation 22(1) 
and 22(10) of the EIA Regulations. Further information was required in order 
to understand the environmental impacts of the development and therefore 
assess the significance of the effects in order to secure the necessary 
mitigation for the development to be considered acceptable.  

6.60. In addition to those issues identified as Further Information requests, the Local 
Planning Authority also sought additional information and clarification on a 
number of other matters relating to the application, although not forming 
Regulation 22(1) or 22(10) matters. The requests for clarification were issued 
to the Applicant on 15th August 2016.  

6.61. Officers are satisfied that the ES appropriately describes the environmental 
effects of the development, based on the appropriate worst-case scenario for 
each topic. Sensitivity analyses have also been introduced to robustly analyse 
potential scenarios in the implementation of the development, given 
uncertainties of delivery. Appropriate mitigation has been identified, in addition 
to embedded mitigation built into the development; this is proposed to be 
secured by way of planning conditions or Section106 planning obligations.  

6.62. The principal issues raised under the ES topics are discussed in the 
assessment section of the report. The mitigation measures will be set out in a 
table which will be annexed to the planning permission. A condition is 
recommended to require the development to be carried out in accordance with 
the ES. 

 

7. APPLICATION PROPOSALS 

7.1. The outline planning application provides the framework and principles of the 
proposed development to deliver a new Neighbourhood Centre within 
Hackney Wick and its comprehensive mixed-use redevelopment that will serve 
and support existing and future communities. 

7.2. The proposals have been developed by the London Legacy Development 
Corporation and the London Borough of Hackney, with reference to strategic 
planning policies, regeneration objectives and the key principles contained 
within the Local Plan, most specifically the Site Allocation SA1.1 ‘Hackney 
Wick Station Area’.  

7.3. The strategic aims of the application proposals, at the core of the proposed 
development are to: 

 Create a vibrant mixed-use ‘centre’ that re-provides existing employment 
floorspace as new workspace, retail and community facilities, alongside a 
significant number of new homes; 



 Establish new routes and public spaces that will improve connectivity, 
accessibility and legibility of the area, including the creation of a new 
north-south route, and enhanced east-west connections to the River Lee 
Navigation; 

 Enhance the Conservation Areas by ensuring high quality development 
that builds on Hackney Wick’s distinctive character and industrial heritage, 
improves the setting of the heritage buildings and provides the opportunity 
to bring them back into viable use.  

7.4. The application seeks approval of the following: 

 Development Specification Framework (DSF) 

 Sets the maximum development floorspace, subdivided by Use Class and 
Plot.  

 Parameter Plans; 

Sets out the physical parameters for the proposed development, including: 

i. Planning application red line boundary; 

ii. Demolition parameter plan; 

iii. Limits of deviation for block lines parameter plan; 

iv. Development plots and blocks parameter plan; 

v. Ground floor land uses parameter plan; 

vi. Upper floor land uses parameter plan; 

vii. Maximum building heights and frontage heights parameter plan; 

viii. Vehicular access, pedestrian access and servicing parameter plan; 

ix. Construction phasing parameter plan. 

- The parameter plans can be viewed in the appendix.  

 Design Code 

Sets robust guidance to inform the development of future Reserved 
Matters Applications, providing detail on built form and character, public 
realm, uses, retained heritage assets, key places and tall buildings 

7.5. The planning application is also submitted with a suite of planning documents 
to support the application and fully assess the environmental, heritage, 
transport and financial matters. The parameter plans and design code have 
been designed into an illustrative masterplan to demonstrate how the 
development could be designed; the illustrative masterplan is submitted for 
information, and is used as appropriate for environmental testing.  

7.6. The application site has been sub-divided into 10 development plots, which 
can be viewed on the development plots parameter plan contained in the 
appendix. While the application is submitted by the Legacy Corporation and 
LB Hackney, the land is fragmented into a multitude of land ownerships (over 
20). The Legacy Corporation owns approximately a quarter of the application 
site.  

7.7. The plots are broadly aligned with landownership boundaries; plots have been 
drawn to allocate land uses and to dictate the phasing of the development 
which has been used to inform the environmental assessment of the 
application.  



7.8. If approved, the Masterplan will be used as the framework for the 
redevelopment of Hackney Wick Central. Reserved Matters Applications will 
be able to be made pursuant to the outline planning permission, on a plot, or 
sub-plot level. The Masterplan does not preclude full planning applications 
being made outside of the outline planning consent. If the Hackney Wick 
Masterplan is granted consent, it will thereafter be a material consideration in 
the determination of any subsequent full planning application falling within the 
application site i.e. any subsequent full planning application will first need to 
demonstrate that it will not conflict with the Masterplan and/or threaten its 
comprehensive delivery. A failure of any subsequent full planning application 
to demonstrate such details, may form a valid reason for refusal.  

7.9. Since submission in April 2016, the following key changes have been made to 
the outline planning application: 

 An increase in the minimum affordable housing offer at outline stage from 
0% to 20% across all plots per habitable room for all non-consented plots; 

 Reduction in height on Plot K from 11-storeys to 8-storeys; 

 Reduction in height on Plot EF from 9-storeys to 8-storeys; 

 Stepped reduction in height on northern edges of Plots A and B; and 

 Block boundaries for Plots A and B amended with a no built zone between 
Plots A and B.  

Demolition  

7.10. The outline planning application proposes the demolition of 28,281sqm (GIA) 
of existing buildings, as shown on the demolition plan in the appendix. Only 
the identified non-designated heritage assets that are assessed as having a 
positive contribution to the character and appearance of the Conservation 
Areas are proposed to be retained. 

7.11. The application includes the demolition of four non-designated heritage 
assets; two of the non-designated heritage assets have approval for their 
demolition, having been incorporated into mixed-use residential developments 
that have been granted (Warehouse at Berkshire Road -15/00338/FUL; and 
Spegelstein and Daro Works -14/00387/FUL). The two non-designated 
proposed to be demolished, without existing planning consent for demolition 
are 86 Wallis Road and 14 Queens Yard.  

Land Use 

7.12. Overall, the outline planning permission seeks approval for the following 
quantum of development across the application site: 

 Up to 78,931sqm residential floorspace (Use Class C3) 

 Up to 4,493sqm retail floorspace (Use Classes A1-A4) 

 No less than 381sqm and no more than 2,318sqm of community 
floorspace (Use Class D1/D2) 

 No less than 29,908sqm commercial floorspace (Use Class B1a and B1c), 
of which no less than 10,855sqm shall be provided as B1(c). 

 

 

 

 



7.13. The following table shows the proportion of uses across the Masterplan area: 

Use Class % of Total Scheme 

A (retail) 4% 

B1a (office) 16.5% 

B1c (light industrial) 9.5% 

D (community) 2%* 

C (residential) 68% 

* based on maximum D space provision 

7.14. The Development Specification Framework (DSF) provides a table of the 
minimum and maximum quantum of floorspace for each plot. There can be no 
transfer of floorspace across and between plots, unless a combined Reserved 
Matters Application is submitted for those Plots and they achieve the 
cumulative quantum.  

7.15. All ground floor uses will be non-residential; the submitted ground floor land 
use parameter plan sought for approval shows the distribution of the non-
residential uses across the application site. The north-south route and canal 
edge will be the focus of retail uses to provide animation and key active 
frontages. Commercial floorspace is the predominant ground floor use. The 
ground and upper floor land use parameter plans show some areas where 
flexibility of use (A1-A4/B1; or A1-A4/B1/D1-D2) would be acceptable.  

7.16. On the upper floors, the land use for new development will be residential and 
commercial, this is shown on the parameter plans as B1/C3. The retained 
heritage assets will not contain any residential floorspace, being retained for 
commercial, retail and community use. This is prescribed in the DSF. 

7.17. The land use parameter plans provide guidance on the key frontages and 
where uses should be located within the building footprints. Each Reserved 
Matters Application would need to provide the floorspace as prescribed in the 
DSF for that plot or sub-plot. A draft condition requiring compliance with the 
DSF is proposed.  

7.18.  The construction of basement areas is permitted as part of the outline 
planning application (other than under retained non-designated heritage 
assets); the location and quantum of basement floorspace is not specified 
within the DSF. No more than 50% of the retail, employment or community 
uses are permitted to be located in a basement. A draft condition restricting 
the location and quantum of basement floorspace is proposed.  

Building Heights 

7.19. The maximum building and frontage heights parameter plan details the 
maximum AOD height for development plots; typically ranging between 4 to 6 
storeys in height. The parameter plan can be viewed in the appendix.  

7.20. There are 5 Taller Buildings contained within the application site; these are 
defined as buildings taller than 6 storeys. The tallest buildings are 9-storeys on 
Plot B and Plot GH, both on the canal edge. The other Taller Buildings are 
located on: Plot EF is 8-storeys, north adjacent to the railway embankment; 
Plot K on White Post Lane south of the new Overground entrance; and Plot M 
in Queens Yard, south of the railway embankment. The Taller Buildings have 



been strategically located across the application site, as detailed in the 
assessment section of the report.  

7.21. The heights described reflect the amended proposal, with Plot K having been 
reduced from 11-storeys to 8-storeys, and Plot EF being reduced from 9-
storeys to 8-storeys. The Applicant has demonstrated, to Officer’s satisfaction 
that the reduction in building heights on Plots K and EF does not materially 
alter the environmental effects assessed in the ES.  

7.22. The maximum heights parameter plan allows for other buildings to exceed the 
20m threshold, as defined by Policy BN.10 in the Legacy Corporation Local 
Plan for Sub-Area 1. The range of heights per plot, and the maximum above 
ground level height is listed in the table below.   

 

Plot Range of Storeys  Maximum Above 
Ground Level 
(metres) 

A 5 19.3 

B 5-9 32.6 

C 2-5 18.8 

D1 4-5 19.3 

D2 6 22.3 

EF 4-8 31.1 

GHI 5-9 31.3 

N 4-6 20.0 

LM 4-8 28.2 

K 5-8 29.3 

J 4-6 22.1 

 

7.23. All buildings would need to be designed in accordance with the Design Code 
site wide codes which provide guidance on frontage lengths, massing and 
articulation, roof forms, primary facing materials, secondary elements. Further 
area-specific guidance is provided that buildings will also need to incorporate 
into their design, fully detailed and assessed in Section 10 of the report.  

7.24. Taller Buildings would have to be designed with reference to additional criteria 
and guidance contained in the Design Code, and the Tall Buildings Statement 
contained in the Design and Access Statement. The relevant sections set out 
how Applicants for those plots will achieve outstanding design; this includes 
requiring architectural competitions; submitted design briefs to the Local 
Planning Authority for approval and meeting part (a) of Policy BN.10 in the 
requirement to achieve outstanding architecture.  

 



Employment 

7.25. The outline planning application will deliver a mix of employment uses that are 
more akin to a neighbourhood centre, with the provision of retail and 
community uses alongside employment floorspace. The application will 
involve a restructuring of the current employment profile of the application site, 
which is predominantly composed of heavier industrial uses (Use Class 
B2/B8) to employment uses that are compatible with residential development 
(Use Classes B1a/B1c).  

7.26. The existing and proposed employment-generating floorspace is detailed in 
the following table: 

Use Class Specific Use 
Class 

Current 
Floorspace  

(GIA sqm) 

Proposed 
Floorspace  

(GIA sqm)  

(% of floorspace 
across masterplan 
area) 

Difference  

(GIA sqm) 

A (Retail) A1-A5 Retail 1,417 4,492 + 3,075 

B (Business) B1a Office 1,385 19,053 + 17,668 

B1c Light Industry 14,088 10,856 - 3,232 

B2 General 
Industry 

8,800 0 - 8,800 

B8 Storage or 
Distribution 

9,643 0 - 8,800 

Total B Space 33,916 29,909 - 4,007 

D (Non-
Residential 
Institutions) 

D –Non 
Residential, 
Assembly and 
Leisure 

974 2,318 (max) 

381 (min) 

+ 1,344 

- 593 

Sui Generis Sui Generis 954 0 - 954 

Total   37,261 36,718* - 542* 

- 2,479** 

* assuming maximum D space is provided  

** assuming minimum D space is provided  

7.27. The table considers the planning permissions that have been granted within 
the application site; for this reason, there is a 542sqm loss overall of 
employment-generating floorspace which reflect the loss granted in the 
Groveworld planning consent at 80-84 & 88 Wallis Road (ref: 14/00387/FUL).  

7.28. There would be a complete loss of B2 and B8 uses from the application site 
and a slight reduction in light industrial floorspace. This is accompanied by a 
significant increase in B1a office space.  



Community floorspace 

7.29. The proposals include a minimum and maximum quantum of floorspace for 
community uses. The Masterplan has been designed to accommodate the re-
provision and expansion of The Yard Theatre within Queens Yard. The DSF 
provides 1,455sqm of D use within Queens Yard (Plot LM) to cater for The 
Yard’s new theatre; it assumes that the Theatre is built-out as part of a 
detailed application on this site.  

7.30. Community floorspace is also provided within some of the retained non-
designated heritage assets that currently support community uses; these 
include: the Eton Mission Rowing Club (Plot EX2, 211sqm); the former 
Carless Institute (Plot EX3, 250sqm); and gallery space in Everett House (Plot 
EX5, 152sqm).  

7.31. If community floorspace (i.e. Yard Theatre) is not delivered in Plot LM, a 
minimum additional quantum of 170sqm of community floorspace will be 
delivered in Plot EF to serve the needs of the development. This will be 
secured under the proposed S106 Agreement.  

Low-cost workspace  

7.32. A total of 80% of the light industrial (B1c) floorspace is to be provided as low-
cost workspace, totalling 8,439sqm across the application site. The low-cost 
workspace is to retain the existing low-cost creative workspace in Hackney 
Wick; the proposals would result in no net loss of low-cost workspace (against 
2015 baseline). It represents 28% of all B1 workspace, proposed in the 
application.  

7.33. The low-cost workspace is offered in perpetuity; the space would be £8 per 
square foot (indexed) for the head lease, with a linked service charge. There 
will be a cap on the maximum rent to be charged on any sublet. This is 
comparable to existing rent levels in the local area.  

7.34. The low-cost workspace has been allocated to certain plots. The table below 
shows where the existing low-cost workspace is located, and where it is 
proposed: 

Plot Existing low cost 

affordable workspace 

(GIA sqm) 

Proposed low cost 

affordable workspace  

(GIA sqm) 

D 0 555 

E&F 0 531 

L&M 506 0 

GH&I 1911 1007 

J 0 781 

N 2807 3022 

Ex05 1122 761 

Ex06 2093 1782 

Total 8439 8439 

 

 



Residential 

7.35. The application permits up to 78,931sqm of residential floorspace to be 
provided across the Masterplan area; based on the illustrative masterplan, this 
totals approximately 858 residential units (reflecting the reduction in heights). 
Only the quantum of residential floorspace, rather than the number of units is 
sought for approval.  

7.36. The illustrative masterplan has a density of 142 units per hectare, or 262 
habitable rooms per hectare; these density calculations are made including 
the public realm area of the masterplan. This is within the density range set by 
the London Plan of 200-450 habitable rooms per hectare, or 70-170 dwellings 
per hectare, for the current accessibility level of the site (PTAL 2-4).  

7.37.  Reserved Matters Applications made pursuant to the outline planning 
permission would need to demonstrate a policy compliant unit mix, whereby 
50% or more of the units are 2-bedrooms or more, in accordance with the 
Legacy Corporation’s Local Plan. The overall mix is not fixed at outline stage.  

Affordable housing 

7.38. The Masterplan sets a minimum affordable housing provision of 20% by 
habitable room across each plot or sub-plot as may be submitted for Reserved 
Matters; this secures a minimum of 20% affordable housing across the 
Masterplan area. This is in accordance with the Local Planning Authority’s 
independent viability appraisal of the site and what it can expect to viably 
deliver.  

7.39. Each Reserved Matters Application is required to submit a financial viability 
appraisal where the Local Planning Authority will negotiate with the Developer 
to secure an uplift in the amount of affordable housing that can be secured on 
that part of the site, with a target of reaching 35%. The viability review 
mechanism will be secured under the proposed S106 Agreement for the 
application; all subsequent Reserved Matters consents will be subject to the 
applicant(s) entering into a S106 Agreement substantially in accordance with 
the Agreement completed prior to the grant of outline permission for this 
application. 

7.40. The S106 Agreement would also secure a viability review mechanism to 
review the viability in the event of delayed commencement of development or 
significant pause in construction, as per any detailed planning application. 
Again, all Reserved Matters consents would be subject to the applicant(s) 
entering into an Agreement substantially in the form of the S106 Agreement 
for this application 

7.41. The tenure split within the Masterplan is 40:60, with 40% of affordable housing 
units to be provided as affordable rent, and 60% as intermediate.  

7.42. The Heads of Terms require that at least 40% of the affordable housing units 
within each Reserved Matters development to be 3-bedroom units, with the 
remainder to be provided as 2-bedroom units. This is to ensure there is a 
significant quantum of affordable family units.  

Public Realm and new routes  

7.43. The development plots parameter plan restricts the potential build footprint 
and dictates the areas of public realm and key routes. The development plots 
are drawn so as to create a new north-south route which will tie into the 
upgraded Hackney Wick Overground Station, due to be completed in early 
2018 which creates an underpass through the railway embankment.  



7.44. The development plots release land for new east-west links that will connect to 
the River Lee Navigation where they currently do not exist; this is within Main 
Yard (Plot GHI) and further north between Plots B and D, north of the Eton 
Mission Boat House. New streets will also connect the existing street network 
to the north-south route running through the application site. A new street is 
proposed to the south of the Former Carless Institute that will provide a new 
connection from Wallis Road to the north-south route.  

7.45. The open space, public realm and play space parameter plan details the 
locations of new public space, pocket parks and play space. The parameter 
plan spatially designates the public realm that is required to be provided per 
Plot, dovetailing with the DSF and Design Code. The following quantum of 
public realm will be delivered through the Masterplan: 

 1,047sqm of Linear Open Space; 

 463sqm of Pocket Parks; 

 1,522sqm of Small Open Space.  

7.46. New pocket parks, which will be publicly accessible are proposed to be 
located at three equidistant locations on the canal edge within Plots B, GHI 
and LM, a new pocket park is also proposed to the south of the Hackney Wick 
Overground entrance, which will be delivered as part of Plot J. 

7.47. The three pocket parks on the canal edge incorporate local play space, which 
will also be publicly accessible and will serve the whole Masterplan area.  

7.48. Linear Open Space is provided on the canal front in front of development 
footprints, and Small Open Space is located in Queens Yard and outside the 
Boat House. 

7.49. The Design Code provides detailed guidance on the design and treatment of 
the public realm; it breaks down the application site into typical conditions, 
these are:  

7.49.1. Historic Streets –the historic street pattern of Wallis Road and White 
Post Lane; guidance on how to reinforce the character of these historic 
streets through robust, simple and restrained built form that responds to 
heritage assets;  

7.49.2. Passages –new routes created across development plots to establish a 
secondary network of connections; they recall the historic grain of 
development and in some locations better reveal heritage assets to the 
public realm;  

7.49.3. Canal Edge –creating better access to the canal in terms of 
permeability and accessibility; guidance on supporting informal play, 
places to sit and new landscaping;  

7.49.4. Yards and Courts –distinctions between working yards and residential 
courts; the function of each should be clear and unambiguous in character.  

7.50. Area-specific codes apply to each of these typical conditions to give guidance 
to Developers on how to treat the relevant part of the site, to respond to the 
character and appearance of Hackney Wick.  

7.51. The design code identifies a number of key places; these are an additional 
layer to the typical conditions guidance of the public realm as described 
above. The key places have additional guidance due to their importance 
across the site and their sensitivity in such close proximity to the non-
designated heritage assets. The key places are: 



 Queens Yard; 

 Rubber Works Yard; 

 Boathouse Yard; and 

 North-South Route; 

7.52. The proposals dovetail with the approved public realm works for 80-84 & 88 
Wallis Road (Groveworld) and Hackney Wick Overground Station 
improvements.  

7.53. The footways, carriageways and public realm within each Plot boundary will 
be the responsibility of the landowners for that plot or sub-plot and will be 
included within their Reserved Matters Applications.  

7.54. The land outside of the plot boundaries will be the responsibility of the 
highway authorities. A side-wide public realm plan will be submitted that will 
design all areas of the public realm that fall outside of plot boundaries, 
predominantly being the highways. The designs will be consulted upon with 
the highway authorities and Transport for London. Section 278 contributions 
will be collected for the works to the highway. All new highways will be 
constructed to an adoptable standard.  

Play space  

7.55. Doorstep play space for children under 5 is assumed to be provided within 
development Plots, and will be detailed at Reserved Matters stage; this will be 
calculated based on the child yield of that detailed scheme.  

7.56. A minimum of 420sqm local play space is provided in the pocket parks, 
described above, on the canal edge. Local play space caters for children of 
the ages 5-11. Based on the illustrative masterplan, the Masterplan generates 
a requirement for 630sqm of local play space, although the exact quantum is 
unknown until Reserved Matters come forward and actual child yield is 
calculated. S106 contributions will be collected to contribute towards off-site 
local play space.  

7.57. There is no play space for over 12’s provided within the application site, as 
sufficient access is considered to be provided within prescribed distances of 
the application site.  

Access 

7.58. The vehicular and pedestrian access and servicing parameter plan provides 
detail of the proposed routes through the site –the parameter plan can be 
viewed in the appendix to the report. The outline planning application seeks 
approval for all necessary vehicular and pedestrian routes.  

7.59. All existing roads and spaces will maintain their mode of transport. In terms of 
new routes, the access arrangements will be the following: 

7.59.1. North-South route: pedestrian and cycle only, with emergency access 
from Wallis Road (between Plots EF and EX3, and N and GH); 

7.59.2. East-west connection between EX3 and EF off Wallis Road: all transport 
modes with no through route (with exception of emergency vehicles); 

7.59.3. Main Yard: all transport modes through Main Yard from Wallis Road, a 
new no-through vehicular route from Main Yard (GHI) to north-south route 
(with exception of emergency vehicles);  



7.59.4. East-west connection south of Plots A and B: all transport modes, with 
access off Berkshire Road and all transport mode route either side of 
Block D1 which will connect to Wallis Road.  

7.59.5. Canal edge: a new pedestrian and cycle only route running from Plot B 
down to the south of Block I (Main Yard), with connection to east-west 
route through Main Yard to north-south route.  

7.60. Loading areas are identified on the submitted vehicular and pedestrian access 
and servicing parameter plan; these are located away from the historic street 
network, on the new secondary roads.  

7.61. Walking and cycling have been prioritised in the design of the Masterplan. 

Cycling 

7.62. Cycle parking is required to be provided in accordance with the requirements 
set out in the London Plan; the precise detail will be submitted at Reserved 
Matters Application stage.  

7.63. The Masterplan proposes a cycle hire docking station, located within the 
public realm around Hackney Wick Overground Station. The precise location 
is to be agreed with TfL; the space will permit up to 27 bikes and will expand 
the network of docking stations in Hackney Wick and Fish Island, QEOP, and 
the surrounding area. 

Parking 

7.64. The proposed development is car-free, with the exception of Blue Badge 
parking and potential for parking for employment uses, in accordance with the 
London Plan’s maximum parking standards.  

7.65. The existing on-street spaces, which provide a total of 79 spaces will be 
retained, and are under the control of the local highway authorities. A 
condition is recommended to prevent any residents for applying for on-street 
car parking permits. A Controlled Parking Zone is also in place for the entirety 
of the application site.  

7.66. The Masterplan provides a policy compliant provision of Blue Badge car 
parking spaces; one Blue Badge space will be provided for every wheelchair 
accessible home, representing 10% of all residential units. Blue Badge spaces 
are required to be provided on-site, where possible. The detail will be 
confirmed at Reserved Matters Stage.  

7.67. A mechanism is proposed whereby un-used residential Blue Badge parking 
spaces will be made available to commercial users where it is proven that no 
more than 50% of blue badge spaces in any Plot are being used by accredited 
blue badge holders, and the use of such spaces would not exceed the London 
Plan standards for commercial uses. A site wide car parking management 
strategy is recommended to secure detail on how blue badge spaces will be 
managed, allocated and monitored, by condition.  

7.68. A framework travel plan has been submitted in support of the outline planning 
application. It is recommended that a condition is imposed on any outline 
planning permission to the effect that no Reserved Matters Application can be 
submitted for approval until a site-wide travel plan has been approved by the 
Local Planning Authority. An additional condition requiring all subsequent 
Reserved Matters Applications to demonstrate compliance with the approved 
site wide strategy to promote sustainable transport is also recommended.  

 

 



Heritage Assets 

7.69. The Masterplan seeks to bring the retained non-designated heritage assets 
back into viable use for the enjoyment of existing and future residents. 
Planning consent is sought for the proposed use classes of the retained 
buildings.  

7.70. The application establishes a heritage contribution fund, into which Plots will 
pay into when Reserved Matters Applications come forward. The Heads of 
Terms details the total and mechanism for allocation of the heritage fund. 

7.71. The design code includes a section on retained heritage assets, containing 
character and appearance codes to give clear guidance on the appropriate 
interventions to the fabric of the heritage assets. These are to the external 
envelope of the assets only, in order to better reveal their setting and special 
features. 

7.72. It should be noted that the application does not seek planning permission for 
these works to the retained heritage assets, and cannot guarantee that the 
works will be completed as it is outside of the Applicant’s land ownership. The 
Masterplan instead provides the framework, available funds and mechanism 
for these works to be realised by the landowners of these assets. The ES 
does not rely on guaranteed delivery of all heritage works. 

Phasing 

7.73. A phasing parameter plan forms part of the planning application; the delivery 
of the proposed development is broken down into three phases. It is assumed 
that the development will be phased over a period of 6 years between 2018 
and 2023, with construction starting on site as follows: 

 Phase 1: 2018-2020 

 Phase 2: 2019-2022 

 Phase 3: 2021-2023 

7.74. The plots within these phases can be viewed on the parameter plan in the 
appendix of this report. Given the land is not contained within one ownership it 
is not possible to control the delivery of re-development; the parameter plan 
has been used for environmental assessment in the ES. Recommended 
conditions allow for the amendment of the phasing parameter plan, although 
any changes to allow development to come out of sequence will need to be 
fully assessed to confirm the changes will not give rise to any new or 
materially different significant environmental effects to those in the approved 
ES.  

7.75. Section 13 contains recommended conditions on the time limits for Reserved 
Matters Applications in these phases to come forward.  

Environmental Statement 

7.76. Many of the significant effects identified in the ES are beneficial, these include 
improvements to setting of heritage assets within the Conservation Areas, 
improvements for pedestrians in terms of movement, improved views and 
additional jobs and employment opportunities. 

7.77. There are some significant negative effects associated with the construction 
phase, in particular on pedestrian and cycle facilities. The main negative 
effects upon completion of the proposed development are associated with 
daylight access and extent of overshadowing. However, through the 
development of detailed designs for the proposed development, improvements 
to daylight access can be made.  



7.78. After the mitigation measures are incorporated, as proposed to be secured by 
condition and S106 agreement, there are no significant adverse effects 
identified for any other topic.  

RMA Specification, Superseding Development Protocol 

7.79. A Reserved Matters Specification is proposed to detail what application 
documents are required to be submitted in support of a Reserved Matters 
Application to make it valid. The specification can be read in the appendix to 
this report.  

7.80. A superseding development protocol has been developed and will be secured 
through the S106 Agreement. It will set out the mechanism for non-material 
(s96A) and material (s73) amendment applications and slot-in applications can 
be made within the application site boundary, to ensure that any subsequently 
approved details do not compromise/prevent the comprehensive delivery of 
the Hackney Wick Masterplan.  

Framework S106 

7.81. The detailed Heads of Terms can be read in the assessment section of this 
report. The masterplan outline planning application will have a framework 
S106 Agreement (Framework s106) , imposing planning obligations on a Plot 
specific basis. As and when a Reserved Matters Application is made, the 
relevant landowner will be required to enter into a confirmatory Deed, the 
effect of which will be to bind all relevant obligations in the Framework s106 to 
that Plot(s) –any approval of a Reserved Matters Application would be made 
subject to first entering into the confirmatory Deed.   

 

8. LEGISLATION, POLICIES & GUIDANCE 

The Planning (Listed Buildings and Conservation Areas) Act 1990 

8.1 The Planning (Listed Buildings and Conservation Areas) Act 1990 ("LBCAA 
1990") is the primary legislation under which the impact of a development on a 
heritage asset is to be assessed. The legislation is at the top of the hierarchy, 
followed by national policy and guidance (NPPF and PPG), then followed by 
local policies and guidance (LLDC Local Plan).  

8.2 Section 72 (s72)of the LBCAA 1990 applies in the consideration of the impact 
of development on conservation areas. S72 requires the Local Planning 
Authority to pay special attention to the desirability of preserving or enhancing 
the character or appearance of a conservation area in relation to buildings or 
land within a conservation area. 

8.3 Section 72(1) of the LBCAA 1990 states as follows: 

"In the exercise, with respect to any buildings or other land in a conservation 
area, of any functions under or by virtue of any of the provisions mentioned in 
[amongst others, the Town and Country Planning Act 1990], special attention 
shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area."  

8.4 The legislation does not extend to buildings or land outside, but near to a 
conservation area, regardless of their proximity to the conservation area.  

8.5 Section 66 (s66) of the LBCAA 1990 applies to the general duty of Local 
Planning Authorities in protecting Listed Buildings.  

8.6 Section 66(1) of the LBCAA 1990 states as follows: 
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"In considering whether to grant planning permission for development which 
affects a listed building or its setting, the local planning authority or, as the 
case may be, the Secretary of State shall have special regard to the 
desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses."  

8.7 Unlike s72, s66 requires the setting of the listed buildings to be considered, 
with Local Planning Authorities having to have a special regard extending 
beyond the listed building itself.  

The National Planning Policy Framework (NPPF) 

8.8 The policies in the NPPF are material considerations in the determination of 
applications.   

8.9 The NPPF recommends that as of April 2013, due weight should be given to 
relevant local plan policies according to their degree of consistency with the 
NPPF.  

8.10 The NPPF should be read in conjunction with Planning Practice Guidance 
(PPG), a new web-based resource for all users of the planning system.  

8.11 The following NPPF sections are relevant to this planning application: 

1. Building a strong, competitive economy 

4. Promoting sustainable transport 

6. Delivering a wide choice of high quality homes 

7. Requiring good design 

8. Promoting healthy communities 

10. Meeting the challenge of climate change, flooding and coastal change 

11. Conserving and enhancing the natural environment 

12. Conserving and enhancing the historic environment 

Ensuring viability and deliverability (paragraph 173) 

8.12 The NPPF defines a heritage asset as a building, monument, site, place, area 
or landscape identified as having a degree of significance meriting 
consideration in planning decisions, because of its heritage interest. Heritage 
assets include designated heritage assets and non-designated heritage assets 
identified by the Local Planning Authority.  

8.13 Paragraph 128 and 129 state that decisions should be based on the 
significance of the heritage asset. The “significance” of a heritage asset is 
defined in the NPPF as “the value of a heritage asset to this and future 
generations because of its heritage interest. That interest may be 
archaeological, architectural, artistic or historic. Significance derives not only 
from a heritage asset’s physical presence, but also from its setting”. The 
NPPF provides the justification for assessing harm of development outside of 
a Conservation Area, that is not provided by Section 72 of the LBCAA 1990.  

8.14 The NPPF distinguishes between harm that is substantial and harm that is 
less than substantial. The approach to decision making depends upon the 
extent of the harm caused, in consideration of the asset’s significance.  

8.15 For harm to be considered substantial the impact upon the significance of the 
asset is required to be serious such that ‘very much if not all of the 
significance is drained away’ (derived from Caselaw, in particular Bedford 
[2013 EWHC 2847]). Paragraph 017 of the PPG provides further clarification, 



it states that ‘in general terms, substantial harm is a very high test, so it may 
not arise in many cases’. Of what should be assessed is the degree of harm to 
the asset’s significance, rather than the scale of the development.  

Designated Heritage Assets  

8.16 Paragraph 132 states that great weight should be given to the asset’s 
conservation when considering the impact of a proposed development on the 
significance of a designated heritage asset. Where a proposal will lead to 
substantial harm to or a total loss of significance of a designated heritage 
asset, the NPPF states that Local Planning Authorities should refuse consent 
unless it can be demonstrated that the substantial harm or loss is necessary to 
achieve substantial public benefits that outweigh that harm or loss.  

8.17 Where development proposals will lead to less than substantial harm to the 
significance of a designated heritage asset, paragraph 134 requires the harm 
to be weighed against the public benefits of the proposals, including securing 
its optimum viable use.  

Non-Designated Heritage Assets  

8.18 Paragraph 135 requires that the effect of an application on the significance of 
a non-designated heritage asset should be taken into account; in weighing 
applications that directly or indirectly affect non-designated heritage assets, a 
balanced judgement is required having regard to the scale of any harm or loss 
and the significance  of the heritage asset.  

8.19 Paragraph 137 of the NPPF sets out how local planning authorities should 
approach development within conservation areas. It states that development 
proposals that preserve elements of the setting of heritage assets that make a 
positive contribution to or better reveal the significance of the asset should be 
treated favourably. The NPPF states that not all elements of a conservation 
area will necessarily contribute to its significance.  

8.20 For the purposes of S.38(6) of the Planning and Compulsory Purchase Act 
2004, the adopted ‘Development Plan’ for this site current is the London 
Legacy Development Corporation’s Local Plan 2015-2031 (July 2015) and the 
London Plan. The contents of the Government’s National Planning Policy 
Framework are also relevant material considerations and have been taken into 
consideration. 

8.21 The most relevant policies are listed below: 

The London Plan (March 2016) 

Policy 2.4   The 2012 Games and their legacy 
Policy 2.9   Inner London 
Policy 2.13  Opportunity areas 
Policy 2.14  Areas for regeneration 
Policy 3.3 Increasing Housing Supply 
Policy 3.4   Optimising Housing Potential 
Policy 3.5  Quality and Design of Housing Developments 
Policy 3.6 Children and young people’s play and informal recreation 

facilities 
Policy 3.9   Mixed and Balanced Communities 
Policy 3.10  Definition of Affordable Housing 
Policy 3.12  Negotiating Affordable Housing on Individual Private Residential 

and Mixed Use Schemes  
Policy 3.13  Affordable Housing Thresholds 
Policy 3.16 Protection and enhancement of social infrastructure 
Policy 4.1  Developing London’s Economy 



Policy 4.3 Mixed use development and offices 
Policy 4.6 Support for and enhancement of arts, culture, sport and 

entertainment 
Policy 4.7 Retail and town centre development 
Policy 4.12  Improving Opportunities for All 
Policy 5.1 Climate change mitigation  
Policy 5.2  Minimising Carbon Dioxide Emissions 
Policy 5.3  Sustainable Design and Construction 
Policy 5.5  Decentralised Energy Networks 
Policy 5.6  Decentralised Energy in Development Proposals 
Policy 5.7 Renewable Energy 
Policy 5.9  Overheating and Cooling 
Policy 5.11  Green Roof and Development Site Environs 
Policy 5.12 Flood Risk Management 
Policy 5.13  Sustainable Drainage 
Policy 5.15  Water Use and Supplies 
Policy 5.17  Waste Capacity 
Policy 5.18 Construction, excavation and demolition waste 
Policy 5.19 Hazardous waste 
Policy 5.21  Contaminated Land  
Policy 6.2 Providing public transport capacity and safeguarding land for 

transport 
Policy 6.3  Assessing the Effects of Development on Transport Capacity 
Policy 6.7 Better streets and surface transport 
Policy 6.9  Cycling 
Policy 6.10  Walking 
Policy 6.12 Road network capacity 
Policy 6.13  Parking 
Policy 7.1  Lifetime neighbourhoods 
Policy 7.2  An inclusive environment 
Policy 7.3 Designing out crime 
Policy 7.4  Local character 
Policy 7.5  Public realm 
Policy 7.6  Architecture 
Policy 7.7  Location and Design of Tall and Large Buildings 
Policy 7.8  Heritage Assets and Archaeology 
Policy 7.9 Heritage-led regeneration 
Policy 7.13 Safety, security and resilience to emergency 
Policy 7.14  Improving Air Quality 
Policy 7.15  Reducing and managing noise, improving and enhancing the 

acoustic environment and promoting appropriate soundscapes 
Policy 7.18 Protecting open space and addressing deficiency 
Policy 7.19  Biodiversity and access to nature 
Policy 7.24 Blue Ribbon Network 
Policy 7.27 Blue Ribbon Network: supporting infrastructure and recreational 

use 
Policy 7.28 Restoration of the Blue Ribbon Network  
Policy 7.30 London’s canals and other rivers and waterspaces 
Policy 8.2  Planning Obligations 

London Legacy Development Corporation Local Plan (July 2015) 

Policy SD.1  Sustainable development 
Policy SP.1    Building a strong and diverse economy 
Policy B.1    Location and maintenance of employment uses  
Policy B.2   Thriving town, neighbourhood and local centres 



Policy B.4   Providing low-cost and managed workspace 
Policy B.5  Increasing local access to jobs, skills and employment 

training 
Policy SP.2  Maximising housing and infrastructure provision 
Policy H.1    Providing a mix of housing types 
Policy H.2   Delivering affordable housing 
Policy CI.1  Providing new and retaining existing community 

infrastructure 
Policy SP.3  Integrating the built and natural environment 
Policy BN.1   Responding to place 
Policy BN.2  Creating distinctive waterway environments 

      Policy BN.3  Maximising biodiversity 
Policy BN.4  Designing residential schemes 
Policy BN.5  Requiring inclusive design 
Policy BN.7  Improving local open space 
Policy BN.8  Maximising opportunities for play 
Policy BN.10  Proposals for tall buildings  
Policy BN.11  Reducing noise and improving air quality 
Policy BN.12  Protecting archaeological interest 
Policy BN.13  Improving the quality of land 
Policy BN.16  Preserving or enhancing heritage assets 
Policy SP.4 Planning for and securing infrastructure to support growth 

and  convergence 
Policy T.2   Transport Improvements 
Policy T.4  Managing development and its transport impacts to 

promote 
sustainable transport choices and prioritise pedestrians 
and cyclists 

Policy T.5   Street Network 
Policy T.6   Facilitating local connectivity 
Policy T.7   Transport assessments and travel plans 
Policy T.8   Parking and parking standards in new development 
Policy T.9   Providing for pedestrians and cyclists 
Policy SP.5  A sustainable and healthy place to live and work 
Policy S.1   Health and wellbeing 
Policy S.2   Energy in new development 
Policy S.3   Energy infrastructure and heat networks 
Policy S.4   Sustainable design and construction 
Policy S.5   Water supply and waste water disposal 
Policy S.6   Waste reduction 
Policy S.7   Overheating and urban greening 
Policy S.8   Flood risk and sustainable drainage measures 
Policy SA1.1 Managing change in Hackney Wick and Fish Island 
Policy SA1.2 Promoting Hackney Wick and Fish Island’s unique 

identity and appearance 
Policy SA1.3 Connecting Hackney Wick and Fish Island 
Policy SA1.4 Preserving or enhancing heritage assets in Hackney 

Wick and Fish Island 
Policy SA1.5  Improving the public and private realm in Hackney Wick 

and Fish Island 
Policy SA1.6 Building to an appropriate height in Hackney Wick and 

Fish Island 
 
 

 



Site Allocation SA1.1 ‘Hackney Wick Station Area’  

8.22 The application site comprises part of the boundary of Site Allocation SA1.1 as 
shown by the extract from the Local Plan below. The Site Allocation contains a 
number of key development principles, although the summary text states: 

‘An area around Hackney Wick Station supporting comprehensive 
employment-focused mixed-use development, including a significant number 
of new homes, complemented by new retail, leisure, food/drink and community 
facilities. Development should deliver a mix of uses around the rebuilt 
Hackney Wick Station, integrate with established retail frontage at Felstead 
Street and Prince Edward Road, and utilise buildings of heritage value’.  

 

Conservation Area Extensions 

Hackney Wick Conservation Area 

8.23 The Conservation Area was extended by LLDC in 2014; the original 
designation was tightly drawn around the historic buildings associated with the 
development of this area of innovative and productive industries at the 
forefront of early consumer manufacturing and economic growth in the late 
19th and early 20th centuries. The extension in 2014 extended the boundary 
eastwards to the canal and southwards to the railway line.  

Fish Island and White Post Lane Conservation Area 

8.24 The Conservation Area was extended by LLDC in 2014; the original boundary 
was to the south of the Hertford Union Canal. In 2014, the LLDC extended the 
boundary northwards to include the area immediately south of the railway line, 
the Hertford Union Canal and the River Lee Navigation. 

Other relevant material considerations: 

 Hackney Wick Conservation Area Appraisal (November 2014) 

 Hackney Wick Final Management Guidelines (March 2015) 



 Fish Island and White Post Lane Conservation Area Appraisal (November 
2014) 

 Fish Island and White Post Lane Management Guidelines (March 2015) 

 LLDC Draft Hackney Wick and Fish Island SPD (2016) 

 LLDC Planning Obligations SPD (2016) 

 Mayor of London - Draft Affordable Housing and Viability SPG (2016) 

 Historic England Good Practice Advice Note (2015) – Decision-Taking in 
the Historic Environment (GPA2) 

 Historic England Good Practice Advice Note (2015) –The Setting of 
Heritage Assets (GPA3) 

 Historic England Advice Note 4 (2015) –Tall Buildings 

 

9. CONSULTATIONS 

9.1. There have been three rounds of consultation on the outline planning 
application. The consultation process and responses received have been 
summarised by reference to each consultation period.  

9.2. The application and ES were first consulted upon when it was validated by 
Officers on 12th May 2016. In receipt of representations and comments from 
PPDT’s Environmental, Transport, Legal and Heritage Consultants, further 
information pursuant to regulation 22(1) and 22(10) of the EIA Regulations 
2011 (As Amended) was requested on 3rd August 2016. The Further 
Information was submitted to the Local Planning Authority in February 2017 
and was subject to a second round of consultation that replicated that of the 
first round of consultation in terms of publicity and who had been consulted (in 
addition to all those who had made a representation in the first round). 

9.3. Following discussions and negotiations between the Applicant and the Local 
Planning Authority some changes to building heights and the levels of 
affordable housing proposed were made. The Applicant submitted an 
amended maximum heights parameter plan, an updated Design Code, an 
updated Design and Access Statement Tall Building Statement and a viability 
addendum note. The submission of detail was accompanied by a clarification 
note from the Applicant confirming that the changes did not result in any new 
or material environmental effects that were not already assessed in the 
submitted ES.  

9.4. The Local Planning Authority undertook a third round of consultation for 14 
days to re-consult on the changes. All those that responded to the first and/or 
second rounds of consultation were notified and given 14 days to respond. 
The consultation was commenced on 6th April 2017 and expires on 20th April 
2017; representations received after the publication of the Committee Report 
will be reported to Members in an Update Report.  

9.5. The GLA have not issued their Stage 1 comments on the application; the 
Mayor’s meeting is on the 24th April 2017, and the Stage 1 Report will be 
issued on this date. The Mayor’s Stage 1 comments will be reported to 
Members in an Update Report.  

9.6. The Applicant, PPDT’s Officers and GLA Officers have worked closely 
together to maximise the amount of affordable housing that can be achieved 
on the site. A number of meetings have been held to discuss the scheme, and 



amendments have been made in response to comments made by GLA 
Officers.  

First round of consultation –commenced 12th May 2016 

9.7. The application and ES were advertised in the Hackney Today local 
newspaper and 10 x site notices were displayed around the application site.  

9.8. A total of 936 neighbour letters were sent to surrounding residents, local 
businesses and local interest groups. The letters publicised the planning 
application, and informed residents/businesses/interested parties of two 
consultation drop-in events that were being held at Hub 67. 

9.9. The consultation drop-in event was organised and held by the Local Planning 
Authority and the Applicant on the following times: 

i. Saturday 21st May 2016: 11:00-16:00 

ii. Monday 23rd May 2016: 14:00-20:00 

9.10. The drop-in event provided further information about the outline planning 
application in the form of exhibition boards, the application documents and 
summary vision statements. It also provided the opportunity for local people to 
ask any questions to the planning officer, applicant or architect team who were 
present at the event. Consultation sheets were made available for local people 
to make representations on the application at the drop-in event; and the email 
address for making representations post the event was provided. 

9.11. The following statutory and non-statutory consultees were consulted on the 
application: 

• LB Hackney Planning  

• LB Hackney Environmental Health 

• LB Hackney Highways  

• LB Hackney Transportation 

• LB Hackney Waste 

• LB Hackney Design & Conservation 

• LB Hackney Parking 

• LB Hackney Local Lead Flooding Authority 

• LB Tower Hamlets Planning 

• LB Tower Hamlets Environmental Health 

• LB Tower Hamlets Highways  

• LB Tower Hamlets Transportation 

• LB Tower Hamlets Waste 

• LB Tower Hamlets Design & Conservation 

• LB Tower Hamlets Parking 

• LB Tower Hamlets Local Lead Flooding Authority 

• Environment Agency 

• Historic England 

• Historic England- Greater London Archaeological Advisory Service 

(GLAAS) 

• Thames Water 

• BT 

• Transport for London  

• East London NHS Foundation Trust 

• Health Protection Agency 



• Secretary of State DCLG 

• Metropolitan Police 

• London Fire Emergency Planning Authority 

• London Cycling Campaign 

• Canal and River Trust 

• London Ambulance 

• Greater London Authority  

• Heritage of London Trust 

• Health Safety Executive 

• Docklands Light Railway 

• Network Rail 

• Network Rail Infrastructure Manager 

• London Overground 

• Crossrail  

• HS1 

• Natural England 

• National Grid 

• London Power Networks 

• London City Airport 

• Cofely East London Energy  

• Lee Valley Regional Park Authority  

• London Wildlife Trust 

• CGMS Consulting  

• London Borough of Newham Planning 

• Greater London Industrial Archaeology Society 

• The Victorian Society 

• The Twentieth Century Society 

• Save Britain’s Heritage 

• East End Waterways Group  

• The Hackney Wick and Fish Island Planning and Development group   

• Affordable Wick  

• Stour Space, 7 Roach Road, Fish Island 

• Lea Rivers Trust  

• Cultural Interest Group  

• The Yard Theatre  

• The Theatres Trust 

• Eton Mission Rowing Club 

• Lea Rowing Club 

• LLDC Built Environment Access Panel  

• LLDC Accessibility 

• Here East 

• Mossbourne Primary School 

• East Wick and Sweetwater  

 

 

 

 

 



9.12.  The following representations were received (in order of receipt): 

Crossrail 

9.13. It was confirmed on 17th May 2016 that the application site is outside the limits 
of land subject to consultation under the Safeguarding Direction; Crossrail 
therefore did not wish to comment on the planning application.  

GLAAS 

9.14. GLAAS provided comments on 16th May 2016; it was confirmed that the 
application site either affects a heritage asset of archaeological interest or lies 
in an area where such assets are expected. GLAAS Officer’s appraisal of the 
application indicated that the development would not cause sufficient harm to 
justify refusal of planning permission provided that a condition is applied to 
require an investigation to be undertaken to advance understanding. A 
condition to require a Written Scheme of Investigation prior to any 
development was recommended.  

9.15. Officer response: A planning condition is recommended in Section 13 of the 
report for a Written Scheme of Investigation to be submitted to the Local 
Planning Authority for approval, prior to any demolition or development. 

London Overground  

9.16. It was confirmed on 20th May 2016 that London Overground had notified 
Network Rail of the application, who comment on Infrastructure Protection 
matters. London Overground noted that development activity should not pose 
a risk to the safety of the travelling public or disrupt the railway service. 

National Grid 

9.17. National Grid confirmed on 20th May 2016 that it had identified apparatus in 
the vicinity of the application site which may be affected by the development 
proposals. It was requested that the Local Planning Authority inform National 
Grid of the decision the authority is likely to make regarding the application.  

London Underground 

9.18. It was confirmed on 24th May 2016 that London Underground Infrastructure 
Protection had no comments to make on the planning application.  

Natural England 

9.19. Natural England provided comments on 24th May 2016; the letter provided 
Natural England’s advice for LLDC application affecting Queen Elizabeth 
Olympic Park (QEOP) in relation to Biodiversity Action Plan (BAP).  

9.20. Natural England requested the protection of BAP during construction phases, 
and gave guidance on what construction code of conduct should 
prohibit/restrict during construction. For landscaping, it was advised that sites 
use native species preferably of local provenance; the innovative BAP work on 
QEOP was recommended to extend beyond the boundaries of the Olympic 
Park wherever opportunities occur, being able to be achieved through 
networks of green infrastructure. The application site was identified as being 
an area that could benefit from enhanced green infrastructure provision and 
would encourage the incorporation into the development. Natural England also 
noted that it would welcome the incorporation of green or brown roofs 
wherever possible.  

9.21. For applications affecting breeding birds, Natural England advised that works 
should commence outside of the bird-breeding season (March-September). 



9.22. Officer response: Planning conditions are recommended that will address 
Natural England’s comments; a Green Infrastructure Statement is required to 
be submitted with every Reserved Matters Application that would detail the 
amount of BAP to be provided, details of lighting on River Lea Navigation, and 
buffer zones; landscaping proposals to include native species; and a 
Construction Environmental Management Plan (CEMP) requires ecological 
survey for protected species if construction is carried out during bird-breeding 
season. 

9.23. It is considered that the development will increase the amount of green 
infrastructure in Hackney Wick, with principles established in QEOP extended 
into the application site.  

LB Tower Hamlets Environmental Health 

9.24. Contaminated Land Officers provided comments on 24th May 2016 to 
recommend a contaminated land condition to require a site investigation study 
to be undertaken, a remediation strategy and a verification report to confirm 
the remediation works had been carried out in accordance with the approved 
remediation strategy.  

9.25. Officer response: Contaminated land conditions are recommended in Section 
14 of the report that covers LB Tower Hamlets Contaminated Land Officer’s 
request. 

9.26. Air quality officers provided comments on 8th June 2016. The construction 
phase was noted to have the potential to cause issues with dust and 
emissions so appropriate mitigation and management was noted to be 
included in a Construction Environment Management Plan (CEMP). It was 
advised that the CEMP should include a statement of compliance with the new 
GLA Non Road Mobile Machinery Low Emission Zone emissions requirements 
as set out in the GLA ‘Control of Dust and Emissions during Construction 
SPG’. Further mitigation for the development to be air quality neutral was 
requested.  

9.27. Officer response: Planning conditions for a CEMP and dust mitigation are 
recommended in Section 13 of the report.  

Docklands Light Railway 

9.28. It was confirmed on 26th May 2016 that the DLR had no comments to make 
from an Infrastructure Protection perspective.  

Twentieth Century Society 

9.29. The Twentieth Century Society confirmed on 26th May 2016 that they objected 
to the outline planning application on the basis that it would involve the loss of 
two local buildings of interest -88 Wallis Road and the Spegelstein & Son 
building –both which are considered by Twentieth Century Society to generate 
cumulative harm to the Hackney Wick Conservation Area. It is recommended 
that the proposals are amended to retain and sensitively re-use more of the 
existing historic fabric.  

9.30. The loss of these buildings would contribute significantly to the erosion of the 
unique sense of place of the area. There are also a number of other twentieth 
century buildings within the application site that do not have substantial 
architectural value when considered individually, but together contribute to the 
‘robust, utilitarian’ character of the area. The Twentieth Century Society 
consider their cumulative loss to have an overall negative impact on the sense 
of place and in this way their demolition will go against the advice of Historic 
England.  



9.31. Officer response: The principle of the demolition of Spegelstein & Son building 
has been established and granted in the approval of 80-84 & 88 Wallis Road 
planning application 14/00387/FUL; the planning application also granted to 
part demolition of 88 Wallis Road, although retains the corner which is 
identified as a non-designated heritage asset.  

9.32. The Twentieth Century Society’s comments are noted in relation to cumulative 
change. The submitted Heritage Statement has undertaken a comprehensive 
review of all buildings within the application site and has assessed the 
contribution of each building towards the character and appearance of the 
Conservation Areas. The extent of demolition proposed is assessed in Section 
10 of the report. The effects of the loss of these two buildings on the 
Conservation Areas have been taken into account in the planning balance with 
special regard to the Local Planning Authorities duties under Section 72 of the 
LBCAA 1990.  

Network Rail (High Speed 1) 

9.33. On 24th May 2016, HS1 recommended a number of planning conditions in 
relation to: foundation design; construction safety; demolition; site 
investigation, excavations; vibration; and imposed loads, all in relation to Plots 
A, B or D. A couple of informatives were also recommended in request the 
Applicant to engage with HS1. 

9.34. Officer response: The recommended conditions have been added to Section 14 
of the report. 

BT  

9.35. A BT Property Manager confirmed on 27th May 2016 that BT had a property in 
Hepscott Road, therefore would like to be made aware of further 
developments associated with the scheme.  

Theatres Trust 

9.36. The Theatres Trust provided comments on 31st May 2016 to confirm that the 
Trust generally supported the outline planning application and the retention 
and promotion of the cultural industries currently operating in the area. The 
provision of a new theatre site and facility to replace The Yard when their 
current building is redevelopment is particularly supported. The Trust advised 
that flexibility is needed to be enshrined in any outline planning permission 
granted to allow for a suitable final design that reflects the theatre’s specific 
cultural and operational needs. 

9.37. Officer response: the outline planning permission provides a framework for 
which a Reserved Matters Application would need to be made that would 
confirm the detailed design; it is considered that the outline planning 
application provides sufficient flexibility.  

Port of London Authority 

9.38. The Port of London Authority (PLA) confirmed on 2nd June 2016 that they had 
no objection to the proposed development; PLA Officers noted that the 
proposed enhancement of the waterside environment, facilitation of publicly 
open spaces and the reactivation of the Blue Ribbon Network was supported.  

London City Airport 

9.39. It was confirmed on 2nd June 2016 that London City Airport had no 
safeguarding objections to make on the planning application. It noted that no 
cranes should be erected on the site unless construction methodology and 



details of the use, location, height and duration of the development had been 
submitted to London City Airport for approval. 

9.40. Officer response: The recommended Construction Environment Management 
Plan conditions requests details of the proposed location and height of 
proposed cranes.  

Transport for London  

9.41. TfL provided comments on 2nd June 2016; it was confirmed that the PTAL 
score for the site currently ranges between 2 to 4 (poor to good), by 2021, the 
PTAL score is expected to rise to between 3 to 4 across the site (moderate to 
good). The following comments were made under the following sub-headings: 

9.42. Car Parking –Clarification requested on quantum of car parking that would be 
consented at outline stage and how proposed off-street and on-street parking 
would be allocated and managed. It was welcomed that residential parking 
provision would only provide car parking at a ratio of 1 space per wheelchair 
accessible unit. It was noted that non-operational maximum car parking 
standards for B1 use would allow for a range of between 30 and 50 spaces. 
Any approach to convert un-used Blue Badge spaces to non-residential car 
parking spaces was noted as needing full justification if it were to be 
considered acceptable. It was recommended that a Car Parking Management 
Plan and electric vehicle charging points be secured by condition. The car club 
space was advised to be secured by S106 Agreement. 

9.43. Cycle Parking and Cycle Hire –TfL welcome the provision of cycle parking in 
line with London Plan minimum standards; it is recommended the Application 
provide cycle parking above the minimum. TfL Officers agree the general 
principle of constructing a cycle hire docking station, although required clarity 
on how it would be secured. TfL requested £100,000 toward the construction 
of the new docking station.  

9.44. Trip Generation and Impact –TfL highlighted some incorrect assumptions 
and errors in the Transport Assessment trip generation and impact 
assessment; it was requested that these be corrected. Some detailed 
comments were provided on the estimated resident journey to work mode 
shares for public transport; TfL considered that employment trips and 
residential travel to work patterns will use bus services to a greater extent than 
suggested by the Applicant. It was noted that existing data shows problems of 
overcrowding on bus services which need to be addressed to serve the 
proposed development. TfL suggested some further sensitivity analysis to 
assess the impact on public transport.  

9.45. TfL requested a total of £475,000 towards the cost of an additional return 
journey on bus route 339 to support an enhanced peak service to mitigate the 
impact of the development on demand for this bus route. To enhance 
additional bus services and connectivity through the site, TfL ask the 
application to identify a stand space for a terminating bus route, as well as 
reference in the design code to bus stops and associated infrastructure.  

9.46. TfL confirm that the submitted site-wide framework travel plan passes the 
ATTrBuTE assessment use be TfL to assess the content. TfL recommend 
conditions to be imposed to require construction logistics plans and delivery 
and servicing plans.  

9.47. Officer response: The Applicant addressed TfL’s comments on trip generation 
and impact in the Regulation 22 Further Information. In addition, the Applicant 
provided detailed responses to TfL’s comments and a meeting was held on 
23rd February 2017 with TfL, LB Hackney Highways and the Applicant to 



discuss comments. TfL have since submitted a second representation which 
provides their final comments on the proposed development. The Applicant 
and TfL are still in discussions regarding S106 contributions to be secured, an 
update will be provided to Members in an Update Report.  

Historic England 

9.48. Historic England provided comments on 1 June 2016. In Historic England’s 
words they summarise as follows: 

9.49. “Historic England recognises the groundwork for major change and 
redevelopment in Hackney Wick has been set in various areas of policy. This 
degree of change has the potential to be harmful to the significance of the 
Hackney Wick and Fish Island Conservation Areas if not subject to clear 
controls. While we identify areas of harm associated with the proposals, in our 
view the outline permissions detailed by this application represent a good 
opportunity to maintain and enhance key elements of Hackney Wick’s 
significance for future generations”.  

9.50. Historic England noted that if the area were subject to individual planning 
applications, the number of great buildings in the application site could not be 
kept from demolition and redevelopment. Such applications have already 
come forward and, without the benefit of an outline permission, the lack of a 
masterplan makes the ongoing management of the conservation area more 
challenging. Historic England therefore state that they are pleased to find the 
Legacy Corporation carrying out its duties to provide plan led development, 
particularly in areas likely to undergo significant change. Historic England 
particularly support the design code that has been established to maintain the 
longstanding sense of place.  

9.51. Historic England confirmed their support for the inclusion of a Tall Buildings 
Statement in the Design and Access Statement. Plot K at 11-storeys was 
identified has having the potential to cause harm; it was advised that careful 
consideration should be given to the appropriateness of buildings of this 
height.  

9.52. The heritage asset contribution fund was welcomed by Historic England; it 
follows previous Historic England advice and was considered to provide 
valuable opportunities to reveal and enhance the significance of these assets, 
in particular the Lord Napier public house which is in great need of repair.  

9.53. Historic England requested that the following comments were incorporated 
into the final scheme to ensure the historic significance of the conservation 
areas are incorporated into the proposals: 

i. It would be beneficial to consider what opportunities there are to sustain 
the existence of Main Yard. The loss of a yard of this size is likely to be 
harmful to the significance of the conservation area; some provision of 
space in this location, combined with thoughtful public realm treatments 
would sustain some of the  character of the conservation area; 

ii. Given the scale of demolitions that would be possible under the proposals, 
it is recommended that conditions are set that will ensure demolition does 
not take place until a detailed scheme for the different elements of the site 
is secured.  

9.54. Subject to consideration of the above points, Historic England recommended 
that the application be decided in accordance with national legislation and 
policy. 



9.55. Officer response: Plot K has been reduced in height by 3-storeys, from 11-
storey to 8-storeys. This is considered to respond positively to Historic 
England’s comments. Historic England were re-consulted on this amendment, 
their comments can be read in the second round of consultation response 
section. A condition is recommended to prevent the demolition of any 
buildings until a construction contract has been entered into following the grant 
of any reserved matters. There have been no amendments made to the 
existence of Main Yard; the Heritage Statement concludes that Main Yard is 
post-war in character and does not positively contribute to the character of the 
Hackney Wick Conservation Area –this is fully assessed in Section 10 of this 
report. A new public space is proposed instead to the north of Main Yard 
outside the Eton Mission Boat Club.  

Canal and River Trust 

9.56. The Canal and River Trust provided comments on 9th June 2016. The Trust 
confirmed that they welcomed the comprehensive consideration of the site 
and hoped that the proposals would create a positive waterway environment, 
bringing animation and activity to the water space; the following specific 
comments were made: 

i. The Trust are keen to ensure the mix of retail and commercial uses along 
the waterfront at ground floor animate and activate the waterfront at 
ground floor. The Trust would like to see how the waterside area is 
proposed to be landscaped to the water’s edge;  

ii. Some concerns in relation to the proposed tall buildings on the waterside 
in relation to overshadowing the Lee Navigation which may have a 
detrimental impact upon the ecology of the waterway and the microclimatic 
effects on navigation. It was suggested that Block B be set back from the 
water’s edge;  

iii. The Trust requests a condition to require a waterway wall survey and 
repairs that might be identified; 

iv. The energy plan does not include any reference to considering the water 
from the Lee Navigation for heating and cooling via a water source heat 
pump; 

v. The waterside area should be positively drained, with any discharges to 
the Navigation needing to be agreed in writing with the Trust’s Utilities 
team. An informative is requested in relation to this. As the site is identified 
as being potentially contaminated, the Trust does not permit any rainwater 
run-off or discharge of collected rainwater into the River Lee Navigation 
during construction works.  

vi. A Construction Environment Management Plan should be produced that 
will ensure fugitive dust emissions from the construction site do not 
adversely impact the River Lee Navigation and its users.  

vii. Any proposed new lighting should not spill over the waterspace as this 
may adversely affect ecology. A condition is requested for further details of 
lighting.  

viii. It is requested that the development updates the Heads of Terms to 
include a contribution towards waterway environment improvements.  

9.57. Officer response: CRT’s recommended conditions and informatives have been 
added to section 13 of the report. Overshadowing and microclimatic affects 
have been fully assessed in the Environmental Statement and concluded to be 
acceptable. The planning gain from the development has been prioritised 



towards the maximisation of affordable housing, therefore no waterway 
environment improvements monies are proposed.  

Yard Theatre 

9.58. The Yard Theatre confirmed on 14th June 2016 that they supported the 
application; the Theatre supports the retention and promotion of the cultural 
industries currently operating in the area. The provision of a new theatre site 
and facility to replace the Yard is particularly supported. The new building will 
allow The Yard to grow its work as a space that brings together artists and 
residents to share new experiences. The building will not only benefit the 
developments occurring within Queens Yard but also the wider activity of the 
local area.  

9.59. The Use Class of the Theatre as D-Class is supported; whilst a theatre is 
normally a sui generis use, it is important to note the wider community uses 
that the building will support and accommodate outside of performance times. 
This reflects the aspirations for a relocated Yard Theatre.  

9.60. The holistic approach for the development of Hackney Wick that will respect 
the heritage of the area is supported, ensuring that workspace, retail and 
community facilities are not lost, whilst improving infrastructure and increasing 
the number of people who can live in and enjoy the area, through new 
housing. In particular, the increase of B1 space to ensure low-cost creative 
workspace is delivered is supported.  

Network Rail 

9.61. Network Rail provided comments on 17th June 2016; it was confirmed that 
during construction and occupation of the development, the Applicant should 
ensure that the development does not encroach onto Network Rail land, affect 
the safety of the railway and infrastructure, adversely affect railway land, over-
sail or cause obstruction on Network Rail’s land.  

9.62. Detailed comments were provided on future maintenance, requesting at least 
a 2 metre space between buildings and Network Rail’s boundary to permit 
future maintenance; drainage; plant and materials; piling; fencing; 
landscaping; lighting; and noise and vibration.   

9.63. Officer response: Officers are in discussions with the Applicant, an update will 
be provided to Members.  

Here East 

9.64. Deloitte submitted a representation on behalf of their client Here East on 29th 
June 2016, in support of the outline planning application proposals. The 
proposals are noted to significantly increase the B1a office floorspace within 
Hackney Wick, which are considered by Here East to complement Here East’s 
offer by establishing a major digital and creative cluster in QEOP and Hackney 
Wick.  

9.65. Here East hope that similar investment in sustainable transport options is 
provided in the application proposals to enhance the connectivity between the 
two sites. It is also noted that consideration should be given to taxi access.  

Sadler’s Wells 

9.66. Sadler’s Wells provided comments on 22nd June 2016 confirmed their support 
of the proposals. It was noted that Sadler’s Wells are in support of the 
retention and promotion of the cultural industries currently operating in the 
area, particularly supported the provision of a new theatre site and facility to 
replace The Yard.  



9.67. Sadler’s Wells also endorsed the approval of the development of Hackney 
Wick that will respect the heritage of the area and ensure that workspace, 
retail and community facilities are not lost. It was noted that they are keen to 
ensure that low-cost creative workspace is delivered and protected in the 
area.  

University of the Arts London 

9.68. The Head of London College of Fashion provided comments on 29th June 
2016 that confirmed their strong support for the proposal. The Masterplan was 
noted to be a great benefit not only for UAL’s students and stakeholders, but 
the development of the creative industries more generally. It was noted that 
London College of Fashion were working with the GLA, LLDC and others to 
secure the creation of a Fashion Cluster in and around this part of London and 
the masterplan would play a significant part in its establishment. 

Lee Valley Regional Park Authority 

9.69. Comments were provided on 11th July 2016 by the Lee Valley Regional Park 
Authority. The proposed outline application is considered by LVRPA to 
address many of the site’s physical problems and is designed to create a new 
place redefining its character through new development of an appropriate 
scale and with new uses that can activate the wider area. The proposed 
changes are welcomed and are considered to complement the investment 
made to the canal side park on the opposite bank of the canal.  

9.70. LVRPA Officers stated that the scale, tone and character of the proposals are 
welcomed, the only reservation being the concentration of hard surfacing 
along the canal’s edge, which could benefit from more greening.  

9.71. Officer comment: Reserved Matters Applications will need to include a Green 
Infrastructure Statement and landscaping details that will look to introduce 
green elements onto the water edge to enhance ecological value. This will be 
secured by condition and compliance with the Reserved Matters Specification.  

Metropolitan Police 

9.72. The Metropolitan Police confirmed on 14th July 2016 that they had no 
objections to the development, however a condition was requested to require 
Reserved Matters Applications to incorporate measures to achieve Secured 
by Design certification. 

9.73. Officer response: A condition to require all development to be designed to 
Secured by Design standards is recommended in Section 14 of the report.  

LB Hackney Planning 

9.74. Following their sub-Committee, LB Hackney issued their comments on the 
planning application on 3rd August 2016. No objections were raised to the 
proposals, subject to a number of detailed comments, including: 

i. Low-cost workspace to be secured in perpetuity fixed at £8psf and linked 
service charge; the Heads of Terms should specify the maximum rent to 
be charged to any sublet. The low-cost workspace should be clearly 
defined on a plot by plot basis; 

ii. The Local Planning Authority to undertake a robust assessment of the 
viability assessment to ensure the maximum amount of affordable housing 
is secured. The Council request a viability review mechanism to be 
integrated into the s106;  



iii. Further daylight and sunlight analysis is carried out on properties in 
Hackney to the north to ascertain the overall impact to prospective living 
conditions; 

iv. Financial contributions towards parks and open spaces to mitigate 
identified shortfalls; 

v. Amendments to the Transport Assessment to address concerns in relation 
to trip generation and impact of the development on public transport 
modes.  

vi. Further discussion between the Council and the Local Planning Authority 
on the delivery of the public realm and infrastructure delivery.  

LB Tower Hamlets Planning 

9.75. The Council provided comments on 15th July 2016. Whilst the Council noted 
that they supported the redevelopment of Hackney Wick as a new 
Neighbourhood Centre, they objected to the upfront 0% affordable housing 
proposed. It was noted that affordable workspace was proposed, although in 
order to achieve mixed and balanced communities the scheme should aim to 
achieve both cohesively. The following detailed comments, categorised by 
topic were provided: 

9.76. Land use –Support redevelopment of Hackney Wick as a neighbourhood 
centre, with particular support for the mixed use vision including residential 
and commercial elements. The Council believe the overall scheme would be a 
catalyst for further growth and increase the accessibility of the area and 
support retail and employment. The objective to create new routes and public 
spaces within the area was supported taking reference from existing and 
historic layout of the area; 

9.77. Affordable housing –The Council recognise the priority for 
commercial/employment-led regeneration, however, the proposals with 0% 
affordable housing is not appropriate. Details of tenure mix and review 
mechanisms were requested. The proposed 0% affordable housing offer does 
not address local housing need. The provision of low-cost workspace should 
not be at the expense of affordable housing, particularly where there is a clear 
local need.  

9.78. Housing mix –The Council note there is a particular need for family sized 
affordable units. The Design and Access Statement text on compliance with 
London Plan Housing SPG, accessibility and aspect were considered 
acceptable. 

9.79. Design and Heritage –The provision of the new Neighbourhood Centre at 
Hackney Wick with shops and services focused around a revitalised station is 
supported. The proposed comprehensive urban design approach would create 
an environment where sustainable communities could flourish. General 
concerns noted that should be addressed at later stages were: 

i. Phasing does not include provision for ground level connection 
underneath Overground station; 

ii. Essential community infrastructure provision (schools, nurseries, library) 
do not form part of development; 

iii. Reserved Matters Applications should address the street layout; 

iv. Consider options for introduction of a continuous pedestrian connection 
along eastern side of canal; 



v. Whilst location and heights of taller buildings is fully supported, the 
proposed form of bulky blocks raises concerns; 

9.80. Employment –The Council recognise the employment and job opportunities 
the scheme could create for local residents, particularly at affordable rent 
levels and small and medium sized enterprises. Detailed comments were 
made on apprenticeships, employment targets and workspace management.  

9.81. Environmental Impact Assessment –Detailed comments were provided on the 
Environmental Statement, including construction phasing and ensuring 
impacts on first residents is mitigated and that further daylight and sunlight 
work is required at Reserved Matters Stage.  

9.82. Officer Response: The Applicant has increased the proposed amount of 
affordable housing to 20% by habitable room, as a minimum baseline at 
outline. Of these units, 40% will be provided as 3-bedroom units. It is 
considered that local housing need will be addressed. Conditions and S106 
obligations relate to employment targets and management strategies. The EIA 
comments have been addressed.  

Landowners 

Hamlet Industrial Estate and 20-22 Rothbury Road 

9.83. Daniel Watney LLP provided comments on 8th June 2016, on behalf of the 
freehold owner of the above sites, adjacent to the application site. It was 
confirmed that the freeholder is encouraged by the proposals; tall buildings are 
considered to be appropriate for the area in certain locations and the re-
profiling of commercial uses is supported. It is noted that the submitted 
scheme is concluded as not being viable to provide affordable housing; to 
enhance the viability and deliverability of the masterplan, it is suggested that a 
greater number of taller buildings are introduced into the scheme to provide 
greater building mass.  

9.84. Officer response: Tall buildings are assessed in Section 10 of the report; given 
the sensitive context of the Conservation Areas, additional (and taller) tall 
buildings have not been assessed as appropriate in Hackney Wick and not in 
accordance with the townscape approach.  

Atlas Wharf 

9.85. Barton Willmore provided comments on 5th July 2016 on behalf of the 
landowners of Atlas Wharf (Rahim’s), within the application site, identified as 
Plot B. it is noted that their client operates a longstanding and successful Cash 
and Carry business (Use Class B8) from the premises.  

9.86. On balance, it is considered that the outline application as a whole offers an 
acceptable approach to the development of the Hackney Wick Neighbourhood 
Centre in accordance with the Local Plan Site Allocation (SA1.1); it is agreed 
that an outline planning application is the most appropriate approach to 
development of the site.  

9.87. In specific reference to Plot B, the proposed footprint, massing and height of 
the site is supported, however it is considered that greater flexibility should be 
applied in terms of land use in respect to the range and amount of 
employment uses. The viability of the existing business depends on being in 
proximity to markets, and the success of the business would be compromised 
if it were to have to relocate from east London. It is requested that there is 
flexibility to allow for the existing business to be accommodated in some 
capacity as part of the wider mixed use development.  



9.88. The landowner therefore objects to the minimum and maximum amounts of 
permitted office and residential floorspace and seek greater flexibility in terms 
of the range of employment uses that could be accommodated on Plot B. it is 
considered that appropriate commercial uses for Plot B should be widened 
from solely B1(a) office to include B1(c) light industrial, and appropriate 
employment generating sui generis use as well as A1 retail, to suit the Rahim 
business operation.  

9.89. The landowner objects to the proposed location of a basement attenuation 
tank on the site; given the location of a tunnel under the site, it is not believed 
that it would be technically possible to provide.  

9.90. Clarification was requested in relation to how Plots could be delivered 
together,  and how it is envisaged that affordable housing would come forward 
on a plot by plot basis.  

9.91. Officer response: Flexibility has since been incorporated to allow B1(a) space 
as defined in the DSF to be flexible to enable it to come forward as B1(c) at 
Reserved Matters Stage. An additional quantum of B1(c) was tested in the ES 
as part of a sensitivity analysis and was assessed to be acceptable. Retail 
could be ancillary to the operation of the business and be assessed at RMA 
stage; a retail land use is not allocated on this site however as it is focused in 
the heart of the Neighbourhood Centre.  

68 Wallis Road 

9.92. Orsinibrewin provided comments on 24th November 2016 on behalf of their 
client Woodridings Ltd, the recent owner of the former Carless Institute. It was 
noted that the landowner had aspirations to use the vacant theatre as a 
performance space/ancillary café; the proposals would create a new entrance 
to the theatre/café to the south with potential to have a spill out space in the 
outdoor area.  

9.93. The Masterplan application proposed a servicing route to the south of 68 
Wallis Road, which Orsinibrewin identified as a conflict and therefore objected 
to this element of the proposed development as service bays, leaving a 
narrow pedestrian pathway would prejudice the future use and activation of 68 
Wallis Road on this southern elevation.  

9.94. Officer response: The comments are noted; the service bay in this location is 
not considered to compromise the potential activation of use of 68 Wallis 
Road; to the contrary, the new route to the south will provide an opportunity to 
provide further animation and activation to the building.  

Queens Yard 

9.95. Nathaniel Lichfield & Partners provided comments on 3rd October 2016 on 
behalf of their client Hatton Garden Ltd, the landowner of the Queens Yard 
site that sits within the application site (Plot LM). The representation confirmed 
that the Masterplan application and their clients hybrid planning application 
(ref: 16/00271/OUT) are in broad conformity; scope for stronger alignment was 
requested as follows: servicing yard to the rear of the northern building to be 
removed; proposed theatre to be sui generis use rather than D use; 
clarification on Yard Theatre delivery in proposals; clarification on heritage 
asset contribution collection and allocation; and building height parameters.  

9.96. Officer response: The delivery of the Yard Theatre is detailed in the Heads of 
Terms; under the Masterplan, Plot LM would allocate for and deliver a building 
for the Yard Theatre. The Masterplan provides The Yard as a D use class 
rather than sui generis as it would also provide community use and be open to 
the public to access. Building heights have not been altered.  



Representations from Local Businesses and Local Interest Groups 

Unit Architecture, Planning & Development (APD) 

9.97. Comments were made on the application on 15th July 2016 by Unit APD, a 
group representing community interests in Hackney Wick. Unit APD confirmed 
that they supported the planning application and its vision for a mixed-use 
masterplan, although make the following comments in summary: 

i. Very supportive of the objectives of the LLDC masterplan and its attempt 
to deliver comprehensive regeneration; 

ii. Strongly object to the reduction in B1(c) floorspace ( -3,232sqm) on the 
existing level of B1(c) in the area; it is a key component of the existing 
Hackney Wick employment mix and to the character of the area. It is 
considered that the B1(c) space should be fully re-provided and no 
prioritised below B1(a) space; 

iii. Support re-provision of uses and relocation strategies directed at 
safeguarding current workspace and businesses; the principles should be 
agreed and established at outline stage;  

iv. Conditions to restrict conversion of employment floorspace to residential 
should be imposed; 

v. The night time economy should be safeguarded and principles 
incorporated into the design code; 

vi. Level of low-cost workspace should be identified in the Development 
Specification Framework; support the proposed Heads of Terms to cap 
rents at £8psf;  

vii. S106 should prioritise the funding of low-cost workspace and heritage 
improvements, with affordable housing delivered using any further surplus 
available; 

viii. Strongly support public access to the waterfront as a priority; the use of 
yards for working should be prioritised over residential function so as to 
retain the character of the area.  

9.98. Officer response: The loss of B1c space is assessed in Section10 of this 
report.  

Creative Studio Provider, 49 White Post Lane 

9.99. Comments provided on 1st June 2016; it was noted that the application 
recognises the special features of Hackney Wick where artistic workspaces 
play a significant part in the development of the area. Rent was noted as an 
important element to keep these workspaces and studios in the area, it was 
hoped that landlords would comply with the proposed affordable workspace 
rents. It was suggested that the upper range of community floorspace be 
delivered as it is believed that galleries play an important part in the area.  

9.100. A further representation was received on 15th July 2016 to endorse the 
comments made by Unit APD.  

Cell Studios, 80-88 Wallis Road 

9.101. Comments received on 16th June 2016 confirmed support for the application. It 
was noted that as a co-founder of Cell Studios and an affordable workspace 
provider, the approach of the scheme was very encouraging to supporting 
long term affordability and retention of artists workspace.  

 



Isokon Plus, 49 White Post Lane 

9.102. Comments provided on 28th July 2016 by Isokon Plus, a furniture maker in 
Queens Yard. A list of concerns were noted, including: retaining mixed use 
employment in Hackney Wick; growing businesses in Hackney Wick will not 
be able to remain as there will not be a full replacement of light industrial 
floorspace; the development will drive up rents; how relocation would work 
and subsequent disruptions to businesses; and how light industrial space will 
be partnered with housing to ensure there are no conflicts.  

9.103. Officer response: A relocation strategy is required to be submitted for approval 
as part of any Reserved Matters Application.  

Studio Occupier, 49 White Post Lane 

9.104. Comments provided on 22nd June 2016 to confirm how important Hackney 
Wick is to the creative industry in London. It is increasingly difficult to access 
studio space at affordable rates in London, and it is hoped that people will not 
be priced out of Hackney Wick. 

SPACE Studios 

9.105. Representation received on 8th July 2016 from SPACE studios, writing in 
strong support of the planning application. The following were strongly 
supported: the comprehensive approach, rather than ‘piecemeal’; the retention 
of low-cost workspace; the terms proposed for the leases on low cost 
workspace’ the clusters of workspace in new working yards; the heritage 
designation of 7 & 9 Queens Yard; the minimum of light industrial floorspace; 
and the design code in relation to workspace and 7 & 9 Queens Yard. Detailed 
comments were provided under each of these headings. It was requested that 
affordable workspace be prioritised over the provision of affordable housing.  

Tenants of Mother Studios, 9 Queens Yard 

9.106. Comments received on 1st July 2016 from 32 tenants at Mother Studios in 
Queens Yard. In general it was noted that they are enthusiastic about the 
proposals, in seeking to retain some of the best, vibrant features of the area 
while improving housing, infrastructure and employment opportunities. The 
low-cost workspace offer is supported and it is seen as essential if the area is 
to continue to attract artists. 

90 Main Yard 

9.107. Comments received on 14th July 2016 confirmed that the occupiers of 90 Main 
Yard entirely agree with the points of Unit APD.  

Lea Rowing Club 

9.108. Comments provided on 27th May 2016 confirmed that any redevelopment of 
the area must retain an element of rowing use on the site, and must ensure 
that the recreational use of the river is not compromised by the addition of 
moorings or pontoons that restrict the navigable width of the river.  

Representations from Residents and Members of the Public 

9.109. A total of 4 representations were received in response to the consultation on 
the application. 3 representations expressed support for the proposals and 1 
representation noted concerns, although did not object to the application. All 
were received from residents of Hackney Wick and the local area.  

 

 



9.110. To summarise the points of support are: 

i. The proposals will increase the amount of housing and commercial space 
in the area, responding to London’s needs while doing so sensitively to the 
heritage and character of Hackney Wick; 

ii. Mixed-use redevelopment and potential for a night time economy; 

iii. Welcome the introduction of a few key tall buildings to help wayfinding, 
legibility and a more interesting townscape, greater variation between the 
tall buildings was encouraged with some even taller buildings of between 
12-13 storeys.  

iv. Masterplan should be trigger for the wider redevelopment and set a higher 
benchmark for quality, diversity and innovation.  

9.111. To summarise the points of concern are: 

 The extent of the development and the impact on existing businesses; 

 The lack of affordable housing options; the development may therefore not 
provide housing and workspaces accessible to the local community and 
price local people out of the area; 

 The proposed demolition of Shapes, Bar 90 and Grow (bars and clubs 
generally) will be a loss to the area;  

 Townscape massing generic and not of the ‘place’, detailed comments 
provided on roof forms, lengths of frontage and articulation to add variety. 
Other detailed comments on design code to ensure it is not too bland or 
descriptive; 

Second round of consultation, Regulation 22 Further Information –
commenced 13th February 2017 

9.112. The Further Information pursuant to regulation 22(1) and 22(10) of the EIA 
Regulations 2011 (As Amended) was submitted in early February 2017. The 
Applicant made amendments to and resubmitted all application documents, 
other than the financial viability statement and statement of participation.  

9.113. The publicity of the first round of consultation was repeated, and those that 
submitted representations were also re-consulted. A press notice was 
published in Hackney Today and the East London Advertiser. The latest 
consultation period expired on  19th March 2017. 10 site notices were 
displayed around the application site. 

9.114. The following representations were received from statutory and non-statutory 
consultees (in order of receipt): 

Crossrail 

9.115. Confirmed on 14th February 2017 that Crossrail still had no comments to make 
on the application.  

Thames Water 

9.116. Comments provided on 21st February 2017. Thames Water requested that a 
site-wide drainage strategy be submitted prior to any development 
commencing, in consultation with the sewerage undertaker. A condition was 
requested for  a piling method statement. 

9.117. Thames Water noted that the existing water supply infrastructure has 
insufficient capacity to meet the additional demands for the proposed 
development. A condition was therefore recommended for impact studies of 
the existing water supply infrastructure to be undertaken. 



9.118. Officer Response: A utilities statement has been submitted in support of the 
outline planning application; a site-specific utilities statement is detailed in the 
RMA specification and will need to be prepared by landowners, in consultation 
with Thames Water. Officers and the Applicant are in discussions to ensure 
this fully addresses Thames Water’s comments.  

Historic England 

9.119. Historic England confirmed on 21st February 2017 that having reviewed the 
submitted information they did not wish to offer any comments other than their 
original letter of 1st June 2016, the advice issued at that times remains 
relevant to the application.  

9.120. Historic England provided further comments on 21st March 2017 after 
receiving notification from the Applicant in relation to the proposed reductions 
in heights to Plot K from 11- to 8-storeys and Plot EF from 9- to 8-storeys. 

9.121. Historic England noted that the reduction in height follows encouragements 
made by Historic England to bring down the height  of the tallest blocks and 
are pleased to find that the advice has been incorporated in this fashion. 
Historic England confirmed that they would like to take the opportunity  to 
encourage the adoption of these amendments and to commend their value to 
the scheme overall. 

London Underground 

9.122. Confirmed on 23rd February 2017 that London Underground Infrastructure 
protection still had no comments to make on the application.  

Natural England 

9.123. Confirmed on 23rd February 2017 that  Natural England’s previous advice 
provided on 24th May 2016 equally applies to this amendment, although noting 
an objection was not made to the original proposal.  

9.124. Natural England noted that the proposed amendments to the application were 
unlikely to have significantly different impacts on the natural environment than 
the original proposal.  

LB Tower Hamlets Transport & Highways 

9.125. Comments provided on 24th February 2017 in relation to waste, specifically the 
Council’s required pulling distances, capacity information for units, bulky waste 
and the collection service. 

9.126. Officer response: These detailed comments will be addressed at detailed 
Reserved Matters stage when proposed buildings are designed.  

Network Rail 

9.127. Comments provided on 28th February 2017 confirmed that Network Rail’s 
previous comments of 17th June 2016 were still relevant.  

Theatres Trust 

9.128. Comments provided on 3rd March 2017 confirmed that the Theatres Trust 
continued to support the application. The comments made in the previous 
representation of 31st May 2016 remain unchanged.  

Transport for London  

9.129. On 6th March 2017 TfL confirmed that they had no further comments to make 
on the application than those provided previously on 2nd June 2016.  



9.130. A meeting was held with TfL on 23rd March 2017 to discuss their 
representation of 2nd June 2016 and how the further information addressed the 
technical comments; s106 matters were also discussed.  

9.131. TfL sent a further representation on 3rd April 2017. The same sub-headings 
are used as in the first representation of 2nd June 2016: 

9.132. Car parking –TfL confirmed they had no new comments, TfL Officers would 
be pleased to see any draft wording of proposed conditions and s106 
agreements.  

9.133. Cycle Parking and Cycle Hire –TfL confirmed they had no new comments. 
Since the original comments in June 2016, the asset costs have increased, 
therefore the total required for a docking station have increased to £115,000. 
TfL provide a table of how contributions could be apportioned across plots in 
the Masterplan.  

9.134. Trip generation and impact –TfL confirmed that the trip generation and 
impact had taken into account updated London Overground load weigh data 
and further assessment of bus services and travel patterns. TfL maintain that 
the impact on the bus network is under represented, with most concern for the 
impact on route 339 which provides links from the application site to Mile End 
station. The projected increase in trips arising from the application site has 
been assessed by TfL to mean that from Ford Road towards Mile End 
capacity will be exceeded and passengers will be crowded off bus services. 
TfL now consider the impact on route 339 to be greatest south from the site in 
the AM peak. To mitigate the impact the southbound frequency will need to be 
enhanced by one additional service which will cost £75,000 for five years, to 
total £375,000. TfL provide a suggested apportionment of the funds between 
plots.  

9.135. Public realm –TfL welcome that the Legible London signage is included 
within the s106 Heads of Terms. A total of £35,000 for new/update Legible 
London signage is requested.  

9.136. Officer response: The Applicant is in discussions with TfL and PPDT in 
relation to the S106 contributions sought. An update will be provided to 
Members.  

Environment Agency  

9.137. The EA provided comments on 17th March 2017; EA Officers noted that they 
had been in discussions with the applicant regarding flood risk over the last 
year. The EA confirmed that there were some outstanding issues in relation to 
flood risk and ecology that need to be addressed before the ES can give their 
support to the proposals. The comments are detailed by topic: 

9.138. Flood risk –The EA noted that not everything that was expected based on 
detailed discussions with the Applicant had been incorporated into the 
submitted hydraulic modelling and flood risk assessment. Clarification was 
requested on gaps in flood walls and how these impact the flood modelling 
and whether it reflects the actual modelled gaps. The EA asked the Applicant 
to confirm how the detailed design and additional modelling of the flood walls 
will work in reality in terms of delivery and implementation, especially given the 
fragmented land ownership and phasing. The EA requested assurance that 
there will never be an increase in the built footprint across the application site; 
floodable spaces or voids will not be considered acceptable. It was requested 
that a maximum built footprint per plot was provided and conditioned.  

9.139. Ecological environment –The information submitted in support of the 
application does not appear to comprehensively address the ecological 



condition of the Lee Navigation and the riparian area (8 meter buffer strip), or 
provide any recommendations for its enhancement. The most common 
method of achieving the requirements was noted to be providing an 8 metre 
wide buffer zone between the top of the banks of the watercourse and the 
development with appropriate native vegetation. The EA noted that there 
should not be any light spill of over 2 lux onto the river channel or its buffer 
zone.  

9.140. EA Officers also noted that it may be possible to combine the required flood 
protection with environmental enhancement. It was suggested that plots M, G, 
H and B were set back from the water edge to allow for a buffer zone which 
could provide a wildlife corridor.  

9.141. The EA confirmed that once the detail had been provided by the Applicant to 
give EA Officers the necessary confidence, finer details can then be secured 
through conditions that will be discharged through Reserved Matters 
applications. 

9.142. Officer response: The Applicant and the EA have since been in discussion and 
have come to agreement in principle following clarifications and proposed 
conditions. A revised representation is expected from the EA –it will be 
reported to Members in an Update Report.  

Representations from Local Businesses and Local Interest Groups 

Lea Rowing Club 

9.143. The Rowing Club provided further comments on 13th February 2017, repeating 
and elaborating upon their previous comments in requesting that moorings are 
not installed on the river bank as they conflict with rowing.  

9.144. Officer response: moorings are not proposed in this planning application.  

Third round of consultation –commenced 6th April 2017 

9.145. The third round of consultation expires on 20th April 2017 and responses will 
be reported to Members in an update report. The amended details include an 
update on affordable housing, and reduction of height to Plots K and EF. 

9.146. At the time of writing the report, no representations have been received that 
alter previous comments made.  

Quality Review Panel  

9.147. During the pre-application process of the Masterplan, there were two reviews 
by the QRP in July 2015 and November 2015. After submission of the outline 
planning application, there were a further two application reviews by the QRP 
on 13th October 2016 and 9th March 2017. Both minutes can be read in the 
appendix to this report.  

9.148. The summary taken from the minutes of the latest review of 9th March 2017 
reads: 

9.149. “The Quality Review Panel offers its wholehearted support for approval of the 
outline planning application for the Hackney Wick masterplan. It again 
congratulates both the planning authority and the design team for developing 
an effective masterplan, the thoroughness and quality of which are exemplary. 
It welcomes the well-considered responses to its previous comments – 
including reduced heights for Plot EF and Plot K. It repeats its view that it will 
essential to secure the highest quality architecture, in particular for Plot K”. 

 



10.  ASSESSMENT OF PLANNING ISSUES  

Strategic Principle of Development  

10.1. This section of the report considers the principle of the proposed development 
as a whole against the overall strategic planning policy that applies to the 
application site. The detailed assessment against more specific topic-based 
policies is provided further into the report.  

10.2. The application site is located within Sub-Area 1 (Hackney Wick and Fish 
Island) of the Legacy Corporation’s Local Plan. The Sub-Area has the 
development potential for 2,500 homes to be delivered, in addition to those 
already with consent (to total 4,500) across the Plan period. The delivery of 
new homes is envisaged to come forward in a genuinely mixed-use 
environment, interlaid amongst business, retail and community uses.  

10.3. The Sub-Area objectives build upon the Olympic Legacy SPG that states a 
number of development sites in Hackney Wick and Fish Island will become 
available after the Games, and is envisaged there will be managed transitions 
of industrial land for mixed-use development. These objectives were 
previously enshrined in the previous planning policies in the Hackney Wick 
and Fish Island Area Action Plans. The proposed delivery of employment 
floorspace and homes is considered to therefore be in accordance with Policy 
2.4 of the London Plan, in attainment of the Olympic Legacy.   

10.4. The area priorities highlighted for Sub-Area 1, are developed in response to 
an area analysis of Hackney Wick and Fish Island in the creation of the Local 
Plan. The area analysis details that the opportunities for Sub-Area 1 are: 

i. Under-utilised and empty sites, and canal/river frontages; 

ii. New open spaces, internal connections and the creation of a legible 
street network; 

iii. New residential/mixed-use development; 

iv. New business/creative cultural industries; 

v. New Neighbourhood Centre, delivering local amenities/services; 

vi. Heritage-led regeneration. 

10.5.  These opportunities have been translated into the following area priorities for 
Sub-Area 1 of the Local Plan, and have been expanded within the draft 
Hackney Wick and Fish Island SPD. Those relevant to the development are: 

i. Neighbourhood Centre: Establishing a new Neighbourhood Centre to 
provide a focus for retail, community, leisure and service uses, and 
improving the amenities of the area to support both existing and new 
residential communities (site allocation SA1.1, policy SP.1, B.1 and B.2 of 
the Local Plan)) 

ii. Heritage-led regeneration and high-quality design: ensuring that proposals 
for development are designed to respond to heritage assets (policies 
SA1.2, SA1.4, SA1.6 and BN.1 of the Local Plan); 

iii. Creative and productive employment: protecting creative and cultural 
industrial uses that support the continuation of Hackney Wick and Fish 
Island’s entrepreneurial and enterprising work culture (policies SA1.1, 
SA1.2, B.1 and B.4 of the Local Plan); and 

iv. Mix of uses: accommodating a range of employment uses and a significant 
increase in residential floorspace and community facilities (policies SA1.1, 
SA1.2, B.1 and CI.1 of the Local Plan).  



v. Clusters of activity: promoting places where public and employment uses 
animate the private and public realm (policies BN.1 and SA1.6 of Local 
Plan) 

vi. Connectivity: Repairing movement networks by creating new streets, 
better pedestrian and cycle routes and enhancing access to an upgraded 
Hackney Wick Station. 

vii. Waterways and open spaces: Enhancing the waterside environment and 
facilitating the provision of publicly accessible open spaces and the 
activation of the Blue Ribbon Network.  

viii. Flooding: To ensure future growth is sustainable, development proposals 
will need to incorporate appropriate flood mitigation measures.  

10.6. The development of the Masterplan has followed a plan-led approach to 
deliver these area priorities in a comprehensive, thorough and robust 
framework that has been cumulatively assessed. The Masterplan provides a 
framework which will facilitate, manage and steer the redevelopment of 
Hackney Wick Neighbourhood Centre to achieve the priorities detailed above. 
The proposal is considered to accord with the objectives for Sub-Area 1, and 
will instil these into future Reserved Matters Applications. 

10.7. The application site mirrors the boundary of the Site Allocation SA1.1 
‘Hackney Wick Station Area’, although excludes 2 Prince Edward Road on the 
western edge of the Site Allocation. The key principle of the Site Allocation is 
for development to support comprehensive employment-focused mixed-use 
development, including a significant number of new homes complemented by 
new retail, leisure, food/drink and community facilities.  

10.8. It is considered that the application proposals reflect and secure the key 
development principles of the Site Allocation; the development contains a 
genuine and vibrant mix of uses, 32% of land uses being non-residential and 
employment-generating floorspace. A key guiding principle for the Masterplan 
has been the protection of creative industries in the area that contribute to its 
character and special interest; this is secured through low-cost workspace in 
perpetuity to result in no net loss of low-cost workspace; this achieves creative 
and productive employment and a mix of uses as defined above.  

10.9. A comprehensive approach to the location and focus of new retail and 
food/drink uses on the north-south route around the station, and activating 
frontages through employment floorspace has been submitted through land 
use parameter plans and is reflected in the Development Specification 
Framework, in support of the Site Allocation. This is in support of the clusters 
of activity objective defined above.  

10.10. The application site is at the heart of the new Neighbourhood Centre for 
Hackney Wick, designated in the Local Plan. The Neighbourhood Centre’s 
function, as described under Policy B.2 of the Local Plan is to provide a mix of 
small-scale retail, leisure and community uses; employment uses in a range of 
sizes, including offices and workshops, to serve a localised catchment. The 
draft Hackney Wick and Fish Island SPD notes that the appropriate land uses 
for the Neighbourhood Centre are predominantly B1a, B1c, A1-A5, D1/D2 and 
C3.  

10.11. A Neighbourhood Centre sits below Metropolitan (Stratford) and District 
(Bromley-by-Bow) Centres, although above Local (Pudding Mill/East Village) 
Centres, in the defined retail centre hierarchy in the Local Plan in table 3. 

10.12. The land uses in their scale, quantum and proposed mix are considered to be 
appropriate to the retail hierarchy of the Neighbourhood Centre, in accordance 



with Policy B.2. It is concluded that the strategic principles of the Site 
Allocation, objectives of Sub-Area 1 in relation to delivery of a Neighbourhood 
Centre, and the function contained in table 3 of Policy B.2 of the Local Plan 
are achieved through the Masterplan.  

10.13. The application proposals are considered to successfully coordinate retail, 
employment, leisure and community uses to form a functional Neighbourhood 
Centre that will serve the existing, growing and future residents of Hackney 
Wick and Fish Island, with the Local Plan envisaging a total of 4,500 new 
residents over the Plan period.  

10.14. London Plan policy 3.3 seeks to increase the housing capacity in London and 
sets out targets for planning authorities, which will improve housing choice, 
housing quality and affordability. The policy requires planning authorities to 
identify and seek to enable ‘…additional development capacity to be brought 
forward having regard to the other policies of the London Plan and in particular 
the potential to realise brownfield sites…’ 

10.15. The application proposals will introduce a significant quantum of residential 
floorspace, when compared against the existing baseline; the provision of up 
to 29,908sqm (approx. 848) homes will considerably help achieve this target 
for Sub-Area 1. It will also support the delivery and viability of introducing up to 
4,493sqm of retail floorspace into the area. The introduction of residential 
development into Hackney Wick Neighbourhood Centre is supported by 
planning policy and strategic objectives.  

10.16. The approach of developing an area-wide Masterplan enables a 
comprehensive mechanism for securing planning gain that will bring area-wide 
benefits, shared across development plots that would be challenging to secure 
in a piecemeal fashion. The Masterplan facilitates the creation of a heritage 
asset contribution fund that will provide the opportunity to undertake 
improvement works to the retained heritage assets. This will proactively assist 
in and catalysing the heritage-led regeneration, as aspired in the Local Plan. 
The application does not seek permission for these works, nor does it 
guarantee delivery of regeneration of the heritage assets; it does however 
provide the framework and mechanism for these works, and guidance for how 
they should be undertaken.  

10.17. The comprehensive approach to the development of the Masterplan is 
considered to unlock significant strategic benefits in relation to realising key 
connections, north-south within the application site, and east-west to the canal 
and better revealing and activating this frontage. The Masterplan also unlocks 
some sites which may otherwise be challenged to come forward to their full 
potential for reasons of flood risk. Due to the comprehensive nature, built 
footprint can be reapportioned across the site, mitigation incorporated and 
strategies be put in place to achieve sustainable and high quality development 
in accordance with the area priorities of the Local Plan.   

Managing the transition in the local economy 

Loss B2/B8 Uses 

10.18. The principle of a Neighbourhood Centre with a transition from heavy 
industrial uses (B2/B8) to B1 (B1a/B1c) uses, that are compatible with mixed-
use development is well-established through the Local Plan, as well as the 
planning documents from the predecessor Local Planning Authorities 
(Hackney Wick Area Action Plan and Fish Island Area Action Plan), and the 
strategic guidance of the Greater London Authority (Olympic Legacy SPG).  



10.19. Site Allocation SA1.1’s supporting development principles require 
development within the Hackney Wick Station Area i.e. the application site, to 
re-provide existing employment floorspace as B1 use, explicitly then stating 
that employment floorspace falling within the B2 to B8 Use Classes should be 
re-provided as B1 Use and/or B2 uses, although that the B2 should be 
compatible with mixed use development. This is supported by Policy SA1.1, 
requiring B1(a/b/c) and B2 Uses inside the Hackney Wick Station Area 
allocation boundary and B1(b/c), B2 and B8 Uses outside it.  

10.20. The complete loss of B2 and B8 uses from the application site is therefore 
considered to be in line with the strategic policy for the area. The increase in 
B1 uses upon existing levels are considered to be more characteristic and 
appropriate for a Neighbourhood Centre and alongside residential 
development. The Local Plan protects B2/B8 uses elsewhere, in Strategic 
Industrial Land in Fish Island South.  

10.21. The existing employment space profile for the application site is B1(c) 
representing 38% of space, B8 at 26% and B2 at 24%. There would be a total 
reduction of approximately 17,600sqm of B2 and B8 space across the 
application site.  

10.22. Notwithstanding the principle of the transition on the local economy from 
heavier industrial uses to lighter industrial uses and creative 
workspace/offices, the provisions of Policy B.1 of the Local Plan apply. Part 
5(e) of Policy B.1 requires relocation strategies to be submitted where 
proposals include conversions of employment space. 

10.23. In relation to plots that contain B2/B8 uses that will be replaced by B1 
floorspace, Applicant’s will need to submit relocation strategies as part of their 
Reserved Matters Applications, as required by part 5(e) of Policy B.1.   

10.24. The submitted Employment Statement provides general principles for 
relocation strategies, specific for existing tenants who cannot be 
accommodated within the relevant plot of the proposed development i.e. 
B2/B8 Uses. Using this guidance, Applicant’s will need to actively demonstrate 
how they have engaged with existing businesses to understand if these 
businesses would like to remain within the wider Hackney Wick and Fish 
Island Area, where their use is not compatible with the uses in the application 
site. If businesses would like to remain, the Applicant has the responsibility for 
identifying potential sites that suit the businesses’ requirements in terms of 
size of unit, access arrangements and any other specific requirements for that 
tenant.  

10.25. The guidance for relocation strategies conforms to the principles set out in the 
draft Hackney Wick and Fish Island SPD for what relocation strategies should 
address.  

10.26. The creation of site-specific relocation strategies, based on the specific 
requirements of that site are considered appropriate, with the requirement to 
be developed in accordance with the employment statement guidance. It is 
considered that the requirement to develop a comprehensive relocation 
strategy will place responsibility and an expectation for the Applicant to 
relocate existing tenants and help them to find suitable premises that suit their 
requirements.  

10.27. In addition to the requirement to submit relocation strategies, supporting 
B2/B8 businesses, the Applicant has appointed a Relocation Manager (jointly 
with LB Hackney and LB Tower Hamlets) to assist businesses with relocation 
both within and outside of the proposed development. The Heads of Terms 
proposes to retain the relocation manager for two years from the grant of 



permission. PPDT are in discussions with the Applicant on whether the 
retention of the relocation manager can be extended, if future assistance is 
needed throughout the construction period.  

10.28. The Relocation Manager (job title ‘Developer and Business Engagement 
Manager’) has been appointed and is already in post. The Relocation 
Manager is considered to be an important asset in managing the transition in 
the local economy and in helping existing businesses relocate and remain 
where possible, in line with their own aspirations. The Relocation Manager is a 
local resource, on the ground who is able to share local knowledge of 
available sites, and be the interface between Developers, land owners, 
tenants and the Local Authorities, and the Local Planning Authority. 

10.29. The Relocation Manager, will also work closely with the Local Planning 
Authority in reviewing the submitted relocation strategies alongside Reserved 
Matters Applications.  

10.30. The loss of B2/B8 uses from the application site is considered to be managed 
sensitively and proactively within the application proposals; the requirement 
and guidance on creating relocation strategies, combined with the 
appointment of the Relocation Manager, specific to Hackney Wick and Fish 
Island demonstrates best-practice support for existing businesses to remain in 
the wider area, where planning policy supports their use e.g. Fish Island South 
for heavier industrial uses, and outside the Hackney Wick Station Area (Site 
Allocation SA1.1) as led by the Local Plan in the regeneration of the area and 
creation of a Neighbourhood Centre.  

Light Industrial Floorspace (Use Class B1c) 

10.31. The application proposes a reduction of 3,232sqm  in the total B1c floorspace; 
this assumes a worst-case scenario, if Plots that are assigned B1a floorspace, 
were to use the flexibility in the permission to deliver it as B1c space instead, 
the reduction would be significantly reduced. This flexibility to the 
Development Specification Framework (DSF) has been introduced following a 
representation by a landowner requesting flexibility between B1a/B1c to suit 
their business requirements in a future mixed-development proposal. A 
sensitivity test was undertaken by the Applicant of this potential increase in 
B1c floorspace, as part of its response to the Regulation 22 request and no 
materially different likely significant environmental effects, to those assessed 
in the ES were found.  

10.32. The reduction in B1c floorspace is market B1c space, there is no loss of low-
cost light industrial floorspace. A full audit of the workspace within the 
application site was undertaken by the Applicant in 2015, which identified the 
quantum of low-cost creative workspace in the area.  

10.33. The application includes a quantum of market (not low-cost) light industrial 
floorspace (2,416sqm), which will accommodate some of the existing tenants 
paying market rents. The guidance contained within the submitted 
employment statement requires Applicants to accommodate these businesses 
within their schemes (if the land uses consistent with DSF for that plot) as first 
priority, then within the Masterplan area as second priority, before looking for 
available and suitable sites outside of the Hackney Wick Station Area.  

10.34. Where existing businesses in the application site will be relocated within the 
proposed development, or within a plot outside of the Reserved Matters 
Application, although within the application site, the submitted Relocation 
Strategy is required to include detail of interim options available to tenants 
during the construction period, and assist as reasonable.  



10.35. The loss of some of the market light industrial will be subject to the same 
provisions as the B2/B8 workspace as detailed above in relation to the 
requirement for Applicants to prepare a relocation strategy that helps tenants 
to find suitable alternative premises within Hackney Wick and Fish Island, 
although outside of the Hackney Wick Station Area. The Local Plan promotes 
B1c space outside of the Hackney Wick Station Area, in policy SA1.1 (in 
addition to B1b, B2 and B8). This is also supported and reinforced in the draft 
Hackney Wick and Fish Island SPD. 

10.36. A significant quantum of B1c space (over 11,000sqm) has already been 
consented outside of the Hackney Wick Station Area in Fish Island; this space 
is appropriate for those tenants paying market B1(c) rates in the application 
site currently. The relocation strategies, combined with the Relocation 
Manager will assist this relocation, if these tenants wish to remain within the 
local area.  

10.37. The Relocation Manager is currently collecting information from existing 
tenants in the application site on what their requirements and preferences are 
for workspace, so that they can be lined up for space in developments coming 
forward in the wider area. 

10.38. The loss of light industrial floorspace is therefore considered acceptable given 
the policy basis, mitigation secured, and in light of the retention and protection 
of the low-cost light industrial floorspace.  

10.39. Conditions are recommended to remove permitted development rights that 
would otherwise permit the conversion of light industrial floorspace to other 
uses. The light industrial floorspace (B1c) proposed would therefore only be 
able to be used for that purpose, unless a separate application for a change of 
use is made to the local planning authority and would be assessed at that 
time. It is considered that the proposed light industrial floorspace will be 
protected for the lifetime of the development, retaining the important 
contribution of creative production to the character of Hackney Wick. 

Low-cost workspace 

10.40. The 2015 audit referenced above identified a total of 8439sqm of low-cost light 
industrial floorspace in the application site, used by creative businesses and 
makers. The application proposes to retain this quantum of floorspace, and to 
protect its affordability in perpetuity of the development. This is in recognition 
of the vulnerability of these businesses in relation to rent increases and 
security of tenure; it also recognises the important contribution these 
businesses make to the character of the Conservation Areas through their 
creative production, continuing the historic industrial legacy of the area for 
innovation and making. These occupiers include creative industry and social 
enterprise start-ups, with examples being fine artists, publishing, music, 
performing arts, craft and small makers.  

10.41. The low-cost workspace will be light industrial (B1c) in use class and 
represents 80% of all B1c floorspace proposed in the application. 

10.42. The protection of the low-cost workspace within the application site is in 
accordance with and meets the requirements of policy SA1.1 of the Local Plan 
that requires proposals in Sub-Area 1 to maintain the overall amount of 
existing employment floorspace, including that used by creative and cultural 
industries and operating as low-cost and managed workspace. Furthermore, 
the affordability of the space for these identified creative and cultural industries 
meets policy B.4 which requires retention of existing managed and low-cost 
workspace where viable and where it complements the wider plans for the 
area.  



10.43. The quantum of low-cost workspace has been broken down and allocated to 
Plots, as can be read in the description of development. Each plot will be 
required to provide and retain at all times the minimum amount of affordable 
workspace as detailed in the table contained in Section 7 of this report. The 
low-cost workspace will be secured through the Framework S106. It is 
recommended that a planning condition is imposed on the outline permission 
prohibiting development on any part of the application site, until each 
applicant(s) of a Reserved Matters application enters into a confirmatory Deed 
which binds its site to the relevant obligations in the Framework S106, thus 
securing low-cost workspace provision across the application site.  

10.44. In relation to the retained non-designated heritage assets that include low-cost 
workspace (Everett House and 7/9 Queens Yard), the re-provision of this low-
cost workspace would be secured as part of conditions which must first be 
satisfied in order to gain access to the heritage asset funds, and/or when 
included within that Plot, secured through the Reserved Matters application.  

10.45. The low-cost workspace will be provided in perpetuity with a capped rent at £8 
per square foot and linked service charge for the head lease, to an approved 
studio/workspace provider. There will be a cap attached on the maximum rent 
to be charged on any sublet that will be secured through the Framework s106 
to ensure rents are comparable to existing rent levels and remain affordable.  

10.46. The Heads of Terms allow a rent review of the affordable rent in line with 
Retail Price Index (RPI) no more than every three years from April 2017. All 
rent increases will need to be notified to the Local Planning Authority, this will 
ensure that the affordability of the workspace is monitored and transparent. 
Considering the low-cost floorspace is secured in perpetuity, a rent review 
every three years based on inflation is considered to be reasonable and would 
not compromise affordability.  

10.47. The allocation of low-cost workspace across plots has taken into consideration 
the phasing of development, as assumed on the phasing parameter plan. The 
allocation has been organised so that there will not be a net loss of low-cost 
workspace at any point during the build out of the Masterplan. The sequencing 
is considered to be important in practice to enable existing businesses within 
the area to move into new premises available straight away, rather than 
having to move on two occasions.  

10.48. If development comes out of sequence and would subsequently result in a 
deficit of low-cost workspace, the s106 requires an alternative specified 
minimum to apply to ensure there is no net loss of low-cost workspace. 
Furthermore, a condition is recommended to require any application that 
seeks to amend the phasing plan to identify how the variation would impact on 
any relevant conditions and obligations, which would encompass low-cost 
workspace. The security and deliverability of low-cost workspace within the 
application site is therefore considered to be sufficiently robustly secured. Any 
changes would also need to demonstrate that they will not give rise to any 
materially different significant environmental effects to those assessed in the 
ES.  

10.49. The provision of low-cost workspace is strongly supported; this has been 
echoed by the existing creative community within Hackney Wick and local 
businesses who have submitted representations expressing strong support for 
the proposed rent levels and comprehensive approach to secure the creative 
low-cost workspace within Hackney Wick. Support has also been provided in 
representations from Sadler’s Wells, University of Arts London and Here East 



that pick up on the importance of protecting and reinforcing the cultural and 
creative sectors in Hackney Wick.  

10.50. The quantum of light industrial floorspace is considered to support one of the 
key area prioritised for Sub-Area 1, that is the protection of creative and 
cultural industries to continue the area’s entrepreneurial and enterprising work 
culture. The Masterplan is considered to deliver against this objective. The 
comprehensive approach to the application site has considered the existing 
space and how best to reallocate it and secure it is a benefit; this could not be 
coordinated or secured through piecemeal development. 

Overall Quantum of Employment Floorspace 

10.51. The application proposes a total of 29,909sqm of B floorspace; when 
considered against the current B space there is a loss of 4,007sqm. Policy B.1 
requires under part 5(b) for proposals to maintain or re-provide equivalent 
employment floorspace within B1 Use Classes or significantly increase job 
densities. The principle of transition to B1 has been assessed above; in 
relation to quantum, however, there is a reduction of B space across the 
application site by 4,007sqm. 

10.52. The text that supports policy B.1 (paragraph 4.12) of the Local Plan states that 
in applying the policy, employment is defined as the B Use Classes, although 
in some cases within the Centres, where employment density is greater than 
would be achieved for B Use Classes, and contributes towards the wider role 
and function of the area, uses within A and D Use Classes may be considered 
to perform an employment function.  

10.53. The application site is within the Hackney Wick Neighbourhood Centre, as 
designated in the Local Plan. It can therefore be considered as a ‘Centre’ in 
the context of policy B.1. Furthermore, the Site Allocation text requires the 
area to deliver new retail, leisure, food/drink and community facilities; this will 
support the delivery of the Neighbourhood Centre and its definition and 
function as described in Table 3 in support of Policy B.2.  The significant uplift 
in retail uses and likely increase in community use, beyond existing baseline 
provision is considered to contribute towards the wider role of the Centre, 
especially when considering the expected population growth in Sub-Area 1 
with expected delivery of 4,500 homes across the Sub-Area. It is therefore 
considered acceptable in this instance to consider A and D use classes as 
employment-generating floorspace, when balanced against a significant 
quantum of B space. Together it will complement the function of the 
Neighbourhood Centre.  

10.54. When B (business), A (retail) and D (community) use classes are cumulatively 
considered as employment (-generating) floorspace, there is a small net loss 
of 542sqm of employment floorspace across the application site when 
approved schemes are considered. The 542sqm loss is a direct result of the 
approved Groveworld (80-84 & 88 Wallis Road) development on Plot N which 
included a loss of employment floorspace.  

10.55. If only the non-consented plots were to be considered there would not be any 
loss of employment floorspace across the development, fully in accordance 
with policy B.1 of the Local Plan. The ES did however consider the worst-case 
scenario where it took into account the loss on consented plots. On balance, 
the development is considered to be acceptable in relation to part 5(b) of 
policy B.1  

 



Use Class Specific Use 
Class 

Current 
Floorspace  

(GIA sqm) 

Proposed 
Floorspace  

(GIA sqm)  

(% of floorspace 
across masterplan 
area) 

Difference  

(GIA sqm) 

A (Retail) A1-A5 Retail 1,417 4,492 + 3,075 

B (Business) B1a Office 1,385 19,053 + 17,668 

B1c Light Industry 14,088 10,856 - 3,232 

B2 General 
Industry 

8,800 0 - 8,800 

B8 Storage or 
Distribution 

9,643 0 - 8,800 

Total B Space 33,916 29,909 - 4,007 

D (Non-
Residential 
Institutions) 

D –Non 
Residential, 
Assembly and 
Leisure 

974 2,318 (max) 

381 (min) 

+ 1,344 

- 593 

Sui Generis Sui Generis 954 0 - 954 

Total   37,261 36,718* - 542* 

- 2,479** 

* assuming maximum D space is provided  

** assuming minimum D space is provided 

10.56. Within the submitted employment statement the Applicant has taken the 
existing and proposed land uses and calculated approximate full time 
equivalent jobs based on the assumed net internal area per employee for that 
land use.  

10.57. The existing and proposed full time jobs are listed below. When the 
development is complete and operational, there will be an increase of 1,023 
jobs, representing a 135% increase.  

Existing Full Time Equivalent Jobs 760 

Proposed Full Time Equivalent Jobs 1,783 

% Increase 135% 

10.58. The increase in job density of the proposed new employment structure and 
subsequently the number of full time equivalent jobs in the application site is 
considered to justify the small loss of 542sqm of employment floorspace 
across the site as a whole, in reference to part 5(b) of policy B.1, as the job 
densities have been significantly increased.  



10.59. The higher density of employment and number of people working in the area 
will help to create vibrancy akin to a Neighbourhood Centre and activity during 
the day.  

10.60. The significant uplift in full time equivalent jobs is largely attributable to the 
significant growth in B1(a) floorspace, which will bring a net increase of 
17,668sqm of floorspace to the Hackney Wick Station Area. Demand for this 
floorspace is envisaged to come from creative industries including 
technological and digital enterprises, in addition to desk-based creative 
businesses and media and technology sectors.  

10.61. Office floorspace is a main town centre use that is directed towards Centres, 
in accordance with policies B.1 and B.2 of the Local Plan. The proposed 
quantum of B1(a) floorspace is therefore considered to be in line with planning 
policy, and appropriate for a Neighbourhood Centre to support its function. No 
individual Plot would provide over 2,500sqm of B1(a) space, therefore an 
impact assessment at RMA stage for B1(a) uses would not be required, as per 
part (1) of policy B.1 that focuses larger quanta of office floorspace to Stratford 
Metropolitan Centre. 

10.62. The size of the building footprints and DSF attach constraints on the potential 
scale and type of office space that would be provided; these are suitable for 
small and medium sized businesses, in the industries as described above. 
The submitted employment statement confirms that the format of provision 
could include incubators , accelerator and co-working spaces to support the 
growth of start-ups and businesses in early stages of development. The 
typology of workspace envisaged accords with the appropriate typologies 
recorded in the LLDC Employment Space Study 2015 where findings are 
integrated into the draft Hackney Wick and Fish Island SPD, with specific 
reference to Hackney Wick Neighbourhood Centre.  

Workspace Design & Management  

10.63. The Design Code contains guidance on the configuration and design of non-
residential floorspace. The proposed development provides for a wide range 
of workspace occupiers with a variety of different spatial requirements. The 
codes carefully consider how the needs of these businesses and uses should 
be designed into new buildings. The codes address issues such as floor to 
ceiling heights, layout, natural daylight and servicing. The design approach for 
workspace is compliant with the approved draft Hackney Wick and Fish Island 
SPD.  

10.64. For B Use Class space the guidance is broken down into three categories, 
design for: B1a workspace, B1c creative low cost workspace and B1c small-
medium scale light industrial floorspace. The codes have been informed by 
qualitative and quantitative research of the local area to gain an understanding 
of user requirements.  

10.65. The Design Code also contains guidance on workspace frontage design; this 
picks up on subtleties between land uses and their different requirements and 
preferences for privacy and openness.  

10.66. The guidance contained within the Design Code is considered to be robust 
and well-informed. The codes will ensure that the workspace delivered is 
suitable for its end user and has flexibility built into it, to provide the maximum 
possible reassurance that it will be successfully occupied. The workspace 
delivered through the masterplan will meet the need of a wide range of end 
users and will be flexible, in accordance with the requirement of part (2) of 
policy B.1.  



10.67. A site wide condition is recommended for an employment strategy, which is 
required to be approved prior to the submission of any reserved matters 
applications. The strategy will act as best practice guidance for occupying and 
managing workspace (B1a/Blc), which Applicants will be required to 
demonstrate compliance with at RMA stage. It will contain information such as 
recommended pre-engagement processes with existing and prospective 
tenants, allocation of workspace; criteria on selective appropriate workspace 
providers and management of conflict between residential and non-residential 
uses. The site wide employment strategy is intended to be best practice 
guidance to assist both Applicant’s and tenants.  

Heritage 

10.68. As detailed in the site description, the application site lies across two 
Conservation Areas, the Hackney Wick Conservation Area to the north of the 
railway and the Fish Island and White Post Lane Conservation Area to the 
south of the railway.  

10.69. The only parts of the application site that fall outside of the Conservation 
Areas are Plots A and B to the north of the site, and Plot K to the south west, 
bordered by Hepscott Road and Rothbury Road. 

10.70. The two Conservation Areas share many characteristics and a lot of the 
material contained within the two Conservation Area Appraisals and 
Management Guidelines are the same. The division between the Conservation 
Areas is considered to be historic due to the borough boundaries. The 
Conservation Area Appraisals note that the wider Hackney Wick and Fish 
Island Area should be seen as a totality that further enhances the special 
interest of the conservation areas on each side of the railway. It could 
therefore be said the Conservation Areas are self-reinforcing and intrinsically 
linked in their significance. In this context, the submitted heritage statement 
considers both Conservation Areas together; this has been agreed with 
PPDT’s Heritage Consultant.  

10.71. In January 2014, the Legacy Corporation adopted extensions to the Hackney 
Wick Conservation Area and the Fish Island and White Post Lane 
Conservation Area. Conservation Area Appraisal and Management Guidelines 
documents were prepared by the Local Planning Authority and adopted in 
November 2014 and March 2015 respectively.  

10.72. The Conservation Area Appraisals set out the Local Planning Authorities 
understanding of the character of the two Conservation Areas. The submitted 
Heritage Statement considers the Appraisals, other evidence base documents 
and a detailed audit/site visit to inform a comprehensive understanding of the 
Conservation Area which is detailed in the submitted report in support of the 
outline application.  

Summary of Significance  

10.73. The Conservation Area Appraisals summarise the significance of both 
Conservation Areas, based on a detailed analysis of the conservation area’s 
architectural and historic character. The summary of significance is intended 
to provide assistance to stakeholders in understanding their significance, the 
desirability of preserving their special interest, as well as identifying 
opportunities for their enhancement.  

10.74. The appraisals state that the special interest of the Conservation Areas lies in 
the combination of a number of different elements, summarised as follows: 

i. Historic industrial buildings, their form, scale, architecture and materials, 
also including their use of ‘transitional’ engineering solutions (defined as 



“marking the transition from cast-iron and timber industrial buildings to 
steel and concrete”).  

ii. The pattern of uses and activities, representing an evolving centre for 
innovation and creativity, as expressed in: 

a) Product innovation (for instance the world’s first plastics) and; 

b) Pioneering developments (in petrol and dry cleaning) with; 

c) Cross fertilisation between different innovators and industrialists, 
and; 

d) Currently continued in the form of the creative arts, with artist 
studios and other workspace in the area today.  

iii. Historic buildings that provide a social record of philanthropic interventions 
in the poor industrial areas of the East End, such as the Former Carless 
Institute and Gilbert Johnstone Boathouse; 

iv. Historic infrastructure, particularly in the forms of the Lee Navigation; 

v. The morphology of the area –“the space between buildings and the scale 
of the buildings relating to those spaces”. 

10.75. The summary is captured in the following statement, contained within the 
Appraisals: “It is this complex interaction of the social and industrial history, 
architecture, engineering uses and the morphology of Hackney Wick that 
constitute its unique special interest”.  

10.76. The Conservation Area Appraisals state that Conservation Areas can be of 
local, regional or national importance, which renders them of medium or high 
significance respectively as heritage assets. Given Hackney Wick’s special 
place in the UK’s industrial history and its unique physical record of this 
history, the Hackney Wick Area could be regarded as being of high 
significance. The Appraisals conclude however that the losses to the fabric of 
the area reduces the significance of the Conservations Areas as heritage 
assets and therefore should be regarded as medium to high in their 
significance.  

10.77. Notwithstanding the significance identified, the Appraisals recognise that not 
all parts of the Conservation Area are worthy or desirable of preservation, 
rather they need enhancement. It was acknowledged in the Appraisals that the 
widening of the Conservation Areas also meant that some buildings and 
empty sites would be included within the Conservation Areas, although do not 
necessarily contribute to their character and appearance. These are noted to 
represent extensive opportunities for the enhancement of the Conservation 
Area, while preserving its individual assets and their group value, in 
accordance with the NPPF.  

Extent of Demolition  

10.78. The Applicant has undertaken a comprehensive audit of the buildings within 
the Conservation Areas to supplement and expand the Conservation Area 
Appraisals. While the Appraisals note that each non-designated heritage asset 
contributes positively to the character and appearance of that Conservation 
Area, they do not go into the detail of how they contribute to its character and 
appearance. Furthermore, those buildings that have neutral or negative 
contributions have so far not been identified across the area.  

10.79. The submitted heritage statement provides an assessment of all buildings, 
identifying those with positive, neutral and negative contributions. The 
assessments conclude that there are a number of buildings that contribute 



positively to the Conservation Areas’ character and appearance, all of these 
being already designated heritage assets. Most of these are pre-1939 
buildings associated with the early innovative industries with philanthropic 
social facilities.  

10.80. The buildings making a neutral contribution were generally pre- or post-World 
War II buildings. The assessment identified a number of non-designated 
heritage assets as having a neutral contribution; these are: 

i. Spegelstein and Daro Works; 

ii. 86 Wallis Road; and 

iii. 14 Queens Yard 

10.81. Most of the post-World War II buildings were identified as having a negative 
contribution to the character or appearance of the Conservation Areas, in 
addition to the vacant land within the application site.  

10.82. A map can be viewed in the Appendix which identifies the sites across the 
Masterplan Area that make positive, neutral and negative contributions. The 
assessment work undertaken by the Applicant is important in informing the 
acceptability of the proposed demolition in the outline planning application. 

10.83. PPDT’s Heritage Consultant has reviewed the assessment and has confirmed 
the findings; Spegelstein and Daro Works were considered to have a positive 
contribution, rather than neutral, however for consistency purposes in relation 
to how it was assessed for the Groveworld 80-84 & 88 Wallis Road (ref: 
14/00387/FUL) planning application where is was granted for demolition, the 
neutral contribution category was agreed.  

Impact of Demolition on Conservation Areas 

Hackney Wick Conservation Area 

10.84. The proposed development involves the demolition of 59% of the floorspace 
within the Conservation Area. Of this floorspace: 

i. 71% has been assessed as making a negative contribution;  

ii. 29% has been assessed as making a neutral contribution; and 

iii. >1% has been assessed as making a positive contribution. 

10.85. Non-designated heritage assets to be demolished are: 

i. Warehouse at corner of Wallis Road and Berkshire Road (demolition 
granted in 15/00338/FUL) –positive contribution 

ii. Spegelstein and Dar Works (demolition granted in 14/00387/FUL) –neutral 
contributuion; 

iii. 86 Wallis Road –neutral contribution  

Fish Island and White Post Lane Conservation Area 

10.86. The proposed development involves the demolition of 23% of the floorspace 
within the northern part of the Conservation Area (i.e. to the north of White 
Post Lane). Of this floorspace: 

i. 55% has been assessed as making a negative contribution;  

ii. 45% has been assessed as making a neutral contribution 

10.87. Non-designated heritage assets to be demolished are: 

i. 14 Queens Yard 



10.88. The redevelopment of neutral buildings across both Conservation Areas will 
not cause harm in itself as they do not make a positive contribution to the 
character of appearance of the Conservation Area in which they are situated. 
The impact of their demolition will depend upon the contribution made by their 
replacement. Similarly, the removal of negative buildings will not cause any 
harm provided their replacements are appropriate. The form and massing of 
the replacements and the impact on the Conservation Areas is assessed 
further into the report.  

10.89. The southern part of the warehouse at the Corner of Wallis Road and 
Berkshire Road is the only building that makes a positive contribution that 
would be demolished. The principle of this demolition has been established 
through the decision to grant planning permission for the mixed-use 
redevelopment of the site (ref: 15/00338/FUL), which included the demolition 
of the warehouse. 

10.90. The LLDC Board report that considered the proposed extension to the 
Conservation Areas was clear that the concept of enhancement, rather than 
restrictive preservation was central to the idea of extending the Conservation 
Areas, with the inclusion of cleared sites and post-war development on the 
basis of their close proximity to heritage assets and the opportunity for these 
sites to preserve and enhance their setting. It was noted that “change and 
improvement, and particularly the comprehensive redevelopment of a number 
of sites within the proposed boundaries is key to the designation and 
management process”. 

10.91. The demolition of the buildings that only contribute neutrally or negatively 
present this opportunity as encouraged in the Hackney Wick Conservation 
Appraisal  and highlighted in the LLDC Board Report for these sites to 
preserve or enhance the setting of the Conservation Area, in accordance with 
Paragraph 137 of the NPPF. Paragraph 137 requires Local Planning 
Authorities to look for opportunities for new development in Conservation 
Areas to better reveal or enhance the significance of those areas. It is 
considered that the plan-led approach of the Masterplan is fulfilling this duty.  

10.92. The comprehensive approach of the Masterplan has been applauded by 
Historic England for its framework to better manage significant change in the 
Conservation Area over the future coming years, and one that will prevent the 
demolition of great buildings that may not be kept from demolition and 
redevelopment if subject to individual applications. Historic England confirmed 
that the application represented a good opportunity to maintain and enhance 
key elements of Hackney Wick’s significance for future generations.  

10.93. Historic England’s comments echo the Historic England Good Practice Advice 
Note ‘Decision-Taking in the Historic Environment’ which states that “the 
cumulative impact of incremental small-scale changes may have as a great an 
effect on the significance of a heritage asset as a larger scale change”. 

10.94. The outline planning application has duly considered and analysed the 
summary of significance contained within the Conservation Area appraisals, 
and developed the application proposals in this context. The proposed 
demolition of these sites do not alter the significance highlighted within the 
Conservation Areas; the morphology will remain as existing in relation to the 
historic streets; the historic buildings of positive contribution will remain, save 
for the warehouse at the corner of Wallis Road and Berkshire Road, and the 
uses that positively contribute towards the Areas’ character will be protected. 
Those positive land uses being low cost creative floorspace for the creative 
and cultural industries.  



10.95. Officers have given special attention to Section 72 of the LBCAA 1990 and 
consider that the proposed demolition in the Hackney Wick Conservation Area 
to be acceptable for providing the opportunity to enhance the appearance of 
the area as a whole, while ensuring that the buildings that contribute positively 
to the appearance and character of the Conservation Area are preserved and 
better enhanced.  

10.96. While the scale of change proposed is significant, and there will be extensive 
demolition within the Hackney Wick Conservation Area, paragraph 017 of the 
PPG reminds us that it is the degree of harm to the asset’s significance, rather 
than the scale of development that is to be assessed. In this context, the 
demolition does not cause harm to the Conservation Area’s significance, 
rather it provides an opportunity for what is to be re-built to enhance its 
character. The demolition is considered acceptable, in accordance with 
national policy and legislation. It will also promote Hackney Wick and Fish 
Island’s unique identity and appearance in accordance with policies SA1.2 and 
SA1.4 of the Local Plan.  

Impact of demolition of non-designated heritage assets 

10.97. As discussed above, the principle of demolition of two of the four non-
designated heritage assets across the Conservation Areas has been 
established through the grant of planning permissions (warehouse at corner of 
Wallis Road and Berkshire Road -15/00338/FUL; and Spegelstein and Daro 
Works -14/00387/FUL). The demolition of these assets were assessed to be 
acceptable on the basis of these individual development proposals; the 
proposed development of the Masterplan through the parameter plans and 
design codes proposes appropriate replacement buildings which will not harm 
the conservation area and will enhance its character and appearance, if the 
detailed permissions were not to be implemented and instead a reserved 
matters submission made under the outline planning application.  

10.98. The assessment in this report therefore focuses on the acceptability and 
impact of demolishing two of the non-designated heritage assets within the 
application site that do not have planning approval for their demolition. These 
are: 

i. 86 Wallis Road 

ii. 14 Queens Yard 

10.99. The significance, along with a detailed description of these non-designated 
heritage assets is included within the Appendix to this report.  

10.100. 86 Wallis Road is a utilitarian example of a concrete framed industrial building 
dating from the 1960’s in Main Yard. It has very limited evidential significance 
as a non-designated heritage asset; another non-designated heritage asset 
within the Conservation Area –Oslo House- outside of although close to the 
application site, provides a better example of this typology and building 
materiality than 86 Wallis Road. As a heritage asset, its value is classified as 
very low, and is identified as having a neutral contribution to the character and 
appearance of the Conservation Area.  

10.101. 14 Queens Yard is a much altered building dating from pre-World War II. It 
has very limited evidential significance as a non-designated heritage asset. 
The alterations that have been carried out to the building have not sought to 
preserve the earlier fabric, the building has therefore lost much of its original 
significance. It provides an example of a north light roof and saw-tooth roof –
similar to Spegelstein Building and Daro Works also in the Fish Island 
Conservation Area. Similarly to 68 Wallis Road, as a heritage asset, its value 



is classified as very low, and is identified as having a neutral contribution to 
the character and appearance of the Conservation Area. 

10.102. The assessment of these asset’s contribution to the Conservation Areas, in 
accordance with Historic England’s Advice Note 1 ‘Conservation Area 
Designation Appraisal and Management’, is as follows:  

 

Historic England Checklist 
Criteria 

86 Wallis Road  

(Hackney Wick CA) 

14 Queens Yard  

(Fish Island & White Post Lane 
CA) 

Work of a particular architect 
or designer of regional/local 
note? 

No No 

Does it have landmark quality? No, the building is located 
inconspicuously at the end of 
Main Yard.  

No, the building is largely 
hidden by adjacent buildings. 

Does it reflect a substantial 
number of other elements in 
the Conservation Area in age, 
style, form or other 
characteristics?  

It shares some 
characteristics with Oslo 
House, although Oslo House 
is a more prominent building 
which has a positive 
contribution to character and 
appearance of CA.  

It shares some 
characteristics, such as the 
saw-tooth profile with another 
building in CA –Spegelstein 
Building and Daro Works, 
although 14 Queens Yard is 
not as architecturally 
interesting or prominent.  

Does it relate to adjacent 
designated heritage assets in 
age, materials, or in any other 
historically significant way? 

No designated heritage 
assets in the area. 

No designated heritage 
assets in the area. 

Does it contribute positively to 
the setting of adjacent 
designated heritage assets? 

No designated heritage 
assets in the area. 

No designated heritage 
assets in the area. 

Is it associated with a 
designed landscape? 

No No  

Does it individually, or as part 
of a group, illustrate the 
development of the settlement 
in which it stands? 

Only to the same extent as 
any other building in the CA 
does.  

Only to the same extent as 
any other building in the CA 
does. 

Does it have significant historic 
association with feature such 
as the historic road layout, 
burgage plots, a town park or a 
landscape feature? 

No No  

Does it have historic 
associations with local people 
of past events? 

No No  



Does it reflect the traditional 
functional character or former 
uses in the area? 

Only to the same extent as 
any other building in the CA 
does. 

Only to the same extent as 
any other building in the CA 
does. 

Does its use contribute to the 
character or appearance of the 
area? 

Only to the same extent as 
any other building in the CA 
does. 

Only to the same extent as 
any other building in the CA 
does. 

10.103. It is assessed that 86 Wallis Road and 14 Queens Yard are not positive 
contributors to the character and appearance, nor are they integral to the 
Conservation Areas. Much of their previous significance and special interest 
has been lost over time due to incremental changes; furthermore, there are 
other buildings within the wider Conservation Area that reflect their character 
and materiality. The significance of these buildings as heritage assets is 
marginal, low/negligible.  

10.104. The proposed demolition has been weighed against paragraph 135 of the 
NPPF and Officers have taken into account the duty in Section 72 of the 
LBCAA 1990, and a balanced judgement has been reached that the 
demolition of these buildings would not result in harm to the Conservation 
Area and the loss of two marginally significant buildings is justified in the 
context the benefits brought by the application, including but not limited to 
heritage improvements and low-cost workspace.  

Strategic Townscape Approach  

10.105. The townscape, meaning the visual appearance of the urban form, is not 
identified in the summary of significance as a key component of the 
significance of the Conservation Areas, rather it is the combination of building 
heights, massing and enclosure of spaces which is important to the 
significance of the Conservation Areas. 

10.106. Historically, the townscape of Hackney Wick has not been static or consistent, 
generally being characterised by variety. Existing building heights in the area 
vary from one-storey to five storeys; the most significant buildings are Central 
Books (17.99m above ground level (AGL) to pitch, 15.25m AGL to eaves)) and 
9 Queens Yard (19.21m AGL to eaves, 22.68 AGL to pitch). These buildings 
act as local landmarks and frame key views along Wallis Road and White Post 
Lane. Historic photographs of the area also show juxtaposition of buildings, 
with a greater range in scale that can be read today, with post-World War II 
development having eroded this scale.   

10.107. The Conservation Area Management Guidelines state “unlike many historic 
residential areas, uniformity in matters such as parapet line and form is not 
characteristic of Hackney Wick. Variations in eaves lines, building widths, 
massing and materials can contribute to a diverse urban landscape, with the 
proviso that these are informed by precedents established by heritage assets 
within Hackney Wick”. The Guidelines therefore explicitly state that the 
townscape should not be consistent, rather to vary in response to surrounding 
historic assets with reference to their form and special characteristics.  

10.108. The supporting text of policy SA1.6 of the Local Plan states that the prevailing 
height of Sub-Area 1 is 20 metres above ground level, which is represented 
through a mixture of intermittent building heights that together form a unique 
arrangement that contributes to the area’s townscape. Policy SA1.6  states the 
buildings above 20m AGL in Sub-Area 1 will only be acceptable subject to the 
provisions of policy BN.10 of the Local Plan.  



10.109. In relation to the principle of taller buildings, policy BN.10 requires tall building 
to be located within centre boundaries. The policy references Hackney Wick 
Neighbourhood Centre as an area appropriate for taller buildings i.e. those 
above 20m AGL. The principle of buildings above 20m AGL in Hackney Wick 
Neighbourhood Centre is therefore established, subject to the provisions of 
criteria (1) to (13) of policy BN.10. 

10.110. The Hackney Wick Station Area site allocation provides more detailed 
guidance; in relation to townscape, height and massing approach, it states the 
following: 

i. New tall buildings should not be located adjacent to or compete with 
existing taller buildings such as that housing Central Books; 

ii. Massing should respond to adjacent existing and proposed public spaces 
and buildings; and in relation to scale 

iii. Development should make a positive contribution to the characteristics 
and composition of views within and to/from the area.  

10.111. The Conservation Area Management Guidelines repeat this, in addition to 
stating “there is value in juxtaposition, generating excitement and confidence 
in the new, as long as changes in scale and materials are proportionate and 
sensitive foils to heritage buildings”.  

10.112. While taller buildings above 20m AGL are acceptable in principle, local policy 
and guidance is clear that the massing of these buildings should respond to 
their historic context. It is also clear that juxtaposition in height is 
recommended and seen to be appropriate to the local character and its 
reference to its existing and historic townscape.  

10.113. The application proposes new buildings of predominantly between 4-6 storeys, 
within the prevailing height of the area, as established by policy SA1.6. of the 
Local Plan. There are also five taller buildings proposed ranging from 8-9 
storeys in height. The new buildings, including taller elements, and the 
retained non-designated heritage assets in the application site will reflect the 
height variation quality of established local character.  

10.114. The location and modulation of the height across the application site, set by 
the proposed maximum heights parameter plan and the Design Code have 
been informed by an urban design analysis of the area and in response to 
retained heritage assets. Taller buildings have been located in areas to aid 
legibility in the built environment; and heights have been reduced around 
areas of increased sensitivity, including Central Books and the Lord Napier 
Public House. The detailed assessment of the likely significant environmental 
effects of the proposed buildings on the Conservation Area and designated 
and non-designated heritage assets can be read below. 

10.115. The Quality Review Panel have confirmed their strong support for the principle 
of a varied townscape for Hackney Wick; this has also been agreed in early 
discussions with Historic England and PPDT’s Heritage Consultant.  

10.116. Officers support the strategy for a varied townscape, with reference to the 
historic character of the area. It is considered to respond appropriately to the 
attributes of Hackney Wick, in accordance with policy BN.1 of the Local Plan. 

10.117. The urban design justification for the following taller elements is provided 
below: 

i. Plot K (8-storeys): prominent at entrance to Overground station, marking 
arrival to Hackney Wick and aiding legibility. The site lies outside of Fish 
Island and White Post Lane Conservation Area. The tall element will 



terminate the key view of north-south route, bookending it with Central 
Books; 

ii. Plot M (8-storeys): marks the location of Queens Yard from the station 
platform and wider area. Set back against railway embankment, visible 
when viewed from southern entrance from White Post Lane looking into 
Queens Yard, terminating view into Queens Yard; 

iii. Plot E (8-storeys): located next to the Overground station and terminates 
the long view when looking down Berkshire Road. Set back against the 
north-south route and sited away from non-designated heritage assets; 

iv. Plot GH (9-storeys): a prominent canal-facing location on intersection of 
canal and railway line, abutted against railway line. Important marker for 
the Neighbourhood Centre when approaching by train from Stratford and 
across Bridge H10 and towpath.  

v. Plot B (9-storeys):prominent location at edge of Neighbourhood Centre; 
important marker identifying Centre from towpath, Here East and 
Eastwick. Located outside of Hackney Wick Conservation Area.  

10.118. The Applicant has reviewed the options regarding tall buildings in the light of 
discussions with PPDT and the risks on this issue as identified by Planning 
Decisions Committee Member Briefings. The Applicant has acknowledged 
these risks and amended the parameter of some of the tall buildings (E and 
K), but not all, and has chosen on balance, to pursue a clear and distinct 
variation in townscape rather than a largely uniform approach to height as it 
considers that this appropriately responds to the character of the area.  

10.119. The taller buildings cluster around the Hackney Wick Overground Station, and 
in key locations where people will enter the Neighbourhood Centre, whether 
by train, towpath or the local street network. Some taller buildings allow other 
buildings to be reduced in height to respond to the non-designated heritage 
assets and their setting, in accordance with the Hackney Wick Station Area 
Site Allocation guidance and policy SA1.4 of the Local Plan. Two of the taller 
elements are located outside of the Conservation Areas, and the three within 
the Conservation Areas are set back and distant from retained heritage assets 
so that they do not compete or detract from these assets. A detailed 
assessment against BN.10 can be read further below.  

10.120. Officers consider the townscape and height rationale to be appropriate, and in 
accordance with the relevant national and local planning policy. The 
Masterplan framework has carefully and considerately identified the various 
roles and character of areas in the application site, and thereby has enabled 
the conservation of heritage assets in a manner appropriate to their 
significance, in accordance with the core planning principles in paragraph 17 
of the NPPF. 

10.121. An identification of opportunities where tall buildings might enhance the overall 
townscape, in the comprehensive and strategic manner of a masterplan, with 
a full and detailed assessment of effects and impact on designated and non-
designated heritage assets is strongly supported by Officers and is considered 
to be the responsible and sensitive approach of introducing any taller 
elements into Hackney Wick Neighbourhood Centre, as established by policy 
BN.10. It also reflects Historic England’s guidance note on tall buildings, 
demonstrating best practice in the built environment.  

 

 



Impact of Proposed Development on Conservation Areas and Non-
Designated Heritage Assets 

10.122. The assessment follows the guidance set out in national policy and guidance 
for each designated heritage asset and assesses the extent to which the 
development will cause any harm or loss to an asset’s significance; whether 
the harm is substantial or non-substantial; and whether any harm can be 
outweighed by wider public benefits generated from the application proposals.  

i. Retained Heritage Assets 

10.123. The Masterplan seeks to retain 8 non-designated heritage assets and 
maintain them in their employment use, retaining low-cost workspace where it 
exists already, and in retail and community uses. The application seeks to 
establish the framework to bring the heritage assets back into an appropriate 
use; bring them into a good condition of repair; and to preserve or enhance 
their special interest. 

10.124. The submitted Design Code (for approval) sets out general and site specific 
requirements for the detailed design and preservation of the non-designated 
heritage assets, and the DSF sets out the proposed land uses for the 
buildings. These approved documents, together with the heritage contribution 
fund will help to secure these works. 

10.125. Reserved Matters Applications can be made for each non-designated heritage 
asset, or they would form part of a larger RMA if part of a wider plot, or a 
cumulative development. Alternatively, landowners can apply for heritage 
contribution funds gained from S106 obligations to apply for funding to 
undertake these works in accordance with the design code. A condition upon 
accessing this funding would be to seek reasonable endeavours to seek grant 
funding to supplement the funds, and to enter into an agreement to secure the 
land use and/or low-cost workspace within the assets.  

10.126. The Heritage Fund is a fund held by the Local Planning Authority with the 
objective of preserving or enhancing the character and appearance of the 
Conservation Areas. Heritage funds will be paid as part of each Reserved 
Matters Applications for plots that do not contain a heritage asset (A, B, C D, 
E, F, J, K, L or M). These payments will be secured by S106 payments.  

10.127. Owners of the retained heritage assets will be notified once contributions have 
been paid into the heritage fund, and will be able to apply to the Local 
Planning Authority for these funds. The funds will be allocated by the Local 
Planning Authority based on a prioritisation of need, based on the asset’s risk 
of falling within Historic England’s Risk Register. The order of priority, at time 
of writing is (in order) the Lord Napier Public House, Gilbert Johnstone 
Boathouse, Everett House, Former Carless Institute, White Buildings and 
Central Books.  

10.128. The Applicant has undertaken a survey of the external condition of the 
retained heritage assets, and the costs of the required works in order to bring 
them back into a good condition of repair and decoration. The costs (and 
resultant contributions) have been incorporated into the Heads of Terms and 
apportioned across Plots.  

10.129. While there is no guarantee that the owners of the retained heritage assets will 
apply for funding from the heritage asset contribution fund, and the works are 
not sought for approval in this outline planning application, it is assessed that it 
is reasonable to assume that a proportion of them will want to take up the 
funding that will be offered to improve their buildings. Interest has already 
been raised to access funds by the owners of the Lord Napier Public House 



and the former Carless Institute. An appropriate worst-case scenario 
considered in the ES was that only 25% of the total funds would be accessed. 

10.130. It is considered that the proposals for retained heritage assets overall will 
enhance the character and appearance of the Conservation Areas, in 
accordance with Section 72 of the LBCAA 1990 and paragraph 137 of the 
NPPF. The restoration and reuse of the heritage assets is in accordance with 
policy SA1.4 and BN.16 of the Local Plan; it also supports the area objectives 
for Sub-Area 1 for heritage-led regeneration.  

10.131. The development of a Masterplan and a plan-led comprehensive approach to 
the application site has enabled and facilitated the creation of a heritage 
contribution fund that will provide the framework and mechanism for these 
assets to be brought back into good condition and full viable use. The 
Masterplan will coordinate through the Framework s106 and its Heads of 
Terms how the payments into the fund will be apportioned across Plots. A 
piecemeal approach would not be able to coordinate such an approach as 
effectively. Officers consider this to be a key benefit of the Masterplan and a 
substantial public benefit of the development.  

ii. Uses and activities 

10.132. The proposed development provides a mix of A, D and B1 uses at ground 
floor level, as per the ground floor land use parameter plan submitted for 
approval. The development will maintain employment as the predominant 
ground floor use within the Conservation Areas, and therefore preserving its 
distinctive character and appearance, in accordance with Section 72 of the 
LBCAA 1990.  

10.133. The introduction of A1/A2 retail uses are identified within the submitted 
heritage statement as potentially causing some harm to the character and 
appearance of the Conservation Areas by introducing new patterns of activity. 
The potential harm is considered to be very limited and not substantial; the 
small level of harm is considered to be outweighed by the benefit of delivering 
a Neighbourhood Centre and including retail facilities that will support existing 
and future populations within Hackney Wick. The harm is justified in reference 
to paragraph 134 of the NPPF.  

10.134. The retention of low-cost creative light industrial floorspace, proposed to be 
secured through the Framework S106 Agreement in perpetuity is considered 
to secure the future of creative industries in Hackney Wick and thereby is 
preserving or enhancing the distinctive character of the Conservation Areas, 
as described in the Conservation Appraisal summaries of significance, as 
required by Section 72 of the LBCAA 1990.  

iii. Street pattern, infrastructure and spaces 

10.135. The proposed development will reinforce the historic links between the street 
pattern, with the retention and reinforcement of the character of Wallis Road 
and White Post Lane, and the infrastructure of the canal and the railway. New 
streets will reconnect to the canal and new linear spaces on the canal will re-
integrate the canal into the urban fabric. This is in support of the summary of 
significance contained within the Conservation Area Appraisals which 
reinforce the importance of the historic infrastructure in the form of the Lee 
Navigation and the contribution it gives to the character and setting of the 
Conservation Areas. The proposal for new spaces around the canal and new 
connections (visual and modal) is considered to enhance the character of the 
Conservation Areas, in accordance with Section 72 of the LBCAA 1990.  



10.136. The creation of the new north-south route will create new views to Central 
Books which will terminate views to the north when exiting/entering the 
Overground Station. The view will be of Central Books’ most characteristic 
elevation with the pitch and eaves. A new space will be created outside of 
Everett House that will better reveal and open views to its flank elevation, 
containing the ‘HW’ graffiti art; a new area of public realm will enhance the 
setting of the Gilbert Johnstone Boathouse. The development at 75-89 Wallis 
Road and 57 Berkshire Road will reveal a new yard space and will preserve 
and enhance Rubberworks, as contained in the application which has a 
resolution to grant planning consent. Again, the creation of these new spaces 
is considered to enhance the character and setting of the Conservation Areas, 
in accordance with Section 72 of the LBCAA 1990.  

10.137. The management guidelines highlight an opportunity to improve the definition 
of northern side of Wallis Road, as the existing street environment, other than 
Central Books lacks a strong building line, with working yards characterising 
the street frontage towards Main Yard. The building footprint parameter plans, 
combined with the design code requires a strong building line on Wallis Road, 
which will continue the built line of Central Books. The heights of the buildings 
are restricted to be below that of Central Books, so that it remains the most 
prominent building on this section of Wallis Road, looking east. It is considered 
that these interventions will enhance the character of the Conservation Area, 
as required by Section 72 of the LBCAA 1990.  

10.138. The building footprint and building lines of the buildings that surround Queens 
Yard are proposed to be replicated to maintain the sense of enclosure of 
Queens Yard that contributes to the character of the Conservation Area and 
setting of 7 & 9 Queens Yard. This is supported by Officers and PPDT’s 
Heritage Consultant; it is considered that it respects and supports the 
morphology of Hackney Wick, as characterised in the summary of significance 
of the Conservation Area Appraisals. This will positively contribute to the 
setting of the Fish Island and White Post Lane Conservation Area, in line with 
paragraph 137 of the NPPF. 

10.139. The design code includes a requirement to create new working yards and 
residential courts, which should be designed as distinct elements; this is also 
considered to respond to the character of Hackney Wick and to replicate the 
morphology of the area, recognising the importance of yards to the area both 
in terms of streetscape and patterns of uses and activities, with working yards 
supporting the creative arts and workspaces in the area today, as well as 
those historically present in Hackney Wick.  

10.140. Historic England requested that consideration be given to the retention of (or 
part of) Main Yard in the Masterplan. The proposals would erase the legibility 
of any historic yard and create a street instead; the loss of a yard of this size 
was considered to likely be harmful to the significance of the Hackney Wick 
Conservation Area. 

10.141. The submitted heritage statement assesses Main Yard to make a neutral 
contribution to the character and appearance of the Hackney Wick 
Conservation Area. Large yards are described as a post-World War II 
development with little or no historic or evidential value, their contribution 
being mainly aesthetic or communal value. An analysis of the historic pattern 
of development highlights Main Yard as a post-World War II development –
prior to bomb damage, a tight knit of buildings and passages occupied Main 
Yard, associated with the Clarnico and Falcon Works buildings, that were 
damaged beyond repair in the blasts.  



10.142. Rather than preserving the large yard, the Applicant has sought to re-create a 
network of passages in its place to reference the historic passages through 
this site. The passages run east-west to connect to the canal and north to 
south. The passages are identified and coded within the Design Code to 
provide guidance on public realm and elevational treatments.  

10.143. On balance, the loss of Main Yard in the application proposals is considered to 
be of less than substantial harm. Any harm is considered to be outweighed by 
the new connections to the canal off Plot GHI which enhance the canal-side 
setting of the Conservation Area; the creation of passages with reference to 
the historic morphology and footprint of development in Main Yard; and the 
retention of, revival of, and creation of new yards across the development site. 
The yards retained (Queens Yard) and revived (Rubber Works Yard) are 
considered to be of a greater historic value and have a positive contribution to 
the character of the Conservation Areas. PPDT’s Heritage Consultant 
confirmed that he shared the concern of Historic England in the loss of Main 
Yard, but overall that it would be compensated for by the new yard at the 
corner of Wallis Road and Berkshire Road (Rubber Works yard). 

10.144. The development is assessed to enhance and preserve the yards in 
accordance with Section 72 of LBCAA 1990. The less than substantial harm in 
the loss of Main Yard has been considered against paragraph 134 of the 
NPPF and it is concluded that the harm is outweighed by the benefits of the 
proposal.   

iv. Townscape and architecture  

10.145. Development plot boundaries have been drawn to align broadly with 
landownerships, but also to create a series of different development blocks to 
re-create the fine grain of development encouraged in the Conservation Area 
Management Guidelines.  

10.146. The submitted Design Code contains guidance on the built form, massing and 
grain of development, which need to be complied with; this ensures the 
lengths of frontages are broken down, that courtyard blocks are articulated as 
an assemblage of aggregated elements and that roof forms are integral to the 
built form. It is considered that this will reflect the form and grain of historic 
buildings that are distinctive to Hackney Wick, as referenced in the summary 
of significance. The proposed development is assessed to therefore preserve 
and enhance the character and appearance of the Conservation Area in 
accordance with Section 72 of the LBCAA 1990, and to utilise opportunities to 
improve the setting of the Conservation Areas in relation to paragraph 137 of 
the NPPF.  

10.147. Building heights within Hackney Wick will increase through the development 
proposals, as shown on the submitted parameter plans. The building heights 
will increase from generally 2- to 3-storeys to generally 4- to 6-storeys, with 
some limited taller elements of 8- to 9-storeys. The increase in building 
heights up to 6-storeys has been identified as appropriate in the Conservation 
Area in previous planning policy (LBH and LBTH Area Action Plans) and 
current planning policy in the Legacy Corporation’s Local Plan.  

10.148. The Conservation Area Management Guidelines state that new development 
can preserve or enhance the character of the area by respecting the role that 
landmarks play in the legibility of the area and by not blocking views to them 
or diminishing their landmark status through the inappropriate location, bulk or 
form of new development. Furthermore, new development that responds 
positively to the characteristic height, scale and massing of heritage assets, 



and which successfully relate to the area’s street, yards, waterways and 
human scale will enhance the overall character of the area. 

10.149. The following (relevant) landmarks are identified in the Management 
Guidelines as: 

 Central Books (Hackney Wick CA) 

 Gilbert Johnstone Boathouse (Hackney Wick CA) 

 Oslo House (Hackney Wick CA) 

 7 & 9 Queens Yard (Fish Island & White Post Lane CA) 

 Everett House (Fish Island & White Post Lane CA) 

 Lord Napier Public House (Fish Island & White Post Lane CA) 

10.150. The proposed development is now assessed in the context of these landmarks 
to understand the impact of the development on their significance and their 
contribution to the setting of the Conservation Area: 

Central Books 

10.151. Central Books is 17.99m in height above ground level to its pitch, and 15.25m 
to eaves. The maximum height parameter  plan requires the adjoining 
buildings to be below the eaves line of Central Books to retain its dominance 
in the townscape. Block D1 to the immediate east of Central Books has a 
maximum permitted height of 15.2m AGL, and Block N1 and N2 (consented) 
to the south of Wallis Road (opposite) have maximum frontage heights of 
14.3m AGL and 14.6m AGL respectively. The building to the immediate west 
of Central Books, Plot C (consented) has a maximum height of 15.6m AGL on 
Wallis Road.  

10.152. For reasons of bringing building lines to the street along Wallis Road, as 
detailed in the Management Guidelines, the visual dominance of Central 
Books will be reduced, although will remain. The gable will still remain the 
tallest element on Wallis Road looking east, meaning it will continue to act as 
a landmark from this viewpoint.  

10.153. The existing view of Central Books from the northern platform of the 
Overground Station will be lost by the redevelopment of Spegelstein and Daro 
Works (ref: 14/00387/FUL) that has planning approval. New views will 
however be created by the north-south route which will act to frame the gable 
of Central Books when looking north and enhance Central Books as a 
landmark within Hackney Wick.  

10.154. Overall, the reduction in prominence when looking west along Wallis Road 
and blocked view from the northern Overground platform is considered not to 
seriously affect any key elements of the significance of the Conservation Area, 
or of Central Books, therefore being less than substantial harm. The potential 
harm is outweighed by the heritage benefits of creating new views to Central 
Books from north-south route; the redevelopment of forecourts and the 
creation of a strong building line; and replacing existing poor quality buildings 
with high quality new buildings.  

Gilbert Johnstone Boathouse 

10.155. A new setting will be created through the proposed development by the 
introduction of a new open space and high quality public realm outside the 
Boathouse on Wallis Road. The open space and public realm parameter plan 
identifies a ‘small open space’ outside of the Boat club, which would be 
delivered alongside Plot D. The design code contains detailed guidance on the 



design of the public realm around the Boathouse and on the built form around 
the Boathouse yard, to ensure it responds appropriately to the Boathouse to 
enhance its setting.  

10.156. Although significantly taller buildings will be introduced in the setting of the 
Boathouse (Block D2 to north 22.3m AGL; Block I 19.5m AGL –both 6-
storeys) the Boathouse will continue to be appreciable as a distinctive pavilion 
form on the canal. The building footprint parameter plan means that the view 
of the Boathouse down Wallis Road will remain uninterrupted.  

Oslo House 

10.157. The view to Oslo House from the platforms of Hackney Wick station will be 
blocked from Plot EF, however is also block from 61 Wallis Road. The 
potential harm is assessed as very minimal as Oslo House and its signage will 
be visible further west along the platform and from Wallis Road looking west.  

7 & 9 Queens Yard 

10.158. 9 Queens Yard stands at 22.68m AGL in height to its pitch and 12.21m to its 
eaves. The buildings (7 & 9 Queens Yard) are particularly prominent when 
approaching Hackney Wick from Carpenters Road. They also are important to 
the setting and means of enclosure of White Post Lane. 

10.159. The proposed buildings would not exceed the height of 9 Queens Yard’s pitch 
when viewed at street level from Carpenters Road, as illustrated by the wire 
frames contained in the Appendix. This follows reductions in height to Plot K 
from 11-storeys to 8-storeys. The reduction in height is strongly supported by 
Officers, QRP, Historic England and PPDT’s Heritage Consultant.  

10.160. When 9 Queens Yard is viewed from Rothbury Road the dominance of the 
building will be reduced due to the increase in height of Plot L, currently two-
storeys in height it will increase to 5-storeys (19.4m AGL); this is considered to 
be minimal and less than substantial harm.  

Everett House 

10.161. Everett House is 12.45m AGL to pitch and 11.06m AGL to eaves. The 
adjoining building in Queens Yard is proposed to step down in height to a 
single-storey (4.8m AGL, Plot M) to respond to the non-designated heritage 
asset; it will also maintain the distinctive character of the passage leading into 
Queens Yard from White Post Lane which will become more well-used 
following the new entrance to the Overground Station. The open space to the 
entrance of the station, provides a distance between Everett House and Plot J 
to moderate the change in scale to 6-storeys (22.1m AGL). Key views of 
Everett House from the station platforms and looking east along White Post 
Lane from the Lord Napier Public House will be maintained.  

Lord Napier Public House 

10.162. The Lord Napier Public House is 8.10m AGL. Plot J, adjacent to the public 
house transitions in height from 6-storeys near the station entrance, to 4-
storeys (15.5m AGL) abutting the Lord Napier to respond to its lower scale.  

Conclusion 

10.163. None of the areas of potential harm identified seriously affects a key element 
of the special interest of the Conservation Area. The proposed development is 
considered to respond appropriately to the heritage assets within the 
Conservation Areas and respecting their legibility by not blocking views and 
seeking to enhance where possible and not to compete with them in their 
height or scale. Officers have given special attention to the desirability of 



preserving or enhancing the character and appearance of the Conservation 
Areas, in accordance with Section 72 of the LBCAA 1990.  

10.164. The comprehensive approach of the Masterplan shows the cumulative effect 
of a number of developments coming forward in Hackney Wick, in a way that 
is not so readily appreciated or assessed cumulatively when individual 
applications are made on an incremental basis. The Masterplan approach, 
partly for these reasons has been endorsed by Historic England given the 
significant change forecast in the area, as set out in local policy and the 
London Plan. It resonates Historic England’s Good Advice Practice Note 
‘Decision-Taking in the Historic Environment’ which states that ‘the cumulative 
impact of incremental small-scale changes may have as great an effect on the 
significance of a heritage asset as a larger scale change’.  

Taller Buildings 

10.165. As previously noted, two of the taller buildings are located outside of the 
Conservation Area (Plots B and K: 9- and 8-storeys respectively); the 
remaining three taller buildings (EF, GH and M) are located within 
Conservation Areas, although are set-back from retained heritage assets.  

10.166. In relation to the historic context, Officers consider the location of the 
proposed taller buildings to be appropriate; set back from existing heritage 
buildings, and where seen in the context of heritage assets, they provide a 
transitioning of scale.  

10.167. Historic England advised on 7th June 2016 that Plot K at 11-storeys had the 
potential to cause harm to the setting of the Conservation Areas; caution was 
requested of the Local Planning Authority with regard to the appropriateness 
of buildings of this height within Hackney Wick. PPDT’s Heritage Consultant 
also advised that Plot K would cause harm to the Conservation Areas.  

10.168. Following the reduction of height of Plot K by 3-storeys to 8-storeys and Plot 
EF by 1-storey to 8-storeys, Historic England confirmed on 21st March 2017 
that they were pleased to find that height of the tallest blocks had been 
reduced. Historic England commended the value of these amendments to the 
scheme overall.  

10.169. An assessment of each taller building in relation to its historic impact, in 
reference to part (10) of policy BN.10 is provided below: 

Plot K (8-storeys, 29.3m AGL) 

10.170. Outside of the Fish Island and White Post Lane Conservation Area, therefore 
Section 72 of LBCAA 1990 does not apply. At 11-storeys in height, PPDT’s 
heritage consultant advised that while there is some justification for a slightly 
taller building to emphasise the corner and to terminate the new north-south 
route, the height of 11-storeys was excessive. It was felt to appear overly 
dominant in the context of Everett House and in the backdrop to 9 Queens 
Yard. It was considered that 7 & 9 Queens Yard should be the dominant 
building to the character and appearance of this part of the Conservation Area 
and its surroundings. 

10.171. The reduction in height by 3-storeys follows advice from PPDT’s Heritage 
Consultant. At 8-storeys, Plot K is below the pitch of 9 Queens Yard, thereby 
not competing with 9 Queens Yard in prominence. The height, scale and 
massing of Plot K is considered appropriate for this location in accordance 
with part (10) of policy BN.10. 

10.172. The Quality Review Panel reviewed Plot K at 11-storeys, they had diverging 
opinions; some panel Members considered a tall building in this location to be 



justified, while others considered the height of the building to detract 
significantly from the quality of place aspired for Hackney Wick. The reduction 
to 8-storeys was reviewed by two of the same Panel members; the Panel 
warmly welcomed the reduction in height and stated it was a well-considered 
response to its earlier comments.  

Plot M (8-storeys, 28.2m AGL) 

10.173. Within the Fish Island and White Post Lane Conservation Area, sited to the 
north side of Queens Yard. There is a transition in height between the building 
and Everett House, so that any views of them together look layered. The 
proposed building is set back against the railway.  

10.174. PPDT’s Heritage Consultant has advised that the new building at 8-storeys 
would compete with 7 & 9 Queens Yard, with what should be the dominant 
building and thereby detracts from its setting. It could also harm the character 
and appearance of the Conservation Area as a whole, of less than substantial 
harm. 

10.175. The submitted wire frames have been assessed by Officers to discern the 
level of harm against 7 & 9 Queens Yard. When viewed at ground level from 
Carpenters Road looking west towards Hackney Wick, Plot M appears 
equivalent in height to 7 & 9 Queens Yard. It is however set back and not 
overbearing on the non-designated heritage asset.  

10.176. When cumulative views are considered of the application proposals in the 
context of consented developments, and in using the same viewpoint on 
Carpenter’s Road, the consented development shields the view of Plot M.  

10.177. Overall, the less than substantial harm caused by the height of Plot M is 
considered to be justified in the context of the public benefits generated by the 
proposal, and the diminished level of harm when considered in the context of 
consented development, in the context of paragraph 135 of the NPPF. It is 
considered that the building complies with part (10) of policy BN.10 of the 
Local Plan.  

10.178. The Quality Review Panel confirmed their support for the proposed height of 
Plot M in Queens Yard.  

Plot EF (8-storeys, 31.1m AGL) 

10.179. Within the Hackney Wick Conservation Area, set back against the railway 
embankment and located internal to the development plot, with no frontage on 
Wallis Road. The building will create a new landmark in views south along 
Berkshire Road and be seen behind the former Carless Institute. It will be 
most visible on the skyline when looking east from the A12 footbridge.  

10.180. A reduction in height was recommended by PPDT’s heritage consultant 
(originally when building was at 9-storeys) to reduce harm on the impact on 
the setting of the former Carless Institute, and the general character and 
appearance of the Conservation Area. 

10.181. The Applicant has agreed to a reduction in height of one-storey to Plot EF, 
taking it down from 9-storeys to 8-storeys. This has addressed PPDT’s 
Heritage Consultants comments on the setting of the former Carless Institute. 
The amended wire frames demonstrate that the massing and bulk of the 
building is now more appropriate to its setting. It is considered that the building 
complies with part (10) of policy BN.10 of the Local Plan.  

10.182. The QRP expressed reservations of Plot EF at 9-storeys; upon the drop of 
height to 8-storeys, the Panel confirmed their support for the height, again 
warmly welcoming the reduction.  



Plot GH (9 storeys, 31.3m AGL) 

10.183. Within the Hackney Wick Conservation Area, adjacent to the railway line and 
with frontage onto the Lee Navigation. It will be seen in the middle ground of 
views looking south from Bridge H10 towards the rail bridge over the Lee 
Navigation.  

10.184. The proposed building is not in the immediate locality of a non-designated 
heritage building, although is located on the canal edge.  

10.185. PPDT’s Heritage Consultant confirmed that there is more justification for taller 
buildings on the canal, this has been repeated by the QRP that considered the 
heights of the canal-side buildings (Plots GH and B) to be appropriate in the 
context of their location on the canal edge. 

10.186. The width of the canal, together with the proposed development on the other 
side of the water as part of PDZ 5 (Eastwick) with building on the canal 
frontage at 30.5m maximum frontage eaves height AOD, with permitted 
elements up to 33m AOD on corners. This would be the context on the other 
side of the canal, marginally lower than GHI at 35.8m AOD.  

10.187. The proposed building is considered to comply with part (10) of policy BN.10.  

Plot B (9-storeys, 32.6m AGL) 

10.188. Located outside of the Hackney Wick Conservation Area therefore Section 72 
of the LBCAA 1990 does not apply. The building is located to the north of the 
application site, with frontage onto the River Lee Navigation. The building is 
not in close proximity to non-designated heritage assets, although is in the 
setting of the Conservation Area.  

10.189. PPDT’s Heritage Consultant noted that a slight increase in height at the 
northern edge of the site might be justified in terms of a consistent and 
‘comfortable’ relationship to the canal side, however a reduction was 
considered to be less harmful to the setting of the Conservation Area.  

10.190. The QRP confirmed their support for Plot B at 9-storeys, considering it to be 
appropriate in the context of its location on the canal.  

10.191. The building will give presence to the Neighbourhood Centre and will be a 
landmark when viewed from the north-east.  The impact of the setting of the 
Conservation Area is considered to be less than substantial and justified in the 
context of the public benefits generated by the application as detailed below. It 
is considered that part (10) of policy BN.10 is met.  

Other buildings above 20m AGL 

10.192. As assessed above, the key views within the Conservation Areas, and key 
buildings that contribute towards the setting and character of the Conservation 
Areas are preserved through the proposals. Where there is some minor harm 
identified, this is assessed as being outweighed by public benefits. The 6-
storey buildings above 20m AGL are not located immediately next to non-
designated heritage assets that could endanger their prominence, in 
accordance with the Management Guidelines. It is considered that those 
buildings above 20m AGL at 6-storeys comply with part (10) of policy BN.10 of 
the Local Plan.  

Impact of proposed development on setting of designated heritage assets 
outside of Application Site 

10.193. In addition to the conservation areas, the Applicant assesses the setting of 
designated heritage assets outside of the application site. The most proximate 
to the proposals being Gainsborough School and St Mary of Eton Church 



(both Grade II listed). They are considered within the heritage statement and 
ES, particularly in respect of the views from Hackney Wick Station. It is 
concluded that there will be some harm to their setting because these views 
will be blocked by the new buildings close to the station.  

10.194. PPDT’s Heritage Consultant has confirmed that he agrees with the Applicant’s 
conclusions and that in this case the less than substantial harm is outweighed 
by the public benefits of the development. 

10.195. The impact on the listed buildings and their settings has been duly considered 
by the Local Planning Authority, having special regard to the desirability of 
preserving the building or its setting in accordance with Section 66 of the 
LBCAA 1990. It is concluded that the less than substantial harm, when viewed 
from the raised position on Hackney Wick station platforms is acceptable 
when balanced against the public benefits of the application proposals, as 
detailed below and in accordance with paragraph 134 of the NPPF.  

Benefits of the Proposal 

10.196. The heritage benefits can be summarised as: 

 Repair and decoration of retained heritage assets through the 
development of a heritage contribution fund; 

 Introducing more optimal viable uses for retained heritage assets to 
secure their future; 

 Protecting low-cost creative workspace in perpetuity of the development; 

 Reinforcing connections between historic street patterns and the 
infrastructure of the canal and railway; 

 Creation of yard to better reveal Rubber Works building; 

 Creating a new public space associated with the Boathouse; 

 Better definition of historic streets; 

 A new north-south route that will create a new view to Central Books; 

 Creating a variation in building height to respond positively and 
appropriately to the scale of the retained heritage assets; 

 Enhancing setting of the Hackney Wick Conservation Area through 
development to the north of its boundary; 

10.133. The NPPF requires particular regard to be paid to the need to seek economic, 
social and environmental gains jointly and simultaneously in order to deliver 
positive improvements in the quality of the built natural and historic environments, 
when weighing up public benefits. These extend beyond heritage benefits listed 
above. Additional public benefits that should therefore be weighed up in 
considering the application proposals are: 

10.133..1. A new Neighbourhood Centre that will help integrate new and 
existing communities, and provide amenities and services to a 
significantly increased population over the duration of the Local 
Plan; 

10.133..2. New homes towards the Local Plan target of over 2,500 homes in 
addition to those already consented;  

10.133..3. Affordable housing –a minimum of 20% of all housing (approx. 
171 affordable homes minimum); 

10.133..4. New public realm with better connectivity within application site; 



10.133..5. Best practice guidance on employment floorspace; 

10.133..6. Relocation strategies; 

10.133..7. A relocation manager; 

10.133..8. Comprehensive approach to infrastructure e.g. encouraging 
connection to district heat network; 

10.133..9. Opportunities for employment and skills.  

10.197. In conclusion, having given considerable weight to the statutory requirement 
under Section 72 of the LBCAA 1990 to preserve or enhance the character or 
appearance of the Conservation Areas, Officers consider that the 
Conservation Areas are being enhanced because harmful buildings are being 
removed, non-designated heritage assets are improved and new development 
reinforces local character through the design code and parameter plans.  

10.198. The public benefits, including heritage benefits and wider public benefits 
associated with the proposed development will outweigh the less than 
substantial harm that has been identified. While there are elements of less 
than substantial harm, the proposals largely have been assessed to better 
reveal the significance of heritage assets and to enhance the character or 
appearance of the Conservation Areas, in accordance with paragraph 137 of 
the NPPF, and in strong reference to the Conservation Area Appraisals and 
Management Guidelines. The application proposals will protect and preserve 
Hackney Wick as a place of innovation and creativity in perpetuity through 
low-cost workspace and controls in rent, combined with clear guidance on how 
this workspace should be designed. This is in conformity with the summary of 
significance of the Conservation Areas.   

Design Quality –Assessment against BN.10 

10.199. The QRP confirmed their wholehearted support for approval of the outline 
planning application, considering the thoroughness and quality to be 
exemplary. The design code was considered to set a standard for the highest 
quality and encouraged further flexibility to be added to the document to allow 
any divergences to be acceptable if they demonstrate exceptional quality.  

10.200. The detailed design of all buildings will be brought forward as part of Reserved 
Matters Applications and will need to separately meet the criteria of policy 
BN.10 based on these detailed designs to be considered acceptable. As an 
outline planning application the principle of taller elements is assessed, based 
on the parameter plans and design code submitted for approval.  

10.201. The assessment is broken down by all criteria of BN.10, with the exception of 
those relating to heritage (10) which has already been assessed and in 
relation to wind (11) and daylight and sunlight (12) which are assessed under 
environmental considerations further into the assessment of the report.  

BN.10(1): Exhibit outstanding architecture and high quality materials, finishes 
and details: 

i. Taller Buildings (8-9 storeys) 

10.202. Appendix 1 of the Design and Access Statement contains a tall building 
statement that relates to taller buildings (8-9 storeys) and provides guidance 
on how to achieve an outstanding design process and final design to be 
submitted for approval, against part (1) of BN.10.  

10.203. All taller buildings will need to be subject to an architectural competition and/or 
competitive design process that will need to be evidenced to the Local 
Planning Authority. Prior to this competition, recommended planning 



conditions require a design strategy and design brief to be submitted to the 
Local Planning Authority for approval. This will enable the LPA to influence the 
design brief and the appointment/procurement of architects. This follows 
comments made by the QRP in relation to taller buildings needing to be 
subject to an architectural competition. This will be secured via condition.  

10.204. All buildings will be expected to comply with the design code and include high 
quality materials. The design code contains a section on tall buildings which 
provides addition guidance for taller buildings, in order to achieve outstanding 
architecture at RMA stage. The tall building guidance can be read in the 
appendix to this report. 

10.205. Furthermore, all Reserved Matters Applications will be required to be reviewed 
by the Quality Review Panel prior to their submission, and to detail in writing 
upon submission how they have responded to these comments.  

ii.  >20m AGL at 6-storeys 

10.206. Those buildings at 6-storeys, although in exceedance of the 20m AGL datum 
are due to the high floor to ceiling heights on the ground and first floors for 
employment space.  

10.207. A common requirement for light industrial businesses is high ceilings, lending 
to why industrial warehouses are popular within Hackney Wick for artists. This 
has therefore been translated into the design code in the workspace design 
section, which requires light industrial workspace to have recommended floor 
to ceiling heights of 3.6m at ground level and 3m on upper levels. For larger 
light industrial spaces where internal servicing in provided, the design code 
requires a minimum of 4.5metres floor to ceiling height. 

10.208.  Officers are supportive of the high ceilings and consider that this is an 
important consideration in determining the quality of buildings for their users. It 
is assessed that good quality workspace design is in accordance with the key 
principles contained with the draft Hackney Wick and Fish Island SPD, having 
taken cues from the area as existing, and justifies the exceedance of 20m 
AGL in principle.  

BN.10(2): Respect the scale and grain of their context: 

10.209. The taller buildings and all proposed built elements have been assessed 
above to respect the scale and grain of their context, in accordance with the 
Conservation Area Management Guidelines. The height of buildings is 
proportionate to their surroundings, stepping down when in the setting and 
context of heritage assets. The design code contains detailed guidance on 
how buildings should be broken down, with no frontages able to exceed 40m 
and how they should be articulated to ensure that Reserved Matters 
Applications are appropriate to and respond to Hackney Wick, in accordance 
with part (2) of policy BN.10 and policy BN.1 of the Local Plan.  

10.210. The Tall Building Statement in the Design and Access Statement requires that 
all tall buildings must come forward as part of development proposals for the 
relevant block and a detailed analysis of proposals with their surroundings 
must demonstrate how detailed proposals respond to the scale and grain of 
the surrounding context.  

BN.10(3): Relate well to street widths and make a positive contribution to the 
streetscape: 

10.211. All proposed buildings have been assessed to relate well to street widths and 
make positive contributions to the streetscape. The Conservation Area 
Management Guidelines highlight opportunities for improving the street 



frontage e.g. removing front working yards and creating a stronger building 
line on the north side of Wallis Road. The outline application proposes strong 
building lines, through the parameter plans and design code to respond to and 
reinforce the character of streets that are central to the character of the 
Conservation Areas, as detailed in the summary of significance statements in 
the Conservation Area Appraisals.  

10.212. Reserved Matters Applications will further demonstrate how the detailed 
design contributes towards the streetscape.  

BN.10(4): Generate active street frontage: 

10.213. The ground floor land use parameter plan has been designed so as to ensure 
that active street frontages are generated, with activity focused around the 
new north-south route and station entrance, in accordance with the key 
development principles of the Hackney Wick Station Area site allocation in the 
Local Plan.  

10.214. All buildings above the 20m AGL datum have non-residential uses at ground 
level and will be required to demonstrate how they generate and reinforce 
active street frontage on their plots.  

BN.10(5): Provide accessible public space within their curtilage: 

10.215. The open space, public realm and play space parameter plan designates 
areas for new public space; the design for these spaces is detailed in the 
design code and the minimum quantum of public space, open space and play 
space to be provided is broken down by plot and secured in the DSF and the 
recommended conditions. Each plot is required to provide the public realm 
within their plot boundary, and to be completed prior to occupation of the 
building. The public space will be accessible to the public and will significantly 
improve the quality of the existing public realm within the application site.  

BN.10(6): Incorporate sufficient communal space: 

10.216. Communal space will be detailed at Reserved Matters stage with detailed 
design. All Reserved Matters Applications for buildings above 20m AGL will 
need to demonstrate that they provide sufficient communal space, in 
accordance with part (6) of policy BN.10. 

BN.10(7): Contribute to defining public routes and spaces; 

10.217. The taller buildings and all proposed building have been assessed to 
contribute to defining public routes and spaces. The application proposals will 
create a new north-south route which will help to define a public route to the 
Hackney Overground Station.  

10.218. The tall building statement in the Design and Access Statement requires 
Reserved Matters Applications to be designed to reinforce the hierarchy of 
streets, key public spaces and pedestrian routes.  

BN.10(8): Promote legibility 

10.219. The urban design justification for taller buildings centres around the promotion 
of legibility. Proposals for tall buildings at RMA stage must be accompanied by 
a detailed assessment of their potential townscape and visual impact 
assessment with the detailed design of the proposed building. 

BN.10(9): Create new or enhance existing views, vistas and sightlines: 

10.220. The townscape and visual impact assessment that will be submitted for tall 
buildings will allow an assessment of new or enhanced views and sightlines 
based on the detailed proposals.  



10.221. The submitted wire frames in the outline planning application in the ES have 
confirmed that the taller buildings will not significantly adversely impact 
existing key views and sightlines as identified in the Conservation Area 
Appraisals and Management Guidelines, as assessed above.  

Residential Delivery  

Overall Mix  

10.222. The overall unit mix of residential development which will come forward under 
Reserved Matters Applications is not prescriptively defined in the outline 
planning application. The residential accommodation will be constrained by 
quantum of floorspace in the Development Specification Framework, in height 
and footprint by the parameter plans and detailed design by Design Code. The 
mix of units will need to be policy compliant, in accordance with Policy H.1 of 
the Local Plan that requires over 50% of units to be 2-bedrooms or more. The 
mix is only prescribed for the affordable units, as detailed below.  

10.223. Within the LLDC plan area there is a particular need for 1 bedroom units within 
market and affordable/social rented; two bedroom in market housing and three 
bedroom plus units within affordable/social rented and low-cost home 
ownership.  

Affordable Housing 

10.224. Policy 3.11 of the London Plan sets the current strategic affordable housing 
target for London as at least an average of 17,000 additional affordable homes 
a year. Policy SP.2 of the Local Plan states that of the 1,471 housing delivery 
target per annum, a minimum of 455 will be affordable; this translates into a 
LLDC area-wide 35% target for affordable housing.  

10.225. The outline planning application sets a minimum baseline for 20% affordable 
housing by habitable room across all plots within the application site that do 
not already benefit from a planning consent, or have resolution for approval 
(for avoidance of doubt, this includes Plots C, N and K1). This will be secured 
in the Framework S106 Agreement.  

10.226. For clarity, if the approved mixed use re-developments within Plots C, N and 
K1 are not implemented, and instead submit Reserved Matters pursuant to the 
Masterplan, these plots would be expected to provide 20% affordable housing 
as a minimum, with a target of achieving 35% affordable housing. This will be 
secured in the S106 Agreement.  

10.227. Each Reserved Matters Application is required to submit a plot-specific 
financial viability appraisal that will re-test the viability of the scheme at 
detailed stage. All assumptions will be left open to give the Local Planning 
Authority the best negotiating position, as advised by PPDT’s viability 
consultants given the different land ownership and finance models and 
phasing of delivery. The minimum requirement of 20% affordable housing by 
habitable room is not able to be downwardly negotiated i.e. the viability review 
will only anticipate an upward provision of affordable housing, meaning that 
the minimum 20% target per plot will be maintained in lieu of any uplift; the 
target will be a policy compliant provision of 35% affordable housing by 
habitable room.  

10.228. A plot-by-plot financial appraisal has been undertaken to ensure all plots are 
viable and deliverable; PPDT’s viability consultants have confirmed that each 
plot is viable at 20% affordable housing.  

10.229. The increase in sales values over the phased development and different 
geographical and land use attributes of the plots will be combined factors that 



will lead to a projected uplift in affordable housing provision on some plots, 
towards the 35% target. The side-wide minimum percentage of 20% 
affordable housing reflects an existing viable site-wide Masterplan percentage, 
that is deliverable across the application site. 

10.230. The set provision of low-cost workspace within the application is the main 
factor negatively impacting the viability of the scheme which currently inhibits 
the attainment of 35% affordable housing as part of the proposed 
development. It is recognised by Officers that the retention of the creative low-
cost workspace is the priority for the area and one of the key driving forces 
behind the masterplan.  

Sensitivity Analysis 

10.231. In understanding the impact of providing low-cost workspace on the level of 
affordable housing achievable, the applicant carried out a sensitivity analysis 
to confirm the quantum of affordable housing lost in the prioritisation of re-
providing low-cost workspace and light industrial floorspace, this is detailed in 
the table below. It should be noted however that this analysis was undertaken 
at an earlier stage where the offer at the time was 14% affordable housing. It 
is therefore illustrative to demonstrate the high-level trade-off, rather than 
based on existing application proposals. It is also important to note that the 
exercise is technical and utilises assumed scenarios not feasibly possible with 
the current proposals due to flood constraints preventing residential 
accommodation at ground level.  

 Description  Low Cost 
Employment 
workspace 

Total 
Employment 
Floorspace 

Affordable 
Housing  

 

Comments 

1 Baseline 
position 
(previous 
position) 

8,439m2 36,718m2 14% Previous viability 
position, it has since 
been agreed 20%.  

2 Converting all 
B1c low cost 
workspace to 
Affordable 
Housing 

0m2 28,279m2 
 

 24% This option cannot be 
physically 
accommodated within 
the current designs. 

3 Converting all 
B1c and B1c 
low cost 
workspace 
space to 
Affordable 
Housing  

 
0m2 

 
25,863m2 

 

 
 27% 

This option cannot be 
physically 
accommodated within 
the current designs. 

4 Converting  all 
B1c and low 
cost B1c to 
market B1 
space 

0m2 36,718m2  21% Overall employment 
space remains the 
same, but would all be 
available at market 
price.  

 

10.232. The table demonstrates that if low-cost workspace was removed from the 
scheme, affordable housing levels achievable would increase. Officers have 
however come to the view that the protection of low-cost workspace be 
prioritised, in support of planning policies B.1, B. 4 and SA1.1 and SA1.2 of 
the Local Plan.  



Mix and Maximisation of Affordable Housing 

10.233. Within the LLDC plan area there is a particular need for 1 bedroom units within 
market and affordable/social rented; two bedroom in market housing and three 
bedroom plus units within affordable/social rented and low-cost home 
ownership. 

10.234. The outline planning application proposes to secure as a minimum 40% of all 
affordable units to be provided as three-bedroom family homes, in response to 
identified local need. The remainder of affordable units are required to be 
provided as 2-bedroom units. It is considered that the application meets the 
requirements of Policy H.1 of the Local Plan in relation to meeting identified 
local and strategic requirements in the mix of housing types, and Policy H.2 for 
reasons that it will provide for local housing needs.  

10.235. Policy 3.12 of the London Plan requires LPA’s to seek the maximum 
reasonable amount of affordable housing when negotiating on individual 
private residential and mixed-use schemes, having regard to affordable 
housing targets. Policy H1 also seeks to maximise affordable housing on sites 
delivering ten units or more. 

10.236. The Masterplan has been subject to a thorough and comprehensive viability 
assessment that has been reviewed and agreed by PPDT’s Viability 
Consultants. The provision of affordable housing at outline stage is considered 
to be maximised based on the application proposals, including low-cost 
workspace, heritage asset contributions and other planning gain e.g. 
contributions to off-site play space, TfL contributions etc…secured in the 
heads of terms.  

10.237. The Local Plan states that providing for housing needs, including through 
different affordable tenures is crucial to achieving mixed and balanced 
communities. Policy H.2 requires affordable housing to be maximised on sites 
capable of providing ten units or more, with a tenure split of 60:40 between 
affordable rent and social rent (60%) and intermediate (40%).  

10.238.  The Mayor’s draft affordable housing and viability SPG provides further 
guidance on tenure; in relation to Policy 3.11 of the London Plan, the SPG 
notes that the Mayor is keen to maintain the flexibility to meet local needs 
while ensuring the delivery of his preferred affordable housing products, 
described as: 

ii. At least 30% low cost rent (social rent or affordable rent), with rent levels 
set at levels that the LPA considers ‘genuinely affordable’; 

iii. At least 30% as intermediate products, with London Living Rent* and /or 
shared ownership being the default tenures assumed. The split between 
these tenures is advised to be determined by the Applicant, in discussion 
with registered providers on a site-by-site basis; 

iv. The remaining 40% to be determined by the relevant LPA.  

* London Living Rent is a new type of intermediate affordable housing, that will 
help, through low rents on time-limited tenancies, households with a maximum 
household income of £60,000 to save for a deposit to buy their own home. 

10.239. The proposed tenure mix is a 40:60 split between affordable rent and social 
rent (40%) and intermediate (60%). While this is in line with the draft Mayor’s 
SPG, it is noted that it is a departure from Policy H.2 in the Local Plan.  

10.240. Officers have worked hard and closely with the Applicant to maximise 
affordable housing provision on site. The application was submitted with a 
proposed minimum of 0% affordable housing, concluded not to be viable at 



outline stage. Since submission, key changes have been the increase in 
agreed sales values, a reduction in site value, a reduction in the assumed 
number of market 3-beds (although still policy compliant) and a slight increase 
in affordable rents, albeit still within the definitions of affordable rent and in 
discussion with GLA Housing Officers. In addition the tenure split has been 
amended from a policy compliant 60:40 split, to the proposed 40:60 split. 

10.241. In this instance, it has been assessed that the maximisation of affordable 
housing in the masterplan area, towards the Legacy Corporation’s 35% target 
is preferable than seeking a lower provision, albeit with a tenure split of 60:40 
compliant with Policy H.2 of the Local Plan. The tenure split is however in 
accordance with the Mayor’s draft affordable housing and viability SPG which 
is a material consideration. The tenure split is assessed as being acceptable.  

10.242. In addition to the triggers to be secured through the outline planning 
application for further viability reviews to uplift affordable housing towards the 
35% target (RMA specification, delayed commencement), the Heads of Terms 
also include an obligation to undertake reasonable endeavours to access 
grant funding to further increase affordable housing on-site.  

Density  

10.243. The illustrative masterplan has a density of 142 units per hectare, or 262 
habitable rooms per hectare; these density calculations are made including 
the public realm area of the masterplan. The density is within the density 
range set by the London Plan of 200-450 habitable rooms per hectare, or 70-
170 dwellings per hectare, for the current accessibility level of the site (PTAL 
2-3).  

Accessibility  

10.244. Each Reserved Matters Application will need to be designed to meet the 
requirement of policy BN.5 of the Local Plan, with 90% of dwellings to be 
designed in accordance with Optional Requirement M4(2) Category 2 of Part 
M of the Building Regulations, and 10% of dwellings in accordance with 
Optional Requirement M4(3) of Part M of the Building Regulations. This will be 
secured by condition on the outline planning consent.  

Socio-Economics  

10.245. The ES reports on the socio-economic effects of the proposed development 
including the effect on existing employees and businesses within the 
application site, local residents and businesses in the surrounding area. 
Effects on social infrastructure assets such as schools and healthcare facilities 
and the local and regional economy have also been assessed.  

10.246. There is currently no residential development within the Application Site itself 
as the current land uses are commercial and industrial. It is estimated that 
existing premises within the Application Site could accommodate up to 760 
people in employment with many of the jobs being in light industry, general 
industry and storage and distribution. Within the surrounding area there is 
generally a large working age population but with an above average 
unemployment rate. The Application Site has a good level of accessibility to 
education, healthcare, community facilities and open space within the 
surrounding area. 

10.247. Due to the scale of the project and based upon the estimated construction 
value, it is anticipated that the demolition and construction of the Proposed 
Development will create approximately 455 new full time equivalent jobs. 
Although these jobs are temporary, they represent a significant economic 
benefit. Employment growth will also occur locally in supply chain firms within 



the construction industry. However, the loss of existing employment business 
units will result in a temporary reduction in jobs for on-site employees. To 
reduce the negative effects associated with this, a principle of relocation has 
been proposed, as assessed above.  

10.248. An increase in population in the area could have negative effects on social 
infrastructure, including childcare and education places, health and social 
care, as well as community and leisure, and open space and recreation 
resources in the local area. However, the design of the Proposed 
Development makes space for community and leisure facilities, as well as 
open space including play space. Also, there is sufficient capacity within 
existing social infrastructure facilities such as schools and healthcare provision 
to accommodate the new population. 

10.249. The development is considered to be in accordance with policies 3.9, 3.16 and 
4.12 of the London Plan and policies B.5, SP.5 and S.1 of the Local Plan.  

Environmental Considerations of Massing 

Daylight Sunlight and Overshadowing 

10.250. A daylight and sunlight assessment has been submitted with the application 
indicating predicted Average Daylight Factor (ADF) and Annual Probable 
Sunlight Hours (APSH) following the methodology of the BRE guidance.  BRE 
guidelines state that daylight and sunlight results should be considered flexibly 
and in the context of the site. 

10.251. As required by policy, the assessment has considered the impact of the 
development in terms of daylight and sunlight and overshadowing on the 
existing residential properties located within close proximity of the site, as well 
as future occupiers of the proposed development. In addition, amenity spaces 
formed of private gardens and open spaces have also been assessed. 

10.252. Paragraph 17 of the NPPF requires Local Planning Authorities to secure a 
good standard of amenity for all existing and future occupants of land and 
buildings. Local Plan Policy BN.4 (4) states that new residential development 
should receive adequate levels of daylight and sunlight and that existing 
surrounding development should not experience an unacceptable loss of 
sunlight and daylight in accordance with the BRE guidance. In addition BN.4 
(5) states that developments should not result in an unacceptable loss of light 
on surrounding open space. 

10.253. In this context, Officers assess that in relation to policy BN.4(4), any harm 
represented by the loss of daylight and sunlight to surrounding properties, 
which cannot be addressed through detailed design at the reserved matters 
stage, would be outweighed by the wider public benefits secured by the 
Masterplan. 

Impact on surrounding buildings and amenity spaces 

Daylight 

10.254. The Applicant has assessed the impact of the development on the daylight 
experienced at existing and future surrounding buildings at 62-73 Leabank 
Square, 74-94 Leabank Square, 95-111 Leabank Square, 2 Prince Edward 
Road, 12 Prince Edward Road, 14, 16 Prince Edward Road, 55 Wallis Road, 
59 Wallis Road, 61-63 Wallis Road, 62-68 Wallis Road, 84 Wallis Road, 99 
Wallis Road, 127 Wallis Road, 29 White Post Lane, 43 White Post Lane, 92 
White Post Lane, Building S1 - PD5.3, Building, S2 – PD5.11 and East Wick 
Primary School. 



10.255. Of these existing and future surrounding buildings, the majority of the windows 
at 62-73 Leabank Square, 74-94 Leabank Square, 95-111 Leabank Square, 
12 Prince Edward Road, 59 Wallis Road, 84 Wallis Road, 99 Wallis Road, 127 
Wallis Road and 43 White Post Lane, do not meet BRE criteria used within the 
assessment, which include a vertical sky component (VSC) percentage of 
27%, or being within 0.8 of the VSC experienced at existing surrounding 
properties. 

10.256. Of the remaining buildings, the majority or at least half of the windows at 2 
Prince Edward Road, 14, 16 Prince Edward Road, 55 Wallis Road, 61-63 
Wallis Road, 62-68 Wallis Road, 29 White Post Lane and 92 White Post Lane 
meet BRE criteria used within the assessment, either through exceeding the 
absolute figure of 27% VSC, or being within 0.8 of the current VSC 
experienced at existing surrounding properties. 

Sunlight 

10.257. Sunlight analysis is undertaken by measuring annual probable sunlight hours 
(APSH) for the main windows of rooms which face within 90 degrees due 
south. The maximum number of APSH for the London orientation is 1,486 
hours. The BRE guidance states that if any window receives more than 25% 
of the APSH including at least 5% in winter then the room should receive 
enough sunlight.  If the proposed sunlight is below 25% (and 5% in winter) and 
the loss is greater than 0.2 either over the whole year or just during winter 
months, then the occupants of neighbouring properties are likely to notice the 
loss of sunlight. 

10.258. The Applicant has assessed the impact of the development on the sunlight 
experienced at existing and future surrounding buildings at 62-73 Leabank 
Square, 74-94 Leabank Square, 95-111 Leabank Square, 2 Prince Edward 
Road, 12 Prince Edward Road, 14, 16 Prince Edward Road, 55 Wallis Road, 
59 Wallis Road, 61-63 Wallis Road, 62-68 Wallis Road, 84 Wallis Road, 99 
Wallis Road, 127 Wallis Road, 29 White Post Lane, 43 White Post Lane and 
92 White Post Lane. 

10.259. Of these existing and future surrounding buildings, all or the majority of 
windows at 2 Prince Edward Road, 14, 16 Prince Edward Road, 62-68 Wallis 
Road, 84 Wallis Road and 43 White Post Lane do not meet the BRE criteria 
associated with sunlight. 

10.260. At 127 Wallis Road the majority of the windows meet BRE criteria for the 
annual sunlight targets, but not for the winter sunlight targets. 

10.261. Of the remaining buildings, all or the majority of windows achieve the BRE 
criteria associated with sunlight. 

Summary 

10.262. The results show that the daylight and sunlight availability at surrounding 
buildings is affected by varying amounts at different locations. Where daylight 
and sunlight availability is assessed as being low, the design of buildings at 
Reserved Matters Stage would be important in minimising the effects on 
surrounding properties.  

10.263. The Reserved Matters Specification requires a daylight and sunlight 
assessment to be submitted with every Reserved Matters Application; this will 
be assessed by PPDT’s Environmental Consultants when submitted and by 
Officers to ensure it results in a satisfactory living environment for surrounding 
properties. Conditions are recommended that require the assessments to be 
carried out in accordance with BRE guidelines.  



10.264. In this context, Officers assess that the proposed development will not result in 
unacceptable loss of daylight and sunlight to surrounding properties, in 
accordance with policy BN.4(4) as this loss will be reduced and mitigated at 
Reserved Matters Stage at detailed design.  

Existing Amenity Spaces 

10.265. The Applicant has assessed the impact of the development on existing 
amenity spaces in the following locations: residential gardens at Leabank 
Square; and three areas of existing open spaces to the east of the Hackney 
Wick Central site. 

10.266. Gardens at sixteen of the twenty properties at Leabank Square currently 
exceed BRE 209 guidelines with areas exceeding 2 hours or more of sunlight 
on 21 March of greater than 64%. These percentages are replicated as part of 
the proposed development, which can be determined has having no significant 
effect on these amenity spaces.  

10.267. Four of the properties at Leabank Square have gardens that do not currently 
meet BRE 209 criteria. These situations would not improve as a result of the 
proposed development and would be a slight worsening when compared to 
the current situation.  

10.268. Two of the three areas of open space do not currently meet BRE 209 targets, 
with one area only achieving 2 hours of sunlight across 6% of the total space. 
The proposed development would improve the sunlight availability in  these 
areas, resulting in two meeting BRE 209 criteria and the other improving so 
that it achieves sunlight availability for 2 hours over 17% rather than the 
previous 6%. 

10.269. It is expected that sunlight access for existing amenity space will be further 
improved with more detailed design development undertaken as part of the 
reserved matters stage.  

Impact within Application Site on Future Occupiers 

Daylight and Sunlight 

10.270. The Applicant has undertaken an assessment of daylight and sunlight 
performance for future users of the proposed development, based on an 
illustrative masterplan that represents one way in which the proposed 
development could be built out.  

10.271. Performance is likely to vary within the development, with the assessment of 
the illustrative masterplan showing that certain flat layouts are likely to achieve 
daylight and sunlight availability in line with BRE guidance criteria. Other 
layouts are likely to have more limited access to daylight and sunlight, though 
this is mainly as a result of location and orientation. In certain instances, 
daylight and sunlight availability is likely to meet revised targets (as discussed 
in the environmental statement) at certain locations. The use of revised 
targets, taking account of the specific urban context, will be discussed and 
agreed with the Local Planning Authority at the reserved matters stage. 

10.272. It is therefore expected that the daylight and sunlight performance of 
developments coming forward at the reserved matters stage will be improved 
from the results presented in the environmental statement based on the 
sensitive interpretation of parameters and the application of revised daylight 
targets where deemed appropriate to do so. 

10.273. The Design Code contains detailed guidance on daylight and privacy in 
relation to the built form of development. The guidance states that each 
Reserved Matters Application must undertake further daylight and sunlight 



testing and demonstrate that building massing has been refined in order to 
minimise light reduction. The Code states that cuts in massing should be 
incorporated into the southern side of blocks to maximise daylight penetration 
into residential courts and working yards, and that set backs on the courtyard 
or working yard facing side of blocks should be proposed to maximise the 
quality of daylight to residential units.  

10.274. Conditions are recommended to require all daylight and sunlight analysis at 
Reserved Matters Stage to comply with the BRE guidance. In this context, 
Officers assess that the proposed development will not result in unacceptable l 
daylight and sunlight conditions and living environments, in accordance with 
policy BN.4(4) as this loss will be reduced and mitigated at Reserved Matters 
Stage at detailed design. All tall building will additionally have to demonstrate 
compliance against part (12) of policy BN.10 of the Local Plan.  

Impact on Amenity Spaces  

10.275. The Applicant has also assessed the level of sunlight availability on proposed 
area of amenity space to be provided as part of the development. Fourteen of 
the 22 amenity spaces within the proposed development would meet BRE 209 
criteria with 53% of the amenity space overall receiving at least two hours of 
sunlight on March 21st. 

10.276. It is expected that sunlight access for both existing and proposed amenity 
space will be further improved with more detailed design development 
undertaken as part of the reserved matters stage.  

Wind 

10.277. An assessment of environmental wind has been included in the Environmental 
Statement, using Computational Fluid Dynamics (CFD) modelling to determine 
the effects of the proposed development, both with and without other planned 
developments in the surrounding area. The Applicant’s environmental wind 
assessment has been reviewed by PPDT’s environmental consultants who 
have confirmed the information and assessment is appropriate.  

10.278. Areas within the proposed development were designated site uses, which 
were used to establish the types of wind environment that would be expected 
to be appropriate in these individual locations. These site uses were 
designated (in ascending order of acceptable wind velocity) ‘sitting’; 
‘pedestrian standing’; ‘pedestrian walk-through’ i.e. walking; and ‘road’. 

10.279. The maximum built parameters (heights and building footprint) were used to 
assess the wind environment. At Reserved Matters stage, the results are likely 
to improve as developments will not be built out to the maximum building 
envelope given the embedded mitigation in the design code.  

10.280. The assessment highlights that the introduction of the proposed development 
into the surrounding area, without other cumulative developments, results in a 
generally suitable wind environment, where the majority of uses experience 
the appropriate wind levels. The exceptions to this are two areas of wind 
between buildings K2 and L, on the pavement outside building L (White Post 
Lane) where ‘pedestrian standing’ conditions is required, but only ‘pedestrian 
walking’ (the next higher category) is achieved. This effect is considered 
relatively minor and will be mitigated through building design or landscape 
planting at the reserved matters stage. 

10.281. The proposed development also results in large areas where the achieved 
wind environment is categorised as suitable for ‘pedestrian standing’. As it 
stands, these areas are not suitable for seating, but with mitigation it is likely 



that acceptable ‘sitting’ conditions will be achieved. Appropriate mitigation 
would therefore be required at the reserved matters stage.   

10.282. When the proposed development is modelled with other planned 
developments in the surrounding area, very similar results are achieved to 
those without cumulative developments. The cumulative developments 
assessed include PDZs 4 and 5, 52-54 and 24-26 White Post Lane and 
Neptune Wharf. Mitigation would still be required between buildings K2 and L, 
but the area required to be mitigated is smaller. Again, due to the prominence 
of ‘pedestrian walking’ wind conditions modelled within the proposed 
development, localised mitigation would be required where seating is planned 
as part of reserved matters. 

10.283. Only one area has been determined as unsuitable for pedestrian crossings. 
This is the area between buildings K2 and L. Should a pedestrian crossing be 
required within this location, further mitigation would be necessary in order to 
create a suitable wind environment for this use. 

10.284. The Reserved Matters Specification requires an environmental wind report to 
be submitted alongside all reserved matters applications; this report will 
assess the detailed design, and will be required to detail any required 
mitigation where appropriate.  

10.285. It is considered that the development, taking into account all buildings 
proposed above 20 metres from ground floor level, does not gives rise to likely 
significant adverse impacts on micro-climatic conditions. The area between 
Plots K2 and L is the only area where mitigation may need to be applied at 
RMA stage, although the results confirm that this can be addressed fully at 
this stage. It is considered that the development therefore complies with part 
(11) of Policy BN.10 and is acceptable in relation to micro-climatic conditions.  

Flooding  

10.286. Modelling undertaken for the purpose of the Flood Risk Assessment  has 
shown that the Proposed Development has potential to increase flood risk in 
the surrounding area through the removal of buildings along the boundary with 
the River Lee Navigation Channel. Currently, these buildings act as informal 
flood defences, keeping water within the channel. Their removal / re-
arrangement as part of the Proposed Development removes some of this 
informal protection and thus increases flood risk on the Application Site and 
the surrounding area. 

10.287. To mitigate this, it is proposed to construct sections of informal flood walls 
along the right (west) bank of the watercourse to manage the flow of water 
from the channel onto the Application Site. 

10.288. The flood wall (or landscaping arrangements to mimic one) will be delivered 
on a plot by plot basis. At the Reserved Matters Application (RMA) stage, 
each applicant will model the plot(s) subject to the RMA at greater resolution 
than the current model allows. Conditions are recommended in response to 
the Environment Agency’s concerns.  

10.289. The outline planning application has been designed in response to the EA’s 
requirements concerning flood risk; overall, there will be no increase to the 
built footprint of the area, and therefore no loss of flood capacity. The 
Masterplan proposes a comprehensive approach to the challenges presented 
in relation to flood risk for the regeneration of the area.  

10.290. No residential uses have been located at ground floor to limit damage from 
potential future flood events.  



10.291. A surface water drainage system has been designed to incorporate features 
such as blue, green and brown roofs on 80% of the roof area to hold back 
water (a blue roof is designed to hold back water but does not incorporate 
vegetation as a green or brown roof does). Tanks and oversized pipes will 
provide further capacity to hold back water within the Application Site. In 
addition, the green and brown roofs will provide some level of water treatment 

10.292. Following the representation received by the EA on 17th March 2017 the 
Applicant has been in correspondence with the EA Officers to resolve 
concerns; an amended representation is expected which will update the EA’s 
comments on the application, and will be reported to Members in an Update 
Report.  

10.293. It is considered that the application proposals are in accordance with policy 
5.12 of the London Plan and S.8 of the Local Plan.  

Ecology 

10.294. The ES reports the assessment of ecological effects associated with the 
proposed development. A desk study, habitat survey and protected species 
surveys were completed to identify the ecological baseline of the application 
site. Data was collected during spring, summer and autumn.  

10.295. The application site consists predominantly of buildings and hardstanding, with 
some scattered vegetation and a few street trees. The River Lee Navigation is 
a Site of Metropolitan Importance for Nature Conservation, immediately to 
east of application site.  

10.296. For the construction phase, the assessment considered the loss of and 
degradation to habitats, pollution incidents, disturbance of protected species 
from noise or light pollution, human activity and vehicular movements. None of 
these were found to have significant effects on ecology. Conditions are 
recommended to require consideration of ecology in the preparation of the 
Construction Environmental Management Plan, including the requirement to 
undertake a Black Redstart and Peregrine survey if any construction work is 
proposed during bird breeding season. A condition is also recommended to 
require an ecological management plan to be submitted prior to the 
commencement of any construction works on any plot. These measures have 
been assessed as providing suitable protection for nesting birds and to avoid 
any negative effects on habitats and species during the construction phase.  

10.297. The proposed development offers the opportunity to significantly improve the 
application site for biodiversity as it provides increases in soft landscaping and 
trees, and green/brown roads.  

10.298. For the operational phase, the assessment considered: permanent loss of 
buildings and trees, degradation and overshadowing of habitats; disturbance 
of protected species from noise or light pollution, human activity and vehicular 
movements, as well as disruption to existing flight paths and corridors, 
collision mortality and increased predation from domestic animals. None of 
these were found to have significant effects on ecology due to the design of 
the Proposed Development and the requirements, within the Design Code, for 
future developers to enhance the Application Site for biodiversity. 

10.299. Each Reserved Matters Application is required to be submitted with a Green 
Infrastructure Statement; this will include detail on the provision and 
management of a buffer zone alongside the River Lee, location, quantum and 
type of BAP Habitat and details of proposed lighting along the River Lee 
Navigation. This is considered to in part address the EA’s concerns. The 



Applicant is in discussion with the EA and an update will be provided to 
Members by Update Report.  

10.300. PPDT’s Environmental Consultants have reviewed the submitted information 
and have confirmed it is acceptable. It is therefore considered that the 
development is in accordance with policies 5.11 and 7.19 of the London Plan 
and policy BN.3 of the Local Plan.  

Energy and Carbon Emissions 

10.301. London Plan policy 5.2 and LLDC Local Plan policy S.2 require all 
development to seek to achieve a 35% reduction in Part L 2013 regulated 
CO2 emissions on site and that homes are zero carbon. The whole 
development will aim to meet at least the current 35% London Plan reduction 
in regulated CO2 emissions via on site measures and to reduce the regulated 
CO2 emissions for dwellings to zero via a combination of off-set payments 
and, if viable, additional savings on site. The Reserved Matters Applications 
will be required to pay LLDC’s carbon off-set payment if they do not meet 
these targets; this has been incorporated into the Heads of Terms for the 
Framework S106.  

10.302. The preferred strategy is to connect to the district heat network. Should the 
connection not be possible prior to the development the preferred back up 
strategy would be to install communal gas boilers in each building enabling 
connection to a district wide heat network should this be deliverable at a later 
date. This has been drafted into the recommended conditions.  

10.303. A green infrastructure statement and an overheating report are required to be 
submitted for every Reserved Matters Application. This will seek to improve 
energy performance and reduce carbon emissions.  

10.304. It is considered that the development is in accordance with policy S.2 and S.7 
of the Local Plan.  

Geology, Soils and Contaminated Land 

10.305. The assessment in the ES considered the likelihood of land contamination to 
be uncovered or disturbed during the construction of the Proposed 
Development, and whether it could potentially affect people or property, or get 
into the water environment. It was based on document research and brings 
together the results of other nearby intrusive surveys to establish the baseline 
conditions. 

10.306. During the demolition and construction phase of the Proposed Development 
there could be hazards to human health for site workers and the public if they 
are exposed to contaminated soils. Soils and water resources (including 
surface water features and groundwater) may also be affected by construction 
activities, including site plant, operations and materials, as well as from waste 
soils which will be excavated for example to construct basements. 

10.307. Conditions are recommended to mitigate against these effects in the 
Construction Environment Management Plan and ground conditions, which 
will be required for each Reserved Matters Application.  

10.308. Building and structures could be affected by contaminants in the ground and 
the build-up of ground gases and vapours. These risks will be reduced, at the 
Reserved Matters Application stage, through the detailed design of buildings 
and foundations and by including gas protection measures in buildings where 
necessary. Gas protection measures for buildings will be determined though a 
gas monitoring and sampling programme. 



10.309. PPDT’s Environmental Consultants have reviewed the submitted information 
and have confirmed its acceptability; PPDT’s Consultants have recommended 
appropriately worded conditions which have been incorporated into the report.  

10.310. It is considered that the development is in accordance with policy 5.21 of the 
London Plan and policy BN.13 of the Local Plan.  

Noise and Vibration 

10.311. Construction noise and vibration predictions for the proposed development 
were carried out and reported in the ES.  

10.312. During construction, noise sensitive locations close to the Application Site will 
be negatively affected by noise and vibration during demolition and 
construction. Noise effects are likely to be greatest during ground works when 
heavier machinery is likely to be used. Residential dwellings along Leabank 
Square, Berkshire Road, Wallis Road and White Post Lane are likely to be 
most affected by temporary construction noise. Effects will be minimised 
through the implementation of Construction Environmental Management 
Plans, for each Development Plot, which will include measures such as the 
use of screens around plant and machinery to reduce noise, and adherence to 
working hours. These are recommended as conditions in Section 13 of the 
report.  

10.313. During operation, building services plant such as heating, ventilation and air 
conditioning will be designed and controlled to meet operational noise limits 
therefore it is considered that effects on occupants of the Proposed 
Development will not be significant. Internal noise levels for new residential 
units will be considered at the detailed design stage and the effects on future 
residents will be minimised through the use of glazing as well as consideration 
of the orientation and internal layouts of residential units. It is considered for 
the majority of the Application Site, in locations located away from busy roads, 
desired noise levels for external amenity spaces can be achieved. 

10.314. It is considered that policies 7.15 of the London Plan and BN.11 of the Local 
Plan are met.  

Air Quality 

10.315. The site is located in an area of poor air quality and sits within an Air Quality 
Management Area. The air quality assessment confirms that the proposed 
development, once built, is considered to be air quality neutral in terms of 
emissions from buildings and transport. This is based on the assumption that 
there would be on-site energy generation and that it would meet the emission 
limits given within the Mayor’s Sustainable Design and Construction SPG 
(April 2014). The assessment also confirms that the air quality on site will be 
acceptable for the land uses proposed. 

10.316. Conditions are recommended to mitigate against adverse air quality during the 
construction of the development; these would be plot-specific.  

10.317. It is considered that the development is in accordance with policy BN.11 of the 
Local Plan.  

Traffic and Transport 

10.318. The ES and Transport Assessment report on the effects of the development 
on vehicle movements, pedestrians and cyclists due to changes on the 
surrounding highway network and public transport arising from the 
construction and operation of the proposed development.  



10.319. During demolition and construction works there will be temporary negative 
effects on pedestrians and cyclists due to diversions or closures of footways 
and cycle lanes. There will be temporary changes in traffic levels including 
increased Heavy Goods Vehicle (HGV) traffic, as well as increased demand 
on bus and rail services, as a result of construction personnel travelling to and 
from the Application Site. Construction Traffic Management Plans will be 
prepared and implemented for each Development Plot as recommended by 
condition. 

10.320. The provision of high quality pedestrian and cycle facilities within the 
Application Site will ensure a safe and welcoming environment for all 
residents, employees and visitors. Pedestrian movement within the Application 
Site will take priority over other forms of transport. This will be achieved by 
creating improvements to areas accessible to the public (known as ‘public 
realm’), better access to Hackney Wick Station, integrating proposed 
improvements to cycle infrastructure in the area, and through creating safe, 
convenient and comfortable pedestrian routes. 

10.321. Due to an increased demand on public transport during construction, there will 
be a negative effect on rail services, however this is not considered to be 
significant. TfL have identified an increase in demand for bus travel and have 
requested a contribution to bus services; this contribution has been 
apportioned between plots, in combination with monies for a cycle hire 
docking station. The Applicant is in discussion with TfL to agree to s106 
contributions.  

10.322. PPDT’s Transport Consultants have confirmed the conclusions of the ES in 
relation to transport and the submitted Transport Assessment.  

10.323. Officers support the provision of one Blue Badge space per wheelchair 
accessible unit, in accordance with the requirements of the London Plan. The 
principle of a site wide car parking management strategy which will detail how 
surplus blue badge spaces can be allocated for commercial use (although 
within the maximum number of spaces permitted for commercial use in the 
London Plan) has been agreed with the Local Planning Authority, in 
discussion with PPDT’s Transport Consultant. Given the uncertainty of 
whether all spaces will be occupied by Blue Badge holders, this will provide a 
level of flexibility while also ensuring there is always sufficient provision. It is 
considered that it will also support the operation of light industrial businesses 
that may need these spaces as part of their operation. 

10.324. All Reserved Matters Applications will be required to meet London Plan 
standards for cycle parking provision and electric vehicle charging points. 
While there will be one blue badge space per wheelchair accessible unit, there 
is no parking provision for residential units. The development will be car free; 
the S106 agreement will prevent residents from applying for on-street parking 
permits. 

10.325. The applicant has addressed the comments of TfL and LB Hackney Highways. 

10.326. It is considered that the development is in accordance with policies 6.3, 6.9, 
6.10 and 6.13 of the London Plan and policies T.4, T.7, T.8 and T.9 of the 
Local Plan.  

Heads of Terms 

Heritage Asset Contributions 

10.327. Identified plots will be required to contribute a specified sum to improvement 
works to retained heritage assets within the application site boundary.   



10.328. It is anticipated the contributions will be managed through PPDT's PPG 
(Project Proposals Group).  Owners of the retained heritage assets will be 
notified once contributions have been paid to PPG in respect of their asset 
and will then be able to apply for money from the PPG for the improvement of 
the heritage asset.   

10.329. A list of project-specific funds will be included in this s106 agreement and at 
RM stage a development specific s106 agreement will confirm which fund(s) 
the contribution will be paid to. 

10.330. The purpose of the contributions is to preserve and enhance the character and 
appearance of the Conservation Areas and accordingly the priority is for the 
contributions to be spent on exterior works to the heritage assets.  PPDT will 
determine to which fund, or other appropriate project, any contribution should 
be paid, having regard to an agreed list of priorities. The availability of the 
money to the heritage asset owners could be subject to conditions e.g. what 
the sums should be spent on and bringing the heritage asset back into use or 
in a particular use for an agreed period of time (such uses to be appropriate to 
the character of the area), the heritage asset owner match funding to secure 
the delivery of the internal works and compliance with any Design Codes 
relevant to the heritage asset. There will also be clawback provisions should 
the heritage asset owner not comply with these conditions in which case 
PPDT can apply the funds to alternative works. The total amount of 
contributions for the heritage assets within the application site boundary is 
£706,750, split between plots as follows:  

Block Heritage Contribution 

A £68,750 

B £68,750 

D £150,750 

E £22,500 

F £22,500 

J £161,000 

K £161,000 

L £117,500 

M £117,500 

 

10.331. The Local Planning Authority can allocate funds to the following Heritage 
Projects in the following order or priority: 

Priority Project Value 

1st Lord Napier Pub £135,000 

2nd Boat House £82,000 



3rd Everett House £187,000 

4th Carless Institute £90,726 

5th White Buildings £187,000 

6th Central Books £275,000 

7th Any other Heritage Project  

 

Affordable Housing 

10.332. Prior to the Commencement of any Reserved Matters Development the 
Developer shall enter into a Planning Obligation to provide at least 20% of the 
Residential Units within the Reserved Matters Development (calculated by 
habitable room) as Affordable Housing. 

10.333. At least 40% of the affordable housing units within each Reserved Matters 
Development shall be provided as either Social Rented Housing and/or 
Affordable Rented Housing with the remainder to be provided as Intermediate 
Housing.  

10.334. At least 40% of the Affordable Housing Units within each Reserved Matters 
Development shall be 3-bedroom units with the remainder to be provided as 2-
bedroom units.  

10.335. The Developer shall use reasonable endeavours to secure grant funding.  

10.336. Prior to the submission of a Reserved Matters Application, the Developer shall 
submit a viability review. 

Creative Low Cost Workspace 

10.337. The s106 will set out the heads of terms for the head lease to an approved low 
cost studio / workspace provider, to be provided in perpetuity with an initial 
capped rent at £8 per square foot and linked service charge, (subject to rent 
review in line with RPI no more than every three years from date of the 
permission), a cap on the maximum rent to be charged on any sublet, and 
rules on how the property can be sublet (e.g. to ensure a range of spaces is 
made available for artists and small makers and business start-ups).  

10.338. The location of the affordable workspace will be identified on a plan annexed 
to the s106. A total of 8439sqm.  

10.339. The s106 agreement will attach the approved phasing plan. Where a plot 
comes forward out of sequence, if that would result in a deficit of low-cost 
affordable workspace, an alternative specified minimum will apply.  

Relocation Strategy for Existing Tenants 

10.340. The Legacy Corporation, jointly with LB Hackney and LB Tower Hamlets, 
appoint and retain a Relocation Manager to assist businesses with relocation 
both within and outside the proposed development for two years from the 
grant of permission.  

Community Space 

10.341. The primary community space is proposed to be a new Yard Theatre within 
Queen’s Yard which will include dedicated space for community use secured 
by a community access agreement.  Should this not be delivered by a 



specified date then a  community space (minimum of 170sq m) to be provided 
as part of block EF which would meet the needs of the whole of the Proposed 
Development. 

District Heating Network 

10.342. The Legacy Corporation will work with the local district heat network operator 
to explore the option of extending the heat network into Hackney Wick.  The 
commitment will be time limited and subject to the connection to the heat 
network being financially and technically feasible and all necessary consents 
being obtained.  In the event such connection is not achieved (or will not be 
achieved) by the specified date LLDC will explore options for providing CHP 
for the Proposed Development, or if this is not financially or technically 
feasible (or deliverable to support any approved Phasing Plan) then plots will 
need to provide on-site facilities to help achieve carbon reduction targets. 

Sustainability 

10.343. The Legacy Corporation will, subject to any approvals required, use 
reasonable endeavours to improve on minimum planning policy requirements 
on its plots (E, F, J and K). There will be a baseline (i.e. planning policy 
compliant) commitment for the remaining plots. 

10.344. Should carbon reduction targets not be met on site a contribution to the 
Legacy Corporation Carbon Off-setting Fund will be paid, determined by 
applying a rate per tonne of carbon dioxide for that contribution. 

Play Space (5-11 years) 

10.345. Approximately 70% of the anticipated requirement can be provided on site as 
part of the Proposed Development as shown on Parameter Plan HWK-DWG-
APP-OPS-02. The remaining 30% will be addressed by way of contributions 
towards off site facilities (to be agreed with PPDT) calculated based on 
anticipated child yield specified at RMA stage. 

Play Space (12+ years) 

10.346. Each plot will pay a contribution towards improvements, provision and/or 
maintenance of offsite play space linked to child yield assumptions for that plot 
as specified at RMA stage. To be agreed with PPDT.  

Delivery of Public Realm / Open Space 

10.347. RMA applicants will be responsible for upgrading footways immediately 
adjacent to their plots. 

10.348. Plots that include the provision of new roads and pavements (or are adjacent 
to existing adopted roads and pavements), identified pocket parks, linear open 
spaces, and small open spaces will be required to deliver them (or make a 
contribution to their upgrade) in accordance with appropriate triggers linked to 
development in that plot unless a later date is agreed, for example to 
accommodate works on neighbouring plots.   

10.349. Arrangement for delivery of new public realm areas (e.g. the north/south route 
and other pedestrianised areas) that are in multiple ownership would be dealt 
with at reserved matters stage but will be subject to a s106 requirement to 
provide the relevant areas within a plot together with the other relevant 
landowners, or individually where that is not reasonably practicable within an 
appropriate timescale.  

10.350. It is proposed that public access across new public realm and open spaces 
will be secured through the S106 with appropriate exclusions for closures 
required due to necessary maintenance, redevelopment works or alike.  



Employment and Training 

10.351. The employment space provided by the Proposed Development will provide 
capacity for higher employment densities on-site, increasing the job capacity 
of the Application Site and providing increased opportunities for local people to 
access employment (including apprenticeships), particularly within emerging 
growth sectors.  

10.352. During the construction phases, it is expected that RMA Applicants will 
demonstrate the use of reasonable endeavours towards achieving the 
following targets: 

 28% of the workforce to be local 

 5% of the workforce to be apprentices 

10.353. For end-use activities, there will be an obligation to use reasonable 
endeavours to achieve 25-85% of the employees in retail, commercial and 
leisure end-use jobs to be a local resident and between 1-3% will be 
apprentices.  

10.354. Payment of the London Living Wage is mandated for the directly employed 
workforce of the Applicant’s tenants and strongly encouraged for all other 
employees working at the Application Site.  

Transport 

10.355. TfL request £115,000 for a cycle hire docking station; £375,000 towards a new 
route of the 339 bus; and £25,000 for new/updated Legible London signs.  

10.356. The Applicant is currently in discussions with TfL to agree contributions, an 
update will be provided to Members.  

 

11.     HUMAN RIGHTS & EQUALITIES IMPLICATIONS 

11.1. Members should take account of the provisions of the Human Rights Act 1998 
as they relate to the application and the conflicting interests of the Applicants 
and any third party opposing the application in reaching their decisions. The 
provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. In particular, 
Article 6 (1), of the European Convention on Human Rights in relation civil 
rights and a fair hearing; Article 8 of the ECHR in relation to the right to 
respect for private and family life and Article 1 Protocol 1 of the ECHR in 
relation to the protection of property have all been taken into account 

11.2. In addition the Equality Act 2010 provides protection from discrimination in 
respect of certain protected characteristics namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion, or beliefs and sex and 
sexual orientation. It places the Local Planning Authority under a legal duty to 
have due regard to the advancement of equality in the exercise of its powers 
including planning powers. Officers have taken this into account in the 
assessment of the application and Members must be mindful of this duty inter 
alia when determining all planning applications. In particular Members must 
pay due regard to the need to: 

 Eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under the Equality Act; 

 Advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it;  
and; 



 Foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it 

11.3. Officers are satisfied that the application material and Officers’ assessment 
has taken into account these issues. Officers consider that the effects of the 
proposal would not be so adverse as to cause harm and justify a refusal of 
consent or permission.  

 

12. CONCLUSION 

12.1. The outline planning application will provide the framework for the delivery of 
the Hackney Wick Neighbourhood Centre, fulfilling the regeneration 
aspirations of the Local Plan in accordance with the Hackney Wick Station 
Area Site Allocation SA1.1 and policy B.2 of the Local Plan. The 
Neighbourhood Centre will serve existing and future communities of Sub-Area 
1 ‘Hackney Wick and Fish Island’, where growth of 4,500 new homes over the 
Plan period is forecast. 

12.2. The application proposals propose a significant transition in the local economy 
of Hackney Wick, from a predominantly industrial economy with a high 
proportion of B2/B8 uses, to a more mixed economy akin to a Neighbourhood 
Centre of B1 uses, although still maintaining a significant quantum of light 
industrial floorspace. The transition is considered to be in accordance with 
strategic planning policy, and is considered to be well-managed in the 
application proposals through the requirement for relocation strategies to be 
developed, in accordance with best-practice guidance contained within the 
application; furthermore, assistance will be provided by a Relocation Manager, 
whom has already been appointed. 

12.3. All low-cost creative light industrial floorspace will be retained in the 
application proposals in perpetuity at a level of rent consistent with what 
existing users are currently paying. This is in accordance with policy B.4 of the 
Local Plan. The retention of the workspace in perpetuity is strongly supported 
by Officers and current workspace providers and tenants in Hackney Wick. It 
will preserve the pattern of uses and activities characteristic of Hackney Wick, 
as identified in the summary of significance in the Conservation Area 
Appraisals and maintain the well-established sense of place of Hackney Wick 
in accordance with policy BN.1 of the Local Plan, and the draft Hackney Wick 
and Fish Island SPD. 

12.4. The Applicant has undertaken a comprehensive and thorough assessment of 
the Hackney Wick Conservation Area and the Fish Island Conservation Area, 
over and above the detail contained within the respective Appraisals. Buildings 
of positive, neutral and negative contribution have been identified, and used to 
inform the application, with the objective of enhancing the character and 
appearance of the Conservation Area. The creation of an area-based 
Masterplan and a plan-led approach to the significant change anticipated for 
Hackney Wick has been commended by Historic England.  

12.5. While there are elements of less than substantial harm caused by the 
proposals in the introduction of taller buildings and the reduction in 
prominence of some non-designated heritage assets, the proposals largely 
have been assessed to better reveal the significance of heritage assets and to 
enhance the character or appearance of the Conservation Areas, in 
accordance with paragraph 137 of the NPPF, and in strong reference to the 
Conservation Area Appraisals and Management Guidelines 



12.6. In conclusion, having given considerable weight to the statutory requirement 
under Section 72 of the LBCAA 1990 to preserve or enhance the character 
and appearance of the Conservation Areas, Officers consider that the public 
benefits, including heritage benefits and wider public benefits associated with 
the proposed development will outweigh the less than substantial harm that 
will potentially be caused to the Conservation Areas above.  

12.7. The minimum baseline of affordable housing to be secured at 20% by 
habitable room across each Plot, with mechanisms in place to increase the 
provision at Reserved Matters stage through an independent site-specific 
viability appraisal is considered to maximise the quantum of affordable 
housing on the site, in accordance with policy H.2 of the Local Plan, when 
balanced against the other benefits of the Masterplan including low-cost 
workspace and heritage contributions.  

12.8. The QRP have offered their wholehearted support for approval of the outline 
planning application and consider the Masterplan’s thoroughness and quality 
to be exemplary. The amended heights are supported by the QRP and 
Historic England have welcomed the reduction of heights, noting their value to 
the scheme overall.  

12.9. The principle of taller buildings above 20m above ground level is established 
by Policy BN.10 of the Local Plan. The location and rationale for height is 
supported by Officers; the taller buildings allow for reductions of height in 
close proximity to non-designated heritage assets; provides legibility and 
presence of the Neighbourhood Centre; and supports the provision of low-cost 
workspace, affordable housing and heritage contributions to refurbish retained 
heritage assets.  

12.10. Notwithstanding this, Reserved Matters Applications will need to demonstrate 
compliance against all criteria of Policy BN.10 in the design of tall buildings, 
where a building over 20m above ground level is proposed. The Masterplan 
contains the framework and guidance for achieving this in the Design Code 
and Parameter Plans, and provides clear guidance and expectations for the 
quality that will need to be delivered to be assessed as acceptable.  

12.11. The application proposals are considered to be in accordance with national, 
regional and local plan policies and guidance, and to represent sustainable 
development as presumed in favour in the NPPF. 

12.12. Subject to conditions and other measures proposed to be secured by S106 
Agreement, it is considered that the impacts of the development can be 
mitigated. It is recommended that the Committee resolve to grant planning 
permission for the outline application, subject to referral to the Mayor of 
London and the satisfactory completion (under authority delegated to the 
Director of Planning Policy and Decisions) of a legal agreement under S106 of 
the Town and Country Planning Act 1990.  

13. PLANNING CONDITIONS 

 
DEFINTIONS 

"BAP Habitat" means the type and quality of space and features to support priority 

habitats and species  

"Conditions" means a condition or conditions of this permission 

"Development" means the development authorised by this permission 



"Green Infrastructure Statement" means a statement detailing the use of 

renewable/biodiversity enhancing infrastructure as part of the Development of each 

Plot 

"Green Roof Space" means roof areas that are predominantly covered with 

vegetation and is capable of contribution to BAP Habitat enhancement 

"Hackney Wick Overground Station Improvements" means the improvements to 

Hackney Wick Overground Station in accordance with planning permission granted on 

23rd September 2014 with planning application reference number 14/00275/FUL 

"LLDC Quality Review Panel" means the panel established by the London Legacy 

Development Corporation to review development proposals within the Mayoral 

Development Area to ensure that high standards of urban design are achieved 

"Mayoral Development Area" means the administrative area of the London Legacy 

Development Corporation 

North-South Connection" means a new access to north-south walking routes 

between Wallis Road and Monier Road including a pedestrian / cycle only section to 

accommodate cyclists within a car free environment, providing a link with Hackney 

Wick overground railway station 

"North-South Connection Area" means all that land required to deliver the North-

South Connection as shown on drawing number [DRAWING NUMBER REFERENCE] 

"Site" means the whole of the site enclosed within the 'red line' on Plan HWK-DWG-

APP-RED-01 

“Site-Wide” means in respect of the whole of the Site 

"Plot" means any one of the plots labelled A to N or EX1 to EX6 on drawing number 

HWK-DWG-APP-DP&B-01 

“Plot Specific” means in respect of any Plot or part thereof 

"Publicly Accessible Open Space" means areas of coherent open space which are 

accessible to members of the public (and which may include areas where access is 

controlled) and which areas of open space include hard and soft landscaping but 

excludes the footprint of any building that is not ancillary to the enjoyment of that open 

space 

"Reserved Matters" means any details to be submitted in relation to scale, layout, 

appearance, means of access and/or hard and soft landscaping to be constructed and 

laid out as part of the Development 

"RM Development" means the development of any Plot(s) in accordance with the 

approval of a Reserved Matters application 

“S106 Agreement” means the s106 Agreement entered into on the date of this 

permission in connection with the Development 

"Superseding Development" means development within the Site related to or in 

substitution for the Development authorised by this permission and/or reserved matters 

and approvals of details submitted pursuant to Conditions on this permission and shall 

include applications made under section 73 of the Town and Country Planning Act 

1990 

“Taller Buildings” means any building proposed within the Development and being 

over 6 storeys in height 

“Phase 1” means HWK-DWG-APP-PHA-02 parameter plan; 

“Phase 2” means HWK-DWG-APP-PHA-02 parameter plan; 

“Phase 3” means HWK-DWG-APP-PHA-02 parameter plan 

 



SITE-WIDE CONDITIONS 

Development in accordance with Approved Plans 

1. Unless minor variations have been agreed by the Local Planning Authority and to 

the extent that it does not deviate from this permission, the Development shall be 

carried out in accordance with:  

 The Approved Parameter Plans; 

 Development Specification Framework dated February 2017;  

 Design Code dated April 2017; 

 Any other plans, drawings, documents, details, schemes, statements or 

strategies which have been approved by the Local Planning Authority pursuant 

to these Conditions. 

Reason: For the avoidance of doubt and in the interests of proper planning. 

Development In Accordance With Environmental Statement 

 

2. The Development shall be carried out in accordance with the mitigation measures 

set out in Annexure [to be inserted] unless otherwise provided for in any of these 

Conditions or subject to any alternative mitigation measures as may be approved in 

writing by the Local Planning Authority, provided that such measures do not lead to 

there being any significant environmental effects other than those assessed in the 

Environmental Statement. 

 

Reason:  To ensure the mitigation measures specified in the Environmental 

Statement are satisfactorily implemented. 

 

Hackney Wick Overground Station  

 

3. No Reserved Matters applications shall be implemented until the Hackney Wick 

Overground Station improvements have been substantially completed, meaning the 

completion of the underpass, staircase, ticket office and ticket barriers, as agreed 

by the Local Planning Authority.  

 

Reason: To ensure the mitigation measures specified in the Environmental 

Statement are satisfactorily implemented.. 

 

4. During the construction of the Development the North-South Connection area shall 

at all time be kept clear of obstruction and allow unrestricted passage throughout its 

length. 

 

Reason: To ensure the north-south route is not cluttered.  

 

 

 

 



Outline Site Wide Phasing Plan 

5. The Development shall be carried out in accordance with the Outline Site Wide 

Phasing Plan HWK-DWG-APP-PHA-02 , as may be varied pursuant to Condition 6.  

 

Reason: To prevent piecemeal development and to facilitate the orderly approach 

to construction of the Development.  

 

6. There shall be no variations to the Outline Site Wide Phasing Plan save where any 

application made pursuant to this Condition is approved in writing by the Local 

Planning Authority.  No application for approval to a variation shall be made unless 

either: 

 

 The application demonstrates that the variation is unlikely to give rise to any 

new or different significant environmental effects in comparison with the 

development as approved and as assessed in the Environmental Statement; or 

 The application is accompanied by environmental information assessing the 

likely significant environmental effects of the Development having regard to the 

proposed variation 

 

and such application must be accompanied by a report setting out the reasons for 

the variation and identifying how the variation would impact on any Conditions and 

Obligations.  The Development shall be carried out in accordance with the 

approved varied Outline Site Wide Phasing Plan. 

Reason:  To prevent piecemeal development and to facilitate the orderly approach 

to construction of the Development. 

Time Limits 

7. Applications for the approval of Reserved Matters in Phase 1 shall be made not 

later than the expiration of three years from the date of this permission. 

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 

8. Development in Phase 1 shall be Commenced either before the expiration of five 

years from the date of this permission or before the expiration of two years from the 

date of approval of the final Reserved Matters Application for that Plot to be 

approved, whichever is the later. If any later, the Reserved Matters consent shall be 

deemed to have expired and no works of Development shall be carried out 

pursuant to that Reserved Matters approval.   

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 

9. Applications for the approval of Reserved Matters in Phase 2 shall be made not 

later than the expiration of five years from the date of this permission.  

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 



10. Development in Phase 2 shall be Commenced either before the expiration of seven 

years from the date of this permission or before the expiration of two years from the 

date of approval of the final Reserved Matters Application for that Plot to be 

approved, whichever is the later. If any later, the Reserved Matters consent shall be 

deemed to have expired and no works of Development shall be carried out 

pursuant to that Reserved Matters approval.   

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 

11. Applications for the approval of Reserved Matters in Phase 3 shall be made not 

later than the expiration of eight years from the date of this permission.  

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 

12. Development in Phase 3 shall be Commenced either before the expiration of nine 

years from the date of this permission or before the expiration of two years from the 

date of approval of the final Reserved Matters Application for that Plot to be 

approved, whichever is the later. If any later, the Reserved Matters consent shall be 

deemed to have expired and no works of Development shall be carried out 

pursuant to that Reserved Matters approval.   

 

Reason: In accordance with Sections 91 and 92 Town and Country Planning Act. 

 

Development Thresholds 

 

13. The total quantum of built floorspace for the Development across the Plots shall not 

exceed the GIA for individual land uses comprising: 

 

 78,931sqm residential (Use Class C3) 

 4,493sqm retail uses (Use Classes A1-A4) 

 2,318sqm community floorspace (Use Class D1/D2) 

 

The total quantum of built floorspace for the Development across the Plots shall not 

be less than the GIA for individual land uses comprising: 

 

 29,908sqm employment (Use Class B1) 

 381sqm community floorspace (Use Class D1/D2) 

 

And such minimum and maximum floorspace shall be distributed across the Plots 

as follows: 

 [Development Specification Framework table to be added] 

and the following shall apply to the interpretation of this Condition: 

 

i. Plot demarcation within the Site is as shown on the Approved Plans; 

ii. All figures are given in sqm and Gross Internal Area (GIA); 

iii.   There shall be no transfer of floorspace across and between Plots, unless a 

combined Reserved Matters Application is submitted; 



iv. There shall be no transfer of floorspace across Use Classes. 

 

Reason: To ensure the Development is carried out in accordance with the 

Approved Plans and other submitted details and to ensure that the quantum of 

floorspace keeps within the parameters assessed pursuant to the Environmental 

Statement in relation to the Development. 

 

14. The low cost work-space shall be located in the following plots, and should be 

provided as minimums: 

 

Plot 

Location of low cost 

affordable workspace 

(sqm GIA) 

D 555 

E&F 531 

L&M 0 

GH&I 1007 

J 781 

N 3022 

Ex05 761 

Ex06 1782 

Total 8439 

 

There shall be no more than 50% residential occupation of any Reserved Matters 

application within a relevant Plot until the low-cost workspace has been completed 

to shell and core, and is in the process of being marketed.  

Reason: To ensure that the Development protects existing low cost workspace, in 

accordance with Policy B.4 of the LLDC Local Plan.  

Employment Protection 

15. Notwithstanding the provisions of the Town and Country Planning Use Classes 

Order (or any order revoking and re-enacting that Order with or without 

modification), the Light Industrial Employment Floorspace within Use Class B1(c) 

hereby approved shall only be used for that purpose.  

 

Reason: To ensure the protection of light industrial floorspace. 

 

16. Notwithstanding the approved Development Specification Framework, the Office 

Floorspace within Use Class B1(a) hereby approved has the ability to instead be 

provided as Light Industrial Floorspace within Use Class B1(c).  

 

Reason: To incorporate flexibility into employment space provision and to 

encourage provision of light industrial floorspace.  

 



17. No development shall commence on any Plot(s) until a S106 Agreement, 

substantially in accordance with the Framework S106 Agreement dated [DATE], 

has been entered into binding all relevant interests in the relevant Plot(s) to the 

obligations secured under the Framework S106 Agreement 

 

Reason: To ensure the planning gain is realised. 

 

 

PRIOR TO SUBMISSION OF RESERVED MATTERS  

Site Wide Public Realm Detailed Design Strategy 

18. No Reserved Matters Applications shall be submitted for approval until a Site Wide 

Public Realm Detailed Illustrative Design has been submitted to and approved by 

the Local Planning Authority, in consultation with the Local Highway Authorities and 

Transport for London. The detailed design shall apply the Design Code and detail 

the areas outside of building footprints, to include: 

 

a. Crossovers; 

b. Pavement detail; 

c. Highways works; 

d. Public Realm Lighting; 

e. Locations for legible London signage; 

f. Safeguarded land for TfL cycle docking station; 

g. Bus shelters;  

h. Tree pits; 

i. Street furniture; 

j. Hard landscaping; 

k. Soft landscaping; 

l. Public Art Strategy.  

 

The Site Wide Public Realm Design shall be designed using the principles of the 

approved Design Code. The Strategy shall confirm the roles and responsibilities 

between the landowners and Local Authorities for the delivery of the public realm.  

The Development shall be constructed in accordance with the approved Public 

Realm Design. 

 

Reason: To ensure the public realm is comprehensively designed and to avoid 

piecemeal development.   

 

Site-Wide Employment Strategy 

 

19. No Reserved Matters Application shall be submitted for approval until a Site Wide 

Employment Strategy has been submitted to and approved by the Local Planning 

Authority. The Strategy shall provide a framework to demonstrate the best practice 

for occupying and managing workspace; specifically creative office floorspace (Use 

Class B1a); market light industrial floorspace (Use Class B1c) and low-cost 

workspace (Use Class B1c). The Strategy shall include as a minimum: 

 



a. Breakdown of utilities and service charges; 

b. Pre-engagement process with existing tenants (where relevant); 

c. Pre-engagement process with prospective tenants; 

d. Criteria on selecting appropriate workspace providers; 

e. Interim solutions for workspace where businesses retained;  

f. Utilising shared facilities (e.g. machine rooms, co-working spaces); 

g. Advertisement and marketing; 

h. Rent reviews indexing –communication;  

i. Waiting lists; 

j. Allocation; 

k. Management of conflict between residential and non-residential uses;  

l. Ways to achieve a mix and range of businesses to create vitality. 

 

The Site-Wide Employment Strategy shall be prepared in close consultation with 

the appointed Hackney Wick and Fish Island Developer and Business Engagement 

Manager and the Local Boroughs.  

 

Reason: To provide high quality employment workspace.  

 

Retail Hours of Operation 

 

20. Details of hours of operation for retail uses falling within A3, A4 or A5 of the Use 

Class Order 1987 as amended (or any subsequent replacement order) shall be 

submitted to and approved in writing by the Local Planning Authority prior to the 

occupation of any such use in that plot or sub-plot.  Thereafter, unless minor 

variations are agreed in writing by the Local Planning Authority, the hours of 

operation shall remain as first approved. 

 

Reason: In the interests of amenity. 

 

District Heating Network 

 

21. All buildings shall be designed so as to allow connection to the District Heating 

Network in the event a connection is made over the waterways. Upon future 

delivery and commencement of a District Heating Network within the application 

site, the Developer(s) shall use reasonable endeavours to connect to the Network 

and use the energy.  

 

Reason: To ensure a high standard of sustainable design and construction.  

 

District Heating Network –Feasibility Study 

 

22. A letter detailing progress of discussions with the district heating provider shall be 

submitted to the Local Planning Authority on an annual basis from the date of 

decision of the outline planning consent. The letter shall detail the delivery 

programme of the connection and any measures being taken to assist in the 

extension of the network. 

 



Reason: To optimise the standards of sustainable design and construction. 

 

Travel Plan 

 

23. No Reserved Matters Applications shall be submitted for approval until a Site-Wide 

Travel Plan is submitted to and approved in writing by the Local Planning Authority 

in accordance with the obligations set out in Schedule [to be inserted] of the S106 

Agreement. The Travel Plan shall set out the proposed measures to be taken to 

encourage the use of modes of transport other than the car by all users of the 

Development, including staff and visitors, and targets for the reduction of car use.  

The Travel Plan shall be implemented as approved. 

 

Reason: To encourage residents, employees and users to adopt sustainable travel 

modes. 

 

Protocol for Superseding Development  

 

24. All applications for Superseding Development shall be in accordance with the 

protocol in Appendix [to be inserted]. 

 

Reason: To ensure that the development is carried out in a manner consistent with 

future envisaged development and cumulative impacts are adequately controlled. 

 

Design Strategy 

25. The design of the Development in each Plot will accord with the Design and Access 

Statement (April 2017) and Design Code (April 2017) except to the extent those 

documents are superseded by any Reserved Matters approval or other approval 

pursuant to any Condition of this permission. 

 

Reason: To ensure a high quality built environment.  

 

Quality Review Panel 

26. No application for Reserved Matters shall be submitted until it has first been 

presented in draft to the Quality Review Panel for consultation and consultation has 

been undertaken or sought, save in the case of an application for Reserved Matters 

approval which the Local Planning Authority has agreed in writing does not need to 

be submitted in draft to the Quality Review Panel for consultation. 

 

Reason: To assist in ensuring that high standards of urban design are achieved. 

 

Site-Wide Car Park Management Strategy 

 

27. No application for Reserved Matters shall be submitted until a site-wide Car Park 

Management Strategy has been submitted to and approved in writing by the Local 

Planning Authority. This strategy will set out how blue-badge spaces will be 

managed and made available for B1 use, in the event that no more than 50% of 

blue-badge spaces in any plot are not drawn down by accredited blue-badge 



holders who are residents in that plot. This Strategy will require individual RMAs to 

set out details of: 

 

a. The number of blue badge parking spaces, and their location, within that 

plot (being 10% of the total number of residential units); 

b. How long these spaces shall be made available to residents prior to being 

available for conversion; 

c. The notice period for conversion back to residential blue-badge parking in 

the event that a blue-badge holder requires the space; 

d. Any restrictions on vehicle types and sizes associated with B-class parking 

that will not be able to use the car parking facility; and 

e. A reporting process to the Local Planning Authority on changes between 

residential (C3) and employment (B1) use.  

 

The development shall be carried out in accordance with the approved site-wide 

car park management strategy. 

 

Reason: To ensure there is sufficient blue badge provision and available parking.  

 

 RESERVED MATTERS 

 

28. Approval of the details of the siting, scale, access, design, external appearance of 

the building and the landscaping of Plots shall be obtained from the Local Planning 

Authority in writing before any development is commenced. All applications for the 

approval of Reserved Matters submitted pursuant to this Condition shall contain the 

information and details specified in the Reserved Matters Specification.  The 

Development (or any relevant part thereof) shall be carried out in accordance with 

the approved details. 

Reason: As required by Section 91 of the Town and Country Planning Act as 

amended 

PLOT-SPECIFIC CONDITIONS 

PLOTS B, EF, GH, K2 & M 

 

29. All Taller Buildings shall be designed in accordance with the Tall Buildings 

Statement (Appendix 1) of the Design and Access Statement (dated April 2017) 

and in accordance with the provisions of Schedule [to be inserted] of the S106 

Agreement. 

 

Reason: To ensure high quality design.  

 

30. The Developer shall not commence a Reserved Matters Development which 

includes a Taller Building until a Design Strategy has been submitted to and 

approved in writing by the Local Planning Authority.  

 

The Design Strategy means a document detailing the process by which the 

members of the design team for a Development will be appointed and/or procured 

and shall include how any appointment/procurement for the construction of the 



relevant Development will meet the “outstanding design process” in accordance 

with the details set out in Appendix 1 of the Design and Access Statement and shall 

include a design competition or other similar process. The Development shall be 

carried out in accordance with the approved Design Strategy. 

 

Reason:  To ensure that high design standards are maintained throughout the 

Development. 

31. The Developer shall not commence a Reserved Matters Development which 

includes a Taller Building until a Design Brief has been submitted to and approved 

in writing by the Local Planning Authority.  

 

The Design Brief means a written brief which shall be given to the design team for 

each Reserved Matters Development to be prepared in accordance with the 

“outstanding design” criteria in Appendix 1 of the Design and Access Statement 

(dated April 2017). The Development (or any relevant part thereof) shall be carried 

out in accordance with the approved Design Brief. 

 

Reason: To ensure that high design standards are maintained throughout the 

Development. 

 

ALL RESERVED MATTERS APPLICATIONS  

Basements 

32. There shall be no basements constructed below retained non-designated heritage 

assets as shown on the approved parameter plan HWK-DWG-APP-DEM-02. 

 

Reason: To protect the structural integrity of the non-designated heritage assets.  

 

33. No more than 50% of the A, B1 or D uses as defined in the Use Classes Order  

1987 as amended (or any subsequent replacement of this Order) may be located in 

the basement of a Reserved Matters development. 

 

Reason: To protect the quality of the internal environment of the workspace, retail 

and community uses.  

 

Employment relocation strategy 

 

34. Prior to commencement of the Reserved Matters Development in each Plot or sub-

Plot an Employment Relocation Strategy shall be submitted to and approved by the 

Local Planning Authority, in accordance with the approved Employment Statement 

(dated February 2017).  The Employment Relocation Strategy shall include details 

of any existing business use of premises in the relevant Plot and a strategy for 

managing the retention of such businesses or to suitable alternative premises.  

Development shall not commence in any Plot until the approved Employment 

Relocation Strategy has been implemented for that Plot. 

 

The development shall be carried out in accordance with the approved strategy.  



 

Reason: To ensure the redevelopment of existing businesses is adequately 

managed. 

 

Demolition 

 

35. Prior to commencement of any demolition works, a valid construction contract 

(under which one of the parties is obliged to carry out and complete the works of 

redevelopment of the site) shall be entered into and evidence of the construction 

contract shall be submitted to for approval in writing by the Local Planning 

Authority.   

 

Reason: To preserve the historic environment.  

 

MIRCOCLIMATE 

 

Daylight 

36. The developer shall demonstrate that the development has been designed to 

accord with the BRE "Site Layout Planning for Sunlight and Daylight: A Guide to 

Good Practice" (BRE 209) and this shall be reflected in all applications for 

Reserved Matters. 

 

Reason: In the interest of amenity. 

 

37. The developer shall demonstrate that all buildings are designed according to the 

guidance in BS 8206-2 Lighting for buildings – Part 2: Code of practice for 

daylighting: 2008 published by the British Standards Institution, and this shall be 

reflected in all applications for approval of Reserved Matters. 

 

Reason: In the interests of amenity. 

 

Wind 

 

38. The developer shall demonstrate that all outdoor spaces and all buildings that are 

to be the subject of wind testing shall be designed using the Lawson Criteria for 

Distress and Comfort as a guide to the appropriate level of amenity that needs to 

be achieved and this shall be reflected in all applications for approval of Reserved 

Matters. 

 

Reason: In the interests of providing a satisfactory wind environment. 

 

39. All Reserved Matters submitted pursuant to Condition 28  shall identify all outdoor 

spaces and buildings within the proposals that are to be the subject of wind testing, 

to include (but not be limited to) all Taller Buildings, and no buildings subject to 

wind testing under this condition shall be commenced until wind tunnel testing has 

been carried out and the results submitted to the Local Planning Authority and the 

Local planning Authority has confirmed in writing that the results are acceptable or 



that the spaces or buildings in question incorporate appropriate mitigation 

measures. 

 

Reason: In the interests of providing a satisfactory wind environment 

 

Materials 

40. Full details (including samples, where appropriate) of the materials to be used on 

all external surfaces (which for the avoidance of doubt shall also include hard 

landscaping) shall be submitted to and approved by the Local Planning Authority in 

writing prior to their use on site.  Only such materials as shall have been approved 

pursuant to this condition shall be used in the development. 

 

Reason: To ensure that the Local Planning Authority is satisfied as to the details of 

the development. 

 

CONSTRUCTION  

Construction Environmental Management Plan 

 

41. The Development shall not be commenced within any Plot until a Construction 

Environmental Management Plan (CEMP) has been submitted to and approved in 

writing by the Local Planning Authority for that Reserved Matters Development.  An 

updated version of the CEMP for each plot to reflect any changes in policy or best 

practice guidance shall be submitted to the Local Planning Authority for approval no 

less frequently than once every three years. The CEMP shall be in accordance with 

all relevant legislation in force and substantially in accordance with all policy 

adopted and best practice guidance published at the time of submission. The 

CEMP shall include proposals for the following: 

 Safeguarding of buried services; 

 Location and height of any proposed spoil stockpiles; 

 Location and height of any proposed plant and cranes;  

 Construction dust assessment in accordance with “The Control of Dust and 

Emissions during Construction and Demolition Supplementary Planning 

Guidance” (2014); 

 UXO brief; 

 Measures for dealing with the storage and use of chemicals on-site; 

 Detail of emergency procedures and plans that will be in place and followed 

for all spills and incidents;  

 Confirmation that construction workers will be briefed on the potential 

presence of contamination and on procedures for dealing with unexpected 

contaminated earthworks; 

 Risk assessments that will be undertaken to identify and manage direct 

contact with potentially contaminated soils; 

 An asbestos refurbishment/demolition survey prior to assess the condition 

and location of asbestos containing materials;  

 A Black Redstart and Peregrine survey if any construction works are 

proposed on-site during bird breeding season (March-September inclusive). 



Construction works will only be considered acceptable during the bird 

breeding season if the submitted survey, carried out by an experienced 

ornithologist confirms there are no nesting Black Redstart and Peregrine on 

the site.   The Development shall be carried out in accordance with any 

recommendations made by the ornithologist who conducted the survey(s). 

 Identification of steps to take should breeding Black Redstart or Peregrine 

be found at any time during demolition or construction works by an 

experienced ornithologist to identify a suitable buffer around the nest site, 

where no works are likely to disturb the birds.  

 The timing and phasing of construction occupations, including the phased 

reduction in the worksite area as works progress.  

 A statement of compliance with the GLA Non Road Mobile Machinery Low 

Emission Zone emissions requirements as set out in the GLA ‘Control of 

Dust and Emissions during Construction SPG 

 

The Development shall be carried out in accordance with the approved details. 

 

Reason:  To ensure that the construction of the Development uses best practicable 

means to minimise adverse environmental impact.   

Pre-commencement justification:  Submission required prior to commencement of 

each phase to enable that the Local Planning Authority to ensure that the impact of 

the construction is appropriately mitigated.  

Construction Noise and Vibration Monitoring and Mitigation  

42. The Development shall not be commenced within any Plot until a scheme for noise 

monitoring, assessment and mitigation for all construction plant and processes has 

been submitted to and approved in writing  by the Local Planning Authority.  The 

scheme shall include: 

 

• The identification of noise and vibration sensitive premises or equipment to be 

used as the location for monitoring, including any arrangements proposed for 

amending the selected locations if new sensitive premises are introduced 

during the construction period;   

• The noise and vibration parameters to be measured and the circumstances 

when continuous monitoring will be undertaken; 

• The arrangements for reporting the results of noise and vibration monitoring to 

the Local Planning Authority; 

• The arrangements for submitting applications for consent under s61 of the 

Control of Pollution Act 1974; and 

• The arrangements for implementing mitigation measures for sensitive premises 

during construction.    

 

The scheme shall be implemented in accordance with the approved details 

 

Reason: to protect nearby sensitive receptors from unacceptable levels of 

noise.  

 



Pre-commencement justification: submission required prior to commencement 

to ensure that the Local Planning Authority to ensure that the impact of the 

construction is appropriately mitigated. 

 

Construction Air Quality Assessment and Dust Monitoring and Mitigation 

43. The Development shall not be commenced within any Plot until a scheme for dust 

monitoring, assessment and mitigation for all construction activities has been 

submitted to and approved in writing by the Local Planning Authority.  The scheme 

shall be substantially in accordance with the best practice guidance entitled ‘The 

Control of Dust and Emissions During Construction and Demolition Supplementary 

Planning Guidance’ published by the Mayor of London in July 2014 and ‘Guidance 

on the assessment of dust from demolition and construction’ published by the 

Institute of Air Quality Management in February 2014, and shall include: 

 

•  The identification of dust sensitive premises to be used as the location for 

dust monitoring, including any arrangements proposed for amending the 

selected locations if new dust sensitive premises are introduced;   

•       The frequency and other arrangements for dust monitoring; and   

• The arrangements for reporting the results of dust monitoring and the 

implementation of mitigation measures to the Local Planning Authority.  

 

The scheme shall be implemented in accordance with the approved details 

 

The scheme shall assess the effects on sensitive receptors from exhaust emissions 

from construction vehicles and machinery and detail and maintain any required 

mitigation.  

 

Reason: to protect nearby sensitive receptors from unacceptable levels of dust.  

 

Pre-commencement justification: submission required prior to commencement to 

ensure that the Local Planning Authority to ensure that the impact of the 

construction is appropriately mitigated. 

Construction Waste Management Plan  

44. The Development shall not be commenced within any Plot until a construction 

waste management plan (CWMP) has been submitted to and approved in writing 

by the Local Planning Authority. The objectives of the CWMP shall be to ensure all 

waste arising from the construction works are managed in a sustainable manner, 

maximising the opportunities to reduce, reuse and recycle waste materials. The 

CWMP shall also detail the compliance and assurance requirements to be 

maintained on the Site during construction. The CWMP shall set out how the 

development will seek to achieve the following: 

 

 A 95% reduction in total construction, demolition and excavation waste sent to 

landfill by way of reuse, recycling and recovery and zero construction, 

demolition and excavation waste to landfill by 2020; 



 Not less than 90% of waste, by weight, arising from demolition works shall be 

re-used or recycled; 

 Not less than 20% of construction materials, by value shall be from a reused, 

recycled source or certified/accredited sustainable source; 

 Not less than 25% of aggregate, by weight, used in the permanent works shall 

be from a recycled source; 

In the event that the statement concludes that the percentage requirements set out 

above will not be achieved, the statement shall set out the reasons why they cannot 

be achieved and propose alternative targets for approval. 

The Development shall be carried out in accordance with the approved statement. 

Reason: To minimise waste generated by the construction of the Development and 

ensure that high standards of sustainability are achieved. 

Pre commencement justification: Submission required prior to commencement to 

enable that the Local Planning Authority to ensure that the impact of the 

construction is appropriately mitigated.  

Construction Transport Management Plan 

45. The Development shall not be Commenced within any Plot until a Site Wide 

Construction Transport Management Plan (CTMP) has been prepared in 

consultation with the Local Planning Authority, local highway authorities, Transport 

for London and the emergency services and such CTMP has been submitted to 

and approved in writing by the Local Planning Authority. An updated version of the 

CTMP reflecting any changes and details of the development known at the time 

and any updated policy or best practice guidance shall be submitted to the Local 

Planning Authority for approval in consultation with the agencies referred to above 

no less frequently than once every three years. The objectives of the CTMP shall 

be to: 

 

 minimise the level of road based construction traffic through the promotion of 

sustainable transport options, where feasible 

 minimise the impact of road based construction traffic by identifying clear controls 

on routes for large goods vehicles, vehicle types, vehicle quality and hours of site 

operation;  

 identify highway works required to accommodate construction traffic;  

 minimise the number of private car trips to and from the site (both workforce and 

visitors) by encouraging alternative modes of transport and identifying control 

mechanisms for car use and parking; and  

 assess the need for improvements to the public transport network to accommodate 

the additional number of trips associated with construction site activity.  

The CTMP shall include as a minimum the following information:  

 the arrangements for liaison with the relevant highway authorities, emergency 

services, which shall include attendance at the LLDC Construction Transport 

Management Group;  

 the method for applying for approvals for Off Site highway works;  



 road closures implementation and management 

 consideration of the feasibility of water based transport and construction and waste 

materials from the site including temporary wharf facilities 

 designated routes for large goods vehicles and dealing with abnormal loads;  

 highway enabling schemes for access to and from the construction sites;  

 position and operation of cranes / Mobile Elevating Work Platforms  

 off Site parking issues;  

 control of and limits on parking spaces for construction workers' motor cars and 

vans used to travel to the Site, but to which access is not otherwise required when 

the vehicle is on the Site;  

 provision for walking and cycling;  

 lorry holding areas;  

 driver standards and enforcement within the construction sites and on the highway;  

 monitoring; 

 dealing with complaints and community liaison; and 

 guidance on membership of the Fleet Operator Recognition Scheme and 

implementation of vehicle safety measures and driver training including cycle 

awareness and an on road cycle module. 

 The arrangements for liaison with the relevant highway authorities; 

 The parking of vehicles of site operatives and visitors; 

 Demonstrate compliance with GLA’s Low Emissions Zone for non-road mobile 

machinery 

 The loading and unloading of plant and materials including a construction logistics 

plan; 

 The storage of plant and materials use in constructing the development; 

 The erection and maintenance of security hoardings; 

 Measures to control the emission of dust and dirt during construction; 

 A scheme for recycling and disposing of waste resulting from demolition and 

construction work; 

 Dealing with complaints and community liaison; 

 Details of routes and access for construction traffic. Including lorry holding areas; 

and 

 Guidance on membership of the Fleet Operator Recognition Scheme and 

implementation of vehicle safety measures and driver training including cycle 

awareness and an on road cycle module. 

The development shall be carried out in accordance with the approved details.  

The following monitoring information in relation to the construction of the Development 

shall be provided to the Local Planning Authority on not less than an annual basis:  

• Sustainable transport of materials and waste (including percentages 

transported by road, rail and water) 

• waste generation and materials reuse and recycling  

• air quality from construction activity within the Site 

• noise from construction activity within the Site 

• The first such monitoring information shall be provided on the first anniversary 

of Commencement of the Development and on each anniversary thereafter until 



the Completion of the Development. The Development shall be carried out in 

accordance with the approved details. 

 

Reason: To ensure that the construction of the Development minimises its 

environmental impacts. 

Pre commencement justification: To ensure that the Local Planning Authority can 

assess whether the development would generate any unacceptable environmental 

impacts through construction that would require appropriate mitigation.  

Ecological Management Plan  

46. The Development shall not be Commenced within any Plot until an Ecological 

Management Plan has been submitted to and approved in writing by the Local 

Planning Authority, in consultation with the Environment Agency. The Ecological 

Management Plan shall detail the mechanisms that will be put in place to minimise 

the potential for degradation or pollution of designated sites or habitats used by 

Valued Ecological Receptors. The Development (or any relevant part thereof) shall 

be carried out in accordance with the approved management plan. 

 

Reason: To protect habitats and in the interests of biodiversity.  

 

Hours of Work  

47. There shall be no demolition or construction work outside the hours of 08.00 to 

18.00 on Monday to Friday and 08.00 to 13.00 on Saturdays nor at any time on 

Sundays or on Bank or Public Holidays without the prior written approval of the 

Local Planning Authority. Construction work audible at the façade of any noise 

sensitive premises may only take place outside these permitted hours of work 

where these works have been approved by the Local Authority under s61 of the 

Control of Pollution Act 1974. 

 

Reason: To protect the amenities and environment of residents and other sensitive 

receptors 

Construction and Demolition Hoardings 

48. The Development shall not be Commenced within any Plot until details of any new 

or additional perimeter security fencing to be erected, including its location, height, 

form of construction and the intended length of time it will remain in place, shall be 

submitted to and approved by the Local Planning Authority.  The Development (or 

any relevant part thereof) shall be constructed in accordance with the approved 

details). The Developer shall demonstrate best endeavours to utilise opportunities 

for creative designs on the construction hoardings, with engagement with local 

artists and graphic designers.  

 

Reason: To ensure that the environmental and visual impacts of the security 

fencing are minimised.   

Archaeology –Written Scheme of Investigation 

49. No demolition or development within any Plot shall take place until a stage 1 written 

scheme of investigation (WSI) has been submitted to and approved in writing  by 



the local planning authority in writing. For land that is included within the WSI, no 

demolition or development shall take place other than in accordance with the 

agreed WSI, and the programme and methodology of site evaluation and the 

nomination of a competent person(s) or organisation to undertake the agreed 

works. 

 

If heritage assets of archaeological interest are identified by stage 1 then for those 

parts of the site which have archaeological interest a stage 2 WSI shall be 

submitted to and approved by the local planning authority in writing. For land that is 

included within the stage 2 WSI, no demolition/development shall take place other 

than in accordance with the agreed stage 2 WSI which shall include: 

 

A. The statement of significance and research objectives, the programme and 

methodology of site investigation and recording and the nomination of a competent 

person(s) or organisation to undertake the agreed works; 

 

B. The programme for post-investigation assessment and subsequent analysis, 

publication & dissemination and deposition of resulting material. this part of the 

condition shall not be discharged until these elements have been fulfilled in 

accordance with the programme set out in the stage 2 WSI. 

 

Reason: In order that the archaeological operations are undertaken to an 

acceptable standard and that legitimate archaeological interest in the site is 

satisfied. 

 

Pre-commencement justification: to protect archaeological interest prior to the 

demolition of the site, that may adversely impact any archaeological remains.  

 

FLOOD AND SUSTAINABLE URBAN DRAINAGE 

Flood Risk Assessment 

50. Each Reserved Matters Application shall include a Flood Risk Assessment. The 

Flood Risk Assessment shall include detailed hydraulic modelling at a suitable 

resolution to represent the interaction of flood flows with building boundaries. This 

hydraulic modelling should incorporate approved development on other plots. The 

modelling should be used to demonstrate that the proposed development layout 

does not have a detrimental impact on flood risk. Where an increase is identified, 

modelling should further be utilised to design appropriate mitigation measures. 

 

The development shall be carried out in accordance with the approved flood risk 

assessment. 

Reason: To protect future residents and occupiers of the development form 

potential flooding.   

River Wall Structural Survey  

51. Where development is proposed within 6 metres of the existing river wall, as 

permitted by the Environment Agency, intrusive investigation, including a structural 



survey shall be submitted to and approved in writing by the Local Planning 

Authority prior to the commencement of development. The survey will need to 

demonstrate that the proposed development will not exhibit undue stress on the 

existing river wall during both construction and operation.  

The investigation will be required to demonstrate that the lifetime of the river wall is 

commensurate with that of the development and to implement 

remediation/replacement works where this is not the case. The intrusive 

investigations should further identify sections of the wall requiring remediation / 

replacement works, these works will need to be completed prior to construction 

within 6 metres of the river wall. The design of any replacement sections of river 

wall and the buffer strip along the River Lea Navigation should maximise the 

benefits for biodiversity and ecology, where reasonably practical to do so.  

The development shall be carried out in accordance with the approved details.  

Reason: To protect the river wall.  

Drainage Strategy 

 

52. The development shall not be commenced within any Plot or sub-Plot  until an 

appropriate drainage strategy, in accordance with the approved site wide drainage 

strategy, has been submitted to and approved in writing by the Local Planning 

Authority, in consultation with the relevant authorities, including, but not limited to, 

the Local Lead Flood Authority, Thames Water, the Environment Agency and the 

Canal and River Trust. 

 

Reason: To ensure that flows from the site are managed appropriately without 

adverse impact on local networks and in line with statutory requirements. 

 

GROUND CONDITIONS  

Piling method statement  
 

53. No piling including impact piling shall take place until a piling method statement 

(detailing the depth and type of piling to be undertaken and the methodology by 

which such piling will be carried out, including measures to prevent and minimise 

the potential for impact on ground water, damage to subsurface water 

infrastructure, and the programme for the works) has been submitted to and 

approved in writing by the Local Planning Authority, in consultation with Thames 

Water. Any piling must be undertaken in accordance with the terms of the approved 

piling method statement.  

 
Reason: The proposed works will be in close proximity to underground water utility 
infrastructure and some piling techniques can cause preferential pathways for 
contaminants to migrate to groundwater and cause pollution. 

 
Foundation Works Risk Assessment 
 

54. No foundations works (including piling, or other similar penetrative methods) shall 

commence until a foundation works risk assessment has been submitted to and 



approved in writing by the Local Planning Authority. The development shall be 

implemented in accordance with the approved details. 

 
Reason: To safeguard human health and controlled waters.  

 
Contamination 
 

55. No development approved by this planning permission (or such other date or stage 

in development as may be agreed in writing with the Local Planning Authority), 

shall be commenced until a scheme that includes the following components to deal 

with the risks associated with contamination of the site has been submitted to and 

approved in writing by the Local Planning Authority:  

 
a) A preliminary risk assessment which has identified: all previous uses, potential 

contaminants associated with those uses, a conceptual model of the site indicating 

sources, pathways and receptors, potentially unacceptable risks arising from 

contamination at the site.  

b) A site investigation scheme, based on a detailed assessment of the risk to all 

receptors that may be affected, including those off site.  

c) The results of the site investigation and detailed risk assessment referred to in (b) 

and, based on these, an options appraisal and remediation strategy giving full 

details of the remediation measures required and how they are to be undertaken.  

 
The Development (or any relevant part thereof) shall be carried out in accordance 
with the approved details. 
 
Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 
 
Pre-commencement Justification: Remediation methods should be agreed and 
completed prior to the use commencing on occupation of the site to ensure a safe 
environment for employees and residents/ occupants. 

 
Remediation Implementation and Verification Method Statement 
 

56. No development approved by this planning permission (or stage in development as 

may be agreed in writing with the Local Planning Authority) shall commence until a 

remediation implementation and verification method statement has been submitted 

to and approved in writing by the Local Planning Authority. The remediation and 

implementation method statement shall be implemented as approved, with any 

changes agreed in writing with the Local Planning Authority. 

 
Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 
 
Verification Report  
 

57. No occupation of any part of the permitted development shall take place until a 

verification report demonstrating completion of works set out in the approved 

remediation strategy and the effectiveness of the remediation has been submitted 



to and approved, in writing, by the Local Planning Authority. The report shall 

include results of sampling and monitoring carried out in accordance with the 

approved validation plan to demonstrate that the site remediation criteria have been 

met. It shall also include a long-term monitoring and maintenance plan for longer-

term monitoring of pollutant linkages, a maintenance timetable and arrangements 

for contingency action arising from the monitoring, as identified in the verification 

report. The long-term monitoring and maintenance plan shall be implemented in full 

as approved.  

 
Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development has been carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
Unexpected contamination 

 

58. If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in writing 

with the Local Planning Authority) shall be carried out until a remediation strategy 

has been submitted to and approved by the Local Planning Authority in writing 

detailing how this unsuspected contamination shall be dealt with . The remediation 

strategy shall be implemented as approved. 

 

Reason: To safeguard human health, controlled waters, property and ecological 

systems, and to ensure that the development is carried out safely without 

unacceptable risks to workers, neighbours and other offsite receptors. 

 

SUSTAINABILITY 

 

Fabric Energy Efficiency Standards 

 

59. All residential buildings  shall be built to meet as a minimum the interim Fabric 

Energy Efficiency Standards (FEES) for domestic dwellings. The following 

requirements shall apply: 

 

(a) the aforementioned standards shall be required in respect of any Residential 

Unit for which all Reserved Matters have been approved or lodged prior to the date 

of such abolition or replacement; 

(b) the aforementioned standards shall continue to be required in respect of any 

Residential Unit for which Reserved Matters are lodged in the period: 

 

  (i) commencing with the date of such abolition or replacement; and  

  (ii) ending on the date on which written approval is obtained from the Local 

Planning Authority (for the purposes of this Condition only, the "Approval Date") to 

an alternative means of assessing that the fabric efficiency performance of 

Residential Units is at least equivalent to the aforementioned standards (for the 

purposes of this Condition only, the "Alternative Certification"); 

 



(c) the standards identified as part of the Alternative Certification shall be required 

in respect of any Residential Unit for which Reserved Matters are lodged following 

the Approval Date, and FEES shall no longer apply to such Residential Units. 

 

Reason: To ensure a high standard of sustainable design and construction.  

 

Smart Meters and Reduction of Energy Demand 

 

60. All Residential Units and Non-Residential Units constructed as part of the 

Development shall have installed at the time of construction smart meters (meaning 

a meter and any associated or ancillary devices which enables information to be 

communicated to or from it, using an external electronic communications network) 

for measuring the supply of electricity, gas and water consumption which shall as a 

minimum be designed to inform the occupants and owners of each Residential 

Units and Non-Residential Units (as appropriate) of the level of their usage by way 

of a digital display showing total power consumption and figures for cost and CO2 

emissions and comparison of energy use on a daily, weekly or monthly basis. 

 

Reason: To optimise the standards of sustainable design and construction 

 

Carbon Dioxide Emission Reductions 

 

61. Each application for the approval of Reserved Matters shall be accompanied by an 

energy statement for the approval of the Local Planning Authority and no 

Development shall be Commenced pursuant to the relevant Reserved Matters 

approval until the energy statement has also been approved. Each energy 

statement shall be substantially in accordance with the planning and wider policy 

framework in place at the time of submission and shall to the extent relevant to the 

subject matter of the Reserved Matters application contain as a minimum the 

following information: 

 

• the extent to which and how the Development proposed by the Reserved 

Matters application complies with London Plan CO2 emission reduction 

targets current at the date of the application through On Plot carbon 

reduction measures (including Solar PVs), together with supporting demand 

data and calculations and based on emission factors and calculation 

methods in place at the time of the application and up to date information as 

to carbon content of the heat from the District Heat Network 

• if the Development does not comply with applicable London Plan CO2 

emission reduction target(s) through On Plot carbon reduction measures: 

a) an explanation of the On Plot carbon reduction measures that have been 

considered and a detailed assessment of their technical and commercial 

feasibility 

b) details of the proposed use of Offset Solutions, in reference to LLDC’s 

adopted Carbon Off-set SPD (as may be applicable at the time of the 

submission) to meet the shortfall between On Plot carbon compliance 

measures and the applicable target(s), including the tonnage of residual 

CO2 emissions to be off set through the use of the SPD.  



The Development (or any relevant part thereof) shall be constructed in accordance 

with the approved energy statement. 

 

Reason: To optimise the standards of sustainable design and construction 

 

62. The Development shall achieve as a minimum the following CO2 emission 

reduction target for residential floorspace: 

 Zero Carbon 2016-2031 (including allowable solutions or equivalent 

contribution to the Carbon Off-setting Fund).  

Reason: To optimise the standards of sustainable design and construction 

 

63. The Development shall achieve as a minimum the following CO2 emission 

reduction target for non-residential floorspace: 

 2016-2018: meet building regulation requirements; 

 2019 onwards: zero carbon (including allowable solutions or equivalent 

contribution to the Carbon Off-setting Fund). 

Reason: To optimise the standards of sustainable design and construction 

 

Sustainability –Non-Residential  

 

64. Before any fit out works to commercial premises as part of the Development 

begins, an independently verified BREEAM report (detailing performance in each 

category, overall score, BREEAM rating and a BREEAM certificate of building 

performance) to achieve a minimum 'very good' rating shall be submitted to and 

approved in writing by the Local Planning Authority and the development shall not 

be carried out otherwise than in accordance with any such approval given; 

 

Before the first occupation of any building as part of the Development, a certified 

Post Construction Review (or other verification process agreed with the local 

planning authority) shall be submitted to and approved in writing by the Local 

Planning Authority, confirming that the agreed standards above have been met. 

 

Reason: To ensure a high standard of sustainable design and construction. 

 

Water Meters 

 

65. All Non-Residential Units shall be fitted with water meters at the time of 

construction and shall meet as a minimum BREEAM 2011 Credit Wat 2 

requirements. 

 

Reason: To optimise the standards of sustainable design and construction 

 

 

 

 

 

 

 



 

RESIDENTIAL STANDARDS 
 

Housing Design Guide 
 

66. The residential units hereby permitted shall: 
 

1) as a minimum meet the Technical Housing Standards - Nationally Described 
Space Standard - (March 2015) or such any replacement national standard 
published after the date of this permission; and 

 
2) be built in substantial conformity with the Mayor of London’s Housing 

Supplementary Planning Guidance (November 2012) or any replacement 
housing SPG that may be issued by the Mayor of London after the date of this 
permission SAVE THAT the following elements of the ‘Baseline’ Quality and 
Design Standards outlined with Annex 1 of the Mayor of London’s Housing 
Supplementary Planning Guidance shall not apply:  

 
• any elements of the Annex 1 Baseline Standards that are addressed by the 

Technical Housing Standards - Nationally Described Space Standard unless 
they are equivalent; and  

• any elements of the Annex 1 Baseline Standards that are addressed by other 
conditions in this permission, 

   
The residential units shall be occupied in compliance with the details above. 
 
Reason: To ensure that high standards of urban design, residential amenity and 
landscaping are achieved. 

 
Residential standard – internal noise levels 

67. All residential premises shall be designed and constructed in accordance with 

BS8233:2014 ‘Sound insulation and noise reduction for buildings- Code of Practice’ 

to attain the following internal noise levels: 

 

Bedrooms- 30dB LAeq,T* and 45dB LAfmax 

Living rooms- 35dB LAeq, D* 

*T- Night-time 8 hours between 23:00-07:00 

*D- Daytime 16 hours between 07:00-23:00. 

 

The residential units shall be occupied in compliance with the details above. 

 

Reason: To ensure that the occupiers and users of the development do not suffer a 

loss of amenity by reason of excess noise from environmental and transportation 

sources. 

 

Sound insulation and noise mitigation details – Residential 

 

68. Prior to the installation of acoustic insulation measures for the development hereby 

approved details shall have been submitted to and approved in writing by the Local 

Planning Authority for a scheme of acoustic insulation and any other necessary 

means of ventilation provided. The scheme shall include a glazing specification for 

all windows to ensure a good standard of internal noise can be achieved during day 



time and night time in accordance with the guideline levels of BS8233 1999: 

"Sound insulation and noise reduction for buildings – code of practice" or an 

equivalent standard. The residential units hereby permitted shall not be occupied 

until the noise attenuation scheme, including glazing specification, has been 

implemented in accordance with the approved scheme and thereafter permanently 

retained.  

 

Reason: To ensure an adequate standard of residential amenity. 

 

Sound insulation and noise mitigation details – Residential and Non- 

Residential  

 

69. The Development shall not be occupied until details of a proposed sound insulation 

scheme to be implemented between the residential accommodation and any non-

residential uses have been submitted to and approved in writing by the Local 

Planning Authority. Details should include airborne and impact sound insulation. 

The Development shall not be occupied until the noise mitigation measures 

approved as part of the sound insulation scheme have been installed. The 

approved scheme is to be completed prior to occupation of the Development and 

thereafter permanently retained.  

 

Reason: To protect the amenity of future occupants and/or neighbours. 

 
     Accessible housing 

 

70. 90% of the residential units hereby permitted shall be designed and constructed in 

accordance with Optional Requirement M4 (2) Category 2 of Part M of the Building 

Regulations. 

 

10% of the residential units hereby permitted shall be designed and constructed in 

accordance with Optional Requirement M4 (3) Category 3 of Part M of the Building 

Regulations (split proportionately so that 10% of each of the following tenures of 

residential units shall be so provided: market housing units, intermediate units, 

social rented Units and affordable rented units; and 10% of each unit sizes by 

number of bedroom. 

 

The actual number of units to be provided in accordance with this condition will be 

the number of whole units that is as near as arithmetically possible to the specified 

percentage and 0.5 or above shall be rounded up to the nearest whole. 

 

Reason: To ensure adequate accessible housing is provided  

 

Green Infrastructure Statement 

 

71. A Green Infrastructure Statement shall be submitted with each Reserved Matters 

Application and be approved by the Local Planning Authority in writing, prior  to the 

commencement of Development. The statement shall specify: 



a. The location and quantum of Publicly Accessible Open Space (where 

applicable), BAP Habitat, Playable Spaces and any Green Roof Space in 

the Reserved Matters Development; 

b. The type of BAP Habitats to be provided in the Reserved Matters 

Development including whether any Green Roof Spaces are to be provided 

as part of the BAP Habitat, with detailed planting schemes (to include native 

species); 

c. Details of the provision and management of a buffer zone alongside the 

River Lee Navigation, and how it will be protected during development and 

managed/maintained over the longer term (Plots B, D2, GHI, and M only); 

d. Details of the proposed lighting, including lux levels along the River Lee 

Navigation (Plots B, D2, GHI, and M only).  

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure adequate provision of BAP Habitat.  

 

Landscaping 
 

72. No Development shall commence in any Plot until the landscaping proposals for 

such Plot have been submitted to and approved by the Local Planning Authority. 

The landscaping proposals shall be accompanied by a detailed planting scheme 

and specification for each area of Publicly Accessible Open Space, the BAP 

Habitat (including any Green Roof Space to be provided) and Playable Spaces 

provided as part of that Plot.  The detailed planting scheme for the BAP Habitat 

shall be in accordance with the BAP typologies identified in the green infrastructure 

statement submitted pursuant to Condition 71. The landscaping shall be 

undertaken, completed and retained in accordance with the approved details. 

Reason: To ensure adequate landscaping of the Site. 

Nest Boxes –Black Redstart 

 

73. Each Reserved Matters Application shall include nest boxes targeted at Black 

Redstart into the building designs for the development. Full details of the number, 

location and design of the nest boxes, and monitoring information to determine with 

breeding status of Black Redstart within the application site shall be submitted to 

and approved in writing by the Local Planning Authority prior to the occupation of 

the development.  

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To provide sufficient habitat for Black Redstarts.  

 

74. Any retained tree or any tree or shrub planted as part of any landscaping provided 

within the Development that, within a period of five years, is removed, dies or 

becomes seriously damaged or diseased, shall be replaced in the next planting 

season with a specimen of an appropriate size and the same species as originally 

present or planted in the next available planting season, unless otherwise agreed 

by the Local Planning Authority in writing.  



 

Reason: To ensure that trees and landscaping are properly maintained. 

 

Provision of New Public Realm 

75. Not less than 7,919sqm of new public realm (as defined on the approved open 

space, public realm and play space parameter plan  HWK-DWG-APP-OPS-03) 

shall be delivered as part of the Development, the provision of new public realm is 

broken down by Plot, to be provided as a minimum as follows: 

 

Plot Quantum (sqm) 

A 928 

B 362 

C 585 

D 1,028 

EX1 226 

E&F 1,438 

GHI 1,154 

N 787 

J 243 

L&M 1,168 

 

The Development shall be undertaken in accordance with the approved details.  

 

Reason: To ensure adequate public realm is delivered as part of the Development.  

 

Provision of  Small Open Space 

 

76. Not less than 1,522sqm of small open space (as defined on the approved open 

space, public realm and play space parameter plan  HWK-DWG-APP-OPS-03) 

shall be delivered as part of the Development, the provision of open space is 

broken down by Plot, to be provided as a minimum as follows: 

 

Plot Quantum (sqm) 

D 400 

L&M 1,122 

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure adequate open space is delivered as part of the Development. 

 

Provision of Linear Open Space 

77. Not less than 1,047sqm of linear open space (as defined on the approved open 

space, public realm and play space parameter plan  HWK-DWG-APP-OPS-03) 



shall be delivered as part of the Development, the provision of open space is 

broken down by Plot, to be provided as a minimum as follows: 

 

Plot Quantum (sqm) 

B 114 

D 151 

EX2 85 

GHI 402 

L&M 295 

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure adequate open space is delivered as part of the Development. 

 

Provision of Pocket Parks 

 

78. Not less than 463sqm of pocket parks (as defined on the approved open space, 

public realm and play space parameter plan  HWK-DWG-APP-OPS-03) shall be 

delivered as part of the Development, the provision of open space is broken down 

by Plot, to be provided as a minimum as follows: 

 

Plot Quantum (sqm) 

B 75 

GHI 163 

J 158 

L&M 67 

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure adequate open space is delivered as part of the Development. 

 

Delivery of Public Realm  

 

79. There shall be no occupation of the Reserved Matters development until the public 

realm, open space and footway works relating to that plot or sub-plot have been 

completed. All public realm and open space in the approved parameter plan HWK-

DWG-APP-OPS-03 shall be delivered within the plot boundary of the Reserved 

Matters development on a plot or sub-plot basis, for the avoidance of doubt this 

includes the upgraded footways.  

 

Reason: To deliver a high quality public realm.  

 

 

 



Provision of Doorstep Play Space 

 

80. There shall be no occupation of the Reserved Matters development until all 

doorstep play space is provided. Each Reserved Matters Application shall provide 

all doorstep play space on-site. The Development shall be undertaken in 

accordance with the approved details. 

 

Reason: To ensure there is adequate play space to serve the development.  

 

Provision of Local Play Space  

 

81. Not less than 420sqm of doorstep play space shall be delivered as part of the 

Development, the provision of doorstep play space is broken down by Plot, to be 

provided as a minimum as follows: 

 

Plot Quantum (sqm) 

B 220 

GHI 100 

L&M 100 

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure adequate play space is delivered as part of the Development. 

 

Estate Management Strategy  

 

82.  No part of the Reserved Matters Development shall be occupied until an estate 

management strategy for that Reserved Matters Development has been submitted 

to and approved in writing by the Local Planning Authority. The estate management 

strategy will detail how and by whom the estate will be managed, including but not 

limited to: communal areas of the development; public realm; play space; 

landscaping; BAP habitat; and the building’s elevations. 

 

The Development shall be undertaken in accordance with the approved details. 

 

Reason: To ensure a high quality and well-maintained development is delivered.  

 

PARKING, SERVICING, CYCLES 

Deliveries and servicing management plan 

83. No development within any Plot shall not be occupied until a delivery and servicing 

management plan (DSMP) detailing how all elements of the development are to be 

serviced has been submitted to and approved in writing by the Local Planning 

Authority. The DSMP shall be prepared in accordance with TfL's online guidance 

on delivery and servicing plans found at http://www.tfl.gov.uk/info-

for/freight/planning/delivery-and-servicing-plans#on-this-page-1 or such 



replacement best practice guidance as shall apply at the date of submission of the 

DSMP. The approved DSMP shall be implemented from first occupation and 

thereafter for the operation of the development.  

 

Reason: In the interests of highway and pedestrian safety.  

 

Parking 

84. No occupiers of the residential floorspace hereby permitted, with the exception of 

disabled persons who are blue badge holders, shall apply to the Council for a 

parking permit or retain such permit, and if such permit is issued it shall be 

surrendered to the Council within seven days of written demand. 

 

Reason: To manage the impacts of development on the local street network.  

 

85. Prior to the occupation of any Reserved Matters development, arrangements shall 

be agreed in writing with the Local Planning Authority and be put in place to ensure 

that, with the exception of disabled persons, no resident of the development shall 

obtain a resident’s parking permit within any controlled parking zone which may be 

in force in the area at any time. 

 

Reason: To avoid obstruction of the surrounding streets.  

 

86. The residential floorspace, with the exception of wheelchair accessible units, shall 

be car free.  

 

Reason: In the interests of sustainable transport.  

 

87. The maximum provision of car parking spaces for employment floorspace (Use 

Class B1) shall accord with the maximum thresholds within the London Plan for 

Inner London, and in accordance with the Site Wide Car Parking Management 

Strategy, pursuant to Condition 27.  

 

Reason: In the interests of sustainable transport. 

 

Blue Badge Parking 

88. Each wheelchair adaptable home (Optional Requirement M4 (3) Category 3 of Part 

M of the Building Regulations) shall have access to a Blue Badge space within the 

Reserved Matters Development.  

 

Reason: To ensure the adequate provision of Blue Badge parking for Blue Badge 

holders. 

 

89. The design, location and detail of allocation of Blue Badge spaces (in accordance 

with the site wide car parking management strategy, approved pursuant to 

condition 27) shall be submitted to and approved in writing by the Local Planning 

Authority. The designated spaces, as approved in the Reserved Matters 



Development shall be made available and retained for the purposes of car parking 

for holders of blue badges only in accordance with the approved details. 

 

Reason: To ensure the permanent retention of the parking areas for Blue Badge 

holders. 

 

Electric Vehicle Charing Points 

90. A minimum of 20% of the residential parking spaces in each Plot shall have electric 

charging point provision. Prior to occupation of the development hereby approved, 

details of the installation (including location, type and number) of electric vehicle 

charging points shall be submitted to and approved in writing by the Local Planning 

Authority and the electric vehicle charging points shall be installed prior to 

occupation of the development and the development shall not be carried out 

otherwise in accordance with any such approval given. 

 

Reason: To promote more sustainable means of transport.  

Cycle Storage and Facilities 

91. The cycle parking provision across the Development (and within each Plot) shall 

comply with the prescribed minimum standards below, or as otherwise updated in 

the London Plan. Each Reserved Matters Application shall demonstrate compliance 

with the London Plan standards for cycle parking.  

 

Use Class Minimum Ratio of Cycle Parking 

Spaces 

A1-A4 Retail  1 space per 175sqm  

B1 (a) Employment -Offices 1 space per 90sqm  

B1 (c) Employment –Light Industrial 1 space per 250sqm  

C3 Residential 1 space per 1 bedroom unit 

2 spaces per all other dwellings 

D1 Primary and Secondary 

Education 

1 space per 8 staff and 1 space per 8 

students 

D1 Health 1 space per 5 staff 

D1 Other 1 space per 8 staff 

D2 1 space per 8 staff 

 

Reason: To ensure a suitable level of cycle parking is provided as part of the 

Development.  

 

92. Prior to occupation of the Reserved Matters Development, details (1:50 scale 

drawings) of the facilities to be provided for the secure storage of cycles (for both 

residential and commercial elements) and on site changing facilities and showers 

(for the commercial element) have been submitted to and approved in writing by 



the Local Planning Authority. The Reserved Matters Development shall not be 

occupied until the approved works have been completed and shall be retained for 

the life of the development and the space used for no other purpose. 

 

Reason: In order to ensure that satisfactory secure cycle parking and facilities for 

cyclists are provided and retained. 

93. The Developer of each Reserved Matters application shall submit an annual 

monitoring report of the approved Travel Plan on each anniversary of the 

completion of the Development for five consecutive years. The monitoring report 

shall detail the performance of the Development against the agreed targets. Where 

the agreed targets are not met, the Developer shall provide additional measures to 

meet the targets, to be approved in writing by the Local Planning Authority.  

 

The Development shall be carried out in accordance with the agreed travel plan 

and any agreed additional measures, pursuant to this condition.  

 

Reason: To monitor the performance of the travel plan. 

 

Permitted development 
 

94. None of the rights contained in Part 1 of Schedule 2 of the Town and Country 

Planning (General Permitted Development) Order 2015 shall be exercised unless 

otherwise agreed with the Local Planning Authority as part of a written framework 

approved by the Local Planning Authority setting out the thresholds in respect of 

which such rights shall be exercisable.  

 

Reason: To provide control over alterations to dwelling houses given the particular 

character and appearance of the area, to protect local amenity and the wellbeing of 

the area and to ensure the maintenance of design. 

 

95. None of the rights contained in Part 2 of Schedule 2 of the Town and Country 

Planning (General Permitted Development) Order 2015 shall be exercised, unless 

otherwise agreed with the Local Planning Authority as part of a written framework 

approved by the Local Planning Authority setting out the thresholds in respect of 

which such rights shall be exercisable. 

 
Reason:  To provide control over minor operations given the particular character 

and appearance of the area, to protect local amenity and the wellbeing of the area 

and to ensure the maintenance of design quality. 

 

96. None of the rights contained in Part 25 of Schedule 2 of the Town and Country 

Planning (General Permitted Development) Order 2015 shall be exercised in 

respect of buildings in excess of 15 metres in height unless otherwise agreed with 

the Local Planning Authority as part of a written framework approved by the Local 

Planning Authority setting out the thresholds in respect of which such rights shall be 

exercisable. 

 



Reason:  To provide control over the provision and location of microwave antenna 

given the particular character and appearance of the area, to protect local amenity 

and the wellbeing of the area and to ensure the maintenance of design quality.  
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