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Subject: 17/00364/FUL:  Land at Clockhouse and Access House, E3 3AE 

Meeting date:  19 December 2017 

Report to: Planning Decisions Committee 

Report of: Richard McFerran, Principal Planning Development Manager 

 
FOR DECISION.  
 

This report will be considered in public. 

 

1. EXECUTIVE SUMMARY 

1.1. The application seeks consent for the redevelopment of the site known as the 
Clockhouse and Access House site which is located to the south of Imperial 
Street in Bromley-by-Bow. The site forms part of a wider area known as Bromley-
by-Bow South, made up of six separate landholdings, which is covered by Site 
Allocation Policy SA4.1 (Bromley-by-Bow) of the LLDC Local Plan.  This policy 
promotes the comprehensive redevelopment of Bromley-by-Bow South in order 
to provide a range of functions and uses including new and re-provided retail 
floorspace to create a new District Centre; a primary school; a new 1.2ha park; a 
riverside walk; a community facility; new homes with a significant element of 
family housing; and new employment-generating business space in a range of 
sizes and formats.  The policy also promotes improvements to connectivity within 
the wider area including east/west linkages across the A12.   

1.2. This application follows an extensive masterplanning exercise that has been 
undertaken by the six separate landowners and LLDC PPDT, in its role as Local 
Planning Authority, in consultation with external stakeholders.  This work 
culminated in the adoption of the Bromley-by-Bow SPD (April 2017) which 
expects development to come forward in conformity with the development 
parameters within the SPD masterplan unless suitably demonstrated that any 
variations in approach taken by individual planning applications are appropriately 
justified and would not compromise the delivery of development and 
infrastructure across the rest of Bromley-by-Bow South.   

1.3. This application seeks permission for the demolition of the existing buildings and 
the erection of 2 separate blocks (with 5 individual building elements) ranging 
between 1 and 27 storeys in height, to provide 491 residential units (Use Class 
C3).  The development would also deliver 712m² of flexible retail floorspace (Use 
Classes A1-A4); 1,624m² of flexible community/commercial floorspace (Use 
Classes D1/B1a) and 1,234m² of workspace (Use Class B1a).  The residential 
component will be delivered a Private Rented Sector (PRS) product. 

1.4. The proposals include the provision of approximately 2,200m² of new public open 
space to include the triangular ‘Urban Square’ and the adjacent ‘Vestibule’ space. 
The proposals include the provision of 27 parking spaces (25 x Blue Badge 
spaces and 2 x car club spaces), cycle parking, an on-site energy centre and 
refuse stores.   



 
 

 

1.5. As part of the first phase of the wider Bromley-by-Bow redevelopment, a s106 
contribution of £2.5 million has been secured from the developer towards early 
funding of the A12 junction works.  This will be matched with an identical 
contribution from the landowner (Land at Imperial Street).  The application also 
includes the provision of 25% affordable housing by habitable room, equating to 
a total of 110 units across the development. 

1.6. The key matters for assessment set out in the report include the following: 

 Principle of Development including Affordable Housing 

 New Employment Provision 

 Residential Provision 

 Urban Design Analysis and Layout 

 Housing Quality and Amenity 

 Transport 

 Environmental Quality 

 Energy and Sustainability 

 Planning Obligations 

1.7. The application site covers an area of 0.99ha which comprises a five-storey office 
building situated on the western boundary, one single-storey building and two-
storey building in the south-west corner of the site and a single-storey warehouse 
building on the eastern boundary of the site.  The existing buildings, which have a 
total floorspace of 3,000m², have been vacant from as far back as 2011 and are 
currently in a poor state of repair.   

1.8. The proposal would result in an uplift in commercial floorspace across the site 
with 3,570m² being re-provided across a range of uses including retail (Use 
Classes A1 – A4), workspace (Use Class B1a) and community floorspace (Use 
Class D1).  The provision of a community use is considered to respond to the site 
specific requirement contained within the Bromley-by-Bow SPD.  The retail and 
workspace uses are also considered to be compliant with the SPD and the 
aspiration to create a new District Centre with the proposed uses providing active 
frontages to the Urban Square and the A12.  The principle of 491 residential units 
(Use Class C3) is also considered to be acceptable.  The residential component 
has been designed as a Private Rented Sector (PRS) product which is supported 
in accordance with GLA guidance. 

1.9. The development would result in the creation of two urban blocks; the northern 
block which would be located to the western side of the Urban Square and the 
southern block which would be located to the southern side of the urban square.  
The blocks would contain five separate buildings.  The northern block would 
contain Buildings A and B, whilst the southern block would contain Buildings C, D 
and E.  All of these individual buildings would exceed the prevailing 18m height 
threshold for Bromley-by-Bow as established by the LLDC Local Plan. These are 
therefore are subject to the criteria of Policy BN.10 on the design of tall buildings.  

1.10. The proposals are considered to be of an acceptable density for the site’s 
accessibility level and surrounding context. The layout, scale and massing has 
been assessed as acceptable and in accordance with Policy BN.10.  The 
proposals will also deliver high quality public realm and open spaces that comply 
with the parameters contained within the illustrative SPD masterplan. The 
architectural expression and selection of materials is considered to be of a very 
high quality, and combined with the massing is considered to respond positively 
and appropriately to the nearby heritage assets at Three Mills.   The proposals 



 
 

 

have been subject to Quality Review Panel (QRP) assessment who considers the 
architecture to be ‘outstanding’.  

1.11. The on-site affordable housing offer has increased from 10% to 25% over the 
lifetime of the application.  The affordable housing would be provided as Discount 
Market Rent units which is considered to be an acceptable approach for a PRS 
scheme.  At the time of writing PPDT were awaiting comment from the GLA 
regarding the likely acceptability of the proposed discount in rental values and 
this will be dealt with via an update report.   

1.12. The wider package of planning benefits includes a £2.5 million contribution 
towards the A12 highway works together with the provision of affordable 
workspace (125m²).  It is calculated that these additional planning benefits would 
equate to 7.2% affordable housing meaning that the total affordable housing 
package can be viewed as 32.2%. The viability of the scheme has been subject 
to robust assessment both by PPDT’s Viability Consultant and the GLA’s Viability 
Officer who both consider the affordable housing offer to be the maximum viable 
amount.     

1.13. The proposed development would be acceptable in environmental terms.  The 
scheme would receive good levels of sunlight and daylight when considered in 
isolation and cumulatively with the adjacent L&A Trad scheme. There would be 
some degradations to daylight too existing neighbouring residential buildings.  
The majority of affected windows would only receive minor reductions in daylight.  
Where more significant impacts occur these are considered to be largely isolated 
to non-habitable rooms.   

 
1.14. Subject to conditions and other measures proposed to be secured by a s106 

legal agreement, it is considered that the impacts of the scheme can be robustly 
mitigated. The scheme is considered to represent a sustainable form of 
development in compliance with relevant planning policies and legal obligations 
to be secured through a s106 Agreement.  

 

2. RECOMMENDATIONS 

2.1 The Committee is asked to: 

a) Approve the application for the reasons given in the report and grant 
planning permission 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 s.106 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) Confirm that their decision has taken into consideration the 
environmental information submitted in relation to the application, as 
required by Regulation 3(4) of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011, and agree that 
following the issue of the decision a statement be placed on the 
Statutory Register confirming the details as required by Regulation 
24(1)(c) of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011 including that the main reasons and 



 
 

 

considerations on which the Committee’s decision was based were 
those set out in the Planning Officer’s Report to Committee; 

c) 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 S106 heads of terms as set out 
within this report; 

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. There are no financial implications as a result of this application. 

 

4. LEGAL IMPLICATIONS 

4.1. The recommendation is that planning permission is granted, subject to the 
satisfactory completion of a s106 legal agreement to ensure adequate mitigation 
of the impacts of the development. The contents of the required s106 agreement 
are described within this report (Draft Heads of Terms).  
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Location:  Land at Clockhouse and Access House, Imperial 

Street, London, E3 3AE 
 
London Borough:    London Borough of Tower Hamlets 
 
Proposal:  Full planning application for the demolition of the 

existing buildings on site and the construction of a 

residential-led mixed use scheme comprising a 

series of buildings ranging from one to 27 storeys 

in height to provide 3,570 sq m of flexible 

community, commercial and retail floorspace (Use 

Classes A1, A2, A3, A4, B1 and/or D1) at ground 

and mezzanine floor level, 491 residential units 

(Use Class C3) on the upper floors, 

parking/refuse/servicing at basement and ground 

floor, energy centre, communal amenity areas, 

and all associated landscaped public open space. 

 
Applicants:     Plot (Bromley by Bow) LLP & Danescroft 
 
Agent:     GL Hearn 
 
Architecture:     Assael 
 

 



 
 

 

Figure 1:  Land ownership boundaries within Bromley-by-Bow South – 
PLOT (Bromley-by-Bow) LLP located in the south-west corner of the wider 
masterplan area. 

 

5. SITE & SURROUNDINGS  

 
5.1. The application site is located within the south-west of the Bromley-by-Bow South 

Masterplan Area.  The site covers an area of approximately .0.99ha which 
comprises four derelict office and warehouse buildings and surrounding areas of 
hardstanding.  The buildings have been vacant since 2011 and are considered to 
be in a poor state of repair.  The site falls within LB Tower Hamlets.   
 

5.2. The application site is bound by the A12 to the west and the elevated District & 
Hammersmith and City tube line to the south.  The large format Tesco store and 
its ancillary car park, petrol station and servicing area is located to the north-east 
of the site.  The Tesco site all falls under the ownership of British Land.  The site 
immediately to the east, known as the Trad site, is owned by L&A Trad and is 
currently occupied by a large scaffolding/storage yard, car-park and an ancillary 
two-storey office/training centre.  An application (ref: 17/00344/FUL) for this site 
is currently being assessed by LLDC PPDT and is presented elsewhere on this 
committee agenda.  Together the Clock House & Access House and L&A Trad 
sites are considered to form Phase 1 of the wider Bromley-by Bow South 
masterplan area.   
 

5.3. The wider Bromley-by-Bow South Masterplan area is considered to be an area of 
underutilised land with a loose and undefined urban grain.  Buildings within the 
area are generally set back from road edges and located within car parks and 
industrial yard areas providing little definition and enclosure to the public realm 
and a poor urban environment in general.  The area is disconnected from the 
wider city noting the severance caused by the hostile A12 to the west which 
creates a significant barrier to east/west connectivity.  Pedestrian crossings are 
limited to two underpasses which connect the site to the opposite side of the A12 
and Bromley-by-Bow Underground Station which is currently undergoing 
refurbishment works to include provision of step-free access. 

 
5.4. The Bromley-by-Bow Masterplan area also incorporates a site known as 

Bromley-by-Bow North.  Hybrid planning permission (ref: PA/11/02423) was 
granted by LB Tower Hamlets in 2012 for the residential-led mixed use 
redevelopment of the site.  The detailed part of the application included 219 
residential units (of which 134 units are affordable) and 1021m² of flexible 
business space and was completed in late 2016.  Details pursuant to the outline 
part of the permission were approved by LLDC in May 2016, however this phase 
has not been implemented and has been superseded by the masterplan 
proposals for the wider part of the southern site allocation.   

 
5.5. Other developments of note in the surrounding area include St Andrews to the 

south-west of Bromley-by-Bow South on the opposite side of the A12.  This is a 
large scale redevelopment of a former hospital site which provides 964 residential 
units (including a 27-storey tower) and a health centre.  Sugar House Lane is 
another large scale scheme to the north-east of Bromley-by-Bow South, on the 
opposite side of the River Lea.  Outline permission (ref: 12/00336/LTGOUT) for 
this site was granted by LB Newham in 2012 for comprehensive residential led 
mixed use development including 1,200 residential units, 12,500m² of flexible 
non-residential floorspace, 34,000m² of office and workshops, a 350 bedroom 



 
 

 

hotel, pedestrian river bridge and a riverside park.  The reserved matters 
consents pursuant to this development are now being implemented.   

 

 
 

 
5.6. The masterplan area is also located on the opposite side of the River Lea from 

the cluster of heritage buildings around Three Mills Island.  The historic buildings 
and waterway in this location create a special sense of place and unique 
townscape which is recognised through the designation of the Three Mills 
Conservation Area.    Of special interest is the grade I listed House Mill which is a 
large five-storey tidal watermill built in the 18th Century for grinding grain for the 
gin trade.  The cluster of historic buildings in this location also includes the grade 
II listed four-storey Clock Mill and grade II listed roadway and walls. The 
remainder of Three Mills Island is given over to Three Mills Studios which is a 
large television and recording centre.  To the north of the studios complex is 
Three Mills Green which is a park and recreation area which has recently been 
refurbished to form an integral part of the Lee River Park.   

 
5.7. The site has a Public Transport Accessibility Level (PTAL) of 4-5 (6b being the 

highest level), described by TfL as good. The site benefits from bus stops at 
nearby Hancock Road whist London Underground services (District and 



 
 

 

Hammersmith & City lines) are available at Bromley-by-Bow Station (50m to the 
west through the existing A12 underpass).  The site falls within LB Tower 
Hamlet’s Controlled Parking Zone (CPZ), B2.   

 

6. RELEVANT PLANNING HISTORY 

6.1. The planning history of the site includes a long standing policy objective for the 
redevelopment of the wider Bromley-by-Bow area.  This historic aspiration is 
reflected in the fact that the site was designated as an Opportunity Area within 
the London Plan (2004) and incorporated within the Lower Lea Valley 
Opportunity Area Planning Framework (OAPF) which was adopted in 2007.   
 

6.2. There are considered to be no relevant planning history for the application site 
itself, however in the context of the above policy aspirations there have been two 
relevant planning applications for the application site and wider Bromley-by-Bow 
area that are considered relevant: 

 
6.3. LTGDC-06-008-APP PA/06/00178/LBTH – This application to redevelop the 

TRAD Scaffolding Yard was submitted in February 2006.  The application 
boundary was largely identical to the current planning application for the site.  
The application sought consent for the following:   

 
The demolition of the existing building and the development of 4 buildings 
ranging from 6 to 20 storeys in height to provide mixed use development 
comoprising 530 residential units, 1335m² of commercial space (Use Classes 
A1/A2/A3/B1/D1) and associated car parking. 

 
6.4. An appeal (A/07/2036253/NWF) was lodged in January 2007 against non-

determination of the application by London Thames Gateway Development 
Corporation (LTGDC) and a public inquiry was held in July and August 2007.  
Following the Inquiry the Inspector recommended that the appeal be dismissed 
and planning permission refused on the basis that the site specific employment 
designations were out of date and that further weight needed to be attached to 
regeneration aspirations set out in emerging policy within the Further Alterations 
to the London Plan (September 2006). Other Planning Inspectorate concerns 
with the proposals included the height and mass of the buildings and the harmful 
impact on the character and appearance of the setting of the conservation area 
and the setting of nearby listed buildings.    
 

6.5. LTGDC-09-099-OUT PA/09/02574/LBTH – This was a hybrid application for 
comprehensive mixed use development which was submitted by Tesco in 
December 2009.  The application sought consent for the following:  

 
1) Outline application - All matters reserved (except for access). Demolition of 

all existing buildings; Creation of 454 residential units (Use Class C3) (5 to 
19 Storeys Blocks E, G, H, J, K and L); 1,086m2 (GIA) Flexible retail (Use 
Class A1), financial services (Use Class A2), restaurants & cafes (Use 
Class A3),drinking establishments (Use Class A4), takeaway 
establishments (Use Class A5), office (Use Class B1) (Units North of 
Imperial Street) (Ground Floor Level Blocks G, J, K); 1,547m2 (GIA) Flexible 
financial and professional services (Use Class A2), office (Use Class B1), 
non-residential institutions (Use Class D1), assembly and leisure (Use Class 
D2) (Units Fronting Imperial Row, Hancock Road & Three Mills Lane) 
(Within Blocks E, H and K); Two form entry primary school and children's 
centre (Use Class D1) (2 Storeys Block B); Hotel (104 bedroom) (Use Class 
C1) (19 storeys - within Block E); Public Open Space; Petrol Filling Station 



 
 

 

(2 storeys - Blocks K and H); Associated infrastructure, including the 
creation of new access roads; Principles of landscaping and public realm 
together with Riverside Walk; Means of access; and Car, motorcycle and 
bicycle parking spaces, and servicing.  
 

2) Full details application -  Demolition of all existing buildings; 11,377m2 (GIA) 
Superstore (Use Class A1) (2 Storeys Block A); 954m2 (GIA) Flexible retail 
(Use Class A1), financial services (Use Class A2), restaurants & cafes (Use 
Class A3), drinking establishments (Use Class A4), takeaway 
establishments (Use Class A5), office (Use Class B1). (Units in Imperial 
Square and to the South of Imperial Street) (Ground Floor Level within 
Blocks A, C and D); 1,315m2 (GIA) Library (Use Class D1) (3 Storeys- 
within Block C); Associated infrastructure, including the widening of 
underpass and creation of new access roads; Landscaping; and 468 District 
Centre Car Parking Spaces and additional motorcycle and bicycle parking 
spaces, and servicing. 

 
6.6. The red line boundary for the application site included three landholdings; Tesco, 

Trad Scaffolding Yard and Access House and Clock House.  Planning permission 
was granted by LTGDC in June 2010; however given that land assembly was 
required a Compulsory Purchase Order Inquiry (LDN 023/E5900/005/003) 
opened in September 2010.  In January 2011 the Inspector made a 
recommendation that the CPO should not be confirmed.  Subsequently the CPO 
was dismissed by the Secretary of State as it had not been suitably demonstrated 
that there were reasonable alternative locations for the existing scaffolding 
business and that there was demonstration of urgency for the CPO to take place 
to secure the regeneration finding that the land may become available for 
development in due course.     

 
6.7. 17/00344/FUL - As previously discussed, LLDC PPDT are also currently 

considering an application for the redevelopment of the L&A Trad scaffolding 
yard immediately to the east of the application site.  The application is seeking 
consent for the following: 

 
Demolition of the existing buildings and the development of a mixed-use 
scheme to include five buildings, ranging between 3 and 14 storeys in height, 
which would comprise up to 407 residential units (Use Class C3), up to 339 
sqm of employment space (Use Class B1), and up to 274 sqm of flexible retail 
space (Class A1/A3/A4), together with the provision of basement cycle parking, 
street level car parking, public realm, vehicular access and the replacement of 
the adjacent river wall 
 

6.8. This application for the L&A Trad site is reported elsewhere on this same agenda. 
 

7. APPLICATION PROPOSALS 

7.1. The application seeks consent for the demolition of the existing buildings on site 

and the construction of a residential-led mixed use scheme comprising a series of 

buildings ranging from one to 27 storeys in height to provide 3,570 sq m of 

flexible community, commercial and retail floorspace (Use Classes A1, A2, A3, 

A4, B1 and/or D1) at ground and mezzanine floor level, 491 residential units (Use 

Class C3) on the upper floors, parking/refuse/servicing at basement and ground 

floor, energy centre, communal amenity areas, and all associated landscaped 

public open space. 

 



 
 

 

7.2. Following submission of the application, amendments have been made to: 

 

 Increase the provision of affordable housing from 10% to 25% by 

habitable room. 

 

7.3. The height, massing, detailed design, number of units and quantum of non-

residential floorspace within the development remains as originally submitted. 

7.4. The proposed development, which has been designed by Assael, consists of two 
urban blocks which would contain five separate building elements to provide 491 
residential units and 3,570m² of community and commercial floorspace. The 
northern block would front the A12 to the west and the Urban Square to the east 
and would contain Buildings A and B.  Building A would contain 49 residential 
units and Building B would contain 116 residential units.  The buildings, which 
would be joined by a two storey link building to form the urban block, would also 
provide 1,624m² of flexible community/commercial floorspace (Use Classes 
D1/B1a) at ground and mezzanine levels.    

7.5. The southern block would front onto the elevated railway to the south and the 
Urban Square to the north and would contain Buildings C, D and E.  Building C 
would contain 67 residential units, Building D would contain 196 residential units 
and Building E would contain 63 residential units.  The buildings, which would 
also be joined by two storey link buildings to form the urban block, would also 
deliver 712m² of flexible retail floorspace (Use Classes A1/A2/A3/A4) in Buildings 
C and D, and 1,234m² of workspace (Use Class B1a) at ground and mezzanine 
levels in Buildings D and E.   

Overview – residential and non-residential land uses  

7.6. The residential component of the development would be provided as ‘build to 
rent’ units, otherwise known as the private rented sector (PRS).  The scheme 
would deliver 491 PRS units which would include 25% affordable housing by 
habitable room.   The proposed residential scheme is broken down by unit type 
and tenure as follows: 

  Private Affordable 
(Discount 
Market Rent) 

Total 

Studio 17 12 29 

1 bedroom unit 164 27 191 

2 bedroom unit 200 39 239 

3 bedroom unit 0 32 32 

Total 381 110 491 

 

7.7. The 491 residential units would comprise 29 x studio units (5.9%), 191 x 1-
bedroom units (38.9%), 239 x 2-bedroom units (48.7%) and 32 x 3-bedroom units 
(6.5%).  

7.8. The 1 & 2-bedroom units would be provided at 80% of market rent level and the 
3-bedroom units would be provided at 55% of market rent level.   

7.9. The development has a residential density of 492 dwelllings per hectare; which 
falls outside the density range set by The London Plan of 215-405 dwellings per 
hectare, for the accessibility level of the site.  

7.10 10% of all dwellings within the development would be designed as wheelchair 
accessible or adaptable dwellings. 

Overview – site layout, open space and public realm 



 
 

 

 
7.11 The layout of the redeveloped site has been designed to adhere to the illustrative 

masterplan for the redevelopment of the wider area as contained within the 
Bromley by Bow SPD (April 2017).  The SPD was published in order to ensure 
that the redevelopment of the wider site was comprehensive across the six 
different landholdings and that a series of strategic objectives would be achieved 
with respect to the following:   
 

 Improved pedestrian connectivity across the A12; 

 Greater access to the conservation area and listed buildings; 

 Unlocking the potential for a focus of activity around the canal edge; 

 Delivery of a new 2 form entry Primary School as well as new community 
facility;  

 Improved public transport connections including new bus routes 
connecting the site with the surrounding area; 

 A significant provision of new homes and high quality residential 
environments; 

 Provision of a range of employment uses appropriate to the site’s location 
and context; 

 A new canal side park as well as new open spaces and high quality public 
realm; 

 Integration with surrounding developments (existing and proposed); and  

 A range of new shops cafes and public uses. 
 

7.12 The illustrative masterplan was drawn up for the redevelopment of the wider site 
in order to help achieve these objectives in a comprehensive way.  It is supported 
by environmental and viability testing and has also undergone review by LLDC’s 
Quality Review Panel (QRP) who are supportive of it.  The masterplan is 
considered to set out a number of parameters against which individual 
applications will be assessed.  This includes the layout of individual plots and 
blocks to create a hierarchy of streets and open spaces.  The proposed 
development generally accords with the main principles of the illustrative 
masterplan with regard to layout, public realm and open space. 
 

  
 
 
 

 
 
7.13 The layout of the development is in broad accordance with the illustrative 

masterplan other than some minor amendments to Buildings B and D which are 
the tallest elements in the scheme.  The shape of these buildings has been 

Figure 4:  Illustrative masterplan 
block footprints. (Application site 

consists of Block B and Block C) 

Figure 5:  Submitted block layout in 
general accordance with illustrative 
masterplan 



 
 

 

changed from a pentagon to a more symmetrical hexagon shape in order to allow 
greater penetration of light into the public open space and private amenity 
spaces, as well as improve wind conditions.  An additional storey has also been 
added to these blocks in comparison to the SPD parameters.   

 
7.14 As discussed, the illustrative masterplan also seeks to ensure that there is a 

comprehensive approach to public realm and open space across the various 
different landholdings.  Studio East have been employed as landscape architects 
for the entire masterplan area to help ensure consistency of approach across all 
landholdings.  This application includes the delivery of tone large piece of public 
open space, namely the Urban Square. It would also deliver a smaller ‘Vestibule’ 
area which would lead into the A12 underpass.   

 
7.15 The Urban Square would be a triangular area of public open space and would lie 

to the east of Buildings A and B and to the north of Buildings C, D & E.  The 
centre of the Urban Square would be a slightly sunken area of semi-bound gravel 
surface and would be lined with granite edges.  The square would be surrounded 
with tall trees and would feature seating, bike stands and some informal play 
around its edges.  The central surface of the square would feature flush metal 
anchors which would allow market stalls to be installed and powered.  Marker 
trees would be placed at critical corners in order to orientate and terminate views.   
The Urban Square has also been designed to successfully integrate with the 
public open space provision on the adjoining Tesco site as envisaged by the 
masterplan.   This is envisaged to include a set of sculptural concrete stairs which 
shelter the Urban Square from the noise of the A12.  It would also offer seating 
areas and a viewpoint across the square.   
 

 
   

Figure 6: Artist image of proposed Urban Square 
 
7.16 The Vestibule area would lie to the west of the site.  It would be the main 

entrance to the application site and one of the main entrances into the proposed 
masterplan area.   The Vestibule area would act as a transition space between 
the proposed urban blocks, the Urban Square and the A12 underpass which 
leads towards Bromley by Bow Station.  The space would be hard landscaped 
with a series of pockets of planting that would be ‘ripped’ into the ground. The 
soft landscaping would be protected from pedestrian movements by concrete 
ledges, benches and gabions.  A sculptural concrete staircase is proposed to be 



 
 

 

erected adjacent to the underpass entrance with bike storage underneath to 
serve the development.   

 

 
 
Figure 7:  Artist image of Vestibule space. 
 

7.17 Landscaping works are also proposed to the A12 edge in order to improve the 
harsh environment and provide a transition to the proposed buildings within the 
northern block.  The existing footway would be widened and in combination with 
the landscaping and the A12 junction works (which would slow traffic) would help 
make this a more attractive pedestrian environment.   
 
Description of blocks 

 
7.18 Each of the blocks would have a different character and appearance which would 

create a family of buildings.  The proposals consist of 2 separate blocks (with 5 
individual building elements) ranging between 1 and 27 storeys in height, to 
provide 491 residential units (Use Class C3).  The development would also 
deliver 712m² of flexible retail floorspace (Use Classes A1-A4); 1,624m² of 
flexible community/commercial floorspace (Use Classes D1/B1a) and 1,234m² of 
workspace (Use Class B1a).  The residential component will be delivered a 
Private Rented Sector (PRS) product. 



 
 

 

 

  Figure 8:  Location of proposed buildings   

 

Layout 

7.19 The residential areas of all buildings within the proposed development have been 
specifically designed in relation to a PRS product.  In particular the design of the 
buildings has been developed in order to ensure ease of management of the 
residential areas and to provide a range of communal spaces that are associated 
with PRS products.  This would include generous foyers, roof terraces, gyms and 
internal lounges.  These will be explained further in the following sections. 

7.20 The residential units have been designed to in order to respond the requirements 
of the rental market.  All 2 & 3 bed units would feature equal sized bedrooms and 
glazing would be maximised to living spaces. Storage space would be built into 
the units and robust materials would be used to withstand frequent tenant 
changes.  Layouts would accommodate unfitted appliances which are easier to 
replace. 

7.21 It is noted that 353 out of 491 residential units would have their own private 
residential amenity space.  This results in 138 units not having access to private 
amenity space.  The submitted documents explain that this is due to several 
factors including providing different rental options (which would be expected to be 
reflected in rent levels); environmental factors (including noise and air quality 
resultant from the A12/railway); and provision of extensive areas of 
internal/external areas of communal space throughout the development.   

7.22 As already discussed, the scheme contains two urban blocks which form the 
western and southern edges of the Urban Square.  The northern urban block 
would contain Buildings A & B, which are linked at ground and first floor level.  
The block features a mezzanine level in order to address the level change 
between the Urban Square to the east and the elevated highway infrastructure to 
the west.  The block would provide 1,499m² of flexible community/commercial 
floorspace (Use Class D1/B1a) at ground and mezzanine level.  The split of the 
space over ground and mezzanine levels ensures that it would front both the A12 



 
 

 

and Urban Square, providing activity to both these spaces.  A separate affordable 
workspace unit (Use Class B1a) of 125m² would be provided at the northern end 
of the block.  The entrances to both residential cores would be at ground floor 
level.  The block would feature two lobbies which would provide access to the 
entire block.  The primary residential entrance foyer would be located to the south 
of the block at the ground floor adjacent to the Vestibule area.  It would be a 
generous double height space with areas of soft seating and an 
expressed/prominent entrance.  A smaller secondary entrance would be located 
to the north of the block.   

7.23 At first floor level there would be a series of communal spaces alongside the 
western side of the building fronting the A12.  These would include a residential 
lounge and a gym. On the eastern side of the building there would be a centrally 
positioned communal roof garden overlooking the Urban Square.  Residential 
units would be located to the north and south of the communal garden primarily 
orientated towards the Urban Square.  The individual forms of Buildings A and B 
would start to be expressed at second floor level.  Building A would have a 
stepped form which would rise to a height of 9 and 10 storeys and contain 49 
residential units.  The taller element would feature a communal roof terrace at 
10th floor level.  Building B would rise to a height of 17 storeys and contain 116 
residential units.  There would be a communal residents lounge and external 
terrace roof terrace at 17th floor level.   

7.24 The southern block would contain Buildings C, D and E which would be 
connected at basement, ground and first floor levels.  The ground floor of the 
block would feature three separate commercial units.  The smallest of these 
(201m²) would be a flexible retail unit (Use Classes A1/A2/A3/A4) at the western 
end of the block adjacent to the entrance to the A12 underpass to Bromley-by-
Bow Station.  This has been designed to accommodate a café use as indicated 
on the submitted drawings.  Adjacent to this would be a larger (511m²) flexible 
retail unit (Use Classes A1/A2/A3/A4) which has been designed to accommodate 
a local supermarket.  The largest (1,234m²) commercial unit within the block 
would be the workspace (Use Class B1a) located at the eastern end of the 
building which would benefit from a mezzanine floor level due to the sloping 
nature of the site.  The primary residential entrance to the block would be located 
centrally opposite the Urban Square.  It would be a generous double height 
space with a concierge, areas of soft seating and an expressed/prominent 
entrance.  There would be two additional secondary ground floor residential 
entrances between the retail units and on the eastern elevation.  The ground floor 
level would also feature a large ‘back of house area’ including a servicing/loading 
area with vehicular access and an energy centre which has been designed to be 
large enough to have a capacity to serve both this and the proposed L&A Trad 
development on the adjoining plot. There would also be refuse and cycle storage 
in this location.   

7.25 At first floor level there would be extensive internal and external communal areas 
including a games room, two residential lounges and library.  These would be 
generally located to the northern edge of the block overlooking the Urban 
Square.  The southern side of the building would feature two separate communal 
gardens with integrated play space which would be accessed from the residential 
lounges. The communal gardens would be separated and flanked by fingers of 
the building which protrude to the south and contain residential units. 

7.26 The individual forms of Buildings C, D & E would start to be expressed at second 
floor level.  Building C would be located at the western end of the block and 
would rise to a height of 10 storeys, containing 67 residential units.  Building D 
would be centrally positioned within the block.  It would be the tallest building 
within the site and would rise to a height of 27 storeys, containing 196 residential 



 
 

 

units.  There would be a communal residents lounge and external terrace roof 
terrace at 27th floor level.  Building E would be located at the eastern end of the 
block, would comprise 63 residential units, and would rise to a height of 10 
storeys.   

7.27 The proposals also include a basement under both blocks which would have a 
floor area of approximately 2,510m².  The basement would be accessed from a 
vehicular ramp accessed from the access road to the eastern side of the 
southern block.  The basement would accommodate 25 x Blue Badge parking 
spaces, refuse and bulky storage, plant rooms and lift/stair cores to both the 
northern and southern blocks.   

Appearance and Materials 

7.28 The proposed development would comprise a family of buildings with three 
different approaches to appearance and materials.  Dark metal would be used for 
window frames and balcony treatments across all buildings so that they read as a 
unified collection.  The northern urban block would feature a double height 
colonnade along the eastern elevation fronting onto the Urban Square.   

7.29 The two tallest buildings on site, Buildings B and D, would be finished in pale 
green pre-cast panels with a series of fluted precast concrete panels between 
windows to help emphasise the verticality of the buildings.  At roof level, an 
oversailing façade is proposed in order to provide protection to the rooftop 
amenity spaces and crown the buildings.  Balconies to the taller buildings would 
be inset.   

7.30 The two storey link buildings between the taller elements would be finished in 
dark grey large format precast panels which would be set back from the main 
building line.  They would include highly glazed frontages to provide views to the 
active uses behind.   



 
 

 

 

Figure 9:  Façade Study:  Lower elevation of Building B and adjoining link 
building 

7.31 The three edge buildings (A, C & E) would be finished in red brick.  They are 
intended to take reference from local industrial buildings.  The elevations would 
be detailed to include triple soldier course brickwork and banded brick between 
windows.  Building A would be treated slightly differently in order to announce the 
entrance to the site.  This would be achieved by ensuring the proportion and 
crown height would take reference from the taller buildings and by use of a brick 
band around the entire building.  Balconies to the edge buildings would be 
projecting.  There would be no projecting balconies to the A12 edge.   



 
 

 

 

Figure 10:  Façade Study:  Lower elevation of Building C and adjoining 
link building 

Transport 

7.32 The proposed development would be car-free, except for the provision of 25 Blue 
Badge spaces within the basement and 2 spaces for commercial/car club use 
located on street.  The proposal includes 762 secure cycle spaces for residents 
which would be located in separate stores at ground floor level, adjacent to 
building cores.  There would also be 5 long stay spaces for the retail units and 32 
long stay spaces for the community/workspaces uses.  37 visitor cycle parking 
would be provided within the public realm by way of Sheffield Stands.  An area of 
the public realm has also been reserved for TfL’s Cycle Hire scheme.  This would 
serve the wider SPD masterplan redevelopment.  Servicing would take place 
from the dedicated ‘back of house’ servicing area within the southern block and 
from the basement.  Bins will be brought to two separate ground floor storage 
areas for collection.    

Sustainability 

7.33 The application proposes a CHP centre at basement and ground floor levels.  
The energy centre has been designed to be sufficient in size to act as a single 
energy centre for the entire site and the proposed development on the adjoining 
L&A Trad site.  Photovoltaic (PV) panels would be located on the flat roofs to 
Buildings C & E.   

 

8. POLICIES & GUIDANCE 

National Planning Policy Framework 

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

8.2. The following NPPF sections are relevant to this planning application: 



 
 

 

1. Building a strong, competitive economy 

2. Ensuring the vitality of town centres 

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 

Plan-making:   Ensuring viability and deliverability (para 173) 

8.3. For the purposes of S.38(6) of the Planning and Compulsory Purchase Act 2004, 
the adopted ‘Development Plan’ for this site is The London Legacy Development 
Corporation’s Local Plan 2015-2031 (July 2015) and the London Plan (2016).  

8.4. 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 
Policy 3.7 Large Residential Developments 
Policy 3.8 Housing Choice 
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 3.12  Affordable Housing Thresholds 
Policy 4.1  Developing London’s Economy 
Policy 4.2 Offices 
Policy 4.3  Mixed Use Developments and Offices 
Policy 4.7 Retail and Town Centre Development 
Policy 4.12  Improving Opportunities for All 
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 6.3  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 6.13  Parking 
Policy 7.1  Lifetime Neighbourhoods 
Policy 7.2  An inclusive environment 
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 7.14  Improving Air Quality 
Policy 7.15  Reducing Noise and Enhancing Soundscapes 
Policy 7.19  Biodiversity and access to nature 
Policy 8.2  Planning Obligations 

London Legacy Development Corporation Local Plan (July 2015) 

 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 CI.1  Providing new and retaining existing community infrastructure  
 Policy H.1   Providing a mix of housing types 
 Policy H.2  Delivering affordable housing 
 Policy SP.2  Maximising housing and infrastructure provision 
 Policy SP.3  Integrating the built and natural environment 
 Policy SP.4  Planning for and securing infrastructure 
 Policy BN.1   Responding to place 
 Policy BN.3  Maximising biodiversity 
 Policy BN.4  Designing residential schemes 
 Policy BN.5  Requiring inclusive design 
 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 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 T.10  Using the waterways for transport 
 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 
Policy 4.1 A potential District Centre 
Policy 4.2 Bringing forward new connections to serve new development 
Policy 4.3 Station improvements 
Policy 4.4 Protecting and enhancing heritage assets at Three Mills Island 

and Sugar House Lane 
SA4.1 Bromley-by-Bow 

8.5. Other relevant material considerations: 

 Mayor of London –Housing SPG (2016) 

 Mayor of London –Olympic Legacy SPG (2012) 

 Mayor of London –Affordable Housing and Viability SPG (2017) 

 LLDC Planning Obligations SPD (2016) 

 LLDC Bromley by Bow SPD (2017) 

 LLDC Carbon Offset SPD (2016) 

 The Draft London Plan (December 2017) 

 

9. CONSULTATIONS 

9.1. The application was advertised in the Docklands and East London Advertiser on 
10th August 2017 and a total of five site notices were displayed around the site on 
3rd August 2017. A total number of 682 neighbouring properties were also sent 
consultation letters. Details of the consultation responses received are set out in 
the table and paragraphs below: 

External Consultees 

Consultee Response 

Greater London Authority 
(GLA) 
 

The GLA’s Stage 1 response was received on 
02/10/2017.  They support the principle of 
comprehensive redevelopment to support the 
delivery of a new district centre in Bromley-by-
Bow.  The proposals were described by the GLA 
as broadly following the principles of the adopted 
illustrative masterplan and that the architecture is 
considered to be high-quality, contributing 
positively to the establishment of the proposed 
new district centre.  Given that there are a number 
of units without private amenity space it is 
considered that the high density scheme should 
respond positively to Mayoral priorities and the 
requirements of the Affordable Housing & Viability 
SPD.   
 
The original 10% offer of affordable housing was 
described as wholly unacceptable and 
fundamental concerns were identified with the 
viability approach.  Early and late stage review 
mechanisms were recommended to be secured.  
They also stated that connection to nearby district 
heat networks should be fully investigated, and 
that the carbon offset savings shortfall must be 
off-set.  The provision of the community use is 
supported but should only be secured based on a 



 
 

 

quantitative needs assessment.   
 
Officer Comment:   
 
Negotiations have continued with the applicant 
with respect to affordable housing.  These 
negotiations have resulted in an increased offer of 
25% affordable housing based on a discount 
market rent model.  This has been reviewed by 
the GLA’s viability team who consider that this is 
the maximum reasonable amount of on-site 
provision Early and late review mechanisms 
would be secured through the s106 agreement.  It 
should also be noted that the £2.5 million A12 
contribution and to a lesser degree the provision 
of affordable workspace comes at a cost to the 
scheme.  Without these planning benefits the 
amount of affordable housing would have 
increased by 7.2%.  The total affordable housing 
package should therefore be viewed as 32.2%.   
 
The submitted information regarding connection to 
a district heating network is considered to 
demonstrate that this is not reasonably possible in 
the near future.  However a cascade mechanism 
would be secured through the s106 which would 
require an update to the energy report to be 
submitted prior to an agreed trigger.  Should the 
situation change with regards to connection to an 
existing district heating network then this 
connection would be prioritised.  The s106 would 
also capture £698,000 for the carbon offset 
contribution. 
 
In response to the query regarding the community 
use, it is noted that provision of a community use 
(Use Class D1) is an absolute requirement of the 
Local Plan and the Bromley-by-Bow SPD.  Should 
planning permission be granted then a s106 
obligation will be imposed which would require 
this space to be used for D1 use and that a final 
Community Use Strategy should be submitted in 
order to set out the provision of the space, its 
long-term maintenance and management and 
methodology for securing an occupier.   
 
However should it be demonstrated that there is 
no reasonable prospect for space to be used for 
community purposes then it is considered prudent 
to ensure the space does not become vacant 
such as, for example, the community centre at the 
nearby St Andrews development.  The fall-back 
option for the space is therefore to become 
workspace (Use Class B1a) so that the unit is 
occupied and provides employment generating 
floorspace.   



 
 

 

 

Transport for London (TfL) TfL originally provided comments which sought 
clarification on trip generation and confirmation 
that suitable conditions and s106 contributions 
would be secured in order to mitigate transport 
impacts arising from the development. 
 
Officer Comment: 
 
Additional information was provided regarding trip 
generation to the satisfaction of TfL.  The 
requested conditions and heads of terms for the 
s106 obligations have also been secured albeit 
that discussions remain ongoing at the time of 
writing with respect to the timing of junction 
payments.   
 

LB Tower Hamlets 
(Planning) 

LBTH support the redevelopment of the site and 
have raised no objections to the design of the 
scheme subject to some comment on materials 
and detailing.  Query has been made with respect 
to the flexible nature of the proposed 
community/workspace use within the northern 
block and the lack of provision of a temporary 
school as per the SPD.   
 
Objections however were made in relation to the 
overall percentage of affordable housing and the 
proposed mix of residential units  
 
Officer Comment: 
 
The affordable housing offer has been increased 
since the original offer.  The proposals now 
include 25% affordable housing which is 
considered to be the maximum technically viable 
position as agreed by LLDC’s Viability Consultant 
and the GLA Viability Officer.  LLDC PPDT 
therefore consider the affordable housing offer to 
be acceptable.   
 
In terms of the housing mix, this too is considered 
to be acceptable noting that the mix of two and 
three bed units exceeds 50% of the total number 
of units and is therefore compliant with LLDC’s 
Local Plan requirements.   
 
In response to the query regarding the community 
use, the proposed flexible use of this space is 
considered to ensure that it would not remain 
vacant should no suitable community user be 
found.  Occupation of this space is considered to 
be important in order to provide some activity to 
the Urban Square and A12 frontage.  The SPD 
identifies this site as being required to deliver a 
community use.  Should planning permission be 



 
 

 

granted then a s106 obligation will be imposed 
which would require this space to be used for D1 
use and that a final Community Use Strategy 
should be submitted in order to set out the 
provision of the space, its long-term maintenance 
and management and methodology for securing 
an occupier.   
 
However should it be demonstrated that there is 
no reasonable prospect for space to be used for 
community purposes then it is considered prudent 
to ensure the space does not become vacant 
such as the community centre at the nearby St 
Andrews development.  The fall-back option for 
the space is therefore to become workspace (Use 
Class B1a) so that the unit is occupied and 
provides employment generating floorspace.   
 
Appropriate conditions are attached in order to 
secure details of the materials and construction 
detailing to ensure a high quality finish. 
 

LB Tower Hamlets 
(Environmental Health) 
 
 

Comments were originally received with respect to 
concerns about air quality monitoring and 
mitigation.  Further information has subsequently 
been provided by the applicant to which LBTH 
have confirmed that they have no objections 
subject to appropriate conditions in relation to 
mechanical ventilation and carbon emissions. 
 
Officer comment: 
 
Conditions are recommended to be imposed as 
requested.     

LB Tower Hamlets 
(Environmental Health) 

No objection subject to conditions ensuring that 
any contaminated land is appropriately dealt with. 
 
Officer comment:   
 
Conditions are recommended to be imposed as 
requested.     

Canals and Rivers Trust 
(CRT) 

No objections raised but commented that the 
proposed upgrade to the existing A12 subway 
should be secured in order to improve 
connections between Bromley-by-Bow Station. 
 
Officer Comment:   
 
A financial contribution of £50,000 will be secured 
towards improvement works.   
 

London Fire and 
Emergency Planning 

Comments state that there are no objections. 
 

Thames Water Comments state that there are no objections 
subject to conditions. 
 



 
 

 

Officer comment: 
 
Conditions are recommended to be imposed as 
requested.     

Historic England No comment to make. 
 

Historic England 
(Archaeology)  
 

Objection raised on the basis that a site deposit 
model has not been provided in order to properly 
understand the impact on the basement.   
 
Officer comment:   
 
PPDT consider that the requested information can 
be provided to Historic England (Archaeology) by 
way of a pre-commencement condition.  This is 
considered to ensure that a deposit model is 
submitted and approved by Historic England 
(Archaeology) prior to the commencement of any 
works commencing on-site.   
 

Natural England No comment to make. 
 

Metropolitan Police No objections. 
 

TfL Infrastructure  No objections subject to conditions.   
 
Officer comment: 
 
It is noted that one of the suggested conditions 
requested that there be no opening windows or 
balconies to the railway elevation.  At the time of 
writing officers were seeking additional 
clarification from TfL’s Infrastructure Team 
regarding this matter.   
 
The plans which were made available for 
consultation clearly show that the southern urban 
block would feature windows and balconies on the 
railway facing elevations.  However officers 
consider that these would have no impact on the 
safety or operation of the railway noting that a 
minimum gap of 4.5m is being maintained 
between the closest elevations and the edge of 
the viaduct.  Any additional comments will be 
relayed via an update report.     
 

Port of London Authority No comment. 
 

Sport England 
 

Objection raised on the basis that the population 
generated by this development will place extra 
demand on nearby sporting facilities and 
resultantly create deficiencies in facility provision.   
 
LLDC does not have the ability to fund indoor or 
outdoor sports provision through CIL monies and 
as such there is no provision for the scheme to 



 
 

 

mitigate against the impact on indoor and outdoor 
sports provision. 
 
Officer comment: 
 
The objection from Sport England is noted.  
However it is considered that the application 
needs to be viewed in the context of the wider 
SPD masterplan proposals and the infrastructure 
that is planned to be delivered as part of the wider 
District Centre.   
 
In the context of access to sports facilities it 
should be noted that the most significant piece of 
mitigation from the wider development would be 
the delivery of the two-form entry primary school 
which the SPD envisages would come forward as 
part of the redevelopment of the adjacent Tesco 
site.  Any development of this site would need to 
provide land for the primary school as per the site 
allocation set out within Local Plan Policy SA4.1 
and the SPD.   
 
The final design of the school will need to accord 
with EFA guidance as per the SPD requirement.  
As such the proposed primary school will need to 
include provision for a MUGA.  The primary 
school is also envisaged as having a civic 
presence within the heart of the District Centre 
and s106 obligations could be used to ensure that 
it would be made available for community use 
outside school hours, including the use of the 
MUGA for sporting activities.  It is expected that 
the final design of the school will need to ensure 
suitable management of the school for this dual 
use.  The SPD sets out that education 
contributions from each plot will be secured 
through the s106 Agreement to be used towards 
the delivery of the proposed primary school.  The 
SPD includes a methodology for the education 
contribution based on child yield.  In this case the 
contribution would be £175,770. The proposed 
development and the wider SPD masterplan 
proposals are therefore considered to make a 
contribution to indoor sport provision through the 
delivery of the primary school and associated 
MUGA.   
 
It is acknowledged that the delivery of the primary 
school will be dependent on the adjacent 
landowner and the future redevelopment of their 
plot.  It is therefore considered that in the event 
that the primary school does not come forward 
that the s106 obligation for the education 
contribution includes a cascade mechanism which 
requires the £158,193 contribution to be 



 
 

 

redirected to spend on sports facilities within the 
immediate area.   
 
Sport England’s Sports Facilities Calculator 
indicates that the development would generate a 
demand for 0.08 sports halls, 0.05 swimming 
pools, 0.01 indoor bowls rink, and 0.04 artificial 
grass pitch.  The calculator concludes that such 
provision would require a financial contribution of 
over £500,000 to suitably mitigate against the 
impact on sports facilities.  It is acknowledged that 
the proposed education contribution would fall 
below the suggested requirement but officers 
consider that additional financial contributions 
should not be requested on the basis that this 
would further undermine the viability of the 
scheme and the amount of affordable housing that 
would be delivered.   
 
In addition, the wider SPD masterplan proposals 
are considered to improve pedestrian and cyclist 
links across the A12, the SPD masterplan area 
and the River Lea to the recently refurbished 
sports and recreation facilities at Three Mills 
Green. As a result of the proposed development 
these existing facilities which would be located 
within a 10 minute walk from the application site 
and include a large open grassed area which is 
capable of accommodating formal sporting 
activities.  There are also a series of play 
structures and landscaped areas which provides 
play space. 
 
Furthermore, the streets and public spaces within 
the proposed development have been designed to 
accord with Sport England’s Active Design 
Guidance.  This is considered to promote sport 
and active lifestyles as per the objective of the 
guidance.   
 

In addition the following were consulted and no responses have been received: 
The Environment Agency, LB Newham (Planning); LB Tower Hamlets 
(Transport), London City Airport, Health Protection Agency, London Cycling 
Campaign. 

 
Internal Consultees 

9.1. LLDC Design – LLDC Design support this application. They consider the 
proposals to be a well-integrated mixed-use scheme that will form a significant 
part of the new neighbourhood centre; the first space residents will encounter 
when leaving the underground station and home to community facilities, 
workspace and a flexible public square.  

9.2. LLDC Design support the design of the public realm. They consider that the 
applicant has worked hard throughout the process to ensure that the public 
square feels like a pedestrian place with the zone for vehicular access contained 
to the eastern edge and the impact of deliveries minimised by the provision of a 



 
 

 

basement providing access to both urban blocks from underground. The design 
of the square itself is flexible enough to support a number of activities including 
spill out from the community centre and includes a number of large trees that 
create definition and a pleasant amenity for residents to look down on. The public 
realm scheme for this development also includes making improvements to the 
entry sequence to the neighbourhood from both the A12 and the underground 
station through a generous and well-integrated stair and enhancements to the 
underpass. Overall the landscape and public realm was commended by the 
Quality Review Panel and contributes to meeting the Policy BN.10 points 1-10. 

 
9.3. The approach taken by the design team to the form and massing of the buildings 

within the proposed development largely follows the parameters set out in the 
Bromley-by-Bow SPD and is supported by LLDC Design. The scheme underwent 
4 Quality Review Panels during the pre-application process and iterative design 
discussions with LLDC. The development encloses the public square on two 
sides, the length of these elevations had the potential to feel unrelenting but has 
been carefully considered by the design team; thoughtful gestures such as 
bringing the tower elements down to ground and stepping back the lower 
connecting pieces whilst retaining a consistent language in detailing and 
openings, is considered to result in an arrangement of buildings that feels human 
in scale but also works coherently and calmly as a piece of streetscape. 

 
9.4. LLDC Design strongly support the overall package offered to residents which is of 

a high standard and generous in its provision of amenity. To be built for rent, the 
scheme offers a high quality of internal amenity to future residents; apartments 
are compliant with London Housing Standards, with 69% dual aspect and no 
single aspect north facing and residents will have access to a variety of shared 
lounges, workspace, entertaining space and a gym. The location and layout of 
these shared amenity spaces has been carefully considered, providing both 
animation and surveillance to the public square and A12 but also importantly 
lifting the residential floors higher from the exposure and noise of the railway and 
road that bound the development in the south and west. The approach to the 
provision of balconies across the scheme is sensible given the contextual and 
climatic conditions and there is a wealth of shared external amenity space with 
different characters in various areas of the buildings. 
 

9.5. The material details of the scheme have been carefully considered with the 
ambition to create buildings that each have an independent character but are 
also clearly part of a collection. The palette of materials has been refined and the 
language of the fenestration across the buildings feels well considered. The 
scheme consists of 5 buildings connected by lower recessed links. Buildings C 
and E are simple and robust bookends to the scheme with textured red brick and 
unfussy fenestration and balconies that heed to the industrial heritage of the 
area. Building A, sitting at the northern corner of the square and marking an 
entrance to the neighbourhood from the A12, was perhaps the most difficult 
building within the development because of its prominent position and the desire 
for the building’s architecture to deftly transition from the hostile environment of 
the A12 to a softer boundary with the public square. Through considered design 
the team have successfully navigated these requirements, creating active 
frontage on both fronts by cleverly using the change in levels to create a 
mezzanine that allows the community centre to flow in from the A12 and down to 
the public square. This building is also finished in red brick continuing the notion 
of bookends. Between these bookends are the taller Buildings B and C. C, the 
tallest element within the scheme, is a confident piece of architecture made all 
the more pleasing through the attention paid to subtle but important details such 
as the rhythm of openings, depth of reveals and the introduction of texture in the 



 
 

 

fluted panels between floors. A similar language and material palette is used to 
define Building B, but with thoughtful adjustments made to reflect this building’s 
lesser height and relationship with the A12.   

9.6. Overall the buildings above the prevailing heights meet the requirements for 
BN.10 and have been positively reviewed to be outstanding by the Quality 
Review Panel.  

9.7. PPDT’s Environmental Consultant (Arup) – Comments were originally 
received which sought clarification on a number of environmental matters 
including construction noise, solar glare, landscaping, socio-economic impacts, 
ecology, energy, air quality, wind and sunlight/daylight.   Further details were 
provided by the applicant and the matters are now resolved.  Further discussion 
on the sunlight/daylight impacts will be made later within the report. Conditions 
have been recommended in relation to noise, wind, lighting, overheating, waste 
strategy, air quality. dust management and ground conditions. 

9.8. PPDT’s Transport Consultant (CH2M) – No objection subject to conditions 
regarding construction management, site waste management, car park 
management and monitoring, blue badge provision, electric vehicle charging 
points, restricting resident parking permits, accessible parking for staff, car club 
provision, resident and visitor cycle parking details and a s106 obligation which 
secures payments towards the A12 junction costs.   

9.9. PPDT’s Heritage Consultant (MOLA) – No objections raised noting that in its 
existing state the site does not contribute to the significance of any of the 
identified heritage assets.  

 

10 ASSESSMENT OF PLANNING ISSUES  

  Principle of Development  

10.1. The application site is located within Sub-Area 4 (Bromley-by-Bow, Pudding Mill, 
Sugar House Lane and Mill Meads) of the Legacy Corporation’s Local Plan.  The 
Local Plan states that the land use priorities for the sub-area are to create a 
potential new District Centre at Bromley-by-Bow and to provide new housing and 
jobs, with a mix of uses across the area.   

10.2. These aspirations are fleshed out in greater detail within the Bromley-by-Bow 
SPD which states that the development proposals should include ‘an appropriate 
mix and balance of uses that together have the potential to function as a District 
Centre’.  The SPD includes guidance on the locations of different ground floor 
land uses across the masterplan area with the focus for district centre uses (Uses 
Classes A & B) generally located in and around the realigned Three Mills Lane 
area within the British Land plot and the A12 frontage.  For the application site 
the SPD promotes a significant amount of ground floor commercial floorspace 
including a potential location for a community centre and a temporary school if 
required.   



 
 

 

 

Figure 13: SPD guidance on ground floor land uses 

 

10.3. The principle of a mixed-use redevelopment of the application site is considered 
therefore to be well-established.  The proposals are considered to accord with the 
SPD guidance for this part of the masterplan area. In particular development 
would deliver new homes (including the maximum viable percentage of affordable 
homes), new community, retail and employment floorspace and an architectural 
and massing approach that seeks to improve visual amenity and responds to 
surrounding heritage assets and historic context.  

10.4. The GLA have confirmed in their Stage 1 Report that the principle of 
development is supported.  

Land Uses 

10.5. LLDC’s Local Plan Policy B.1 (Location and maintenance of employment uses) is 
applicable in the assessment of the employment component of the proposed 
development. This policy states that B Use Classes shall be focused within the 
identified Employment Clusters and District Centres including Bromley-by-Bow 
where there is an expectation that the redevelopment of the wider masterplan 
area will deliver a range of B Class Use employment and business space in a 
range of sizes.   

10.6. Further guidance on employment floorspace is provided within the Bromley-by-
Bow SPD.  It states that a masterplan approach should be followed in order to 



 
 

 

ensure an appropriate quantum and location of B Class floorspace is provided as 
part of the redevelopment.  The SPD states that B Class employment uses 
should be located around the site in appropriate locations.  Active employment 
uses and B1a uses should be focused in the potential district centre.  Other B 
uses should be located in areas of the site that are less suitable for residential 
development.   

10.7. The applicant proposes the demolition of the existing office and light industrial 
buildings (approx. 3,000m²) which have been vacant for a number of years and 
are in a poor state of repair  As part of the proposed redevelopment of the site 
the following commercial floorspace would be provided:   

Location Land Use GIA (m²) 

Northern Block D1/B1a 1,624 

Southern Block A1/A2//A3/A4  712 

Southern Block B1a 1,234 

Total 3,570m² 

 

10.8. It is acknowledged that the proposals would result in the net loss of Use Class B 
floorspace on the site.  However the site is not located within a Significant 
Industrial Site (LSIS) or Other Industrial Location (OIL) and it is considered that 
the proposed commercial floorspace would increase job densities on the site 
given the removal of the existing light industrial uses.   

10.9. However officers consider that the proposals are acceptable in this instance on 
the basis that they comply with the land use guidance contained within the 
Bromley-by-Bow SPD.  The application follows the SPD masterplan approach 
which envisages this site as being within the proposed District Centre and 
therefore providing a range of ground floor uses including A, B and C Class Uses 
as shown in Figure 13.   

10.10. The application is therefore considered to broadly follow the SPD masterplan 
approach to commercial floorspace provision which would help ensure a 
comprehensive approach to the mix of land uses across the wider Bromley-by-
Bow area.  The SPD does not prescribe floorspace amounts for different uses; 
however it does provide guidance on land use location through the strategic 
active frontage plan shown in Figure 24.   

10.11. The longstanding aspirations for the redevelopment of the site have included the 
provision of a community use as part of the new District Centre.  This is reflected 
in the provision of a community facility being a requirement of Local Plan Policy 
SA4.1 (Bromley-by-Bow).  The SPD builds upon this and identifies the northern 
block within the application site as being the most appropriate location within the 
masterplan area for such a use.  The proposals have responded to this 
requirement through the provision of 1,624m² of D1/B1a floorspace which would 
be located at ground and mezzanine levels.  This would ensure that the 
proposals comply with SPD requirements of providing active frontages to the A12 
and Urban Square elevations.   

10.12. It is noted that the GLA have stated within their Stage 1 response that the 
provision of a community use is strongly supported but that it should be based on 
quantitative need so to ensure that the space does not remain vacant and 
underused.  In response to this it is noted that the community use is a specific 



 
 

 

requirement of the Local Plan and the adopted SPD and that the provision of the 
use is required in order to be policy compliant.   

10.13. However officers consider that the flexible use of the space as D1/B1a will 
suitably safeguard against the space becoming vacant.  A s106 obligation would 
require the developer to provide an updated Community Use Strategy to be 
submitted and approved by the Local Planning Authority prior to first occupation.  
This strategy would be required to include details of the total provision of 
community floorspace, acceptable terms for its lease, its long-term maintenance 
and management and a methodology for securing an end occupier.  If the event 
that there is no local need for a community use then it is considered that the use 
of the entire premises could be used as B1a (offices).   

10.14. The SPD also identifies the application site as being a possible location for a 
temporary primary school in the event that the Phase 1 development within the 
SPD masterplan area generates sufficient demand.  The temporary primary 
school is envisaged as dealing with any necessary demand until the permanent 
primary school is delivered as part of future delivery.   

10.15. However the submitted Education Statement prepared in support of this 
application is considered to robustly demonstrate that the child yield from this 
development and the proposed development on the L&A Trad site would not 
generate enough demand for one form of entry; with only 18 children of primary 
school age when fully occupied.  The Education Statement is also considered to 
sufficiently demonstrate that there is sufficient capacity within existing local 
schools to deal with the relatively low demand generated by these developments.  
As such the provision of a temporary primary school in this location is not 
required.   

10.16. It is noted that there is a 125m² ground floor unit within the overall D1/B1a 
provision which has been designed as a separate unit from the rest of the space. 
Officers consider this space to be suitable as affordable workspace and have 
negotiated it to be made available at £12 per square foot.  This is considered to 
fall below the 75% threshold of historic market rent for the previous year which 
allows it to be considered as affordable workspace as per Policy B.4 of the Local 
Plan. 

10.17. The new commercial floorspace across all buildings is designed flexibly to 
maximise potential uses and take-up. The floor to ceiling heights for the 
commercial floorspace across the development would be a minimum of 3m to 
ensure that the space would be useable and suitable for a range of different 
commercial operations. A s106 obligation would ensure that the retail and 
workspace units are fitted out prior to first occupation of the relevant block.   

10.18. In summary, the proposals will bring the existing site back into use and provide a 
significant employment offer of up to 141 full time jobs.  The proposals are also 
considered to be compliant with the approach to land use as set out within the 
Bromley-by-Bow SPD and this comprehensive approach would ensure that 
employment densities would increase significantly across the entire masterplan 
area. 

10.19. It is therefore considered that the proposals for non-residential floorspace would 
support the objectives for Sub-Area 4 including the creation of a district centre.  In 
this respect the application is considered compliant with Policy 4.1 (A potential 
District Centre) and Site Allocation SA.4.1 (Bromley-by-Bow) of the Local Plan 
and the strategic guidance within the Bromley-by-Bow SPD.   

Residential Provision  

10.20. 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…’ Policy 3.5 requires the design of new 
housing development to enhance the quality of local places. The Mayor’s 
Olympic Legacy Supplementary Planning Guidance indicates that the 
‘…Southern Olympic Fringe area as a whole has the potential to accommodate 
around 9,000 new homes together with 300,000m² of new and improved 
business floorspace in its main areas of change…’ 

10.21. The Draft London Plan was also published in December 2017.  It remains at an 
early stage in the adoption process and therefore holds limited weight in the 
decision making process.  However with respect to housing targets it specifies 
that the 10-year target for the LLDC area is 21,610 units with an annualised 
average of 2,161m².   

10.22. Local Plan Policy SP.2 sets out LLDC’s strategic vision with respect to housing, 
which is to provide in excess of The London Plan target of 1,471 per annum. 
Within the sub area it is anticipated that over the plan period some 1,206 new 
homes could be delivered. The proposed 491 residential units would provide a 
welcome contribution towards meeting LLDC’s housing requirements identified in 
The London Plan and Policy SP.2 of the Local Plan.   

10.23. The mixed-use residential-led development is consistent with the development 
plan policies and accords with the specific London Plan policies referred to 
above. The residential component of the scheme is a PRS product.  This is 
considered acceptable noting that provision of such residential products is 
supported by the GLA.  The Mayor’s Affordable Housing and Viability SPG sets 
out the rationale for this support stating that PRS developments supports and 
accelerates the delivery of housing targets and high quality residential 
accommodation.  The proposed development is considered to adhere to the 
definition of a PRS scheme as set out within the SPG and this would be secured 
through the s106 Agreement.   

Mix and Affordable Housing Provision  

10.24. Policy H.1 of the Local Plan requires that residential proposals provide a mix of 
housing types to create sustainable new neighbourhoods that contribute towards 
mixed and balanced communities. Policy H.1, part (1) requires that development 
proposals provide at least 50% of units at two bedrooms or more. The scheme is 
in accordance with the policy, in that it proposes 270 units that are two-bedroom 
or more which equates to 55% of units.  

10.25. 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 residential units target 
per annum, a minimum of 455 will be affordable; this translates into a LLDC area-
wide 35% target for affordable housing. 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.  

10.26. The application originally proposed an affordable housing offer of 10% of units 
which equated to 49 units.  This was considered by the GLA as being ‘wholly 
unacceptable’.  A thorough review of the applicant’s viability report has been 
conducted in conjunction with PPDT’s Viability Consultant.  It has been 
concluded that based on a PRS scheme the scheme could afford to deliver 25% 
on site housing based on a DMR model.  This has been reviewed and considered 
acceptable by the GLA’s Viability Officer.  The applicant has disagreed with a 
number of the viability assumptions used in reaching the 25% on-site provision.  



 
 

 

However in the interests of moving the scheme forward they have agreed to 
make this provision.   

10.27. The DMR approach to affordable housing provision is considered to be 
acceptable given that the residential component of the scheme would be a PRS 
product.  This is considered to comply with the Mayor’s Affordable Housing and 
Viability SPD.  The 1 & 2 bed units within the affordable provision would be made 
available at 80% of market rent whilst the 3 beds would be made available at 
55% of market rent which would be secured through the s106.  At the time of 
writing PPDT were awaiting comment from the GLA regarding the likely 
acceptability of the proposed discount in rental values and this will be dealt with 
via an update report if required.   

10.28. The mix and tenure of the affordable offer is broken down in the following table.   

  Private Affordable 
(Discount 
Market Rent) 

Total 

Studio 17 12 29 

1 bedroom unit 164 27 191 

2 bedroom unit 200 39 239 

3 bedroom unit 0 32 32 

Total 381 110 491 

 

10.29. It should also be noted that as part of the comprehensive approach to delivery 
across the wider Bromley-by-Bow area, the first phase of development including 
the application site and the adjoining L&A Trad site is expected to make a 
financial contribution to the cost of the A12 junction works.  Each scheme will 
contribute £2.5 million to the junction works which equates to approximately half 
of the initial cost of the works.  TfL will be responsible for covering the costs of 
the second half of the costs.  Had the £2.5 million contribution not been required 
for other infrastructure works then this would have increased the provision of on-
site affordable housing that the scheme could deliver.  PPDT’s Viability 
Consultant has concluded that the junction payment would equate to 6.7% 
affordable housing.  The provision of affordable workspace is also considered to 
have a slight impact on the amount of affordable housing that the scheme can 
deliver.  This is calculated as 0.5% affordable housing.  As such the total 
affordable housing package (including the on-site provision and equivalence for 
the £2.5 million junction payment and affordable workspace provision) would be 
32.2%. 

10.30. The quantum of affordable housing and DMR levels will be secured in the s106 
Agreement which will also include obligations relating to a covenant and 
clawback mechanisms as per the SPG requirements. The s106 Agreement which 
will also include an early affordable housing review mechanism should works on 
site not be commenced within 24 months of the granting of planning permission. 
Given that the affordable housing offer falls short of the 35% ‘fast track’ 
affordable housing target as per the Mayor’s Affordable Housing and Viability 
SPG, a late review mechanism will also be captured in the s106 Agreement at 
75% of unit sales. 

Density 

10.31. The density of the new development should be considered in light of London Plan 
Policy 3.4 and the Mayor’s Housing SPG. The London Plan Density Matrix 
dictates that for the accessibility level of the site (PTAL 4/5), a density range of 
215 to 405 dwellings per hectare is acceptable.  



 
 

 

10.32. The proposed development is above the London Plan density range, with a 
density of 492 dwellings per hectare.  However officers consider that despite this 
the density of the proposed development is appropriate for the site and its 
setting.  The scheme has been subject to detailed QRP review and the proposed 
massing and heights of the building are considered to be acceptable and would 
suitably respond to the constraints of the site, including the nearby heritage 
assets.  There would be an appropriate mix of uses and housing types within the 
site and the quality of the proposed residential units is considered to be high.   
The scheme would deliver substantial areas of open space and would not appear 
overly dense for its location.  The site is also within short walking distance from 
Bromley-by-Bow station and the wider masterplan proposals would result in a 
regular bus service along Three Mills Lane.  On this basis officers consider that 
the density for the site is acceptable noting that paragraph 3.28 of The London 
Plan specifically states that the density ranges within it are broad and that they 
should not be applied mechanistically. The density of the scheme has been 
reviewed by the GLA who have not raised any objections.    

Open Space 

10.33. Site Allocation Policy SA4.1 (Bromley-by-Bow) sets a requirement of 1.2ha of 
parkland to be provided as part of the wider redevelopment aspirations.  The 
proposed development is considered to make a significant contribution to this 
through the delivery of the Urban Square and adjacent Vestibule spaces 
(approximately 2,200m²).  These are considered to be in accordance with the 
SPD and would allow integration with the public open spaces to come forward as 
part of the L&A Trad scheme and, in the future, British Land schemes. 

Urban Design Analysis and Layout 

10.34. Strategic Policy SP.3 of the Local Plan deals with how development integrates 
with the natural, built and historic environment.  It states that LLDC will create a 
high-quality built and natural environment, by ensuring development that 
contributes to place making, enhances its surroundings, maintains and promotes 
local distinctiveness, supports delivery of the priorities for the various sub-areas 
and respects LLDC’s Design Quality Policy.   

10.35. Policy BN.10 of the Local Plan is also an important consideration.  It deals with 
proposals for tall buildings which the sub-area policy has identified as being over 
18m in this location.  Specifically BN.10 requires tall buildings to exhibit 
outstanding architecture and incorporate high quality materials, finishes and 
details. 

Form/Massing/Siting 

10.36. The SPD illustrative masterplan is considered to set the parameters upon which 
these individual plot applications will be assessed.  The illustrative masterplan, 
which was subject to environmental testing, sought to ensure that buildings had 
an appropriate siting, height, scale and massing.  This was to ensure that the 
development has an appropriate human scale environment that gives suitable 
definition and enclosure to the public realm without being overbearing and 
oppressive.  The setting of the nearby heritage assets at Three Mills was also an 
important consideration in the development of the masterplan.  In particular the 
masterplan was considered to not harm the setting of the listed structures and 
was not harmful in identified key views.  The form, massing and siting of the 
individual buildings is considered to be in broad compliance with the SPD 
parameter plans.   

10.37. It is acknowledged that the design development for the proposed development 
have evolved somewhat beyond the SPD parameters.  These changes have 
been made where it is considered that they can be justified and demonstrated to 



 
 

 

be an improvement from the original masterplan.  The design evolution has been 
discussed in detail between officers and the applicant and has also been subject 
to QRP review.   

10.38. The changes to the scheme from the SPD illustrative masterplan proposals are 
considered to be reasonably minor and relate to Buildings B and D which are the 
tallest buildings on the site.  The most significant of the changes is to the building 
heights of both structures which have increased by one storey beyond the SPD 
parameters.  However it is considered that the increase in height is acceptable on 
the basis that there would be no impact upon the key views of the heritage assets 
as identified within the SPD. The minor increase in height is also supported in 
townscape terms and the overall arrangement of buildings would still feel human 
in scale but would also works coherently and calmly as a piece of streetscape.  
Other minor changes to the orientation and footprints of Buildings B and D are 
supported on the environmental improvements that these changes would make.   

10.39. Overall the approach to form, massing and siting is considered to be acceptable 
and has been supported by the Quality Review Panel Officers are also of the 
opinion that the proposals are acceptable in terms of their form, massing and 
siting.  The scheme responds well to the SPD parameters and would result in a 
high quality development which successfully mediates the constraints of the site 
and maximises the opportunities.  With particular regard to nearby heritage 
assets, it is considered that the proposals would not harm the setting of nearby 
listed buildings and would enhance the setting of the nearby conservation area.  
The submitted views analysis also demonstrates that there would be no impact 
upon the SPD key views despite some marginal increase in height. 

BN.10 Assessment 

10.40. Policy SA4.1 states that buildings greater than 18 metres above ground level will 
only be acceptable subject to the provisions outlined in Policy BN.10 of the Local 
Plan. All of the buildings across the site, other than the two-storey link buildings, 
would exceed the 18m threshold with Building D being the tallest at 
approximately 99m AOD.  Given that the development exceeds the 18m 
threshold in a number of locations an assessment has been made against each 
of the criteria of policy BN.10 below: 

BN.10(1): Exhibit outstanding architecture and high quality materials, finishes and 
details: 

10.41. QRP concluded in their second and third reviews of the scheme (June and July 
2017) that they offered unreserved support for the proposals for the site. In 
particular they were convinced of the high quality of the design of the buildings 
and that the design development has resulted in a harmonious group of buildings 
across the site that would meet the requirement for ‘outstanding’ architecture as 
per the requirements of Policy BN.10 of the Local Plan.  

10.42. The architectural approach to the proposed buildings is considered to be well 
articulated and consistent across the site.  There is a clear architectural language 
across the buildings with similar treatments and detailing to the two taller 
elements, the three ‘edge’ buildings and the three ‘link’ buildings.  In particular 
there is a strong relationship between Buildings B and D which is reinforced by 
the similar use of materials, particularly the use of large format pale green 
precast concrete panels which would lend the buildings a subtle but distinctive 
appearance.  Visual interest would be provided through the use of fluted pre-cast 
concrete panels between windows which would also help emphasise the 
verticality of the building.  The oversailing elevations are also supported and 
would appropriately crown the buildings, lend presence to the rooftops and 
provide protection to the rooftop amenity spaces. 



 
 

 

10.43. The use of red brick to the edge buildings is also supported.  The choice of 
materials and proportions of these buildings would ensure that they would have a 
robust appearance referencing local industrial buildings.  Visual interest would be 
provided to the elevations through subtle architectural detailing including the use 
of triple soldier course brickwork between windows.  The lower level link building 
would be clad in dark grey pre-cast concrete panels.  These sections would be 
well detailed and would complement the rhythm and proportions of the main 
building.   

10.44. The two storey podiums to the two urban blocks are considered to be 
successfully resolved and would lend the development a human scale which 
would successfully enclose and provide activity to the western and southern 
edges of the urban square.  The link buildings would also be set back from the 
taller elements to allow these buildings to come down to ground level and 
announce the residential and commercial entrances at ground floor level.  

10.45. The proposed use of a colonnade to the eastern elevation of the northern block is 
considered to be a particularly successful mechanism in addressing the Urban 
Square.  The colonnade would provide shelter to the western side of the public 
open space and would address one of the primary pedestrian routes through the 
site linking Bromley-by-Bow Station with the heart of the District Centre.   

10.46. The detailing of these at the next stage of design will be critical to the success of 
the facades of all of the buildings proposed.  Suitable conditions are therefore 
attached in order that PPDT approves detailed drawings and materials in 
advance of construction.   

10.47. Overall the design promotes and reinforces local distinctiveness, whilst having 
the potential to create an exemplary approach to the vernacular of new mixed 
use buildings in this area.  The buildings are therefore considered to exhibit 
outstanding architecture and demonstrate high quality materials and finishes, 
complying with part (1) of Policy BN.10.    

BN.10(2): Respect the scale and grain of their context: 

10.48. As discussed in paragraphs 10.34 to 10.38, it is considered that the scale and 
grain of the development has been designed to accord with the SPD illustrative 
masterplan.  The development proposes two separate urban blocks with a two 
storey podium level and five built elements which would rise above them. The 
urban blocks would successfully address the Urban Square, Vestibule area and 
the A12 frontage.  Their size and siting would also help protect the square from 
noise from passing traffic and trains.  Where changes have been made from the 
SPD illustrative masterplan, these relate to Buildings B and D and are supported 
in terms of townscape composition and environmental improvements. It is 
considered that part (2) of Policy BN.10 has been suitably addressed.  

BN.10(3): Relate well to street widths and make a positive contribution to the 
streetscape: 

10.49. The development is considered to contribute strongly to streetscape.  The 
buildings would create well defined and legible streets within the site.  Street 
widths and separation distances between the blocks are considered to be 
compliant with the SPD illustrative masterplan and would result in well-designed 
inclusive streets that would prioritise pedestrian and cyclist movements.  The 
scheme is therefore considered to comply with part (3) of Policy BN.10. 

BN.10(4): Generate an active street frontage: 

10.50. The scheme has been designed to maximise active frontages across the site and 
accord with the SPD illustrative masterplan. The site falls within the proposed 
District Centre as part of the wider redevelopment of the masterplan area and 



 
 

 

would provide active frontages to the Urban Square, Vestibule Space and the 
A12 frontage.  Internal communal areas have also been carefully positioned 
within the respective buildings to provide activity and overlooking to the Urban 
Square and A12.   In addition the location of the residential entrances throughout 
the development would ensure that there would be further activation of the new 
streets open space throughout the site. It is therefore considered that the 
proposals comply with part (4) of Policy BN.10.  

BN.10(5): Provide accessible public space within their curtilage: 

10.51. The proposed development is considered to make a significant contribution to 
public open space in order to meet the requirements of the SPD through the 
provision of the Urban Square and Vestibule area which would equate to 
approximately 2,200m².  The design of the square itself would be flexible enough 
to support a number of activities including spill out from the nearby commercial 
uses and would include a number of large trees that create definition and a 
pleasant amenity for residents to look down on.  Public accessibility to these 
spaces will be secured through the s106 Agreement. All public spaces have also 
been designed to be inclusive. The quality of the public spaces is considered to 
comply with part (5) of Policy BN.10. 

BN.10(6): Incorporate sufficient communal space: 

10.52. The development provides a range of communal amenity spaces through the site 
including parks, courtyards and roof terraces.  These landscaped spaces are 
considered to be of high quality and would successfully serve a number of 
purposes including acting as a transition space for residents to access their front 
doors/building cores, play space and communal amenity space.  

10.53. In terms of play space, the approximate number of children predicted to live in the 
development is based on the Mayor’s Shaping Neighbourhoods: Play and 
Informal Recreation SPG (2012).  In total 37 children (including 18 children of 
primary school age) are predicted to live at the proposed development, which 
results in a play space requirement of 370.6m².  

10.54. Dedicated Doorstep Play areas have been integrated within the podium levels of 
the development providing a total of 230m² of play provision for 0-5 year olds. For 
children between 5 and 11 years, 467m² is provided within the Urban Square and 
there would be additional playable space within the proposed Residential and 
Riverside Parks which would be delivered as part of the L&A Trad scheme and 
would be located within 400m of the application site.  For children over the age of 
12 the Riverside and Residential Parks, together with the extensive open spaces 
at Three Mills Green would be within 800m of the application site.  The 
development would also include significant provision of internal amenity space 
including a games room and gym which is considered to be usable for older 
children and young adults.   

10.55. In light of the above it is considered that part (6) of Policy BN.10 is met.  

BN.10(7): Contribute to defining public routes and spaces and (8): promote 
legibility: 

10.56. The provision of new public routes and public spaces are considered to comply 
with the parameters as set out within the SPD illustrative masterplan.  The routes 
and spaces proposed within the development are considered to successfully 
increase permeability and legibility through the site and are well defined and 
legible in accordance with parts (7) and (8) of Policy BN.10. 

BN.10(9): Create new or enhance existing views, vistas and sightlines and (10) 
Preserve or enhance heritage assets and the views to/from these, and contribute 
positively to the setting of heritage assets including conservation areas: 



 
 

 

10.57. The proposals are considered to broadly accord with the SPD illustrative 
masterplan and would create new views and sightlines through the site and make 
a significant improvement to visual amenity.  The siting and detailed design of the 
blocks would be particularly successful in terminating longer distance views from 
the north through the Urban Square and along the A12 respectively.  The 
scheme has been designed to respond positively to the setting of the nearby 
heritage assets and the submitted views analysis demonstrates that there would 
be no impact upon the SPD key views despite some marginal increase in height.    
The proposed development would result in a high quality development of 
appropriate heights and massing and well-articulated detailed design that would 
improve visual amenity in the locality 

10.58. For the purposes of clarification, Historic England considers that there is high to 
moderate potential for Roman and Prehistoric evidence of archaeological 
significance.  A condition is therefore attached to safeguard any potential 
archaeological remains within the site.   

10.59. Officers therefore consider that parts (9) and (10) of Policy BN.10 has been met.  

Housing Quality  

Minimum Space Standards 

10.60. Policy BN.4 of the Local Plan deals with the quality and design of residential 
development in order to ensure an appropriate standard of accommodation and 
that scheme are built to the highest environmental standards.  In terms of space 
standards the policy requires all development to meet the National Technical 
Standards which have been adopted as part of the Mayor’s Housing SPG.  In 
response to this it should be noted that all proposed units within the development 
would comply with the all  the relevant technical standards including the overall 
size of the units, the size of bedrooms, the amount of storage space and 
minimum floor to ceiling heights.   

10.61. In terms of private amenity space, it is noted that 353 out of 491 residential units 
would provide private residential amenity space in accordance with the Mayor’s 
Housing SPG standards.  This would include all 3 bed units and the majority of 2 
bed units.  However this would result in 138 units not having access to private 
amenity space.  Officers consider that there are a number of mitigating factors 
which mean that this is considered to be an acceptable approach in this instance.   
 

10.62. The most significant of these are environmental factors, particularly the air quality 
and noise issues that would be resultant from the adjacent railway and A12.  The 
design of the scheme has responded to minimise the amount of private amenity 
spaces on the A12 frontage in order to address this.  The balconies that are 
proposed to the A12 frontage would be inset balconies which would be 
significantly enclosed and located from third floor level upwards where air quality 
would be at an acceptable level.  The shared external amenity space would cover 
1,653m² and would be designed in order to provide shelter from wind and noise 
and ensure suitable levels of air quality.  

 
10.63. The proposals also include significant amounts of external and internal communal 

amenity space.  The external amenity spaces would be located at podium levels 
across both blocks whilst additional communal amenity space would be located 
to the flat roofs of Blocks A, B and D to take advantage of outstanding views from 
these heights.   
 

10.64. In addition, typical for a PRS scheme, there would be significant areas of shared 
internal communal amenity space.  The majority of the first floor levels to both 
blocks would provide high-quality internal amenity space in the form of lounges, a 



 
 

 

library, gym and a games room.  The internal amenity spaces would cover an 
area of 1,800m² within the development and would be accessible to all users. 

 
10.65. Whilst it would be preferable for all residential units to benefit from access to their 

own private amenity space, it is acknowledged that it is not an explicit 
requirement of the Mayor’s Housing SPG which accepts an alternative approach 
where exceptional circumstances dictate.  This is considered to be applicable to 
the significant constraints of the application site and the private amenity space 
strategy within the development is therefore considered to be acceptable.  It 
should also be noted that the GLA did not raise any direct objections to the 
private amenity space approach within their consultation response.   

Aspect  

10.66. The Mayor’s SPG also states that developments should minimise single aspect 
units.  In particular single aspect units which are north facing, exposed to noise 
levels above which significant adverse effects on health and quality of life occur, 
or which contain three or more bedroom should be avoided.  Within the proposed 
development 69% of all units would benefit from dual aspect.  31% of the units 
would therefore be single aspect.  Throughout the design development 
programme officers and QRP provided guidance on minimising the number of 
single aspect units within the scheme.  This guidance has been followed and as 
such the applicant has sought to minimise the number of single aspect units 
where possible.  Of the single aspect units that do remain it should be noted that 
there would be no north facing single aspect units and that none of these would 
be three bed units. The single aspect units would also have good levels of 
outlook and adequate levels of daylight and sunlight to ensure good overall 
amenity.   

10.67. It is acknowledged that a small number of single aspect units would front onto the 
railway viaduct and A12 which is a source of noise to the proposed development.  
However it is considered that the design of the scheme would include suitable 
mitigation in order to minimise noise levels to these units including sealed 
facades and triple glazing.  A condition is also attached to requiring the 
development to ensure minimum internal noise levels are achieved within 
residential units.  The units would also benefit from good levels of outlook with 
those on upper levels enjoying long views towards Central London and those to 
the south enjoying views towards Canary Wharf.   

Inclusive Access   

10.68. The proposed development has been designed in order to comply with the 
Housing SPG’s requirements regarding inclusive access.  As such 90% of the 
dwellings are in accordance with Optional Requirement M4 (2) Category 2 of Part 
M of the Building Regulations.  This ensures that reasonable provision is made 
for - all people to gain access and use the development; meet the needs of 
occupants with differing needs including some older or disabled people; and to 
allow adaption of the dwelling to meet the changing needs of occupants over 
time. 

10.69. In addition, 10% of dwellings have been designed in accordance with Optional 
Requirement M4 (3) Category 3 of Part M of the Building Regulations.  This 
ensures that these dwellings would be provided to meet the needs of occupants 
who use wheelchairs and be designed to allow for simple adaption for user 
needs.   

10.70. The above requirements would be secured via condition.   

Daylight and Sunlight  



 
 

 

10.71. A daylight and sunlight assessment has been submitted with the application 
indicating predicted Vertical Sky Component (VSC), Average Daylight Factor 
(ADF) and Annual Probable Sunlight Hours (APSH) following the methodology of 
the BRE guidance which should be considered flexibly and in the context of the 
site.     

10.72. Local Plan Policy BN.4 sets out that new residential development should receive 
adequate levels of daylight and sunlight and that existing surrounding 
development will not experience an unacceptable loss of sunlight and daylighting 
in accordance with the BRE guidance. The Applicant’s Daylight and Sunlight 
assessment has been reviewed by PPDT’s environmental consultants who have 
confirmed the information is acceptable.  

10.73. When assessed independently without the cumulative development, the 
proposed development is considered to achieve good levels of internal daylight to 
habitable rooms.  The ADF assessment demonstrates that 85.8% of all habitable 
rooms within the development would meet or exceed BRE’s guidance whilst 
82.7% of units would have an NSL which would meet or exceed guidance.  The 
worst performing building in daylight terms would be Building C.  The north and 
east facades of this building would be partially obstructed by Buildings B and D 
however  a sufficiently high level (78%) of rooms would  still meet or exceed BRE 
guidance.  

10.74. The scheme has been designed to prioritise the receipt of daylight levels to living 
areas within the development.  As such 62% of all combined living/kitchen/dining 
rooms (L/K/D), would meet the 2% ADF target as contained within BRE 
guidance.  A further 23% of L/K/D’s would meet the 1.5% ADF target which is 
recommended for living areas.  The remaining L/K/D’s would all have ADF in 
excess of 1% and would have NSL levels which would meet or exceed BRE 
guidance levels.  

10.75. In terms of the 22 studio units, 17 of these would meet or exceed the 2% ADF 
target for kitchens.  A further 2 units would meet or exceed the 1.5% ADF target 
for kitchens, whilst the remaining units would all have an ADF which exceeds the 
targets for bedrooms.  Only 1 studio unit would have an NSL which falls short of 
the BRE recommendation.   

10.76. When assessed in a cumulative scenario, including the proposed development at 
the L&A Trad site, it is considered that the internal level of daylight would remain 
good with 83% of all habitable rooms meeting or exceeding BRE 
recommendations.  This is considered to be acceptable in the urban context of 
the proposed development and the relationship with neighbouring development.     

10.77. In terms of sunlight, the L&A Trad scheme would have no impact on the 
proposed scheme.  All west facing living areas within Buildings A & B would 
benefit from good levels of sunlight availability.  The remainder of Building B 
would perform well, other than 3 living areas on the lowest floors of the south 
façade which would be obstructed by Building C.  A number of areas within 
Buildings A, D and E would not meet BRE guidance but this is considered to be 
resultant from the provision of projecting balconies to these flats.   The balconies 
themselves would maintain good levels of daylight in accordance with BRE 
guidance.   

10.78. In terms of impacts on neighbouring receptors, the proposed scheme is 
considered to have an acceptable impact, noting the scale and massing of the 
development and the separation distance to existing receptors.  Using the 
Vertical Sky Component (VSC) model (where BRE guidance states that there 
would be a noticeable impact if the loss of light is less than 0.8 times its former 
value), there would be a noticeable loss of daylight in 1-125 Maltings Close, 1-17 
William Guy Gardens, Shire House and 1-48 Wealdon House .   



 
 

 

10.79. At Maltings Close, where there would be a total of 36 windows affected, and 
William Guy Gardens, where 14 windows would be affected, it is noted that the 
majority of impacts (83%) be minor-moderate in terms of BRE guidance with VSC 
reductions of up to 20-40%.    However all affected windows on these buildings 
would meet or exceed NSL guidance levels.   

10.80.  At Shire House at total of 8 windows would experience VSC reductions of 
between 30-40% which is considered to be a moderate impact.  The NSL levels 
would also experience reductions.  However the scale of the reductions is minor 
(between 20-30%) and acceptable levels of daylight are considered to be 
retained for this urban location.   

10.81. The most significant impact would be to Wealden House which lies on the 
opposite side of the A12, adjacent to Bromley by Bow Station.  There would be a 
total of 60 affected windows on the eastern elevation of this block. There would 
be one window which would have a minor degradation (between 20-30%), 
however 45 windows would moderate experience reductions between 30-40% 
and 14 windows would have significant reductions in excess of 40%.  It is not 
immediately apparent from the public realm as to what the windows on this 
eastern elevation serve.  However from review of the approved floorplans as part 
of the parent planning consent (ref: PA/02/01103) it is clear that a number of 
these windows service internal circulation corridors/staircases.  Furthermore, by 
assessing layout of these blocks it is considered that they have been designed to 
have living/kitchen spaces on the western side of the building, looking out onto 
the central courtyard and away from the A12.  As such the remaining windows on 
the elevation are considered to serve bedroom areas where daylight amenity is 
considered to be less important than living areas.   

10.82. In any case, in weighing up the planning benefits associated with the scheme, 
including the provision of 25% affordable housing, affordable workspace, 
potential community use, public realm and high quality housing, it is considered 
that the limited number of shortfalls in comparison to BRE guidance is 
acceptable.   

10.83. In terms of the proposed amenity spaces, 39% of the Urban Square would 
receive direct sunlight for the March equinox, falling short of the 50% BRE target.  
However, such a figure is considered reasonable for an urban environment and 
the 50% BRE threshold would be reached within 5-6 days of the equinox.  
Therefore while technically falling short of the BRE recommendation; it is 
considered that sunlight performance within the Urban Square would perform well 
throughout the majority of the year.   

Overlooking  

10.84. Overlooking and privacy have been an important consideration in the design 
process of Plots A and D noting the requirements of BN.4 of the Local Plan.  
Separation distances between the urban blocks would accord with the SPD 
illustrative masterplan whilst internal separation distances between buildings 
would be at least 14.7m which is considered sufficient in preventing any actual or 
perceived overlooking between flats.  The approach to layout and design within 
the development also ensures that where separation distances fall beneath 17m 
additional mitigation measures are used including offsetting windows to avoid 
direct overlooking, positioning living spaces away from another and angling the 
facades of the building.   

Transport  

10.85. In terms of the relevant transport related policy background, it is noted that Policy 
T.4 of the Local Plan provides guidance on managing development and its 
transport impacts to promote sustainable transport choices, facilitate local 



 
 

 

connectivity and prioritise pedestrians and cyclists.  Policy T.8 of the Local Plan 
also provides guidance with respect to vehicle parking and parking standards 
within new developments including a requirement that parking is provided at a 
low level appropriate to the location with minimum levels of provision in locations 
with the highest levels of public transport accessibility.   

10.86. Policy T.9 of the Local Plan builds on the requirements for pedestrians and 
cyclists and includes guidance on parking provision for cyclists which should 
meet or exceed the current London Plan standards.   For residential development 
this includes provision of one secure and covered parking space for studio and 1 
bedroom units.  Two secure and covered spaces should be provided for all other 
unit sizes.  London Plan Policy 6.3 is also a relevant consideration and states that 
development should not adversely affect safety on the transport network and that 
development effects on transport capacity should be fully assessed.  

10.87. The applicant has submitted a Transport Assessment in order to explain how 
relevant policy issues have been addressed.  This has been reviewed by PPDT’s 
Transport Consultant and TfL who have raised no objections to the application 
subject to relevant conditions and s106 obligations in order to suitably mitigate 
any relevant transport impacts.   

10.88. In terms of highway capacity, the development would be car-free other than the 
provision of 25 basement level blue badge parking and 2 car club spaces.  
Residents of the development, other than blue badge holders, would be 
prohibited from applying for on-street parking permits from LB Tower Hamlets 
and this would be secured through a condition.  Permit-free parking is supported 
in this location which is considered to have good public transport access which 
will only be improved further as part of the wider masterplan redevelopment 
proposals.     

10.89. The car-free scheme ensures that the impact on trip-generation onto the local 
highway network would be negligible with 15 two-way trips anticipated during the 
AM Peak hour and 13 two-way trips during the PM Peak hour.  There would no 
negligible impacts upon highway capacity or safety resultant from the application 
or the cumulative masterplan development with the largest proportion of trips 
being undertaken by public transport.   

10.90. The submitted information demonstrates that the existing junction has sufficient 
capacity to deal with the anticipated numbers of vehicle movements resultant 
from the Phase 1 Bromley-by-Bow developments.  However, as per the agreed 
site-wide infrastructure strategy, the Phase 1 developments including this 
application have agreed to frontload payment towards the A12 junction works 
which will help deliver the heart of the proposed District Centre and unlock the 
development parcels to the north.  A £2.5 million contribution from the scheme 
would be secured through the s106 Agreement in order to assist TfL, who have 
already agreed to meet half of the junction costs, deliver these works.  The 
junction works would have direct transport improvements for the application site 
including improved connectivity across the A12 towards Bromley-by-Bow station 
and the provision of an all movements junction to facilitate a proposed bus route 
through the heart of the proposed District Centre to the new Strand East 
development and Stratford Metropolitan Centre.  A further financial contribution of 
£50,000 would also be secured in order to improve the existing underpass from 
the application site to Bromley-by-Bow station to improve the pedestrian/cyclist 
experience in this location.   

10.91. In terms of public transport capacity, the impact from the proposed application 
and the cumulative masterplan development is considered to result in negligible 
increases in public transport journeys. The worst case scenario is a 4% increase 
on the westbound District Line journeys resultant from the cumulative masterplan 



 
 

 

development.  TfL have reviewed this and confirmed that the increases are not 
significant and that there is sufficient capacity in terms of the London 
Underground and Bus networks to accommodate these additional journeys. 

10.92. The scheme would deliver 5% parking, all of which would be prioritised for Blue 
Badge holders.  It is acknowledged that the scheme would deliver 50 wheelchair 
accessible residential units and that the provision of 25 spaces goes against the 
principle of one Blue Badge space for one wheelchair accessible unit as per the 
Mayor’s Housing SPG.  However it is considered to be acceptable in this context 
noting that any increase in on-street provision would significantly undermine the 
quality of public realm and the amount of open space within the development.  
Furthermore, any increase in the size of the basement to accommodate further 
parking would come at a significant construction cost which would further 
undermine the financial viability of the scheme and the amount of affordable 
housing that could be delivered.  The provision of 25 spaces remains a significant 
amount and should also be viewed in the context of the ongoing works to 
Bromley-by-Bow station to facilitate step-free access.  TfL have confirmed that 
these works are due to be completed by the end of 2017.  The amount of Blue 
Badge parking has also been reviewed by PPDT’s Transport Consultant and TfL 
who have raised no objections.  A condition is recommended which requires 
details of car parking management  and monitoring together with details of 
electric charging points and motorcycle parking. 

10.93. In terms of cycle parking, the proposals would provide 762 long stay cycles 
spaces for the residential accommodation. This accords with the Mayor’s 
Housing SPG that recommends 1 space per 1 bedroom dwelling, and 2 spaces 
for a 2-bedroom or more dwelling and is supported by TfL.  In terms of short stay 
spaces, a total of 37 spaces would be provided in the form of Sheffield stands 
within the public realm for the residential and commercial uses. This is 
considered to be consistent with London Plan requirements.  Full details of long-
term and short-term cycle storage would be required via condition.  It should also 
be noted that at the request of TfL, sufficient space has been safeguarded within 
the public realm to accommodate a TfL Cycle Hire station with a capacity for 27 
bicycles.   

10.94. As previously discussed, the public realm provision within the proposed scheme 
would be of a high quality.  The design of the streets and the low numbers of 
vehicle movements within the site would ensure that there would be no conflict 
between vehicles and pedestrians/cyclists who would be prioritised in this 
environment.  The proposed scheme would allow for improved connectivity 
across the site and would include public access to the riverside area where no 
such access currently exists.  Conditions are recommended in order to secure full 
details of the final design and materials of the public realm.  Conditions are also 
recommended with respect to construction management and waste 
management.  A s106 obligation would also require details of a public realm 
management strategy to be submitted and approved by the Local Planning 
Authority whilst a separate obligation would also require the submission of a 
Travel Plan in order to promote public transport use.   

10.95. In summary it is considered that the assessment of the transport related matters 
arising from the proposed development is acceptable.  Subject  to the 
aforementioned conditions and s106 obligations it is considered that the 
proposals are policy compliant and would not result in any undue impacts upon 
transport capacity or safety and would help deliver the aspirations for the A12 
junction and the subsequent creation of a district centre.  

Flooding  



 
 

 

10.96. The site is located within Flood Zone 1 which is defined as having a low risk of 
flooding from tidal or fluvial sources.    It is noted that the Environment Agency 
were consulted on the application but did not provide a consultation response.  
However PPDT’s Environmental Consultants have reviewed the submitted details 
including the drainage strategy which is considered to comply with London Plan 
requirements in terms of run-off rates.  These run-off rates would be achieved 
through attenuation provision in the form of blue roofs and underground storage 
beneath the Urban Square. 

10.97. The proposed development is considered to be in accordance with Policy 5.12 of 
the London Plan and Policy S.8 of the Local Plan.  

Sustainability and Energy 

10.98. Policy S.2 of the Local Plan deals with energy in new developments.  It states 
that developments will be expected to minimise carbon dioxide emissions to the 
fullest extent possible by application of the Energy Hierarchy as set out below: 
 
1) Reducing energy requirements 
2) Supplying the energy that is required more efficiently 
3) Meeting remaining energy requirements through renewable energy sources 

where viable 
 

10.99. Policy S.2 also states that residential developments should meet the regulated 
emissions standard of zero emissions.  Where this cannot be met then a financial 
contribution to the Legacy Corporation Carbon Offsetting Fund would be 
required.  The Legacy Corporation’s Carbon Offset SPD sets the cost and 
methodology for carbon offsetting as follows:  
 

 ‘Carbon gap’ (Tonnes of Co2) X Price of Carbon (£60) x 30 (years) = 
offset payment. 

 
10.100. Related to the above, it should also be noted that Policy S.3 of the Local Plan 

deals with energy infrastructure and heat networks.  Its places an emphasis on 
connecting to existing heat networks or the creation of new networks subject to 
certain conditions.   
 

10.101. The application is supported by an Energy and Sustainability Statement which 
has been reviewed by PPDT’s Environmental Consultant.  The statement 
discusses how a number of be-lean measures have been incorporated to reduce 
the energy consumption of the development, reduce Co2 emissions and meet 
Building Regulation requirements.  The statement also examines possible 
connections to existing decentralised energy networks and concludes that there 
are numerous obstacles which mean that it is not feasible to connect to the 
Queen Elizabeth Park Heat Network in the short-term.   

 
10.102. PPDT’s Environmental Consultant and the GLA are accepting of this conclusion, 

however given that this is only a snapshot of decentralised energy in the area at 
this particular time, it is considered appropriate to ensure that an update report, 
secured through the s106, is submitted in advance of substantial commencement 
to allow the Local Planning Authority to ascertain whether a connection to an 
existing network is possible at that stage.   

 
10.103. Furthermore, the s106 obligations for connection to an energy network would 

include a suitable cascade mechanism which would require the developer to 
undertake reasonable endeavours to connect to a masterplan wide network.  An 
obligation would also require the developer to allow a connection to the onsite 
energy centre from the adjoining L&A Trad site.  This approach is considered to 



 
 

 

suitably address the London Plan energy hierarchy and the requirements of the 
Local Plan.  It should also be noted that a s106 obligation would ensure that the 
development is future proofed to enable connection to a wider district heating 
network should one come forward. 

 
10.104. The development incorporates various ‘be-lean’ and ‘be-clean’ measures 

including the provision of fabric improvements, the CHP system and the 
installation of renewable technology including photovoltaic panels. However 
despite this the scheme would still fail to meet the zero carbon emissions target 
as set out within the Local Plan and would produce residual Co2 emissions of 
388 tonnes.  In accordance with the Local Plan and the LLDC Carbon Emissions 
SPD this triggers a Carbon Offset payment of £698,000.00 which would be 
secured through the s106 Agreement.   

 
10.105. As part of the review of the Energy and Sustainability Statement, PPDT’s 

Environmental Consultant has suggested a condition to reduce the risk of 
overheating within the proposed blocks.  The applicant has subsequently 
produced overheating analysis which is described as ‘encouraging for this stage 
of the design’ however a condition is still recommended to ensure that the 
proposed overheating measures are suitably incorporated.   

 
10.106. Local Plan Policy S.4 deals with sustainable design and construction.  It requires 

development to demonstrate that it achieves the highest standards of sustainable 
design and construction.  For non-domestic uses within development it is 
expected that the application will demonstrate that it is capable of achieving a 
minimum of BREAAM level (2011) of ‘Very Good’, whilst achieving a maximum 
score for water use.  Conditions are imposed to ensure that the development 
complies with these requirements.   

 
10.107. In summary, subject to conditions and s106 obligations, it is considered that the 

scheme would accord with the sustainability goals of the Legacy Corporation as 
contained within the Local Plan.  The development would help ensure the 
redevelopment of Bromley-by-Bow is a sustainable place to live and work and 
that there is suitable mitigation in place to deal with departures from local or 
regional planning policy.   

Noise and Vibration 

10.108. Chapter 12 of the Bromley-by-Bow SPD identifies noise generators that affect the 
masterplan area as including road traffic that uses the A12 and the elevated 
railway line that runs along the southern edge of masterplan area, immediately to 
the rear of Plot A of the application site.  The SPD suggests design solutions 
should be the first means of mitigation against undue noise and vibration in 
addition to other mitigation measures.   

10.109. The applicant has undertaken a Noise and Vibration Assessment for the site as 
contained within Chapter 8 of the Environmental Statement.  Both urban blocks 
within the scheme would front onto the railway and A12 respectively; however 
both are considered to have been designed in order to suitably minimise noise 
and vibration impacts.  There would be no projecting balconies on the A12 
elevation and sealed facades would be used to minimise noise ingress as well as 
safeguard air quality levels.  

10.110. The submitted Noise Impact Assessment has been reviewed by PPDT’s 
Environmental Consultants who are in agreement with the methodology used and 
the internal noise levels to be achieved.  The operational noise limits to all 
identified receivers are considered to be acceptable and there would be a minor 
adverse impact to these receivers at worst through the use of appropriate glazing 



 
 

 

measures.  A condition is recommended to require ensure that suitable internal 
noise levels would be achieved.    

10.111. In addition, the construction activities from the redevelopment of the site (and 
adjoining sites) have the potential to have a significant impact upon residential 
amenity by way of undue noise and vibration.  A condition is recommended which 
requires the submission of a Demolition and Construction Management Plan to 
be submitted and approved in writing prior to the commencement of works.  The 
submitted details are required to include details of hours of work, as well as  how 
noise will be mitigated, managed and monitored during construction to ensure 
nearby sensitive receptors are protected from unacceptable levels of noise.  The 
aforementioned conditions are considered to ensure that the development 
accords with Policy BN.11 of the Local Plan.   

Air Quality  

10.112. Chapter 12 of the Bromley-by-Bow SPD identifies that the proximity of the 
masterplan area to the A12 means that this is a likely source of air quality effects 
alongside any on-site energy provision.  The SPD requires individual planning 
applications to test design and air quality impact against air quality data.  It also 
requires air quality impacts to be suitably mitigated through considered design of 
the buildings and energy centres together with suitable ventilation strategies.   

10.113. As part of their submission the applicant has carried out an Air Quality 
Assessment within Chapter 9 of the Environmental Statement.  This has been 
thoroughly reviewed by PPDT’s Environmental Consultant who originally raised 
queries with respect to some of the methodology used.  However following 
clarification by the applicant they have raised no objections to the application 
subject to the imposition of suitable conditions to mitigate against air quality 
effects. 

10.114. For the buildings closest to the A12, namely Buildings A, B and C, the air quality 
assessment shows a predicted pollutant concentration which marginally exceeds 
the annual mean nitrogen dioxide objective.  In order to suitably mitigate against 
this impact a condition has been imposed requiring the submission of a 
ventilation strategy for these blocks.  This will be expected to demonstrate 
suitable NOx filtration or ventilation. 

10.115. Conditions are also imposed with respect to dealing with air quality impacts and 
dust resultant from demolition and construction activities.  A separate condition is 
also imposed with respect to the use of non-road mobile machinery (NRMM) on 
the site and compliance with the NRMM Low Emission Zone requirements in 
order to minimise air quality impacts.  It is considered that subject to these 
conditions, which would ensure a suitable level of air quality within the 
development, the scheme is in accordance with policy BN.11 of the Local Plan.  

Contamination 

10.116. The application site and the wider masterplan area have historically been used 
for a variety of industrial uses.  Contamination of the ground is therefore a 
concern and a number of studies have been undertaken of the application site as 
per the guidance contained within the Bromley-by-Bow SPD.  The studies 
indicate presence of pollution within the shallow groundwater beneath the site 
and some fuel/minerals within the groundwater surface.   

10.117. The Environment Agency did not respond to the consultation request; however 
PPDT’s Environmental Consultants have reviewed the submitted desk studies 
and raise no objections.  A condition has been recommended with respect to 
further ground investigation measures to suitably mitigate against any pollution 
discovered during construction and impacts upon long term health.  The condition 
would include a requirement to produce a remediation strategy to suitably deal 



 
 

 

with any in-ground pollution and a verification report to suitably demonstrate that 
the remediation works have been completed in accordance with the approved 
details 

10.118. Subject to the imposition of the condition, it is considered that any contaminated 
land could be properly treated and made safe before development of the site and 
as such the long-term health of future users or occupiers of the site could be 
suitably mitigated.  The proposals are therefore considered to accord with 
London Plan Policy 5.21 and Local Plan Policy BN.13. 

Planning Obligations  

10.119. The following heads of terms for the Section 106 Agreement are recommended 
to mitigate the effects of the development: 

 25% affordable housing by habitable room, all to be provided as discount 
market rent units 

 (Subject to GLA agreement) 1&2 bed affordable units to be tied to 80% of 
market rent within the area and 3 bed affordable units to be tied at 55% of 
market rent;   

 A 6.86% increase in the amount of affordable housing in the event that the 
development is sold to a Registered Housing Provider; 

 Early and late stage affordable housing review mechanisms;  

 A covenant to hold the units as PRS for a minimum of 15 years and 
affordable housing ‘clawback’ mechanisms as per the Mayor’s Affordable 
Housing and Viability SPG; 

 Provision of 125m² of affordable workspace at a rate of £12 per square 
foot; 

 Submission of an updated Community Use Strategy detailing Use Class 
D1 provision, maintenance and management, terms of lease and 
marketing exercise for community use (Use Class D1); 

 Payment of £2.5 million towards the A12 junction works; 

 Payment of £50,000 to be spent on improvement works to the existing A12 
subway;   

 Provision of 2 car club spaces and agreement with a car club operator to 
provide 2 car club vehicles for the life of the development; 

 Provision of electric vehicle charging points to include 20% of residential 
parking spaces for active provision and a further 20% for passive 
provision; 

 Submission of a Travel Plan to include modal split targets, monitoring and 
measures to promote sustainable transport and behavioural change;  

 Safeguarding land for TfL's cycle hire docking station;  

 An education contribution of £175,770 to be applied towards the provision 
of a new primary school in the masterplan area OR in the event that a 
primary school is not forthcoming within an agreed period then to be used 
towards local sports provision;  

 Submission of a Local Labour Strategy to include use of local labour 
during construction, including training opportunities, paid at the London 
Living Wage; 



 
 

 

 Commercial floorspace to be fitted out to shell and core prior to occupation 
of the residential units within the same block;  

 Retention of public access through the site including the Urban Square 
and Vestibule area;  

 Submission of a Public Realm Management and Maintenance Strategy;  

 Payment of a Carbon Offset Contribution of £698,000.00 to be applied by 
the Local Planning Authority in accordance with the provisions of the 
Carbon Offset SPD; 

 Submission of an Energy Network Strategy with the developer expected to 
employ reasonable endeavours to connect to an existing District Energy 
Network or a Masterplan Energy Network.  If reasonably demonstrated 
that connection to an existing network or masterplan network is not 
possible then onsite provision should be made.   

 Payment of Design Monitoring Costs in the event that the original 
architects are not retained to oversee the delivery of the design quality of 
the development; and 

 Considerable Constructors Scheme -the applicant to carry out all works in 
keeping with the National Considerate Constructors Scheme. 

Community Infrastructure Levy (CIL) 

10.120. The site is liable for both Mayoral and LLDC CIL which is based on the current 
proposals and results in a total mandatory contribution which calculated to be 
£4,508,011.00.   

 

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 proposed redevelopment of this site is considered to be in accordance with 
the regeneration objectives which are set out in broad detail within the Local Plan 
(Policy SA4.1) and in greater detail within the Bromley-by-Bow SPD.  In particular 
the proposed development is considered to broadly accord with the illustrative 
masterplan within the SPD and the respective parameters that are considered to 
form the basis of the assessment of applications within the masterplan area.  
Where the proposals differ from the SPD it is considered that these changes are 
justified and can be viewed as improvements to the masterplan. 

12.2. In summary, officers are supportive of the principle of residential led mixed-use 
development on this site.  The existing buildings on site are considered to have 
been vacant for a significant period of time and the proposals would result in a 
significant increase in employment capacity in comparison to the existing situation.   
The proposals are also considered to be compliant within the land use guidance 
contained within the SPD with a range of retail and workspaces at ground floor and 
mezzanine levels which would activate the Urban Square and A12 frontage.  The 
proposals also include provision of a community use as per the Local Plan and 
SPD requirements with a suitable s106 mechanism to ensure that it reverts to Use 
Class B1a  should there be no reasonable prospect of it being used for Use Class 
D1.   

12.3. The provision of 491 high quality units is supported and would make a welcome 
contribution to the Legacy Corporation’s housing targets.  Officers are also 
satisfied that the affordable housing package is a robust one which is the 
maximum that could be provided.  Viability will be reviewed again (upwards only) if 
the development is not substantially implemented within 24 months and once the 
development is 75% occupied. The package of planning benefits would makes a 
substantial contribution of £2.5 million towards the A12 improvement works which 
would improve pedestrian and cycling connectivity across this busy road, whilst at 
the same time calm traffic, improve the urban environment and help unlock the 
development potential for the remainder of the masterplan area. An additional 
payment of £50,000 has also been secured with respect to improving the existing 
A12 underpass which links the application site with the station.   

12.4. The proposal is considered to be of an acceptable density for its accessibility level 
and surrounding context.  The layout, scale and massing is considered to be 
largely in accordance with the SPD illustrative masterplan whilst the quality of the 
architecture has been subject to rigorous examination by officers and QRP who 
consider it to be ‘outstanding’ and therefore in accordance with Local Plan Policy 
BN.10. The architectural expression and selection of materials is considered to be 
of a very high quality, and combined with the massing is considered to respond 
positively and appropriately to the setting of the nearby listed buildings and 
conservation area at Three Mills Island. 

12.5. The public realm is considered to accord with the SPD in terms of the quantum of 
open space that would make a significant contribution to the minimum requirement 
for 1.2ha across the entire masterplan area.  The public realm and open space 
would open the site up and create new routes and access points to take advantage 
of the site’s riverside location and views towards the nearby heritage assets, 
improving their setting. 



 
 

 

12.6. The proposal is considered to be compliant with national, regional and local plan 
policies and guidance and can be considered as a form of ‘sustainable 
development’ as supported within the NPPF.  Subject to conditions and other legal 
obligations, that would be secured through a s106 agreement, it is also considered 
that the impacts of the scheme could be mitigated.  

12.7. It is therefore recommended that the Committee should 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 section 106 of the Town and 
Country Planning Act 1990.  

12.8. The application is recommended for approval subject to the below conditions. 

 

13 Conditions 

1) Time Period 

The development to which this permission relates must be begun no later than 

three years from the date of this decision notice.  

 

Reason: To comply with the provisions of Section 91 of the Town and Country  

Planning Act 1990. 

 

2) Approved Plans 

The development, including demolition and construction, shall be carried out in 

accordance with the following details and plan numbers and retained thereafter: 

XXX 

and the description of development contained in the application and any other 

plans, drawings,  documents, details, schemes or strategies which have been 

approved by the Local Planning Authority pursuant to these conditions. 

 

Reason: To ensure that all works are properly implemented and retained. 

 

3) Notice of Commencement 

The development, including demolition, shall not be commenced until written 

notice of intention to commence the development has been given to the Local 

Planning Authority. The notice required by this condition shall only be given 

where there is a genuine prospect of development being commenced within 21 

days of the notice and the notice shall confirm and provide written evidence that 

this is the case. 

 

Reason: To ensure satisfactory compliance with this planning permission. 

 

Pre commencement justification: To enable the LPA to monitor development. 

 

4) Non-Road Mobile Machinery  

No non-road mobile machinery (NRMM) shall be used on the site unless it is 

compliant with the NRMM Low Emission Zone requirements (or any 

superseding requirements) and until it has been registered for use on the site 

on the NRMM register (or any superseding register).  

 



 
 

 

Reason: To ensure that air quality is not adversely affected by the development 

in line with London Plan policy 7.14 and the Mayor’s SPG: The Control of Dust 

and Emissions during Construction and Demolition. 

 

5) Archaeology 

A) No demolition or development hereby permitted shall commence until a 

programme of archaeological work including a Written Scheme of Investigation 

has been submitted to and approved by the local planning authority in writing. 

The scheme shall include an assessment of significance and research 

questions, and all of the following: 

i. The provision of a site deposit model.  

ii. The programme and methodology of site investigation and recording. 

iii. The programme for post investigation assessment. 

iv. Provision to be made for analysis of the site investigation and recording. 

v. Provision to be made for publication and dissemination of the analysis and 

records of the site investigation. 

vi. Provision to be made for archive deposition of the analysis and records of 

the site investigation. 

vii. Nomination of a competent person or persons/ organisation to undertake the 

works set out within the Written Scheme of Investigation. 

 

B) No demolition or development shall take place other than in accordance with 

the Written Scheme of Investigation approved under part (A) of this condition. 

 

C) The development shall not be occupied until the site investigation and post 

investigation assessment has been completed in accordance with the 

programme set out in the Written Scheme of Investigation approved under part 

(A) of this condition and the provision made for analysis, publication and 

dissemination of results and archive deposition has been secured. 

 

Reason: To safeguard the heritage assets by ensuring that any archaeological 

remains that may exist on site are not permanently destroyed.   

 

Pre commencement justification: To ensure appropriate measures are adopted 

prior to commencement of the works to protect archaeological remains  

  

6) Demolition and Construction Management Plan  

No demolition or development hereby permitted shall commence until full 

details of the proposed construction methodology, in the form of a Method of 

Demolition and Construction Statement, have been submitted to and approved 

in writing by the local planning authority. The Method of Demolition and 

Construction Statement shall include details regarding:  

 

a) Hours of work and noise and vibration mitigation and monitoring measures;   

b) Safeguarding of buried services; 

c)    The notification of neighbours with regard to specific works;   

d)   Advance notification of road closures;  

e)   Details regarding parking, deliveries, and storage (including hours of 

deliveries);  



 
 

 

f)   Details of measures to prevent the deposit of mud and debris on the public 

highway;  

g)  A feasibility survey shall be carried out to consider the potential for moving 

demolition and construction material from the site by waterborne freight. 

h) Details of compliance of construction vehicles with Construction Logistics 

and Community    Scheme (CLOCS) standards and Fleet Operator Recognition 

Scheme (FORS) registration;  

i)  Details of collaboration with adjoining development sites to mitigate against 

detrimental impacts; and  

j)   Any other measures to mitigate the impact of construction upon the amenity 

of the area (including the River Lea and areas of adjacent habitat) and the 

function and safety of the highway network. 

 

No demolition or development shall commence until provision has been made 

to accommodate all site operatives', visitors' and construction vehicles loading, 

off-loading, parking and turning within the site or otherwise during the 

construction period in accordance with the approved details.  The demolition 

and construction shall thereafter be carried out in accordance with the details 

and measures approved in the Method of Demolition and Construction 

Statement unless otherwise approved in writing by the Local Planning Authority.   

 

Reason: To avoid hazard and obstruction being caused to users of the public 

highway and to safeguard residential amenity from the start of the construction 

process. 

 

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. 

 

7) Construction & Demolition Dust Monitoring and Mitigation 

Prior to commencement of development hereby permitted, a scheme for dust 

monitoring, assessment and mitigation for all demolition and construction 

activities shall have 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 from 

construction and demolition' published by the GLA in November 2006 (or any 

subsequent revision) 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 demolition and construction shall thereafter be carried out in accordance 

with the scheme for dust monitoring, assessment and mitigation for all 

demolition and construction activities unless otherwise approved in writing by 

the Local Planning Authority.   



 
 

 

 

Reason:  To ensure that the construction of the development minimises its 

environmental impacts. 

 

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. 

 

8) Demolition and Construction Waste Management Plan  

No demolition or development shall be commenced until a Demolition and 

Construction Waste Management Plan has been submitted to and approved in 

writing by the Local Planning Authority. The objectives of the management plan 

shall be to ensure all waste arising from demolition and construction works are 

managed in a sustainable manner, maximising the opportunities to reduce, 

reuse and recycle waste materials. The management plan shall also detail the 

compliance and assurance requirements to be maintained on the Site during all 

phases of works including site-preparation and remediation.  The management 

plan shall include as a minimum the following information: 

 

•  Classification of all waste including hazardous waste according to 

current legislative provisions; 

•  Performance measurement and target setting against estimated waste 

forecasts; 

•  Reporting of project performance on quantities and options utilised; 

•  Measures to minimise waste generation; 

•  Opportunities for re-use or recycling; 

•  Provision for the segregation of waste streams on the Site that are 

clearly labelled; 

•  Licensing requirements for disposal sites; 

 An appropriate audit trail encompassing waste disposal activities and 

waste consignment notes; 

•  Measures to avoid fly tipping by others on lands being used for 

construction. Returns policies for unwanted materials; 

•  Measures to provide adequate training and awareness through toolbox 

talks; and 

•  Returns policies for unwanted materials. 

 

The demolition and construction shall thereafter be carried out in accordance 

with the Demolition and Construction Waste Management Plan unless 

otherwise approved in writing by the Local Planning Authority.   

 

Reason: To ensure that the construction of the Development minimises its 

environmental impacts. 

 

Pre-commencement justification: The submission is required prior to 

commencement to ensure that the Local Planning Authority to ensure that the 

impact of the construction is appropriately mitigated. 

 

9) Drainage Strategy 



 
 

 

Prior to the commencement of the development hereby permitted, full details of 

the proposed surface water drainage, for the demolition, construction and 

operation phases of the development, shall be submitted to and agreed in 

writing by the Local Planning Authority, and thereafter implemented in 

accordance with the approved details unless otherwise agreed in writing.  

 

Reason: To determine the potential for pollution of the waterway and likely 

volume of water. Potential contamination of the waterway and ground water 

from wind blow, seepage or spillage at the site, and high volumes of water 

should be avoided to safeguard the waterway environment and integrity of the 

waterway infrastructure. 

 

Pre-commencement justification: to ensure that an appropriate drainage 

strategy can be implemented on site.   

 

10) Water Supply Infrastructure 

Prior to the commencement of the development hereby permitted an impact 

study of the existing water supply infrastructure shall have been first submitted 

to, and approved in writing by, the Local Planning Authority (in consultation with 

Thames Water).   The study shall determine the magnitude of any new 

additional capacity required in the system and a suitable connection point which 

shall be installed prior to the first occupation of the development.   

 

Reason: To ensure that the water supply infrastructure has sufficient capacity to 

cope with additional demand. 

 

Pre-commencement justification: to ensure that no construction activities are 

commenced without confirmation that the water supply infrastructure has 

sufficient capacity to deal with additional demand.   

 

11) Piling Method Statement  

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 and The Environment Agency.  All piling shall 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. 

 

12) Railway Infrastructure Safeguarding 

The development hereby permitted shall not be commenced until detailed 

design and method statements for all of the foundations, basement and ground 

floor structures, or for any other structures below ground level, including piling 



 
 

 

(temporary and permanent), have been submitted to and approved in writing by 

the Local Planning Authority (in consultation with London Underground) which: 

 

 Provide details on all structures. 

 Provide details on the use of tall plant/scaffolding. 

 Accommodate the location of the existing London Underground 

structures. 

 London Underground inspection and maintenance teams will require 24 

hour unrestricted access to the south elevation of the site (specifically to 

the retaining wall on the boundary). Any fence lines, walls etc shall not 

restrict this access. In the case where access to a required area is 

gated, an appropriate mechanism shall be agreed in writing with London 

Underground prior to the installation of the gate in order to maintain 

access. 

 Demonstrate access to elevations of the building adjacent to the 

property boundary with London Underground can be undertaken without 

recourse to entering London Underground land. 

 Demonstrate that there will at no time be any potential security risk to 

London Underground railway, property or structures. 

 Accommodate ground movement arising from construction. 

 

The development shall thereafter be carried out in all respects in accordance 

with the approved design and method statements, and all structures and works 

comprised within the development hereby permitted which are required by the 

approved design statements in order to procure the matters mentioned in 

paragraphs of this condition shall be completed, in their entirety, before any part 

of the building hereby permitted is occupied. 

 

Reason: To ensure that the development does not impact on existing London 

Underground transport infrastructure, in accordance with The London Plan 

2015 and ‘Land for Industry and Transport’ Supplementary Planning Guidance 

2012. 

 

Pre-commencement justification: to ensure that no construction activities are 

commenced without confirmation that the adjacent railway infrastructure is 

appropriately safeguarded. 

 

13) Highway Infrastructure Safeguarding 

 

Prior to the commencement of the development hereby permitted, construction 

methodology and details of demolition, excavations and superstructure shall be 

submitted to and approved in writing by the Local Planning Authority (in 

conjunction with TfL).  

  

Reason: To ensure that the development does not impact on existing highway 

infrastructure and that the existing and proposed structures. 



 
 

 

Pre-commencement justification: to ensure that no construction activities are 

commenced without confirmation that the adjacent highway infrastructure is 

appropriately safeguarded. 

 

14) Contamination  

A) No demolition or development hereby permitted shall commence until the 

following components of a scheme to deal with the risks associated with 

contamination of the site have been submitted to and approved in writing by the 

local planning authority:  

 

i) A site investigation scheme, based on previous findings to provide 

information for a detailed assessment of the risk to all receptors that may 

be affected, including those off-site;  

ii) The site investigation results and the detailed risk assessment resulting 

from i);  

iii) An options appraisal and remediation strategy giving full details of the 

remediation measures required and how they are to be undertaken;  

iv) A verification plan providing details of the data that will be collected in 

order to demonstrate that the works set out in iii) are complete and 

identifying any requirements for longer-term monitoring of pollutant 

linkages, maintenance and arrangements for contingency action.  

The development shall thereafter be implemented in accordance with the 

details and measures approved.  

 

B) Prior to occupation of any part of the development, a verification report 

demonstrating completion of the works set out in the approved remediation 

strategy and the effectiveness of the remediation shall be 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 

verification plan to demonstrate that the site remediation criteria have been met. 

It shall also include any plan (“long-term monitoring and maintenance plan”) for 

longer-term monitoring of pollutant linkages, maintenance and arrangements for 

contingency action, as identified in the verification plan, and for the reporting of 

this to the local planning authority.  

 

C) If, during development, contamination not previously identified is found to be 

present at the site then no further development shall be carried out until the 

developer has submitted, and obtained written approval from the Local Planning 

Authority for, an amendment to the remediation strategy detailing how this 

unexpected contamination will be dealt with.  

 

Reason: To protect the health of future users or occupiers of this site and the 

wider environment.   

 

Pre-commencement justification: to ensure there is no detrimental health 

impacts on future users or occupants of the site.  

 

15) Materials 



 
 

 

Prior to the commencement of any above ground works of the development 

hereby permitted, samples and a schedule of the materials to be used in the 

external elevations shall be submitted to and approved in writing by the Local 

Planning Authority. The development hereby permitted shall be thereafter built 

in accordance with the approved details. The following details are required: 

 

a) Brick (including mortar); 

b) Windows frames; 

c) External doors; 

d) Balustrades; 

e) Privacy screens; 

f) Balconies; 

g) Shopfronts; and 

h) Rainwater goods. 

 

Reason: To ensure that the external appearance of the building is satisfactory. 

 

16) Detailed Design 

Prior to the commencement of the any above ground works pursuant to the 

development hereby permitted, detailed architectural drawings (at scales of 1:5, 

1:10 or 1:20 where appropriate) shall be submitted to and approved in writing 

by the local planning authority. The development hereby permitted shall be 

thereafter built in accordance with the approved details. The following details 

are required: 

 

a) Detailed brick elements; 

b) Windows; 

c) Building entrances (including cycle, plant and refuse stores); 

d) Shopfronts; 

e) Soffits; 

f) Parapets;  

g) Balconies (including soffits and balustrade detailing) 

 

Reason: To ensure that the construction detailing and external appearance of 

the building is satisfactory. 

 

17) Landscape Plan  

Prior to the commencement of above ground works pursuant to the 

development hereby approved, a landscaping scheme shall be submitted to 

and approved in writing by the local planning authority. The development 

hereby permitted shall be thereafter carried out in accordance with the 

approved details prior to the date of first occupation. All tree, shrub and hedge 

planting included within the above specification shall accord with BS3936:1992, 

BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent) and 

current Arboricultural best practice. The submitted details are expected to 

demonstrate the following:  

 



 
 

 

a) The quantity, size, species (including invasive non-native species and 

associated control methods), position and the proposed time of planting of all 

trees and shrubs to be planted.  

b) An indication of how the planting would integrate with the proposal in the long 

term with regard to their mature size and anticipated routine maintenance and 

protection.; 

c) Specification of which shrubs and hedges to be planted that are intended to 

achieve a significant size and presence in the landscape; 

d) Details of hard landscaping, street furniture, lighting and short-stay cycle 

parking (minimum capacity: 37 spaces);  

e) Details of any proposed root barrier systems; and 

f) Details of green and blue roofs and walls. 

 

Reason: In order to ensure high quality soft and hard landscaping in and around 

the site in the interests of the ecological value of the site and in the interests of 

visual amenity. 

 

18) Replacement of dead/damaged planting 

Any trees, shrubs or hedges included in the landscaping scheme for the 

development hereby permitted that die, are removed, become seriously 

damaged or diseased, within five years of planting, shall be replaced within the 

first planting season following death, removal, damage or disease. 

 

Reason: In order to ensure long term retention of the landscaping in and around 

the site in the interests of the ecological value of the site and in the interests of 

visual amenity. 

 

19) Cycle Parking 

Prior to the occupation of any above ground works pursuant to the development 

hereby permitted, details of the provision to be made for long-stay cycle parking 

(minimum capacity: 762 residential spaces; 32 community/workspace spaces; 

and 5 retail/café spaces) shall be submitted to and approved in writing by the 

Local Planning Authority. The cycle parking shall thereafter be implemented in 

full in accordance with the approved details before the occupation of the 

relevant block and shall thereafter be retained solely for its designated use. 

 

Reason: To ensure adequate cycle parking is available on site and to promote 

sustainable modes of transport. 

 

20) Waste and Recycling Storage 

Prior to the first occupation of the development hereby permitted, details of 

waste and recycling storage for the development shall be submitted to and 

approved in writing by the Local Planning Authority.  The waste and recycling 

storage shall be provided in accordance with the approved details prior to the 

commencement of the development hereby permitted, and shall thereafter be 

retained solely for its designated use. The waste and recycling storage 

areas/facilities are expected to demonstrate the following:   

 

 The facilities are appropriately ventilated. 



 
 

 

 Have a suitably robust design including walls that are fitted with rubber 

buffers and that any pipes/services are fitted with steel cages.  

 Features gates/doors with galvanised metal frames/hinges and locks. 

 Have sufficient capacity to service the relevant building/use. 

 Have maintenance facilities including a wash-down tap and floor drain.   

 

Reason: To ensure suitable provision for the occupiers of the development, to 

encourage the sustainable management of waste and to safeguard the visual 

amenities of the area. 

 

21) BREEAM New Construction (Interim Rating) 

Within three months of the commencement of works on site, certificates from 

the Building Research Establishment shall be submitted to and approved in 

writing by the Local Planning Authority demonstrating that the commercial and 

retail units hereby permitted have achieved an interim BREEAM rating of "Very 

Good" (shell only) under the BREEAM New Construction 2014 Scheme.  The 

works shall thereafter be carried out in accordance with the approved details 

unless otherwise approved in writing by the Local Planning Authority 

 

Reason: To ensure that the development has an acceptable level of 

sustainability. 

 

22) BREEAM New Construction (Final Certificates) 

Within three months following the first occupation of the commercial and retail 
units hereby permitted, certificates from the Building Research Establishment 
shall be submitted to and approved in writing by the Local Planning Authority 
demonstrating that they have achieved a final BREEAM rating of "Very Good" 
shell only under the BREEAM New Construction 2014 Scheme.  The approved 
details shall thereafter be maintained onsite unless otherwise approved in 
writing by the Local Planning Authority. 
 

Reason: To ensure that the development has an acceptable level of 

sustainability. 

 

23) Secured by Design  

The development shall be constructed and operated thereafter to ‘Secured by 

Design Standards’. A certificate of accreditation to Secured by Design 

Standards shall be submitted to the local planning authority for approval in 

writing prior first occupation of the residential development hereby permitted.   

 

Reason: To ensure that the development maintains and enhances community 

safety 

 

24) Car Parking Strategy and Car Parking Management Plan 

Prior to the commencement of development hereby permitted, the following 

details shall be submitted to and approved in writing by the Local Planning 

Authority.  The development hereby permitted shall thereafter be operated in 

accordance with the approved details.   



 
 

 

(a) A Car Parking Strategy providing details of car parking (including blue 

badge parking, provision for motorcycle parking and electric vehicle 

charging points), garaging, manoeuvring and the loading and unloading of 

vehicles shall be submitted to and approved in writing by the Local Planning 

Authority prior to the commencement of above ground works.  The parking, 

manoeuvring and loading/unloading area shall be laid out and made 

available for use in accordance with the approved scheme before the 

development hereby permitted is occupied and that area shall not thereafter 

be used for any other purpose, or obstructed in any way.  

 

(b) No part of the development hereby permitted shall be occupied until a car 

parking management plan (which shall set out how the car park will be 

operated and monitored including how residents with a disability will have 

priority access to a parking space) has been submitted to and approved in 

writing by the Local Planning Authority and the car park shall be operated in 

accordance with the approved plan for the lifetime of the development.    

Reason: To enable vehicles to draw off, park and turn clear of the highway, 

minimising danger, obstruction and inconvenience to users of the adjoining 

highway and to minimise impact on amenity. 

 

25) Service and Delivery Plan  

Prior to the occupation of the development hereby permitted, a Service and 

Delivery Management Plan (including details of refuse collection for residential 

and commercial uses) shall be submitted to and approved in writing by the 

Local Planning Authority.  The development hereby permitted shall thereafter 

be operated in accordance with the approved details.   

 

Reason: To avoid obstruction of the surrounding streets and limit the effects of 

the increase in travel movements within the locality as well as safeguarding 

public safety and the amenity of the surrounding area. 

 

26) Internal and External Plant Equipment 

Prior to the commencement of above ground construction works, full details of 

internal and external plant equipment and trunking, including building services 

plant, ventilation and filtration equipment and commercial kitchen exhaust 

ducting/ventilation, shall have been submitted to and approved in writing by the 

local planning authority. The development shall thereafter be carried out in 

accordance with the approved details and all flues, ducting and other equipment 

shall be installed in accordance with the approved details prior to the use 

commencing on site and shall thereafter be maintained in accordance with the 

manufacturers’ instructions. 

 

Reason: To ensure appropriate appearance and that no nuisance or 

disturbance is caused to the detriment of the amenities of adjoining occupiers or 

to the area generally. 

 

27) Noise Levels – Mechanical Equipment or Plant 



 
 

 

Noise from any mechanical equipment or building services plant, as measured 

in accordance with BS4142: 2014, shall not exceed the background noise level 

L90B(A) 15 minutes, when measured outside the window of the nearest noise 

sensitive or residential premises.  

 

Reason: To protect the amenities of adjoining occupiers and the surrounding 

area.  

 

28) Lighting Strategy 

Prior to the commencement of above ground construction works, a lighting 

strategy shall be submitted and approved in writing by the Local Planning 

Authority.  The submitted details shall demonstrate that the lighting scheme has 

been designed to ensure that it minimises impacts on bats and other species 

impacted by artificial lighting and minimises any impact upon residential 

amenity.  Lighting design must follow advice set out in DCLG and BCT 

guidance.  The lighting shall be carried out in accordance with the approved 

strategy. 

 

Reason:  To ensure that habitat provisions achieve their stated aim of providing 

value for biodiversity by ensuring considerate lighting design.   

 

29) Hours of Operation  

Prior to the first occupation of the development hereby permitted, details of the 
hours of operation for the commercial units hereby permitted shall be submitted 
to and approved in writing by the Local Planning Authority.  The commercial 
units shall thereafter be occupied solely in accordance with the approved details 
unless otherwise agreed in writing by the Local Planning Authority.   

Reason: To ensure that no nuisance or disturbance is caused to the detriment 
of the amenities of adjoining occupiers or users of the area generally. 

30) Sustainable Urban Drainage 

No building hereby permitted shall be occupied until the sustainable drainage 
scheme for the site has been completed in accordance with the submitted 
details. The sustainable drainage scheme shall be managed and maintained 
thereafter in accordance with the agreed management and maintenance plan 
which forms part of the submitted Drainage Strategy (Clockhouse and Access 
House Drainage Strategy August 2017). 
 
Reason: To manage the water environment of the development and mitigate 
the impact on flood risk, water quality, habitat and amenity value. 
 

31) Adaptable & Wheelchair Accessible Housing  

At least ten per cent of the residential units hereby permitted shall be 

constructed to comply with Part M4(3) of the Building Regulations. Any 

communal areas and accesses serving the M4(3) compliant Wheelchair User 

Dwellings shall also comply with Part M4(3). All other residential units, 

communal areas and accesses hereby permitted shall be constructed to comply 

with Part M4(2) of the Building Regulations.  

 

Reason: To secure appropriate access for disabled people, older people and 
others with mobility constraints 



 
 

 

 
32) Potable Water  

The residential dwellings hereby permitted shall achieve potable water use of 
110 litres per person per day when calculated in line with the requirements of 
Building Regulations Part G2 unless otherwise agreed in writing by the Local 
Planning Authority.  
 
Reason: To ensure that the water supply infrastructure has sufficient capacity to 
cope with the/this additional demand. 
 

33) Imperial Street Vehicle Access 

Prior to first occupation of the development hereby permitted, the detailed 

design of the final vehicle and pedestrian access to the site from Imperial Street 

shall be submitted to and approved in writing by the local planning authority.  

The access shall be thereafter implemented in accordance with the approved 

details and shall be retained thereafter unless otherwise agreed in writing by the 

local planning authority. 

 

Reason:  In the interests of the safety and operation of the highway network. 

 

34) Parking Permit Free 

No occupiers of the residential units 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 avoid obstruction of the surrounding streets. 
 

35) Permit Free Details  

Prior to the first occupation of the development hereby permitted, 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.  

 

36) Ventilation Strategy 

Prior to the commencement of above ground works, a Ventilation Strategy for 
the development hereby approved shall be submitted to and approved in writing 
by the Local Planning Authority.  The approved strategy shall demonstrate 
adequate mitigation measures with respect to NOx filtration or ventilation.  The 
development shall be thereafter carried out prior to first occupation in 
accordance with the approved details and the mitigation measure maintained as 
part of the development unless otherwise approved in writing by the Local 
Planning Authority. 
 
Reason:  To ensure that the development is appropriately ventilated and 
achieve suitable level of internal air quality. 
 

37) CHP Emissions 

 



 
 

 

Any proposed CHP equipment to be installed within the development hereby 
permitted shall ensure that NOx emissions of <95mgNm-3 are achieved and 
maintained unless otherwise first approved in writing by the Local Planning 
Authority in order to ensure that the building emissions is air quality neutral .   
 
Reason: to ensure the development does not have an adverse impact on the 
local air quality.  
 

38) Overheating 

Prior to the commencement of above ground works, an overheating strategy 
shall be submitted to and approved in writing by the Local Planning Authority.  
The approved strategy shall be implemented prior to first occupation and 
maintained on site unless otherwise agreed in writing by the Local Planning 
Authority.   The strategy shall include details of the following:  
 
a) Passive measures included in the design and provided by the developer to 

mitigate against overheating including, but not limited to, floor to ceiling 

heights of at least 2500mm, internal blinds in bedrooms, glazing g-value of 

0.65 or below, and openable windows (with appropriate provision for 

security on lower floors).  

 
b) Details of measures that would be installed to prevent overheating in 

common areas with communal heating pipework in line with objective 3.9 of 

CIBSE CP1.  

 
c) Details of any management strategies required to control overheating or 

information that will be supplied to occupants to support the strategy.  

 
d) Dynamic modelling in line with CIBSE TM59 shall be carried out to 

demonstrate that the measures installed are appropriate to control 

overheating without the need for mechanical cooling. 

 

Reason: To ensure that suitable living conditions are achieved within the 
development and that the building does not overheat.   

 
39) Wind 

Prior to commencement of above ground construction works, details of wind 
mitigation measures including soft and hard landscaping and any façade details 
shall be submitted to and approved in writing by the Local Planning Authority. 
The submitted details shall demonstrate that the proposed mitigation results in 
acceptable conditions in terms of safety and comfort within and around the 
development. The development shall be thereafter carried out in accordance 
with the approved details and the mitigation measure maintained as part of the 
development thereafter.   
  
Reason: In order to ensure a high quality of design and public realm in regards 
to wind safety and comfort. 

 
40) Removal of Permitted Development Rights - General 

Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 no enlargement, improvement, alteration, 
building, or enclosure permitted by Schedule 2, Part 1, Classes A, B, C, D, E or 
F of the Order shall be carried out or erected without the prior written 
permission of the Local Planning Authority. 



 
 

 

 
Reason:  To safeguard the visual amenities of the area and ensure that the 
external appearance of the development is satisfactory. 
 

41) Removal of Permitted Development Rights – Change of Use  
Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 no change of use permitted by Schedule 
2, Part 3, Class O of the Order shall be carried out or erected without the prior 
written permission of the Local Planning Authority. 
 
Reason:  To safeguard the provision of B1a office space within the 
development and the proposed Bromley-by-Bow District Centre. 
 

42) Protected Species Survey 
Prior to the commencement of demolition works, a suitably qualified ecologist 
shall undertake pre-construction protected species surveys across the site in 
order to confirm the absence of roosting bats and birds.  Should protected 
species be identified on the site then details of a suitable methodology for the 
protection of the protected species shall be submitted to and approved in writing 
by the Local Planning Authority.  The development shall be thereafter carried 
out in accordance with the approved details. 
 
Reason:  To safeguard the habitat of protected species and prevent irrevocable 
damage to habitat and wildlife.   

Pre-commencement justification: to ensure that appropriate measures are taken 

to safeguard protected species in advance of demolition.    

 
 
14  Informatives  

1) The applicant/developer should refer to the current “Code of Practice for Works 

affecting the Canal & River Trust” to ensure that any necessary consents are 

obtained (https://canalrivertrust.org.uk/business-and-trade/undertaking-works-

on-our-property-and-our-code-of-practice). 

2) The applicant/developer is advised that any encroachment or access onto the 

canal towpath requires written consent from the Canal & River Trust, and that 

they should contact the Canal & River Trust’s Estates Surveyor, Jonathan 

Young (jonathan.young@canalrivertrust.org.uk) regarding the required access 

agreement.  

3) The applicant/developer is advised that any drainage to the river requires 

written consent from the Canal & River Trust, and they should contact the Canal 

& River Trust’s Utilities team for more information 

(nick.pogson@canalrivertrust.org.uk). 

4) Please be advised that with regards to Condition 17 that the wetland ecological 

area is likely to be partly overshadowed by the canal side building. Plant 

species should therefore be suitable with regards to the amount of shading the 

site will receive throughout the day. 

5) Under the terms of the Environmental Permitting Regulations a Flood Risk 

Activity Permit is required from the Environment Agency for any proposed 

mailto:nick.pogson@canalrivertrust.org.uk


 
 

 

works or structures, in, under, over or within 8 metres of the top of the bank of 

the River Lee, designated a ‘main river’. A FRA permit will be required, 

including for headwall proposals into channel and floating reedbed. 

6) Details of lower risk activities that may be Excluded or Exempt from the 

Permitting Regulations can be found on the gov.uk website. For further 

information please contact us at PSO-Thames@environment-agency.gov.uk. 

7) The applicant is advised to contact London Underground Infrastructure 

Protection in advance of preparation of final design and associated method 

statements, in particular with regard to: demolition; drainage; excavation; 

construction methods; tall plant: scaffolding: security; boundary treatment; 

safety barriers; landscaping and lighting. 

8) With respect to Condition 24, electric vehicle charging points will be expected to 

demonstrate 20% active and 20% passive provision.  The strategy will also 

need to set out how any additional demand for permit transfer scheme or blue 

badge parking by residents or employees will be monitored and managed. 

9) In relation to Condition 20,  TfL will expect details of the cycle parking to be 

secured by condition, to include provision for creative, high quality fit-for-

purpose facilities, including lockers and storage, and that at least 5% of spaces 

should be capable of accommodating non-standard cycles, in line with London 

Cycling Design Standards (LCDS). 
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