
 

 
 

 
 

Subject: Land at Marshgate Lane, Pudding Mill, Stratford, London E15 2NH, 

Reference 21/00455/FUL  

Meeting date:  26th April 2022 

Report to: Planning Decisions Committee 

Report of: Anne Ogundiya, Deputy Head of Development Management 

Borough:         Newham 

FOR DECISION  

This report will be considered in public 

 
1.   EXECUTIVE SUMMARY 

1.1. This report considers an application seeking full planning permission for the creation of 245 
homes within five new buildings (ranging from 2-12 storeys). The proposals also comprise 
420m² Gross Internal Area (GIA) of flexible business / commercial floorspace. The proposal 
is a new scheme following a previous scheme that was dismissed on appeal for 342 homes 
on the site (reference 19/00250/FUL).  

1.2. The application site has an area of 0.81 ha and is irregular in shape. It should be noted that 
in terms of the existing site, all original buildings and commercial uses have been 
demolished and the permitted residential/commercial development in Phase 1 has been 
implemented. The site is bounded by Marshgate Lane to the west, Bow Back River and City 
Mill River to the south and east and 14 Marshgate Lane to the north, which abuts the LLDC 
Legacy Communities scheme redevelopment land (Planning Delivery Zone 8 (PDZ 8)) to 
the north. The site is not in or adjacent to a Conservation Area nor are there any Listed 
Buildings on the site or in the vicinity. 

1.3. The residential component comprises 115 x one bedroom units, 103 x two bedroom units, 
and 21 x three bedroom units and 6 x four bedroom units. 53% of the units are 2 bedroom 
plus homes. The development would make provision for 35% affordable housing on a 
habitable room basis with a 60:40 tenure split (London affordable rent 60%) and 
intermediate (40%)).  

1.4. The proposal would be inclusively designed to achieve Lifetime Homes standards and 
would provide 10% wheelchair accessible homes in order to meet the needs of the wider 
community.  

1.5. The proposal includes landscaped public realm, access, servicing, car parking and cycle 
parking. The proposals also include safeguarded land for the route of the new link road from 
north to south across Bow Back River. 

 

 

 

 



 

 
 

1.6. The key issues in considering the proposal are:  

• Principle of the development;  

• Density and layout; 

• Residential housing provision,  

• Scale, height and massing;  

• Design and residential quality (including daylight, sunlight and 
overshadowing; amenity space and landscaping; accessibility and inclusive 
design);  

• Transport and Servicing;  

• Environmental / Sustainability and Amenity Impacts; and 

• Heads of Terms 

1.7. The principle of redevelopment of the site is supported in the Local Plan.   The development 
has been distributed on the site appropriately, and would be built to a scale and form which 
would not cause any significant loss of amenity to surrounding residents including in terms 
of outlook/daylight/sunlight. This is a significant regeneration project in the area and would 
maximise the use of previously developed land and make a valuable contribution to both 
local housing needs and the local employment offer.  

1.8. The applicant has demonstrated to officers that the quality of accommodation would be 
high. This includes the good quality of amenity in the residential homes and good quality of 
landscaping and public realm and new public routes alongside and connecting to the Bow 
Back River. The proposal successfully optimises the capabilities of the site and would 
deliver much needed housing units of a suitable standard, meeting the needs of future 
occupants and the housing market more generally.  

1.9. The development has been subject to extensive pre-application negotiation in relation to 
both its design and content. Including discussions with the applicant with respect to 
enabling the proposed Marshgate Lane link bridge and local public realm improvements set 
out in the Pudding Mill SPD. The scheme has also been subject to rigorous review by the 
Quality Review Panel (QRP). Members have been briefed on the proposals and raised 
comments amongst other things relating to the schemes sustainability credentials, the 
relationship to the river and the location of the affordable homes. All of the issues raised 
have been appropriately addressed and consequently officers are of the view that the 
resultant proposals are of a high-quality design that would improve the appearance of the 
area.   

1.10. The application has been extensively consulted. Two objection letters have been received 
from local residents on the grounds of daylight/sunlight impact arising from the proposed 
height and massing as well as likely construction noise and disturbance. These letters of 
representation are addressed within the report. Following analysis of the scheme officers 
are satisfied that the proposed development would not cause material harm to the amenities 
of nearby residents. 

1.11. The GLA reviewed the scheme and commented in its Stage 1 response that whilst the 
proposal is supported in principle, the Mayor considered that the application does not fully 
comply with the London Plan at that time but suggested remedies centred around securing 
35% affordable accommodation, including a policy compliant tenure mix. As well as 
ensuring concerns around potential overheating to the single aspect homes are addressed. 
Further information was required on the energy strategy, whole life carbon, circular 
economy, green infrastructure, water-related matters, and air quality, which has been 
provided and assessed by officers and their environmental consultants and considered to 
be acceptable.  



 

 
 

1.12. Officers are satisfied that the further detailed information and refinement provided by the 
applicant, and including the s106 legal agreement obligations and conditions, would 
address the GLA’s concerns. The proposal is considered to be acceptable in planning policy 
terms, and an improvement on the previously submitted and dismissed appeal scheme 
(19/00250/FUL). Officers are satisfied that all issues raised by the proposed scheme have 
been robustly addressed. Officers are also satisfied that the scale and massing is 
appropriate and impacts from construction noise and disturbance can satisfactorily be 
mitigated by   appropriate conditions. The development would deliver new homes (including 
a high proportion of affordable homes), with an architectural, landscaping and massing 
approach that would improve the visual amenity of the area, and would respond to the 
surrounding and emerging context. 

1.13. It is therefore recommended that planning permission is granted for this revised scheme.  

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. the satisfactory completion of the deed of variation to the original 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 

2.  the conditions set out in this report. 

b) Agree to delegate authority to the Director of Planning Policy and 
Decisions to: 
 
1. Refer the application to the Mayor of London and any direction by the 

Mayor of London; 
 

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 deed of variation to the original section 
106 legal agreement) as the Director of Planning Policy and Decisions 
considers reasonably necessary; 
 

3. Finalise the recommended deed of variation to the original 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 Complete the section 
106 legal agreement referred to above and issue the planning permission. 

 

 

 

 



 

 
 

3.      FINANCIAL IMPLICATIONS 

3.1 There are no financial implications. 

4.      LEGAL IMPLICATIONS 

4.1 The recommendation is that planning permission be granted, subject to satisfactory 
completion of the deed of variation to the original legal agreement (application reference 
17/00669/VAR) 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.  Members should note that application reference 
17/00669/VAR has been partially implemented.  Phase 1 which is part of the extant 
consent under (17/00669/VAR) has recently been completed and occupied and contains 
5,671m² of commercial floorspace and 75 market tenure residential properties. The s.106 
pertaining to that permission would need to be varied to ensure that inter alia the site area, 
triggers for delivery i.e. of market/affordable housing, as well as provisions for payments etc 
are adjusted/aligned as appropriate. The deed of variation would ensure that the 
permissions are compatible. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 

SITE PLAN 

 

© Crown copyright and database rights 2012 Ordnance Survey 100050265 

 

 

 

 

 

 

 

 



 

 
 

Aerial View 

 

Location:   Land at Marshgate Lane, Pudding Mill Stratford, London E15 2NH 

London Borough:  Newham 

Proposal:  Planning application for the erection of buildings ranging from 2 to 12 
storeys in height, comprising a total of 245 residential dwellings and 
commercial space (use class E), together with access, servicing, car 
parking, cycle parking, cycle storage, plant, open space and 
landscaping.   

Applicants:   Anthology Lifestory 

Agent:    CMA Planning 

Architects:   Hawkins Brown 

Landscape:                Fabrik 

 

5. SITE & SURROUNDINGS  
 

5.1 The application site has an area of 0.81 ha and is irregular in shape. The site formerly 
comprised Marshgate Lane Business Centre; however, it was cleared some years 
ago and has recently been in use for construction of the adjacent Phase 1 site. It 
contains part of the former now vacant site of the Marshgate Business Centre. It is 
bounded by Marshgate Lane to the west, Bow Back River and City Mill River to the 
south and east and 14 Marshgate Lane to the north, which abuts vacant LLDC owned 
land. See Appendix 1.  
 

5.2 There are no buildings on the site, nor are there any listed buildings in the immediate 
area. The nearest Conservation Area is Sugar House Lane to the south of Stratford 
High Street. To the north and west of the site is vacant land used for transport and 
logistics related uses during the 2012 Games. Much of this land is included in the 
Legacy Communities Scheme (LCS) outline planning permission (see History section 
6). Further to the north lies Pudding Mill Lane DLR station. To the east and south of 



 

 
 

the site across the Bow Back and City Mill Rivers the area is characterised by large 
scale existing or projected residential led developments. To the north east on Blaker 
Road is Otter Close, a four-storey flatted development. To the east is City Mill Lock 
and Lock Keeper’s Cottage (four-storey building of flats). To the south east and 
fronting Stratford High Street is a seven and eight storey mainly residential building 
known as The Lock Building the rear elevation of which faces the application site. 
Adjoining the Lock Building to the south west is 68-70 Stratford High Street (former 
Porsche garage) site which is currently vacant with planning permission previously 
granted for residential led redevelopment (see History section 6).  
 

5.3 Access to the site is from Marshgate Lane which is a vehicular route from Stratford 
High Street into the Queen Elizabeth Olympic Park (QEOP). At Stratford, High Street 
access is only from and to the eastbound carriageway.  
 

5.4 In terms of transport and access, the site has a Public Transport Accessibility Level 
(PTAL) of 3 / 4 (where 6 is the highest accessibility). Pudding Mill Lane Docklands 
Light Rail (DLR) Station is approximately 250m to the north with access from 
Marshgate Lane. Bromley by Bow Station (District Line) is 1.1km to the south west 
and Stratford Station 1.6km north east. Stratford High Street is served by five bus 
routes and the Cycle Superhighway 2 (Stratford to Aldgate). 
 

5.5 An existing below ground sewer and easement area is located to the western corner 
of the site and precludes development in that area. The application site forms part of 
the wider Pudding Mill Lane development area bounded by Bow Back River and City 
Mills River to the south and east, River Lea to the west and Great Eastern railway to 
the north. 

 
5.6 In the wider context, the application site is located to the west of the City Mill River, 

approximately 100m north of Stratford High Street, and approximately 250m south of 
the Queen Elizabeth Olympic Park (QEOP).  

 
6. RELEVANT PLANNING HISTORY  

6.1 14/00422/FUL (see appendix 3) - A planning application for demolition of the existing 
buildings, and the erection of 8 buildings ranging from 3 to 12 storeys in height, 
comprising a total of 254 residential dwellings and 4,257m² Gross Internal Area (GIA) 
of B1 (business) floorspace, together with basement, access, servicing, car parking, 
cycle parking, cycle storage, plant, open space and landscaping was approved in May 
2017 and varied under application 17/00669/VAR, which is the consent that has been 
partially implemented. 
 

6.2 The application site for the 2017 approved development also included a parcel of land 
to the north (known as 14 Marshgate Lane) (shown outlined in green below) and a 
parcel of land to the south west (shown outlined in blue). The application site is shown 
in red below, together with the green and blue areas also included as part of the 2017 
planning permission (see figure 1 below).  
 

6.3 17/00669/VAR  (see appendix 3) - this application proposed amendments to the 
scheme approved in May 2017 (Ref 14/00422/FUL) to increase the amount of 
commercial floorspace (Use Class B1) to 5,671m² (an additional 1,414m² (GIA)) 
representing an increase of 33%) (within Buildings 1 and 2); the optimisation of the 
existing residential floorspace resulting in an increase in the number of residential units 
to 260 from the consented 254 units; and alterations to the approved façades to align 
with the proposed new plan arrangements. The additional residential units were 



 

 
 

proposed to be contained within the existing building footprint and height. Approved 
December 2018.  
 

6.4 The wide site is being developed in 2 phases.  Phase 1 is currently has been 
constructed and occupied under (17/00669/VAR) and contains 5,671m² of commercial 
floorspace and 75 market unit residential properties – see figure1. 

 

Figure 1: Application site in relation to surrounding development sites 

 
6.5 19/00250/FUL for Phase 2 - Submitted June 2019 - Redevelopment for the erection of 

6 buildings ranging from 6 to 18 storeys in height, comprising a total of 342 residential 
dwellings and 1,008m² of B1 (business) floorspace, together with access, servicing, 
car parking, cycle parking, cycle storage, plant, open space and landscaping. The 
proposals included up to 35% affordable housing. Appeal Dismissed December 2020 
 

6.6 19/00251/FUL for Phase 2 – Submitted June 2019 - Redevelopment to provide up to 
276 new homes in a development, with the potential for commercial / retail units 
comprising a court yard block and three distinct towers buildings, with heights ranging 
from 4 to 16 storeys. Proposal included up to 35% affordable housing. Withdrawn. 
 

6.7 18/00493/FUL: (14 Marshgate Lane) -  Application for full planning permission for the 
redevelopment of the site and the erection of a linear block between 3 and 8 storeys in 
height, comprising 89 residential homes (41 x 1-bed; 22 x 2-bed, 26 x 3-bed) 7,178m² 
(GIA) blue badge car parking, associated access and landscape works across the site. 
PDC Resolution to grant May 2019. Application withdrawn December 2021. 
 
Relevant planning permissions on adjacent sites some of which have not been 
implemented are set out below: 

 
       Legacy Communities Scheme (LCS) (11/90621/OUTODA) 
 

6.8 This is an outline permission covering 64 ha of the QEOP for a comprehensive 
residential led mixed use scheme to be delivered in phases over a period to 2031. 
Permission was granted in September 2012.  
 

6.9 The parcel of land lies adjacent to the north and west of the current appeal site, and is 
known as Planning Delivery Zone (PDZ) 8. It has outline consent for up  to  118,290m² 



 

 
 

of  residential  (Class  C3) floorspace,  5,045m²  of  retail (Class  A1-A5)  floorspace,  
23,791m² of  office  (Class  B1a) floorspace,  12,158m²  light  industrial  (Class  B1b  /  
B1c) floorspace, 169m² leisure  (Class  D1)  and  1,482m²   community  (Class  D2) 
floorspace,  in  buildings  of  up  to 39 metres AOD (approximately 11 / 12 storeys in 
height) in the parcels closest to the application site and up to 53 metres (AOD) 
(approximately 17 storeys in height) adjacent to Pudding  Mill Station. The approved 
phasing for PDZ 8 is for construction in 2022 and 2031. 
 

6.10 The design principles for the proposed PDZ 8 LCS development are to create a 
neighbourhood mixing a range of uses (residential, office, light industrial/Research and 
Development etc), with a permeable block structure and a flexible framework to 
accommodate future change. 
 

6.11 The following outline planning applications have been recently submitted by LLDC and 
seek to supersede the above LCS planning permission in relation to the PDZ8 
development parcels at Pudding Mill lane and Bridgewater Triangle. They are due to 
be reported to PDC for determination in early-mid Summer: 
 

6.12 Application Reference No: 21/00574/OUT Application Site: Land comprised within the 
Development of Pudding Mill Lane, Queen Elizabeth Park, London Description of 
Proposal:  Outline application for the development at Pudding Mill Lane within Queen 
Elizabeth Olympic Park with all matters reserved for future determination comprising 
residential use (Use Class C3) including private amenity spaces; commercial, business 
and service uses (Use Class E); and local community use (Use Class F2); means of 
access; additional areas to provide associated plant, storage, circulation, servicing, car 
parking and cycle parking; landscaping including laying out of open space with 
provision for natural habitats and play space and all other supporting infrastructure 
works, structures and facilities. An Environmental Statement has been submitted with 
the application. Under Consideration 
 

6.13 Application Reference No: 21/00403/OUT Application Site: Land known as Bridgewater 
Triangle, South, Queen Elizabeth Olympic Park, Stratford, London, Outline Planning 
Application for all Matters Reserved comprising of 53,749 sqm of residential use (Use 
Class C3) including private amenity spaces; 399 sqm of commercial, business and 
service uses (Use Class E); 185 sqm of learning and non-residential institutions (Use 
Class F1); and local community use (Use Class F2); means of access; additional areas 
to provide associated plant, storage, circulation, servicing, car parking and cycle 
parking; landscaping including laying out of open space with provision for natural 
habitats and play space; demolition of existing and construction of new vehicular and 
pedestrian bridge across Waterworks River and all other supporting infrastructure 
works and facilities. This application is accompanied by an Environmental Statement 
(ES) submitted pursuant to the Town and Country Planning (Environmental Impact 
Assessment) Regulations (2017). Under Consideration 

 
68-70 Stratford High Street (former Porsche garage site) (11/90619/FUMODA) 

 
6.14 This is a full permission, granted in March 2012 for the demolition of existing buildings 

and erection of new development comprising linked buildings of one, five, nine and 
eighteen storeys to provide 731m² of commercial floorspace (for use within classes A1, 
A2, A3, B1, D1 and D2) at ground floor and 173 residential units, with 36 car-parking 
spaces, 213 cycle parking spaces, refuse and recycling facilities, access, landscaping 
and amenity areas. 

 
 

 



 

 
 

6.15 The approved building heights range are: 
 

- 5 storey block = 21.8m AOD = approximately 16.8m above GL 
- 9 storey block = 33.8m AOD = approximately 28.8m above GL 
- 18 storey block = 62.3m AOD = approximately 57.3m above GL 

 
6.16 The permitted scheme includes a safeguarded area between Stratford High Street and 

Bow Back River for the approach to a pedestrian / cycle / bus bridge which would link 
with the proposed safeguarded area in the current Marshgate Lane application site. 

 
7.      DESCRIPTION OF DEVELOPMENT 

7.1 The proposed development is for the erection of buildings between two and twelve 
storeys in height comprising 245 residential homes and 420m² (GIA) of use class E 
space with new public realm, landscaping including a new street with car parking, 
servicing and cycle parking. 
 

7.2 The site area is 0.81 hectares.  
 

7.3 The proposals have been amended since submission and the scheme described and 
assessed below is the amended scheme. 

 
Table 1 Amended Proposed Scheme 

 

 As submitted Amendments 
(February 
2022 

Change 

 
Residential 
units 
 

 
247 
 

 
245 

 
Reduction of 
2 homes 

 
E Class 
Floorspace 
 

 
420m² (GIA) 

 
420m² (GIA) 

 
 

 
7.4 In addition to the above changes to the quantum of development the substantive 

amendment is the redesign of the A Block (no change to external envelope). At their 
PDC briefing Members queried the location of the affordable housing mix, which was 
proposed in Block A1 noting that it would be located the furthest away from the 
waterside, and potentially, in their view, in the least attractive location. The applicant 
has reviewed the location and relocated the affordable housing (London affordable 
rent and shared ownership homes) to Block A2.  Members should note that Block A2 
was formerly proposed to house private and shared ownership homes, those homes 
would now be located in Block A1. Block A2 has a part canalside frontage. 
 

7.5 The split between London affordable rent and shared ownership was also changed 
from 61:39 to 60:40.  

 
 
 
 
 
 

 



 

 
 

Table 2 Overview of residential mix 
 

Unit Size  Type  No. of 
Units  

% of Units  No. of units by 
bedrooms  

% by bedrooms  

1B1P  Single level  1 0.4% 115 47% 

1B2P  Single level  114 46.5% 

2B3P Single level  77 31.4% 103 42% 

Duplex  2 0.8% 

2B4P Single level  20 8.2% 

Duplex  4 1.6% 

3B4P Single level  12 4.9% 21 9% 

3B5P Single level  7 2.9% 

Duplex  2 0.8% 

4B6P Duplex  6 2.4% 6 2% 

Total homes  
 

245 100% 245 100% 

 
Description of Buildings 

 
7.6 The northern part of the site comprises two buildings (Blocks A1 and A2) that would 

complete a courtyard block with an adjacent site proposal (known as 14 Marshgate 
Lane and separate from this application) and are of a courtyard typology that runs the 
full width of the site. They house maisonette units at ground floor and a mixture of 
single storey apartments above, some with external gallery access.  
 

7.7 The southern three buildings (Block B1, B2 and B3) form another courtyard block. 
The A Blocks and the B Blocks are separated by the newly proposed residential 
street.  
 

7.8 The proposals are summarised as follows in Table 3: 
 

Table 3 Proposal Summary 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 

  

Block 
name 

1b1p 1b2p 2b3p 2b4p 3b4p 3b5p 4b6p No. of 
homes 

 
A1 

1 18 13    2  2   

 
A2 

0 5 10 0 12 7 6  

 
B1 

 43 28 1     

 
B2 

 27 9 9     

 
B3 

 21 19 12     

Total 
Homes 

1 114 79 24 12 9 6 245 



 

 
 

Blocks A1 and A2 
 

Block A1 
o 6 – 8 storeys 
o Height to top of parapet = 28.425m 
o Height to top of stair core overrun = 30m 
o Height to of parapet (6 storeys) = 22.275m 

 
Block A2  

o 4 – 6 storeys  
o Height to top of parapet = 21.825m 
o Height to top of stair core overrun = 23.400m 
o Height to of parapet (4 storeys) = 15.675m 

 
7.9 Block A steps down from 8 storeys to a predominantly 6 storey block, with some short 

4 storey elements. The two blocks form a courtyard typology with 14 Marshgate 
Lane. Block A1 is part 6 / 8 storeys.  The maximum height above ground level of the 
A Block is 28.4m to the top of the parapet and 30m to the top of the stair core 
overrun. Block A2 is part 4 / 6 storeys.  The maximum height to top of the parapet is 
21.8m and 23.4m to the top of the stair core overrun. 
 

7.10 Block A is almost wholly residential and includes ground and first floor maisonettes 
with individual entrances along the Residential Street and fronting City Mill River. A 
single non-residential space is provided on the Marshgate Lane frontage and corner 
to the Residential Street. The main external material finish is brick with a mix of 
projecting and recessed balconies.  

 
 

Blocks B1, B2 and B3 
 
Block B1 

o 10 storeys (top of railing) = 32.750m 
o 12 storeys (top of parapet) = 39.515m 
o Height to top of stair core overrun = 40.735m 

 

Block B2  
o 2 storeys (top of railing) = 8.355m 
o 10 storeys (top of parapet) = 33.365m 
o Height to top of stair core overrun = 34.425m 

 
Block B3 

o 8 storeys (top of parapet) = 27.215m 
o 6 storeys (top of parapet) = 21.140m 
o Height to top of stair core overrun = 28.275m 

 
7.11 Block B is a perimeter block with podium courtyard. The tallest parts of the proposal 

are in blocks B1 and B2 which rise to 12 and 10 storeys on the west side of the 
podium block B. The height steps down to 8 and 6 storeys in B3 to the east with a 
short 2 storey section on the southern edge enclosing the podium.  
 

7.12 The ground level of the podium base to block B comprises 4 commercial spaces, a 
concierge fronting the ‘Residential Street’ and access via double height residential 
entrance lobbies to the three cores that serve each sub-block. The ancillary spaces 
within the podium base include three separate cycle stores, refuse stores, accessible 
parking provision and plant space. There are also four duplex residential units with 



 

 
 

their ground floors on the southern edge of block B with individual front doors 
accessed from the river towpath. A shared private amenity space serving all block B 
residents is located at podium level and can be accessed from all three cores and the 
four duplex units.  

 
7.13 65% of all the proposed homes are dual aspect.  

 
7.14 The main external material finish is brick with a mix of projecting and recessed 

balconies.   
 

7.15 Commercial units: 
 

• Block B1 facing southwest mainly onto the future Marshgate Lane 
extension as well as the Meanwhile Landscape. 

• Block B2 facing southeast mainly onto Bow Back River and also 
addressing the corner onto the future Marshgate Lane extension. 

 
Description of Landscape and Public Realm 

 
7.16 The proposals include a number of different character areas: 

 
Meantime Landscape 

 
7.17 This is the area to the west of Blocks B1 and B2. It is the area where the future bridge 

over Bow Back River (delivered by others) would land. The route is 6m wide to 
accommodate a bus route. Street tree planting and lighting has been designed with 
future bus stops in mind.  
 

7.18 A turning head with accessible parking would sit to the north of the space next to 
Marshgate Lane, and a swathe of landscape would run down towards the river with 
planting and grass areas, and places to sit.  
 

7.19 The finished floor level of the southern corner of Block B has been set in order to tie 
in with the future bridge levels around this area, whilst the green space grades down 
to meet the level of the towpath. There is step free access around the building itself, 
and step free access along the meantime landscape and around the towpath, with a 
set of steps linking the lower level with the arrival node and cafe space outside the 
corner of Block B.  
 

7.20 The proposals include an avenue of trees, with the trees to the east of the space 
being placed at a higher level to coordinate with the level of the building and the 
potential future bridge levels.  

 
Residential Street 

 
7.21 This is the key link between Marshgate Lane and the river. It would provide long 

views to the lock on the other side of the river. Feature tree planting is proposed at 
the end of the street.  
 

7.22 It is a functional street providing access to front doors and cores, as well as on-street 
parking for Blue Badge holders and a car club parking space. This street is used for 
service vehicle access with a drop-off / delivery bay located along it, and a refuse 
turning head accommodated at the end of the street. 

 



 

 
 

7.23 Railings and defensible planting are proposed to be located along the building 
threshold, and street tree planting is located on the opposite side of the road. This 
tree planting is clear stem specimens allowing clear sightlines for safety and security. 

 
Towpath 

 
7.24 This area runs along the eastern and southern edge of the development, alongside 

Bow Back River.  
 

7.25 The path has a minimum clear width of 3.7m which allows for emergency and 
maintenance access to the river wall. 
 

7.26 Seating would be placed occasionally along its route with planting located in areas 
adjacent to the buildings. 
 

7.27 Commercial space at ground level further activate this route with the potential for 
activities to spill out onto the tow path. 

 
Courtyard Mews 

 
7.28 This area is bounded to the north by the 14 Marshgate Lane development, and to the 

east, west and south by Blocks A1 and A2, and as such, the space is completely 
contained on all sides. 
 

7.29 There are two access points proposed into the courtyard, both from the south off the 
residential street. They provide pedestrian and cycle access. The eastern access 
also provides space for a turning head for service vehicles. 
 

7.30 The courtyard is a residential amenity space providing recreation and play 
opportunities, and cycle parking, as well as rear access to cores and maisonettes. 
 

7.31 The design of the courtyard allows for a potential pedestrian future link through to the 
14 Marshgate Lane site to enhance connectivity between the sites. 
 
Lock Keeper’s View 
 

7.32 Lock Keeper’s View is proposed as an area of play and public open space (643m²) 
located adjacent to the river and opposite Lock Keeper’s Cottage. 

 
Podium 

 
7.33 The podium is on the first floor and is intended to provide private amenity space for 

residents. There are a variety of functions proposed including children’s play, areas to 
sit, relax and socialise, and pedestrian circulation. The space connects with the 
internal communal play space located in the north-eastern corner of Block B2. 
 

7.34 Private terraces from surrounding residences open out onto the podium with privacy 
planting in raised planters to create some physical separation whilst also providing 
visual connectivity with the central space. 

 
Accessible Homes 

 
7.35 This scheme, i.e. Phase 2, includes additional accessible homes to ensure that the 

development overall (Phase 1 & Phase 2) delivers 10% accessible homes and that all 
associated parking spaces can be located within 50m distance on the homes that 



 

 
 

they serve. This means that Phase 2 would deliver a total 32 accessible homes for 
the overall development of 320 units (75 homes in constructed Phase 1 and 245 
homes in proposed Phase 2). Accessible homes are located in Blocks A1, B1, B2 
and B3.  

 
Parking and Electric Vehicle Charging 

 
7.36 One car club space is proposed and, in addition, 20% of the spaces would have 

electric charging infrastructure.  
 

Cycling 
 

7.37 The cycle parking would be provided through a mix of double stackers and Sheffield 
stands. There is provision of the latter for larger bicycles equating to 5% in 
accordance with the minimum requirement set out in the London Cycle Design 
Standards. Cycle parking would be accommodated within dedicated cycle stores on 
the ground floor.  
 

7.38 Long stay residential cycle stores are to be provided adjacent or near to each core. 
All short stay cycle parking would be provided within the landscaping as Sheffield 
Stands based on a requirement of 1 space per 40 units. The long stay comprises 
75% Josta, 20% Sheffield and 5% large stands.   

 
Table 4 – Cycle Parking provided by Land Use 

 

 

Land Use Type of 
Provision 

Proposed London Plan 
Requirements 

Residential (C3) Long Stay 439 433 

Short Stay 7 7 

Employment (E1) – 
based on non-food 
retail 

Long Stay 2  2 

Short Stay 7 7 

 
Refuse and recycling 

 
7.39 The proposed site layout incorporates a loading bay on the southern side of the 

proposed new residential street; a turning head at the end of the new residential 
street sized to enable a refuse vehicle to turn and a loading bay on the eastern side 
of the Marshgate Lane spur road to accommodate refuse collection for the 
southernmost residential block. Some limited use of this area for other deliveries such 
as by couriers and supermarket home deliveries is expected. 

 
Play Space  

 
7.40 Calculations using the guidance set out in the London Plan policy 3.6, and the 

London Plan policy S.4 have determined that the following amounts of playspace as 
set out in table 5 are required: 

 
 

 

  



 

 
 

 

 

Table 5 – Playspace by Age Group 

 

Block Age Group Area 
Required 
/m². 

  

Area 
Provided 
/m². 

Differential / 
m². 

  

  

A 

0 – 4 years 221 234  + 13  

5 – 11 years 197 201  + 4  

12+ years 196 0  -196  

  

B 

0 – 4 years 81 135  + 54  

5 – 11 years 51 80  +29  

12+ years 12 0  -12  

    758 650  -108  

 
7.41 The scheme would provide 1149m² of shared amenity space which includes 650m² of 

playspace.  The playspace provision is 108m² under the London Plan requirement, 
but there is a provision of general amenity space which goes some way to offsetting 
this.  

 
8 Statutory Framework  

 
National Planning Policy Framework (July 2021) 
 

8.1 Planning law requires applications for planning permission to be determined in 
accordance with the development plan unless material considerations indicate 
otherwise (s.38(6) Planning and Compulsory Purchase Act 2004 taken with section 
70(2) of the Town and Country Planning Act 1990). 
 

8.2 One such material consideration is the National Planning Policy Framework (“NPPF”) 
(current version July 2021). However, the presumption in favour of sustainable 
development expressed in the NPPF does not alter the statutory status of the 
development plan as the starting point for decision-making. Where a planning 
application conflicts with an up-to-date development plan, permission should not be 
granted unless material considerations indicate otherwise. 

 
8.3 Chapter 16 of the NPPF sets out a series of paragraphs to apply to the application in 

light of these statutory duties.  
 

8.4 For the avoidance of doubt, officers have applied the above statutory obligations and 
the approach in Chapter 16 of the NPPF in the analysis provided in this report.  
 

8.5 Section 149 of the Equality Act 2010 contains the public-sector equality duty. LLDC’s 
obligations in this regard are set out in more detail in the section on Equalities later in 
this report. 
 

8.6 A local planning authority is also required to act compatibly with human rights as set 
out in the Human Rights Act 1998. The requirements in this regard are set out in more 
detail in the section on Human Rights later in this report. 

 
  



 

 
 

 
Policies & Guidance  

 
The Development Plan  
 

8.7 For the purposes of s.38(6) of the Planning and Compulsory Purchase Act 2004 and 
s.70(2) of the Town and Country Planning Act 1990, the adopted ‘Development Plan’ 
for this site is The London Legacy Development Corporation’s Local Plan 2020-2036 
(July 2020) and the London Plan (2021).  
 

8.8 The application has been considered against the policies in the Development Plan as 
whole but with particular regard to the following policies:  
 
The London Plan (adopted March 2021) 
 

8.9 The London Plan is the Mayor of London’s Sustainable Development Strategy 
published in accordance with the provisions of the Greater London Authority Act 1999 
(as amended). It forms part of the Development Plan for the Legacy Corporation area 
and therefore has material weight in planning decisions. 
 

8.10 The most relevant policies of the London Plan are listed below: 
 

Policy Reference Policy Name 

GG1  Building strong and inclusive communities 

GG2  Making the best use of land 

GG3  Creating a healthy city 

GG4  Delivering the homes Londoners need 

GG5  Growing a good economy 

GG6  Increasing efficiency and resilience 

Policy SD1  Opportunity Areas 

Policy SD6 Town centres and high streets 

Policy SD7 Town centres: development principles and Development Plan 

Policy SD10  Strategic and local regeneration 

Policy D1  London’s form, character and capacity for growth 

Policy D2  Infrastructure requirements for sustainable densities 

Policy D3  Optimising site capacity through the design-led approach 

Policy D4  Delivering good design 

Policy D5  Inclusive design 

Policy D6  Housing quality and standards 

Policy D7  Accessible housing 

Policy D8  Public realm 

Policy D9  Tall buildings 

Policy D11  Safety, security and resilience to emergency 

Policy D12  Fire safety 

Policy D13  Agent of Change 

Policy D14  Noise 

Policy H1  Increasing housing supply 

Policy H4  Delivering affordable housing 

Policy H5  Threshold approach to applications 

Policy H6  Affordable housing tenure 

Policy H7  Monitoring of affordable housing 

Policy H10  Housing size mix 

Policy S1  Developing London’s social infrastructure 



 

 
 

Policy S2  Health and social care facilities 

Policy S4  Play and informal recreation 

Policy E11  Skills and opportunities for all 

Policy HC1  Heritage conservation and growth 

Policy HC3  Strategic and Local Views 

Policy HC5  Supporting London’s culture and creative industries 

Policy HC6  Supporting the night-time economy 

Policy G1  Green infrastructure 

Policy G4  Open space 

Policy G5  Urban greening 

Policy G6  Biodiversity and access to nature 

Policy G7  Trees and woodlands 

Policy SI 1  Improving air quality 

Policy SI 2  Minimising greenhouse gas emissions 

Policy SI 3  Energy infrastructure 

Policy SI 4  Managing heat risk 

Policy SI 5  Water infrastructure 

Policy SI 7  Reducing waste and supporting the circular economy 

Policy SI 8  Waste capacity and net waste self-sufficiency 

Policy SI 12  Flood risk management 

Policy SI 13  Sustainable drainage 

Policy SI 14  Waterways – strategic role 

Policy SI 15  Water transport 

Policy SI 16  Waterways – use and enjoyment 

Policy SI 17  Protecting and enhancing London’s waterways 

Policy T1  Strategic approach to transport 

Policy T2  Healthy Streets 

Policy T3  Transport capacity, connectivity and safeguarding 

Policy T4  Assessing and mitigating transport impacts 

Policy T5  Cycling 

Policy T6  Car parking 

Policy T6.1  Residential parking 

Policy T6.3  Retail parking 

Policy T6.5  Non-residential disabled persons parking 

Policy T7  Deliveries, servicing and construction 

 
 
Local Planning Policy  
 
The London Legacy Development Corporation Local Plan (July 2020)  
 

8.11 The Legacy Corporation Local Plan is the relevant Local Plan for the Legacy 
Corporation area. The most relevant policies of the existing Local Plan are:  
 

SD.1 Sustainable development 

Developing business growth, jobs, higher education and training 

SP.1:  Building a strong and diverse economy 

B.2:  Thriving town, neighbourhood and local centres 

B.5:  Increasing local access to jobs, skills and employment training 

Providing housing and neighbourhoods 

SP.2:  Maximising housing and infrastructure provision within new 
neighbourhoods 

H.1:  Providing for and diversifying the housing mix 



 

 
 

H.2:  Delivering affordable housing 

CI.1:  Providing new and retaining existing community infrastructure 

Creating a high-quality built and natural environment 

SP.3  Integrating the natural, built and historic environment 

BN.1:  Responding to place 

BN.2:  Creating distinctive waterway environments 

BN.3:  Maximising biodiversity 

BN.4:  Designing development 

BN.5:  Proposals for tall buildings 

BN.6:  Requiring inclusive design 

BN.8:  Improving Local Open Space 

BN.9:  Maximising opportunities for play 

BN.10:  Protecting key views 

BN.11:  Air Quality 

BN.12:  Noise 

BN.13:  Protecting archaeological interest 

BN.14  Improving the quality of land 

BN.17:  Conserving or enhancing heritage assets 

Securing transport infrastructure to support growth 

SP.4:  Planning for and securing transport and utility infrastructure to support 
growth and convergence 

T.1:  Strategic transport improvements 

T.2:  Transport improvements 

T.3:  Supporting transport schemes 

T.4:  Managing development and its transport impacts to promote 
sustainable transport choices, facilitate local connectivity and prioritise 
pedestrians and cyclists 

T.5:  Street network 

T.6:  Facilitating local connectivity 

T.7:  Transport Assessments and Travel Plans 

T.8:  Parking and parking standards in new development 

T.9:  Providing for pedestrians and cyclists 

Creating a sustainable place to live and work 

SP.5:  A sustainable and healthy place to live and work 

S.1:  Health and wellbeing 

S.2:  Energy in new development 

S.3:  Energy infrastructure and heat networks 

S.4:  Sustainable design and construction 

S.5:  Water supply and waste water disposal 

S.7:  Planning for waste 

S.8:  Waste reduction 

S.9:  Overheating and urban greening 

S.10:  Flood risk 

S.11  Sustainable drainage measures and flood protections 

S.12  Resilience, safety and security 

Sub Area 4:  Bromley-By-Bow, Pudding Mill, Sugar House Lane and Mill Meads 

Site Allocation 
SA4.3: 

Pudding Mill 

 
8.12 The application site forms part of the Local Plan Site Allocation SA4.3, which supports 

mixed-use development across the site allocation area. The aspiration for the entire 
site allocation is for the creation of a new, medium density mixed use neighbourhood 
with a new Local Centre adjacent to the Pudding Mill DLR Station and Pudding Mill 



 

 
 

Lane. The Pudding Mill SPD provides guidance in relation to the form and type of 
development appropriate for each character area within the site allocation.   
 
Other relevant guidance and documents 
 
Other relevant guidance and documents are considered to include: 

 

• Mayor of London – Housing SPG (2016) 

• Mayor of London – Accessible London: Achieving an Inclusive Environment 

• (2014) 

• Mayor of London – Control of Dust & Emissions (2014) SPG 

• Mayor of London – Sustainable Design and Construction (2014) SPG 

• Mayor of London – Play and Informal Recreation (2012) SPG 

• LLDC Carbon Offset SPD (2016) 

• LLDC Characterisation Study (2019) 

• LLDC Housing Density Study (2020) 

• LLDC Pudding Mill SPD (2017) 

• LLDC Design Quality Policy (2018) 

• Night-time Economy SPD (2021) 
 

National Planning Policy Framework  
 

8.13 The NPPF sets out the Government’s planning policies for England including the 
presumption in favour of sustainable development. The NPPF is a material 
consideration in the determination of all applications.  
 

8.14 The following NPPF sections are considered to be of particular relevance to this 
application: 2. Achieving Sustainable Development  

 
 

Policy Number  Policy Name 

Section 2 Achieving sustainable development 

Section 4 Decision-making 

Section 5 Delivering a sufficient supply of homes 

Section 6 Building a strong, competitive economy 

Section 8 Promoting healthy and safe communities 

Section 9 Promoting sustainable transport 

Section 10 Supporting high quality communications 

Section 11 Making effective use of land 

Section 12 Achieving well-designed places 

Section 14 Meeting the challenge of climate change, flooding and coastal 
change 

Section 15 Conserving and enhancing the natural environment 

Section 16 Conserving and enhancing the historic environment 

 
8.15 The Planning Practice Guidance (PPG) supports the implementation of the policies in 

the NPPF and sets out good practice guidance. The guidance in the PPG is therefore 
also a material consideration. 
 

9. CONSULTATIONS 

9.1 The application was advertised in the press published in the Newham Recorder on 20th 
October 2021. A total of 4 site notices were displayed in and around the site.   



 

 
 

9.2 Consultation letters were sent out to statutory and non-statutory consultees and 824 to 
neighbours and other interested parties. In response to consultation on the submitted 
scheme a total of 2 letters of objections from local residents have been received. The 
letters of representation are summarised in the table below, alongside the officer 
response, and applicant response where considered appropriate. 

9.3 Some refinements to the scheme have been made post-submission, which are set out 
in the report (see paragraph 7.4).  The refinements are not considered to be material 
changes requiring further consultation. 

 

Table 6 - Summary of Neighbours’ Objections / Concerns 

2 letters of 
representation 
voicing objections / 
Concerns 

(1 from a Blaker Road 
Resident and another 
on behalf of residents 
of the Lock Building 
situated along the 
High Street at junction 
with Blaker Road)  

 

Issue Raised Officer Response  

Construction 
Impacts:  
 

The consultation comment raises 
concerns about the level of noise and 
disturbance including dust/dirt from 
building works should planning 
permission be granted. 
 
The representation states that the first 
phase of the Anthology project, which 
was completed earlier this year, was a 
considerable source of nuisance and 
stress for local residents. On countless 
occasions works begun earlier, and/or 
ended later, than was permitted, 
sometimes on weekends.  
 
Several complaints had been made 
both to Anthology directly and to 
Newham Council, though 
unfortunately these practices 
continued regardless. In addition to 
noise generated by work during the 
day, alarms for the site would at times 
go off in error during the night which 
again caused unwelcome disruption. 
Phase 2 is of course a larger 
undertaking than Phase 1, and 
accordingly it is imperative that 
Anthology Stratford Mill is held to 
working hours and standards which 
take our interests and wellbeing into 
account.  

 
Applicant Response: We will comply 
with the working hours set out in the 
Construction Management Plan and 
adhere to the planning conditions 
associated with the Planning 
Permission.  A complaints / feedback 
tracker is used throughout 
construction to log any complaints or 
feedback to monitor our response 
and ensure comments are dealt with 
in a timely manner.  
 
Officer Response: Construction 
impacts are proposed to be 
mitigated by the imposition of 
appropriate conditions, including a 
requirement for a construction and 
environment management plan, 
construction transport management, 
and control over hours of working 
(conditions 4 – 10 in section 12 
refers).  
 

 



 

 
 

2 letters of 
representation 
voicing objections / 
Concerns 

(1 from a Blaker Road 
Resident and another 
on behalf of residents 
of the Lock Building 
situated along the 
High Street at junction 
with Blaker Road)  

 

Issue Raised Officer Response  

Residents would expect this to include 
rules providing that works cannot 
begin earlier than 8am each day, or 
extend beyond 5-6pm. Absolutely no 
work should be permitted on 
weekends. 

Bus link Bridge Reservations concerning reliance of 
the proposal on a new bridge linking 
the site to the Sugar House site as an 
application for that bridge has yet to be 
made or gain approval 

Officers are satisfied that the land 
that is identified for the alignment of 
the future road link and bridge from 
Sugar House Lane to Pudding Mill 
would meet the aspirations of the 
Local Plan and the Pudding Mill SPD 
in that they would provide a key bus 
and cycle connection. 

Height and Massing The consultation comment is that the 
B2 10 storey block sited nearest the 
river/canal frontages ought to be no 
higher than 8 storeys, but preferably 
staggered from 8 down to 6 storeys to 
reduce the massing effect adjacent to 
the river as well as the relationship of 
the development to the site referred to 
as the Lockkeepers Cottage. 

Officer Response:  
Where the heights of the proposed 
development are above the 
prevailing heights as required by the 
Local Plan an assessment has been 
carried out under policy BN.5. As set 
out in the assessment (paras 10.39 -
10.48). Officers are satisfied that the 
resultant scheme has been  

achieved through a design-led 
process that successfully 
incorporates well defined ground 
frontages and public space, high 
residential quality and a contextual 
response to local character and 
emerging townscape. Officers are 
satisfied that the proposed 
development is in accordance with 
development plan policy for the area. 

Privacy and access 
to light  

The consultation comment raises 
concerns about Blocks B1 to B3, which 
‘…will sit opposite our building, and the 
flats at the rear of our building will face 
the same. Whilst we appreciate that 
the heights of each block will vary, we 
are nonetheless concerned as regards 
our privacy and access to light…’  

Officer Response:  

With respect of daylight/sunlight and 
overshadowing, further information 
has been submitted and assessed 
by PPDT’s environmental 
consultants. The impacts on 
neighbouring amenity are 
considered in paragraphs 10.83 – 
10.95. 



 

 
 

Table 7 - Statutory and Non-Statutory Consultation Responses Received 

 

Consultee  Comment and Response 

GLA – Stage 1 report 

The GLA reviewed the scheme as 
originally submitted and 
commented in its Stage 1 
response 24th January 2022. 

Whilst they support the principle 
of redevelopment of the site the 
Mayor considered that the 
application does yet not fully 
comply with the London Plan but 
that possible remedies suggested 
could address these deficiencies. 

 Issues raised are addressed in 
the column opposite. 

The GLA expect to be appraised of 
the scheme following PDC 
assessment and have the case 
referred back for their Stage 2 
response. 

 

Principle of Development: The principle of intensified 
residential use has been established through the extant 
permission and is supported. A small element of Class E 
floorspace, primarily within the proposed local centre boundary, 
is supported.  
 
Housing Affordable Housing: 35% (habitable room) affordable 
housing (60% affordable rent, 40% intermediate) is proposed. 
Subject to acceptable affordable tenures; meeting all other 
policy requirements and obligations; and confirmation that grant 
funding has been investigated; the proposals may be eligible to 
follow the fast track viability route. Taking account of the delivery 
of Phase 1, any permission will need to secure early delivery of 
affordable homes, and in particular the affordable rent homes, in 
relation to market homes. 
 
Officer Response: Officers have included these requirements 
within the heads of terms. 
 
Urban Design: The site layout, density and architecture of the 
proposals is supported. Subject to addressing environmental 
and functional impacts, the building heights proposed would be 
acceptable in accordance with London Plan Policy D9. No harm 
would be caused to the significance of heritage assets. The 
relatively high proportion of single aspect homes (32%) will only 
be acceptable if concerns about potential overheating are 
addressed. 
 
Officers Response: Paragraph 10.152 addresses the concerns 
relating to potential overheating. Officers conclude that the 
applicant has appropriately mitigated the overheating impacts 
identified by the GLA. 
 
Transport - Further discussions are required for enabling, 
safeguarding and contributions to the proposed Marshgate Lane 
Bridge and local public realm improvements. Conditions and 
section 106 obligations are also required.  
 
Applicant Response: Agree that contributions can be secured 
towards the feasibility of the proposed bridge link as well as 
improvements to the public realm.  
 
Officer Response: Officers have included these requirements 
within the heads of terms / conditions. 
 
Climate Change and Environment: Further information is 
required on the energy strategy, whole life carbon, circular 
economy, green infrastructure, water-related matters, and air 
quality. The further information has been provided and been 
reviewed by the GLA. 
 
Officer Response: The applicant has provided the requested 
climate change and environment further information which has 



 

 
 

Consultee  Comment and Response 

been assessed by officers and their environmental advisors (see 
comments and responses below).   
 
Sustainable Drainage and Flood Risk: Further details on how 
SuDS measures at the top of the drainage hierarchy would be 
included in the development, and how greenfield runoff rate 
would be achieved should be provided. Additional attenuation 
storage volume calculations, attenuation tank dimensions, and 
SuDS maintenance information should also be provided. 
  
Officer Response: The applicant has submitted an amended 
Drainage Strategy which addresses the Sustainable Drainage 
and FlooDd Risk comments and it has been reviewed by PPDT’s 
environmental consultants and considered acceptable. 
 
Energy: Need to provide further information to demonstrate 
carbon dioxide savings and that the potential for a PV installation 
has been maximised.  
 
Officer Response:  The applicant has provided additional 
documentation and drawings that provide maximised PV 
installation details and carbon dioxide saving. These additional 
drawings have been reviewed by PPDT’s environmental 
consultants and are deemed acceptable. 
 
Be Lean Energy Comments:  
 
GLA: Based on the information provided, the domestic element 
of the proposed development is estimated to achieve a reduction 
of 38 tonnes per annum (18%) in regulated CO2 emissions 
compared to a 2013 Building Regulations and is therefore 
compliant. 
 
Officer Response: Nothing further required GLA satisfied 
 
GLA: Based on the information provided, the non-domestic 
element of the proposed development is estimated to achieve a 
reduction of 0.1 tonnes per annum (1%) in regulated CO2 
emissions compared to a 2013 Building Regulations compliant 
development.  
 
GLA: The applicant should note that the London Plan includes a 
target of a minimum 15% improvement on 2013 Building 
Regulations from energy efficiency which applicants will be 
expected to meet. The applicant should therefore model 
additional energy efficiency measures to meet the EE target.  
 
Applicant Response: Further dynamic modelling implemented 
(IES apache calculation package) resulting in approximately 
19% being achieved. Summary of measures and results 
included in section   of Ridge Energy Statement Version 6 dated 
10/02/22 and supporting BRUKL reports contained with 
appendix B and C. 
 
GLA Response: Nothing further required  
 



 

 
 

Consultee  Comment and Response 

The applicant should consider and minimise the estimated 
energy costs to occupants and outline how they are committed 
to protecting the consumer from high prices. This should cover 
the parameters set out in the guidance and include a 
confirmation of the quality assurance mechanisms that will be 
considered as part of the strategy.  
 
GLA Cooling Energy:  
The results of the Dynamic Overheating Analysis, using the 
CIBSE TM59 methodology, demonstrate that compliance with 
DSY1 is achieved assuming a g-value of 0.5, balcony shading 
and natural ventilation. 
 
The applicant should commit to providing guidance to occupants 
on future minimising future dwelling overheating risk in line with 
the cooling hierarchy.    
 
The applicant should confirm that any required blinds will be 
included in the base build and demonstrate that the blinds do not 
interfere with the effective opening area of windows. They 
should also confirm the window opening assumption is aligned 
with recommendations of any air quality and acoustic reports.   
 
The area weighted average (MJ/m2) and total (MJ/year) cooling 
demand for the actual and notional building has been provided 
and the applicant has demonstrated that the actual building’s 
cooling demand is lower than the notional. 
 
GLA Overheating: The applicant should also investigate the risk 
of overheating using the DSY 2 & 3 weather files. The applicant 
should seek to maximise compliance against the DSY2 and 
DSY3 weather files and should consider further passive 
measures (in line with the Cooling Hierarchy) to avoid the risk of 
overheating now and under future climate scenarios. 
 
Applicant Response:  Further DSY 2 and DSY 3 overheating 
analysis has been implemented. Section 9 of Ridge Energy 
Statement Version 6 dated 10/02/22 has been updated 
accordingly to include details. The applicant will provide all 
residents with a welcome pack / handbook, which will include 
guidance to occupants on future minimising future dwelling 
overheating. 
 
GLA Response: Nothing further required  
 
 
Be Clean: The applicant has outlined that the Olympic DHN 
has a proposed extension route within the vicinity of the 
development. They should confirm the timeline, capacity and 
connection requirements for this network. Evidence of this 
correspondence and connection information must be submitted 
for review before an alternative heating strategy can be 
accepted. Drawings demonstrating how the site is to be future-
proofed for a connection to a district heating network have 
been provided. 
 



 

 
 

Consultee  Comment and Response 

Applicant Response:  It is proposed to connect the development 
to the local district heating network.  Section 5 of Ridge Energy 
Statement Version 6 dated 10/02/22 has been updated to 
include details. In addition, correspondence with the district 
heating operator, part of copy of connection agreement 
(appendix G) and connection drawing / drawing indicating pipe 
route serving site (appendix H) are also included within the 
Energy Statement. 
 
Officers’ Response: The agreed commitment relating to 
connection to the DHN is set out in s.106 draft heads. 
 
Be Green:  
 
The applicant is not proposing to install any PV across the 
development. The applicant should reconsider the PV provision 
and the should provide a detailed roof layout demonstrating 
that the roof’s potential for a PV installation has been 
maximised and clearly outlining any constraints to the provision 
of further PV, such as plant space or solar insolation levels. 
The applicant is expected to situate PV on any green/brown 
roof areas using biosolar arrangement and should indicate how 
PV can be integrated with any amenity areas. They should 
ensure that the roof design incorporates PV alongside all other 
required uses, and where there is opportunity to provide PV at 
the scale seen on a small domestic array (i.e. smaller arrays 
seen on single houses), PV should be proposed. The on-site 
savings from renewable energy technologies should be 
maximised regardless of the London Plan targets having been 
met. 
 
Applicant Response: Under Be Green it is proposed to provide 
Photovoltaic Panels (PV). Section 6 of Ridge Energy 
Statement Version 6 has been updated accordingly to reflect 
this. 
 
GLA Carbon Performance Offsetting: The carbon dioxide 
savings exceed the on-site target set within the London Plan 
for non-domestic uses. However, the applicant is required to 
review their proposals for DHN connection and should further 
evidence the suitability of a connection to a wider heat network 
before this approach can be accepted. 
 
The applicant should confirm the carbon shortfall in tonnes 
CO2 and the associated carbon offset payment that will be 
made to the borough. This should be calculated based on a 
net-zero carbon target for domestic and non-domestic 
proposals using the GLA’s recommended carbon offset price 
(£95/tonne) or, where a local price has been set, the borough’s 
carbon offset price. The draft s106 agreement should be 
submitted when available to evidence the agreement with the 
borough. 
 
Applicant Response: It is proposed to connect the development 
to the local district heating network.  As a result of this the 
energy /carbon calculations have been updated and included 



 

 
 

Consultee  Comment and Response 

and summarised within Section 1 of Ridge Energy Statement 
Version 6 dated 10/02/22 
 
Officer response: The carbon offset methodology specified 
within the Legacy Corporation Carbon Offset SPD shall be 
applied to calculate a carbon offset payment using a figure of 
£60 per tonne of carbon to an amount equivalent to the gap 
identified in that target. 
 
Conclusions: Officers have discussed the GLA responses with 
the applicant and agree that the revisions they have made in 
response are acceptable. It should be noted that some of these 
matters would be included with the s106 legal agreement, 
rather than conditions. 

LB Newham (Environmental 
Health) 

LBN - Air Quality: No objections subject to the usual conditions 
regarding continual compliance during the existence of the 
development. 
 
The entire borough is within an Air Quality Management Area, 
LLDC Officers should satisfy themselves that the proposal does 
achieve air quality neutral.  
 
Officer Response: Noted – PPDT’s environmental consultants 
have reviewed the applicant’s air quality assessment and 
assessed the scheme as being air quality neutral and therefore 
policy compliant. 
 
Suggested Conditions to be imposed if approved:  

o Fixed Plant Machinery (BS4142) 
o Noise / Sound Insulation 
o Environmental Noise – Residential 
o A3/A4/A5 Usage – Grease Trap and Flue installation 
o Construction Environmental Management Plan (CEMP) 

LB Newham (Waste) 
 

LBN: The bins in blocks A1 & A2 need to be rotated 90 degrees, 
so the front is facing forward, for ease of access by the residents. 
This will affect the number of bins that fit in. 
 
Secondly, the bins at the far end of the block B’s bin store will 
be around 25m from the collection point. As part of the 
management plan the bins will all need to be brought nearer the 
doors on collection day. 
 
A turning head needs to be put in place at the north-east end of 
the access road (illustrate with a swept path analysis). 
 
Officer Response: The applicant has amended the scheme to 
address the comments (see paragraph 10.55).   
 

LB Tower Hamlets (Planning) No comments to make 

LB Tower Hamlets (Pollution) No objections  

Transport for London (TfL) TfL make the following comments: 
 

• A Car Parking Design and Management Plan (CPDMP) 
should be conditioned and should include arrangements for 
allocating blue badge spaces which should be on the basis of 
need rather than tied to particular homes.  



 

 
 

Consultee  Comment and Response 

• A s106 agreement is required that prevents occupiers from 
applying for permits for the adjoining controlled parking zone 
and which should also secure free car club membership for 
three years.  

• Cycle parking provision meets London Plan minimum 
standards, and it is welcomed that 25% of spaces will provided 
as Sheffield stands which includes provision in line with the 
LCDS for over-sized bicycles.  

• It will need to be confirmed that access to cycle parking is in 
line with London Cycling Design Standards (LCDS) guidance 
for access to cycle stores and for aisle widths between double-
tier parking.  

• Cycle parking should be secured by condition along with a 
requirement to meet the LCDS in the detailed arrangements. 

• It is welcomed that the Transport Assessment is in line with 
the Healthy Streets approach, and the applicant has included 
an assessment of Active Travel routes in the vicinity of the site. 

• TfL will wish to work with LLDC, Newham Council, Canal and 
River Trust and any other stakeholders to investigate the 
feasibility for this bridge and secure its delivery. 

• The precise details of bus routings and frequencies would be 
subject to further work, budget constraints and public 
consultation. They would also take account of the capacity of 
the bridge and the aspirations for this area in terms of public 
realm and provision for pedestrians and cyclists. Nonetheless 
we see this new opportunity for the routing of bus services to 
be important to mitigate the impact of the development of this 
site and others in the area and help knit together this new 
neighbourhood.  

• A full Construction Management Plan (CMP) should be 
secured via a condition. 

• A Travel Plan and restriction on applying for on-street permits 
should be secured by S106 agreement.  

• A Delivery and Servicing Plan (DSP) and Travel Plan would 
need to be secured via condition and Section 106 agreement 
respectively. 

• Electric Vehicle Charging Points (EVCP) and a Car Park 
Design and Management Plan should be secured by condition 

• A Section 278 legal agreement should be agreed with LB 
Newham to replace crossovers and reinstate and improve the 
footway adjacent to the boundary of the site, and any 
amendments to on-street parking and loading bays to enable 
ease of access to the site. 

• Marshgate Lane Highway Design and Road Safety Audit 
should be prepared and outcomes discussed with the 
Highway Authority. 

 
 Officer response: Conditions/s106 obligations along the 
recommended grounds are included.  
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Environment Agency (EA)  
 
1st review response dated 3rd 
November 2021 
 
 
 
 
 
 
 
 
 
 
2nd review response dated 26th 
November 2021 upon receipt of 
additional requested information 

Objection – Inadequate FRA 
The site lies within Flood Zone 3. The submitted FRA does not 
comply with the requirements for site-specific flood risk 
assessments, as set out in paragraphs 30 to 32 of the Flood Risk 
and Coastal Change section of the planning practice guidance. 
The FRA does not therefore adequately assess the 
development’s flood risk. In particular, the FRA fails to 
demonstrate that adequate flood storage compensation will be 
provided.  
 
Applicant Response: provided EA with revised FRA which 
demonstrates that adequate flood storage compensation 
arrangements will be made to ensure that there will be no loss 
in flood storage capacity on site. 
 
EA satisfied with revised FRA and remove previous 
objection to the proposed development  

Canal & River Trust The CRT has no objection to the proposed development, subject 
to the imposition of suitably worded conditions and the applicant 
entering into a legal agreement.  
 
CRT comment ‘…Overall, this seems a relatively well conceived 
scheme, with the scale and mass corresponding to other 
developments adjacent, and broken down by using different 
shades of brick throughout the scheme. The materials and 
detailing looks to be of a high quality, and the landscaping 
proposals are appropriate. The permeability of the layout of the 
proposal, affording long landward views between the edge, 
would seem to offer some relief to the overall mass of the 
development. CRT request a landscaping condition…’ 
 
The main issues relevant to the Trust as statutory consultee on 
this application are:  
 
a) The impact of the design on the character, appearance and 
amenity of the adjacent waterspace:  
 
b) The impact of the development on a future bridge crossing:  
The bridge would cross the trust’s property and would require an 
agreement to be reached with us prior to development. The 
consent of Defra would also be required.  
 
c) The impact of the development on ecology and water quality 
of the adjacent river: 
 
d) The impact of visitors to and occupants of the development 
on the waterway walking and cycling network: 
 
Officer response: The proposals have been assessed by 
PPDT’s environmental consultants and no objections have 
been raised. The proposed measures set out in the submitted 
ecological and arboricultural reports are considered to ensure 
that the development would deliver green spaces and 
encourage wildlife that would enhance the development. It is 
recognised that a healthy functional ecosystem can contribute 
to a better quality of life and to people’s sense of well-being; 
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and support economic diversification and contribute to a high-
quality environment. Officers are satisfied with the resulting 
character and appearance on the amenity of the waterspace, 
and that the proposals would not present a detrimental impact 
on ecology and water quality of the adjacent river. Officers 
consider the proposals to be acceptable and accord with the 
general aims of development plan policy with respect to 
minimal impacts on biodiversity and enhancement where 
possible. The proposals are in compliance with Local Plan 
policy BN.3 and the Pudding Mill SPD; the proposals would 
provide the flexibility to enable greater pedestrian, cycling and 
bus accessibility in the Queen Elizabeth Olympic Park (QEOP) 
and the wider Lea Valley.  
 
A landscaping condition has been included as recommended by 
CRT. 

Historic England Historic England do not wish to offer any comments.  

Historic England (Archaeology)  
 

Suggests the addition of a condition to be attached to the 
permission if the scheme is approved requiring that a stage 1 
written scheme of investigation (WSI) has been submitted to and 
approved by the local planning authority prior to demolition and 
development taking place.    
 
Officer response:  A condition has been included as 
recommended by Historic England. 

Natural England Objection - further information required to determine impacts on 
protected sites. As submitted, the application could have 
potential significant effects on Epping Forest Special Area of 
Conservation (SAC). Natural England requires further 
information in order to determine the significance of these 
impacts and the scope for mitigation.  
 
The following information is required: • A plan outlining the 
avoidance and mitigation measures for the development to 
ensure there are no recreational impacts on Epping Forest SAC.  
 
Officer Response: The further information requested by NE has 
been provided and shared with the NE. The following is 
proposed within the development, which officers and their 
environmental advisors consider suitably mitigates any impacts 
to the SAC. 
 
The scheme involves the provision of a new public footpath 
through the site which improves permeability generally. 
 
The scheme involves the provision of new trees both on street 
and within the courtyard and landscaped podium. There would 
be a net increase in trees when compared to that which currently 
exists.  
 
It has been agreed that detailed landscape matters such as the 
use of specific plants would be dealt with by way of condition 
and includes a requirement that such planting ensures the use 
of native plants. 
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The lighting aspect of the scheme would be captured by way of 
condition and could ensure that it is designed to encourage 
wildlife.  
 
Green roofs have been incorporated throughout the 
development, save for where photovoltaics are proposed and 
required by planning policy.   

Quality Review Panel (QRP) 
Post-Submission Review 22nd 
November 2022 
 

QRP ‘…most of its concerns have been addressed, a number 
of areas of the design would benefit from further development. 
In particular, more could be done to create a distinctive and 
place-specific character for the scheme, rooted in a landscape 
design that reflects the riverside context of the site and is 
informed by a better understanding of the biodiversity gain to 
be achieved. This should include engagement with the Canal 
and River Trust to agree an approach to softening the 
riverside.  
 
Massing and Scale: The panel feels that this is at the limit of 
what can be accommodated on the site. While the overall form 
of the buildings works well, the rationale for the scale, height 
and massing of the blocks still requires greater clarity. 
 
Architecture and Materiality:  … The panel still has some 
concerns about the treatment of the projecting balconies. The 
quality of the materials and detailing, particularly with regard to 
their alignment within the façade, will be critical to ensuring that 
they are fully integrated with the buildings’ architecture.…’ 
 
Landscaping and Public Realm: The panel welcomes the 
development of the proposed landscape design, including the 
integration of water management measures into the scheme. 
 
The panel welcomes the widening of the towpath, which has 
been made possible by the amendments to the building 
alignment.  
 
However, it would like to see the design team engage with the 
CRT to agree an approach to greening and softening the river’s 
edge itself. 
 
The measures to soften the residential street are welcomed, 
but the panel feels that, even with the need to accommodate 
emergency vehicles, more could be done to soften its 
character after the turning.  
 
‘…The panel feels that, with these issues addressed, the 
proposals have the potential to create a high-quality 
development that meets the requirements of Local Plan Policy 
BN.5…’ 
 
Officer Response: Officers consider that the applicant has 
suitably addressed the comments raised by QRP, which has 
been as a result of refinements to the scheme such as omitting 
projecting balconies along the primary route of Marshgate Lane 
on the A1 block in line with the Pudding Mill SPD, and updating 
the proposed landscaping to include more riverine-type 
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species. The applicant also provided the rationale for the scale, 
height and massing which has been to break down the 
massing of 2 buildings into 5 smaller distinct blocks with a 
courtyard solution, in order to align with the SPD’s aspirations 
to create a fine-grained development that responds to the 
heritage of the nearby areas. 
  
See paragraphs 10.33 – 10.82 and 10.96 – 10.107.  

PPDT’s Environmental Consultant 
(Arup) 

Comments were originally received which sought clarification on 
a number of environmental matters including the drainage 
strategy, noise, ecology, energy, air quality, wind, waste and 
sunlight/daylight.   Further details were provided by the applicant 
and the matters are now resolved.  
 
Conditions have been recommended in relation to noise, waste 
strategy, air quality and dust management. 
 

PPDT’s Transport Consultant 
(Jacobs)   
 

No objection, subject to conditions/s106 requirements regarding 
construction management, site waste management, blue badge 
provision, restricting resident parking permits, car club provision, 
resident and visitor cycle parking details.   
 
Officer Response: S106 obligations are recommended to cover 
these requirements. 
 

Built Environment Access Panel 

(BEAP): The proposal was 
presented to Members at pre-
application stage on the 25th 
November 2021. 

The following points were made in discussion: 
 
BEAP: Public Realm Access: The public realm should be 
adequately reviewed to ensure it is safe and accessible for 
pedestrians and cyclists. Further details are required on the 
design of the public realm, in terms of layout and segregation 
of pedestrian and cyclists. There needs to be proper 
segregation between cyclist and pedestrians to avoid conflict. 
The panel request further information on the general layout of 
the public realm. Confirmation of kerb height - kerbs must be 
clearly legible to ensure safety for blind and partially sighted 
people in different weather conditions. 

 
Applicant Response: The proposed informal cycle route along 

the towpath has been reviewed and in light of comments 
from the BEAP.  ‘…We have explored both options and are 
very happy to design in landscape features that will slow 
cyclists down and provide the sense of hierarchy that 
pedestrians take priority...’ 
 
Kerbs are clearly identifiable against the surrounding paving 
materials and are intended to be of a height of approx. 125mm  

 
Officer Comment: A landscape condition is suggested and 
therefore detailed materials and levels would be included as 
part of a submission to discharge this planning condition 
including requiring details to be submitted with the aim of 
slowing cyclists along the towpath – LLDC’s design principal 
has confirmed that this would be an acceptable response. 
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BEAP: Inclusive Public Realm: More clarity on how the spaces 
between Blocks A and B functions and interacts. Consider 
movement around the external area, between the blocks and 
their entrances. Provide the design of step free access routes 
between the blocks and difference in travel distance compared 
to stepped route (e.g. steps linking the lower level with the café 
space). How the café spill from the corner of Block B offers 
clear and consistent pedestrian route. Clarification was 
requested and received illustrating that the amenity space, 
balcony and podium have level threshold and comply with 
Building Regulations and Inclusive Design Standards. 

 
Applicant Response: There is step free access between all of 
the blocks, and where steps are located to facilitate the future 
bridge link, alternate access is to be provided with gradients 
shallower than 1:21. 
 
The area available outside the corner of Block B is between 5 
and 6m wide, allowing space for a clear pedestrian route and 
informal cafe seating. 
 
Amenity space, podium and balcony all have level threshold 
and comply with/exceed Building Regulations and Inclusive 
Design Standards.   

 
BEAP: Public Realm/Play Space (Bridge Option): An 
understanding is needed of how the public realm would 
function with the bridge option. Clear definition of the spaces, 
how informal play would be incorporated without conflicting 
with pedestrian movement. How crossings, road, footpath and 
parking would be coordinated. There is reference to the 
meanwhile use being designed for older people but no 
indication of where it would be accommodated when the bridge 
is built. Clarify the drop from the proposed bridge to the tow 
path. 

 
Applicant Response: Play across the site is provided for in key 
locations such as Lock Keeper's View, the Courtyard and the 
Podium and does not conflict with pedestrian movement. 
Seating is proposed to be provided for across the site, within 
the Meantime landscape, along the towpath, in Lock Keeper's 
View and in the communal amenity spaces. Seating is intended 
to be suitable for all ages and abilities, with back rests and arm 
rests. The intention is that all external spaces can be used by 
all, not just the Meantime landscape. Once the bridge is 
implemented, the seating within the Meantime landscape 
would be distributed across the site within the other amenity 
spaces and along the towpath.  Again, details would be 
provided and agreed at the condition stage. 

 
The space outside the southern corner of Block B would be 
flush with the bridge as would the footway along the bridge link 
road. There would be a level difference of 1.86m from the 
proposed bridge down to the towpath, with alternate step free 
access to the towpath of a gradient of 1:21 running alongside 
Block B.  
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Officer Response: A landscape condition has been 
recommended and therefore detailed coordination of crossings, 
roads, footpaths and parking would be included as part of a 
submission to discharge this planning condition. 
 
BEAP:  Inclusive Play Strategy: Design team to consider 
location of play space so all users have access to play with 
good daylight (to improve mental health and wellbeing). 
Consideration for inclusive play element in Lock Keepers Park 
and other areas. Play space allowance should be made for 
older people with accessible seating. More thought needs to be 
given to play and consideration of different age groups and 
diverse needs of different occupiers. Playable space should 
also have areas that offer protection from the weather. 

 
Applicant Response: The play spaces have been located in the 
areas on site with the highest level of daylight. All play and 
amenity spaces are BRE compliant. 
 
Inclusive play has been considered across the site with 
suitable surface materials to provide access to the accessible 
equipment, whilst also providing a balance between the 
competing demands of accessibility and urban greening/ 
biodiversity. 
 
Seating is proposed to be provided for across the site, within 
the Meantime landscape, along the towpath, in Lock Keeper's 
View and in the communal amenity spaces. Seating is intended 
to be suitable for all ages and abilities, with back rests and arm 
rests. The intention is that all external spaces can be used by 
all users and the external spaces provide amenity for all in the 
form of seating, open space, vegetation and views, rather than 
the provision of specific play equipment.  
 
All play spaces have trees for shelter. 

  
BEAP: Street furniture and seating in the public realm: Seating 
in the public realm should have a variation in height, as well as 
arm rest and back rest. Furthermore, landscape planters, cycle 
stand, bollards, seating etc. should be located away from 
pedestrian routes. Accessible furniture should be provided 
within the public realm in line with the LLDC Inclusive Design 
Standards. 

 
Applicant Response: Seating is intended to be suitable for all 
ages and abilities, with back rests and arm rests and varying 
heights. 

 
BEAP: Dog spending areas: More information on spending 
area for a guide and assistance dog should be incorporated 
into the development. 

 
Applicant Response: General amenity spaces are step-free 
and provide both grass and hard surfaces along with seating 
and space for wheelchairs and dogs to sit alongside seating. A 
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dog waste bin would be provided within the Lock Keeper's 
View area. 

 
BEAP: Parking Strategy and drop off areas: Understanding of 
where the accessible homes would be in relation to the blue 
badge parking and distance to the building entrances. 
Confirmation on allocation of drop off areas and service bays 
for the different blocks etc. where food and grocery deliveries 
would park. Details on the management of parking spaces, 
future proofing the accessible spaces (including management 
of the 7% bays) is needed. 7% On-street future blue badge bay 
provision should be well designed, so that transfer zone does 
not encroach on footpaths e.g. maintaining adequate width for 
push chair, wheelchair etc. 

 
Officer Comments: Following the BEAP comment, the location 
of the accessible homes has been reviewed so that they are 
more evenly distributed across all blocks within the 
development.  This has also meant a review of the parking 
strategy with regards to walking distances from blue badge 
spaces to accessible units. Almost all spaces can be allocated 
within 50m walking distance of the unit that they serve with the 
exception of the blue badge spaces serving the accessible 
units in Block A2 (4 spaces). These blue badge spaces are 
approx. 55m from the front door of the accessible unit. Seating 
with arm and back rests would be located at resting points 
along this route.  

 
The only scenario where blue badge on street parking would 
be required is for the future additional 4% provision. The 
scheme would provide 5.9% accessible parking provision from 
the outset whereby all blue badge parking spaces would be 
provided within the ground floor of Blocks A & B, with no on 
street parking required.  

 
The carriageway is wide enough to allow a car to pass a 
stationary refuse vehicle stopped on the street, and thus would 
not impede access for other vehicles to stop in the carriageway 
for drop off / deliveries. There is also a loading bay provided to 
the north side of Block B. Refuse collections would occur only 
once per week, and by accommodating the refuse vehicle on-
street, it avoids the need to create a larger loading bay, thereby 
allowing more space for pedestrians and landscaping. The 
street itself would be very lightly trafficked, limited principally to 
access for service vehicles, and occasional resident car 
movements from the blue badge parking bays. It is also 
expected that there would be light pedestrian movements with 
minimal conflict.  

 
BEAP: Wheelchair Accessible Dwellings: Wheelchair 
accessible dwellings are unevenly distributed with the majority 
confined to Block B. The panel request details on the tenure 
and typologies of all wheelchair dwellings. Clarification of 
tenure split and the location of M4 (3) dwellings across the 
Blocks is needed. Confirmation of the percentage of dual 
aspect wheelchair user homes is needed. The scheme should 
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maximise choice for potential residents. Inclusive Design 
Standards recommends an even distribution of wheelchair user 
dwellings, where large development is delivered in phases. 
 
Applicant Response: The location of accessible units has been 
reviewed so that they are more evenly distributed across all 
blocks within the development. At the BEAP meeting the 
scheme presented provided 6 x wheelchair units in Block A1 
and all other wheelchair units in Blocks B1 - B3. The scheme 
has been revisited to now provide: 
- 2 x wheelchair units in A1 (8%) (private and intermediate) 
- 4 x wheelchair units in A2 (8%) (London Affordable Rent) 
-12 x wheelchair units in B1 (16%) (private and intermediate) 
- 9 x wheelchair units in B2 (21%) (private) 
- 6 x wheelchair units in B3 (11%) (private) 
 
Tenure Distribution: 
London Affordable Rent: 15% accessible Units  
Shared Ownership: 15% accessible Units 
Private: 15% accessible Units 
  
88 % of wheelchair units are dual aspect.  
 
BEAP: Inclusive Housing: Compliance with the London Plan 
and Building Regulations in terms of meeting the requirement 
for accessible and adaptable dwellings and wheelchair user 
dwellings. Layouts of dwellings should be reviewed to ensure 
dwelling designs incorporate sufficient internal space and 
adequate features to comply with M4(2) and M4(3) 
requirement. 
 
Applicant Response: All layouts comply with or exceed the 
London Plan and Building Regulations in terms of meeting the 
requirements for accessible and adaptable dwellings and 
wheelchair user dwellings. All layouts have been reviewed to 
ensure that they incorporate sufficient internal space and 
adequate features to comply with M4(2) and M4(3) 
requirements. 
 
BEAP: Family dwellings: Careful consideration is needed on 
culture, diversity and faith issues when designing family 
dwellings. The Panel emphasises the importance of family 
living and request details of how families are represented 
within the scheme. Dwellings should have flexible configuration 
to meet the faith and culture needs of the household. The 
Inclusive Design Standards and guidance regarding housing 
quality on faith and age should be taken into consideration. 
 
Applicant Response: All family dwellings (located in Block A2) 
have been designed to ensure flexible configuration in order to 
meet the faith and culture needs of the household and with 
particular considerations as per the LLDC's inclusive design 
guidelines. 
 
BEAP: Commercial Uses: Management Strategy should be 
instigated to ensure fit-out by client and work place provider 



 

 
 

Consultee  Comment and Response 

contain accessible facilities including wheelchair accessible 
WC. 
 
Officer Response: A management strategy has been submitted 
with the application, however a final version would be expected 
to be submitted and agreed as a part of the s.106 (as was the 
case with phase 1), when these details can be set out in full.   
 
BEAP: Microclimate: Concerns on wind tunnel effect between 
blocks and the effect on wheelchair users and other disabled 
people. Ensure wind mitigation study does not only focus on 
higher level but equally pick up wind across different levels of 
the site. Consider how you break up the wind and that there is 
some protection from the wind when going in and out of 
buildings. Wind mitigation being assessed against play space, 
entrances etc 
 
Officer Response: A wind assessment has been carried out 
and submitted with the application, which has been reviewed 
by PPDT’s environmental consultants, who confirm that all 
areas meet and exceed the required levels of comfort and wind 
mitigation for their respective uses. 
 
BEAP: Security/Signage/Lighting: Clarification is needed on 
wayfinding and signage strategy to help people find their way 
around. How is the design proposal dealing with lighting in the 
public realm and pedestrian route along the canal during the 
hours of darkness. Concern over feeling of safety and security 
along canal edge particularly for those accessing homes 
directly off the towpath. There needs to be a balance between 
blocks of planting, privacy and natural surveillance. 
 
Officer Response: A landscape condition has been 
recommended and therefore detailed lighting and signage 
design would be included as part of a submission to discharge 
this planning condition.  
 
The architecture benefits from large windows and with several 
storeys in each building, the amenity spaces, street and 
towpath are all well overlooked. 
 
Planting would be designed to ensure height and density do 
not impede any natural surveillance, and detailed planting 
design would be included as part of the landscape planning 
condition. 
 
Officer Conclusion: Overall the applicant response is 
satisfactory. Following BEAP officers are satisfied that the 
detailed design embeds inclusive design principles through all 
the stages of the development. 
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Member PDC Briefing: The 
proposal was presented to 
Members at pre-application stage 
on the 7th December 2021. 
 

 

The following points were made in discussion: 
 

• Queried the sustainability of the scheme and its 
BREEAM rating 

• Asked if the scheme would connect to the district heat 
network 

• Wanted to understand the relationship of the proposal 
to the river 

• Queried if the housing would be ‘pepper potted’;  

• Noted that the AFFORDABLE building would be 
located the furthest away from the waterside, and 
potentially in the least attractive location 

• Acknowledged that the height of the scheme had been 
reduced from the last application but also that the 
proposal would still exceed the prevailing height 
identified for this area 

• Query over how close the building blocks be, and 
would the amenity of residents within those blocks be 
acceptable (outlook, lighting, privacy) 

• Need to understand the quality of the podium deck 
(sunlighting), and which residents would have access 
to which amenity space and doorstop play; also would 
the spaces be gated/private? 

• Information required on child density  

• Query about where the cycle parking would be 
proposed 

• Queried what the connectivity benefits of the scheme 
might be     
 

Applicant Response: 
 
The commercial space within the scheme would seek to 
achieve a BREEAM rating of Excellent. The Local Plan 
requires a Very Good rating.   
 
The scheme would connect to the District Heat Network. 
 
Currently there is no access to the river in this location.  The 
proposal allows full public access along the full length of the 
river.  This space will be designed as a continuation of, and in 
accordance with the Lea Valley River Walk as a Winding 
Towpath running along the eastern and southern edge of the 
development, alongside Bow Back River. It provides a 
pedestrian and cyclist friendly route connecting Stratford Mill 
with the wider landscape. 
 
The affordable homes would be mixed throughout the 
development with block A containing market sale, intermediate 
and London affordable rent (LAR) homes. 
 
In terms of the location of the LAR homes, these have been 
moved following the comment and are now located in block A2, 
which adjoins the river and would be considered to be the most 
attractive location. 
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The scheme has reduced in height significantly from the appeal 
scheme (18 storeys down to a maximum of 12).  This is the 
same height as phase 1.  It does exceed the prevailing height 
identified for this area, but passes the BN.5 tests. 
 
The massing and flat layouts proposed have been designed 
to maximise the number of homes with views to the canal and 
beyond.  Per typical floor, 68% of homes have a view from at 
least one window to the Bow Back River.  Where possible, if 
the canal view is limited, the amenity spaces provided offer 
views to the canal instead.  The massing and flat layouts 
proposed have been designed to maximise the number of dual 
aspect homes across the site (65%).  There are no single 
aspect north facing homes or single aspect three bedroom 
homes.  The homes would be well lit, and distances between 
blocks are set to avoid overlooking.   
 
The Podium sits at the heart of Block B on the first floor 
providing private amenity space for residents and their visitors. 
It has been designed as a high quality multi-functional space 
that provides a variety of functions including children’s play, 
areas to sit, relax and socialise, and pedestrian circulation. 
Raised planters facilitate shrub and herbaceous planting 
designed to provide seasonal interest and increase 
biodiversity.  Under 5’s play provision is located on the central 
lawn and forms an integral part of the design including seating, 
balancing poles and stepping stones which become informal 
and imaginative play elements.  88% of the podium would 
receive at least 2 hours of direct sunlight in March, significantly 
greater than the 50% sought by the BRE guidance.  It would be 
a good quality space.  All residents would have access to 
private communal space within the development, as well as the 
publicly accessible areas.   
 
The scheme would have 76 children.   
 
The cycle parking would be located in various positions at 
ground level within the building, close to the main entrances.  
 
The main connectivity benefits the scheme brings is opening 
up the route along the river.  It would also allow for a new 
bridge to be delivered in the future, providing a link from the 
south (i.e. Bow and Sugar House Island) up to the QE Park 
and Stratford.   

In addition, the following were consulted and no responses have been received: Thames Water; BT; 
London Cycling Campaign; London City Airport; London Fire Brigade; Metropolitan Police; London 
Power Networks Services; Network Rail; National Grid; London Ambulance Service NHS Trust; CgMs; 
Docklands Light Railway Property Services; and London Underground Infrastructure Protection. 

 
10. ASSESSMENT OF PLANNING ISSUES  

 
10.1 The application proposes the creation of a mixed-use development, comprising 

245 homes and at ground floor there would be 420m² of new commercial space, 
falling in use class E. 
 



 

 
 

10.2 The main issues in respect of this proposed development are considered to be 
whether the principle of the proposal is acceptable. As well as density and layout, 
residential housing provision, scale, height and massing; design and residential 
quality; including daylight, sunlight and overshadowing; amenity space and 
landscaping; accessibility and inclusive design; transport and servicing as well as 
environmental and amenity impacts; and sustainability.  

 
Planning Background 
 

10.3 As set out in paragraph 7.3 there is an extant planning permission reference 
17/00669/VAR, for Phases 1 and 2 and 14 Marshgate) comprising commercial 
floorspace equating to 5,671m² and a total of 260 homes of which 75 homes are 
within the Phase 1 site area, 130 in Phase 2 and 55 in 14 Marshgate.  Phase 1 
has been implemented and is complete. This report is for revised proposals for the 
Phase 2 site. 
 

10.4 A subsequent application for Phase 2, to provide 342 homes, with the potential for 
commercial / retail units comprising a courtyard block and three towers buildings, 
with heights ranging from 4 to 18 storeys (19/00250/FUL) was resolved to be 
refused and later dismissed on appeal.  The appeal was dismissed on grounds of 
the form of the development, specifically in relation to height and density, and 
associated adverse impacts on the character of the townscape and the impact 
upon adjoining development. 
 

10.5 The current submission for 245 homes on the Phase 2 site takes account of the 
appeal decision.  It should be noted that whilst the Phase 1 permission would 
remain the same, the current submission would replace the approved Phase 2 
element of planning reference 17/00669/VAR (which contained 130 dwellings). 
The proposed Phase 2 development would result in an uplift of 115 homes on the 
Phase 2 site compared to the extant permission (17/00669/VAR). 
 
Principle of Development  
 

10.6 The application site forms part of the Local Plan Site Allocation SA4.3, which 
supports mixed-use development across the site allocation area. The aspiration for 
the entire site allocation is for the creation of a new, medium density mixed use 
neighbourhood with a new Local Centre adjacent to the Pudding Mill DLR Station 
and Pudding Mill Lane. The Pudding Mill SPD provides guidance in relation to the 
form and type of development appropriate for each character area within the site 
allocation.  Achieving 25% non-residential floorspace across the site allocation as 
a whole is also clearly specified within the Local Plan.   
 

10.7 The principle of a residential use on the application site has been established by 
virtue of planning permissions 14/00422/FUL and 17/00669/VAR (as described in 
the history section of the report, section 6)- The Pudding Mill SPD also directs 
residential development towards the location of the application site.  

 
10.8 In addition to the provision of housing, the proposed development incorporates the 

provision of 420m² of ground floor commercial floorspace (Use Class E). It is noted 
that the commercial element of the Phase 1 site 5,472m², has been completed 
which equates to 34% of the floorspace within the two buildings within Phase 1 
and approximately 13% of non-residential floorspace across the whole extant 
permission site. Officers are satisfied that together with other sites, such as 
Legacy Wharf, Vulcan Wharf, and Pudding Mill, the proposals support the 
objectives of the Local Plan in so far as contributing to achieving the overall target 



 

 
 

of 25% non-residential floorspace within the wider Pudding Mill area and are in 
step with National aspirations.  It should be noted that Local Plan policy SA4.3 
requires the balance of employment floorspace to be greater in the area to the 
west of Cooks Road adjacent to the River Lea and the A12, to provide an 
environmental and visual buffer that would allow a higher quality of residential 
development within the rest of the site.  

 
10.9 It should be noted that in terms of the existing site, all original buildings and 

commercial uses have been demolished and the permitted residential/commercial 
development in Phase 1 has been implemented. Compared to the extant consent 
the proposed commercial element represents an increase in commercial 
floorspace to what was previously proposed as a purely residential scheme in the 
Phase 2 site area. 

 
10.10 The commercial floorspace is proposed as small retail / office / studio units, 

capable of easy subdivision, suitable for small existing or start-up businesses. To 
ensure maximum flexibility and ensure the units are let and do not remain vacant, 
class E use has been applied for, which covers a range of uses including retail 
shop, bar, office space, studio uses or a nursery. The principle of ancillary 
commercial floorspace close to the Pudding Mill Neighbourhood Centre is 
acceptable and meets the policy aspirations for the area.  Activating frontages at 
the ground floor is welcomed and encouraged. Commercial frontages to the main 
arterial route of Marshgate Lane are retained within the final scheme proposals. 
Active frontages to ground floor units on principle routes are an important objective 
of the vision for Pudding Mill and residential amenity would be severely 
compromised in these locations. The Heads of Terms would require the 
submission of strategy for the management and letting of the commercial 
floorspace. 
 

10.11 In light of the above, the principle of delivering residential accommodation, and 
employment floorspace in this location is considered to be well-established and 
the proposals would accord with the site allocation guidance for this part of 
Pudding Mill.  
 

10.12 The GLA (Stage 1) have confirmed in their consultation response that the principle 
of development is supported. The current submission is for a lower density 
scheme and takes a different design approach to the scheme dismissed at appeal, 
the merits of which are discussed in later paragraphs.  

 
10.13 Officers support the applicant’s desire to increase housing stock and provide 

employment floorspace within the LLDC area, which is consistent with national, 
regional and local development plan policies. 
 
Residential Housing Provision 
 

10.14 The proposed 245 residential units would contribute towards meeting LLDC’s 
housing requirements identified in the Local Plan policy SP.2, which seeks to 
optimise housing delivery on suitable and available sites.  Paragraph 122 of the 
NPPF requires planning policies and planning decisions to support development 
that makes efficient use of land, taking into account a range of contextual factors. 
 
 
 
 



 

 
 

10.15 Policy H12 of the London Plan states that residential development should offer 
genuine housing choice with regard to the range of housing size and type. Local 
Plan policy H.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 130 of the proposed 245 homes to be two-bedroom or more which 
equates to 53% of the total provision (see Table 8 below).  
 

 
Table 8 Proportion of Homes by Number of Bedrooms  

 
1 beds 2 beds 3 beds 4 beds 

115 103 21 6 

47% 42% 8.5% 2.5 

 
 

10.16 The proposed residential homes would provide a welcome contribution and in 
accordance with Local Plan policy would provide a mix of housing types to create 
sustainable new neighbourhoods that contribute towards mixed and balanced 
communities.  
 
Affordable Housing Provision 

 
10.17 London Plan policy H5 requires major developments which trigger affordable 

housing requirements to provide affordable housing through the ‘threshold 
approach’. The development has been submitted on that basis and no viability 
assessment is required to be submitted.  The affordable housing thresholds are 
set out within Local Plan policy SP.2 through a minimum 35% target across the 
area and applying the Mayor’s threshold levels for this site of 35% on a habitable 
room basis.  
 

10.18 The proposed provision for Phase 2 equates to 35% affordable housing by 
habitable room and 28% by unit. It should be noted that the affordable housing 
provision across the site in the extant permission (17/00669/VAR), which included 
Phase 1, 2 and 14 Marshgate, is 21% by habitable room. Members should note 
that the extant permission which comprises 75 homes proposed no affordable 
homes in Phase 1.  The proposals represent an uplift in affordable housing over 
what was originally consented across the three phases resulting in a policy 
compliant provision. Officers are satisfied that the proposed affordable housing is 
acceptable. 

 
10.19 It should also be noted that 5,472m² commercial element has been delivered as 

part of the completed Phase 1 development.  
 
Affordable Housing Tenure 
 

10.20 Local Plan Policy H.2 requires affordable housing to have a tenure split of 60:40 
between affordable rent (60%) and intermediate (40%).  Following discussions 
with officers, as set out in table below, the applicant has proposed London 
Affordable Rent to be 48% on a unit basis, and 60% on a habitable room basis, 
and Intermediate housing would be 52% on a unit basis, and 40% on a habitable 
room basis. The proposed affordable housing tenure is illustrated in Table 9 
below.  

 
 
 



 

 
 

Table 9 Affordable Housing by Type 
 

Affordable 

Type 

No. of 

Affordable 

Units 

% Split 

Affordable 

Units 

No. of Hab. 

Rooms 

% Split of Hab. 

Rooms 

London 

Living Rent 

0 0 0 0 

London 

Affordable 

Rent  

30 48% 141 60% 

Shared 

Ownership 

33 52% 95 40% 

Total 63 100% 236 100% 

 
10.21 The quantum of affordable housing would be secured in the s.106 legal agreement 

which would 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 complies with the 35% ‘fast 
track’ affordable housing target as per the Mayor’s Affordable Housing and 
Viability SPG, a late review mechanism is not required. 
 

10.22 At their PDC briefing Members queried the location of the affordable housing mix, 
which was proposed in Block A1 noting that it would be located the furthest away 

from the waterside, and potentially in the least attractive location. The applicant has 
reviewed the location and has relocated the affordable housing to Block A2.  
Members should note that Block A2 was formerly proposed to house private and 
shared ownership homes, those homes would now be located in Block A1. Block 
A2 has a part canal side frontage. The details of the locations of the respective 
affordable units would also be secured through the s106 Agreement.   
 

10.23 The proposed housing tenure, including affordable housing, is broken down in 
detail in table 10. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

 
 

Table 10 Affordable Homes by Tenure and Size 
 

 
10.24 Officers are satisfied that the affordable housing proposition is compliant with the 

aspirations and requirements of the Local and London Plan. 
 

10.25 At their PDC briefing Members asked whether the housing would be ‘pepper 
potted’. The applicant responded that pepper potting is not universally accepted by 
Registered Providers, due to the complex management and maintenance liabilities 
for mixed tenure buildings. Furthermore, there is no policy requirement for pepper-
potting but supporting guidance in the Local Plan policy H2 sets out how schemes 
should be designed to ensure they are inclusive.  Officers are satisfied that the 
proposals meet this guidance.  Responding to Members queries at the PDC 
briefing Block A2, which is a mixed tenure block (London Affordable Rent / shared 
ownership homes; predominantly larger three bed family homes) is closer to the 
canal than Block A1, a market housing building. All homes have been proposed to 
be in locations that are of high amenity value. Affordable homes are located in 
areas within the site which are canalside, close to amenities, public transport 
connections, have good outlook and experience good levels of amenity overall. 
 
Density and Layout 
 

10.26 The London Plan policy D6 states: Development proposals must make the most 
efficient use of land and be developed at the optimum density. The optimum 
density of a development should result from a design-led approach to determine 
the capacity of the site. Particular consideration should be given to: 1. the site 
context; 2. its connectivity and accessibility by walking and cycling, and existing 
and planned public transport (including PTAL); and 3. the capacity of surrounding 
infrastructure.  

 
10.27 Policies D1, D4 and D8 of the London Plan highlight that the design of new 

developments and the spaces they create should help reinforce the character of 
the neighbourhood. Development should have regard to the form, function and 

Tenure 1 
bedroom 

2 
bedroom 

3 
bedroom 

4 bedroom All Bedroom Types 
Total 

Market 98 units 
(54% of 
total 
market) 

84 units 
(46% of 
total 
market) 

0   0 182 units 
(74% of total housing 
by unit, 65% by hab 
room) 

Shared 
Ownershi
p 

15 unit 
(45% of 
total 
shared 
ownership
) 

14 units 
(42% of 
total 
shared 
ownership
) 

4 units 
(12% of 
total 
shared 
ownership
) 

  0 33 units 
(52% of affordable 
housing / 13% of 
total housing, by 
unit) 

London 
Affordable 
Rent 
(LAR) 

2 units 
(7% of 
total 
affordable 
rent) 

5 units 
(17% of 
total 
affordable 
rent) 

17 units 
(57% of 
total 
affordable 
rent) 

4 units 
(13% of 
total 
affordable 
rent) 

30 units 
(48% of total 
affordable housing / 
12% of total housing, 
by unit) 

All 
Tenures 
Total 

115 units 
(47%) 

103 units 
(42%) 

21 units 
(9%) 

6 units 
(2%) 

245 home
s 



 

 
 

structure of an area, place or street and the scale, mass and orientation of 
surrounding buildings and other forms of development. It is required that in areas 
of poor, or ill-defined, character, new development should build on the positive 
existing elements that can contribute to establishing an enhanced character for the 
future function of the area.  

 
10.28 The Pudding Mill SPD states that medium density should be achieved throughout 

the whole of the site with opportunities for higher density within the Local Centre. 
Whilst the majority of the application site is outside of the Local Centre, there is an 
element to the west which falls within it. (see appendix 5). The SPD states that 
quieter and more residential focus to the area should be reflected in lower 
densities. Local Plan Policy BN.5 identifies the centre function and transport 
connections as being potential justification for achieving an element of greater 
height and density provided the character of the area is not harmed. The scheme 
as proposed is accommodated within a courtyard block typology that is better 
aligned with the wider strategy for Pudding Mill as envisaged in the SPD. 
 

10.29 The proposal is of a lower density of development relative to the refused appeal 
proposal.  The proposed development is for 245 homes with 684 habitable rooms, 
which equates to 844 hr/ha and 302 dwelling per hectare. The appeal scheme for 
342 residential dwellings with 924 habitable rooms, equates to 1,143 habitable 
rooms per hectare (hr/ha) and 422 dwellings per hectare.  For context, the extant 
consent (17/00669/VAR) which includes a wider site area has an approved 
residential density of 722 habitable rooms per hectare and the LCS outline 
approval a residential density range proposed for the adjoining PDZ 8 
Development Parcels of between 450-950 and 450-650.  Whilst at the higher end 
of the densities listed above officers are satisfied that proposals are the result of a 
design-led approach and are aligned with the site allocation aspirations set out in 
the Pudding Mill SPD which seeks a medium-density, and complies with the 
objectives of London Plan policies GG2, D3 and D6.  
 

10.30 In terms of layout, the north of the site (buildings A1-A2) is to be formed by aligned 
linear courtyard buildings that run the full width of the site. Rectangular and rigidly 
efficient in layout, they would house maisonette units at ground floor and a mixture 
of single storey apartments above, some with external gallery access. The south 
of the site (buildings B1-B3) would form another courtyard block which responds to 
the form of the A block and Phase 1 commercial workspace building. The B block 
also responds to the canal that borders its southern and eastern edge. Between 
these two zones, lies the proposed residential street which would anchor the 
proposal, running from south west to north east. Moving along this street offers the 
chance to view both sides of the scheme which come together at this point. The 
QRP commented that the overall form of the buildings works well.   

10.31 The proposal responds directly to the Pudding Mill SPD for courtyard typologies 
with 2 new courtyard blocks. The A block completes the courtyard meeting the 
footprint of 14 Marshgate Lane. The long linear form of block A is to be broken 
through a defined step in the massing. The B block responds to key routes and 
pockets of public realm and the remaining geometry is filled with a massing that 
takes advantage of southern facing aspect. The architectural expression further 
contributes to the area’s character and fine urban grain.  Two buildings are split 
into 5 different blocks each with their own character and identity. 

 
10.32 Officers are satisfied that the proposals are as a result of thorough design analysis 

of the site, its character and the surroundings. Officers note the reduction in the 
density of development relative to the appeal scheme, which is considered to be 
appropriate albeit at the limit of what can be accommodated on the site.  The 



 

 
 

general form and layout is a relatively successful response to the site and 
surroundings and has the support of the QRP. The form and layout of the 
development, including its density, is considered to be sensitive to its location and 
would sit well within the surrounding context including the approved outline LCS 
PDZ8 masterplan. The proposals accord with the policy criteria set out in Local 
Plan Policies BN.1 and BN.4 in so far as designing a high-quality development that 
responds appropriately to its context.  

 
Scale and Height  

 
10.33 The Local Plan states that development in Pudding Mill (sub area 4) is generally 

expected to have a maximum height of 21m which, in a residential building, would 
usually equate to 6 to 7 storeys. Local Plan policy BN.5 sets out the approach that 
would need to be applied in assessing developments where it is proposed to 
exceed this height.  

 
10.34 The proposed buildings as set out in paragraph 7.10 are between 2 and 12 storeys 

(8.35m to 40.73m) in height, it is noted however that the majority of the blocks are 
above the prevailing 21m height. 

 
10.35 Where proposals exceed the prevailing height, they are required to be assessed 

under Local Plan Policy BN.5 which states that buildings defined as ‘tall buildings’ 
must exhibit exceptionally good design, demonstrating this through independent 
design review, and in addition to meeting requirements of policies BN.1 and BN.4, 
demonstrate: ‘…1. An appropriate proportion, form, massing, height and scale in 
context with the character of its surroundings; 2. Use of material appropriate to the 
height of the building; 3. Acceptable access and servicing arrangements; 4. A 
positive contribution to the public realm at ground level; 5. A positive contribution 
to the surrounding townscape; and 6. Creation of new or an enhancement to 
existing views, vistas and sightlines where there is an opportunity to do so….’ 
 
Assessment in relation to Local Plan Policy BN.5 - Proposals for Tall Buildings 
 

10.36 Tall buildings are defined as those that are higher than a sub area’s prevailing or 
generally expected height as set out in the Local Plan. Part of the site falls in the 
Pudding Mill Local Centre, which includes the proposed tallest elements (see 
appendix 5), with the remainder being a residential focused location. The SPD 
states that the Local Centre has potential for some of the highest elements across 
the site. In discussing the extant consent (14/00422/FUL, as varied by 
17/00669/VAR), the SPD continues that ‘…The heights within the Marshgate Lane 
scheme reflect the proximity to the Local Centre where the highest element at 40 
metres is located within what will be considered the Local Centre, stepping down 
as the distance increases. This pattern is generally considered appropriate for this 
part of the site, with the tallest elements located within what will become the Local 
Centre, with its appropriate mix of uses, and heights stepping down as distance 
from the local centre increases and the residential proportion increases…’ 
 

10.37 Proposals for tall buildings both inside and outside the Local Centre boundaries 
will be assessed against the criteria in this policy and Local Plan Policies BN.1 and 
BN.4. In relation to ‘Policy BN.5: Proposals for tall buildings’, the Development 
would have elements which would exceed the prevailing height of 21m defined for 
Pudding Mill. As assessment of the scheme against the individual criteria of BN.5 
is set out below. 
BN.5 - An appropriate proportion, form, massing, height and scale in context with 
the character of its surroundings: 



 

 
 

 
10.38 Whilst the Local Plan indicates heights across the site of up to 21 metres above 

ground level the Puddling Mill SPD makes allowance for greater variation in scale 
and massing around this general datum to allow for the creation of a distinctive 
and interesting townscape. The massing is arranged with the tallest elements of 
the scheme positioned to the north and west of the blocks with heights stepping 
down to the south and east in order to bring sunlight into the central courtyard 
spaces. The tallest parts of the proposal are in blocks B1 and B2 which rise to 12 
and 10 storeys on the west side of the podium block B. The height steps down to 8 
and 6 storeys, in B3 to the east with a short 2 storey section on the southern edge 
enclosing the podium. Block A steps down from 8 storeys to a predominantly 6 
storey block with some short 4 storey elements. 
 

10.39 The QRP requested clarity for the rationale for the scale, height and massing of 
the proposed blocks. The massing has been sculpted in response to the wider 
Pudding Mill SPD and alignment of key routes. The overarching strategy has been 
to break down the massing of 2 buildings into 5 smaller distinct blocks with a 
courtyard solution. This is to align with the SPD’s aim to recreate the fine-grained 
heritage of the nearby areas.  
 

10.40 With reference to the Pudding Mill SPD, the tallest element of the proposed 
scheme (Block B1 – 12 storeys) is located within the ‘Local Centre’ identified as 
having the ‘potential for some of the highest elements across the site’.  

 
10.41 A key design move proposed by the applicant was to chamfer Block B1 in plan in 

order to relieve any sense of a pinch point on Marshgate corner. The chamfered 
corner of Block B1 which is facing onto a key junction incorporates a unique brick 
detailing.  The applicant has also advised that the daylight and sunlight has been 
rigorously tested (this is discussed in later paragraphs below), which has shaped 
the massing to optimise results.  

 
10.42 The proposals would be in line with the height of existing development on the 

Phase 1 site (of 12 storeys). Within the Phase 1 scheme the heights of the blocks 
are between 10.6m and 40m. It is also noted that the LCS PDZ8 outline 
permission includes parameter heights which would allow buildings to exceed 21m 
in a number of cases. 

 
10.43 The proposed blocks make a positive contribution to the surrounding townscape 

with the tallest 12-storey B Block on a prominent corner along the neighbourhood 
axis with its chamfer emphasising the residential street. It is considered that the 
proposal would enhance the character and appearance of the area arising from 
the quality of the architecture. 

10.44 The QRP expressed concern that the short step down in massing to block A from 
6 to 4 storeys over the vehicle access compromised the building form at what 
should be a key moment in the street. Officers are of the view that the step would 
break down the long elevation and create variety in the roofline, and that it is also 
advantageous to reduce the length of blocks on the street façade and differentiate 
the blocks. 
 

10.45 The proposals are aligned with the Pudding Mill SPD guidance on façade design: 
the buildings are predominantly brick and feature a regular grid of punched 
window openings referencing the industrial heritage of the area.  
 

10.46 The blocks with their varied heights, including the stepping down to the river 
frontage, is in direct response to the BN.5 requirement for development to respect 



 

 
 

the scale and grain of its context. The proposed scheme would result in a 
townscape of finer grain than as a result of the new routes and connections 
proposed. Officers are satisfied that the proposed elements of the scheme at 
22.27m and 28.45m along the Marshgate Lane end of the development would 
respect the approved building scale of the adjoining Phase. The proposal has 
been developed to mediate and balance between the contrasting contexts, scales 
and articulation of Otter Close and Stratford High Street, whilst also knitting into 
the proposed Pudding Mill proposals in PDZ 8, as well as the resolution to grant 
scheme at 14 Marshgate Lane, which has since been withdrawn. In particular, 
building heights would vary along the length of the site to reduce scale, generate 
rhythm and link the walkways and public spaces from west to east (from 
Marshgate Lane towards the City Mill River). Given the location of this part of the 
block, on the axis of the Pudding Mill Local Centre where taller buildings are 
considered to be appropriate, and the proximity to public transport, officers are 
satisfied that the proposed heights are acceptable. 
 

10.47 Officers consider that the proposals satisfactorily demonstrate that the form, 
massing, height and scale of the proposals are contextually appropriate and would 
reinforce the emerging character of the area. The proposals would make a 
valuable contribution to the area. This is subject to ensuring that proposals are 
implemented as proposed in so far as using high quality materials and detailing. 

BN.5 - Use of material appropriate to the height of the building 

10.48 The proposals are aligned with the Pudding Mill SPD guidance on façade design: 
the buildings are predominantly brick and feature a regular grid of punched 
window openings referencing the industrial heritage of the area.  
 

10.49 The five blocks are differentiated through different brick colours, pointing colours 
and colours to window frames and metalwork. This is a strategy intended to break 
down the massing of the two blocks so they read as five smaller component 
buildings. The Pudding Mill SPD does not support dramatic changes in material 
across a building and the QRP also requested clarification of the narrative 
underpinning the variation. The applicant asserts that the variation is necessary to 
distinguish the blocks to align with the SPD objective of achieving a fine grain to 
development. Darker coloured bricks were selected for smaller blocks as it is 
considered the scale of these would be less overpowering and lighter coloured 
bricks used for the taller buildings. Officers are satisfied that what is proposed is a 
subtle variation in brick colour and type amongst a family of brick colours. 
 

10.50 Variety is also achieved in the scale of the grid, balcony design and details around 
openings such as panels of profiled metal cladding and brick detailing.  The QRP 
commented on the treatment of projecting balconies and stated that it is critical 
that they read as an integrated component of the buildings’ architecture. The 
applicant responded that the balcony proportions relate to the brick pier grid of the 
façade, would be carefully crafted and be of a metalwork RAL colour to coordinate 
with window frames and complement the brick tone for each building, which 
officers consider to be appropriate. See paragraphs 10.73 – 10.74 where balcony 
treatment and details are considered in more detail 
 

10.51 The success of the scheme would depend on the quality of materials, detailing and 
construction, which was picked up by the QRP. To that end, conditions are 
recommended to ensure detailing is submitted to provide greater specification of 
brick type (tone, texture, bond, mortar colour and profile/jointing) and other 
materials keyed in to 1:20 typical bay study section and elevation drawings within 
the documents submitted for approval to ensure quality of materials. A variety of 



 

 
 

different brick details are illustrated in the CGIs provided within the DAS. A 
proposed condition would secure further details, including on construction, and 
also require typical bay studies to be submitted at 1:20 and should specify the 
design intent for key details to each of the five blocks e.g. feature bond brickwork 
to celebrate key details at entrances, crown and parapet details etc. The proposed 
condition would also require typical bay studies to be submitted at 1:20 and should 
specify the design intent for key details to each of the five blocks e.g. feature bond 
brickwork to celebrate key details at entrances, crown and parapet details etc. 
 

10.52 The QRP noted that the double height entrances are a positive feature of the 
proposal which should be retained as detailed design development progresses. 
 

10.53 A design monitoring and retention clause would be applied via the s.106 
agreement to ensure the design quality of the development through to completion.  
However, in the event that the original architect and landscape architect are not 
retained to oversee the design quality of the development a financial contribution 
would become payable towards the LPA’s costs in supervising the design quality 
of the development. 
 
BN.5 - Acceptable access and servicing arrangements 
 

10.54 Servicing bays are considered to be located in the surrounding streets at 
appropriate distances from the bin stores. The proposed refuse collection has 
been reviewed by LB Newham (refuse division) and following amendments 
suggested by LB Newham, which included provision of an updated refuse vehicle 
tracking plan the proposed, the location of bin stores for refuse collection and the 
mechanics for collection are considered to be appropriate. The refuse vehicle 
would utilise the east-west access road. The refuse vehicle would drive forward 
into the Block A1/A2 courtyard vehicular access, then reverse out into the eastern 
end of the road, before leaving the site to the west onto Marshgate Lane. This 
would ensure that the refuse vehicle does not reverse onto Marshgate Lane. It is 
important to note that this does not require the use of the loading bay. This has 
been illustrated with a swept path analysis drawing and is seen as being 
acceptable. 

 

10.55 All the proposed building cores have lift access to upper floors, with appropriate 
sized bin stores provided on the ground floors. The building entrances are 
proposed to be step-free and accessed from the street. Secure cycle stores are 
proposed to be provided on the ground floor, with Blue Badge parking bays 
located within appropriate distances from the building cores.  

 
 
BN.5 - A positive contribution to the public realm at ground level 
 

10.56 The scheme would provide 1,149m² of shared amenity space which includes 
650m² of playspace.  The playspace provision is 108m² below the London Plan 
requirement, for children over the age 12 (Table 5 refers) both officers and the 
applicant agree that the development would be served by an off-site provision. 
Following further discussions with officers in order to mitigate the impact of the 
shortfall in playspace provision for the 12+ age group the applicant has agreed to 
make a s.106 financial contribution (£75,000k toward the 
improvement/enhancement of offsite play space within the vicinity i.e. QEOP, to 
cater for the play space requirements for children aged 12+ and above, to offset 
this impact. The QEOP is some approximately 250m south of application site an 
approximate 10-minute walk. There are a number of play projects within the QEOP 



 

 
 

where the financial contribution to enhance and improve existing playspace would 
be appropriately spent. Officers consider the contributions to be proportionate and 
reasonably related in scale and kind to the development proposed. 
 

10.57 The cycle and pedestrian route proposed along the edge of the City Mill River 
would provide public space within the curtilage of the application site. 

 
10.58 Officers are satisfied that the nature of the spaces and routes that would be 

created by the proposed development, would result in an urban form which would 
respect the scale and grain of the context of Phase 1 including the resolution to 
grant scheme at 14 Marshgate (18/00493/FUL), and the proposed Pudding Mill 
(21/00574/OUT) proposals; and is appropriate in this regard. 
 

BN.5 - A positive contribution to the surrounding townscape 

10.59 A Townscape and Visual Impact Assessment has been submitted with the 
application. Officers are satisfied this assessment demonstrates the proposal 
complies with Policy BN.5. The proposal would assist in defining Marshgate Lane 
and the new access road to the north. In addition, the public route alongside the 
City Mill River would further enhance this area, providing a positive contribution.  

BN.5 - Creation of new or an enhancement to existing views, vistas and sightlines 
where there is an opportunity to do so   

10.60 The proposals would enhance views and vistas along Marshgate Lane, in 
compliance with the Pudding Mill SPD and this arm of Policy BN.5. Furthermore, 
the scheme offers an opportunity to enhance views and vistas along the City Mill 
River, through the creation of a strong frontage to this area with a public route 
provided.  
 

10.61 As discussed above the proposal would ensure active frontages through the 
provision of residential entrances, as well as sensitively located areas for 
servicing, refuse etc. 

 
10.62 Officers are satisfied that the BN.5 criteria as discussed above are met. Officers 

are satisfied that adverse impacts would not result from the height and massing of 
the proposed blocks. The architect/applicant has responded positively to QRP and 
officer comments, which has led to successful design development. The proposals 
make good use of previously developed land and is very good with respect to 
urban design, provision of amenity space, climate change and transport to ensure 
that the site is not being overdeveloped.  Officers are satisfied that the applicant 
has successfully demonstrated the quality of accommodation.  Officers are 
satisfied that taking into account the design factors referred to the proposed 
scheme would meet the exceptional design quality required by policy BN.5.  

 
10.63 Local Plan Policy BN5 criteria on microclimate conditions, amenity of the 

surrounding area, (including open spaces and other buildings and waterways) that 
relate to: overlooking, daylight, overshadowing, light spill/reflection and wider 
amenity impacts, existing views of landmarks, parkland, heritage assets, 
waterways, and views along street corridors (in accordance with Policy BN.10) are 
covered later in the report.  
 
 
 
 
 



 

 
 

Quality of Accommodation 
 

10.64 The proposals are assessed against London Plan Policies D4 and D6 and Local 
Plan policies, SP.3, BN.1 and BN.4. Policy D6 of the London Plan sets out the 
importance for homes across London to be designed to a high quality, and also 
sets out requirements for private internal space and private external space. Local 
Plan Policy BN.4, amongst other things, requires all mixed-use and residential 
development to take account of the best practice guidance in the LLDC Design 
Quality Policy document, and demonstrate that a high standard of liveability would 
be achieved. 
 

10.65 As required by policy all the proposed homes either meet or exceed the gross 
internal area for new homes which is defined at level of occupancy, as well as floor 
areas and dimensions for key parts of the home, notably bedrooms, storage and 
minimum floor-to-ceiling heights of 2.5m. Officers assessments concludes that the 
proposal meets the private internal amenity space provision for each home in 
accordance with London Plan Policy D6.  

 
10.66 In terms of external space, all homes would have their own private external 

amenity space generally in the form of private gardens or balconies (recessed or 
projecting). All the balconies are designed to the required size standards, and 
would be at a minimum 1.5m deep, with a minimum of 5m² of private outdoor 
space provided for 1-2 person dwellings and an extra 1m² provided for each 
additional occupant.  The outdoor amenity space provision for each home accords 
with London Plan Policy D6. 

 
10.67 LLDC’s Design Quality Policy document states that housing designs should 

maximise the opportunity for dual aspect to create healthy, light and well-ventilated 
living spaces. Officers consider that this has been achieved, 65% of the proposed 
homes would have double aspects helped by the shallow depth to the Block A 
plan and gallery access arrangement.  

 
10.68 It should also be noted that there are no north facing single aspect homes. Officers 

raised as an issue the risk of overheating in southwest facing single aspect flats. 
The applicant has responded that this would be mitigated through the proportion of 
glazing, building fabric and solar shading by projecting balconies among other 
factors to achieve preliminary modelling compliance. Having considered this 
response, officers are satisfied that these measures appropriately mitigate the 
overheating impact. 

 
10.69 The Puddling Mill SPD guidance on balconies is that they should be recessed 

along primary streets, with projecting balconies located on secondary streets and 
waterfront. Block A1 has one face on a primary street and a secondary frontage 
highly visible from Marshgate Lane due to its position at a bend in the road.  
Following officer advice, the applicant omitted all projecting balconies along the 
primary route of Marshgate Lane on the A1 block. They now face the A block 
courtyard which provides better outlook, privacy and a quieter environment as they 
are not located on the road.  
 

10.70 Officers also identified 6 projecting balconies proposed at first floor level to Blocks 
A1 and A2, that were located close to the entrances to the main residential lobbies 
and directly above the entrances to bin stores. Officers expressed concern that 
these first-floor balconies in these positions compromised amenity due to a lack of 
privacy, and requested that these particular balconies should be changed to 
recessed balconies to address the concerns raised.  The applicant has, where 



 

 
 

possible, recessed the balconies and created terraces to omit any projecting 
balconies on first floor level. Officers commend the applicant design team for 
making changes to the balconies. 
 

10.71 Whilst overall the proportion of projecting balconies is high this can be seen as a 
logical response to the waterfront and secondary street frontages that predominate 
in this waterfront location.  Recessed balconies are considered more suitable for 
Block A1 due to its proximity to Marshgate Lane, a key arterial route, and in order 
to support the strategy of visually differentiating blocks A1 and A2 architecturally.  
 

10.72 The proposed balconies are important both to the detailed articulation of the 
massing and allowing variation in architecture to respond to differing urban 
conditions around the site.  

 
10.73 As previously stated (para 10.50) the QRP commented on the treatment of the 

projecting balconies, stating that the quality of the materials and detailing, 
particularly with regard to their alignment within the façade, would be critical to 
ensuring that they are fully integrated with the buildings’ architecture.  

 
10.74 The architectural approach and materiality has been carefully considered and 

each building has its own identity whereby the window and balcony details tie 
together. In response to the QRP feedback, the applicant has confirmed that 
different brick and metal work finishes would be selected to differentiate between 
individual buildings, which is as per the Pudding Mill SPD guidance. The materials 
would be conditioned to ensure high quality. Both projecting and inset balconies 
are integrated with the building fabric with metal railings to match the RAL colour 
of the window frames and metalwork in the façades for each block. The colour for 
all metalwork has been selected to complement the various brick tones for each of 
the 5 blocks.  Officers are satisfied that the balconies are carefully crafted, and 
composed in proportion and location relating to the brick pier grid of the building 
façade. 
 

10.75 The QRP recommended rigorous testing of sunlight and daylight to dwellings and 
to shared amenity spaces in view of the distribution of the massing around 
constrained courtyard spaces, which has been undertaken by the applicant and 
reviewed by PPDT’S environmental consultants and officers (see paragraphs 
10.83 – 10.100).  
 

10.76 The scheme in design terms is supported by officers and has been endorsed by 
the Quality Review Panel (QRP) as having ‘…the potential to create a high-quality 
development that meets the requirements of Local Plan Policy BN.5…’. The QRP 
made comment about having potential to meet BN.5 as they identified a number of 
issues which they considered could be resolved during the application process, 
which has been achieved. The applicant has worked hard with officers over the 
duration of an extensive pre-application and also application process to design a 
scheme appropriate to the site’s context.  The applicant team have been proactive 
in responding to issues raised by officers and as such the scheme has the 
potential, as designed, to meet the requirements of BN.5; subject to appropriate 
conditions.   

 
 
 
 
 
 



 

 
 

Wheelchair Accessible Homes 
 

10.77 Policy D5 of the London Plan and Local Plan policy BN.5 state that 90% of new 
build homes should meet requirement M4(2) (accessible and adaptable dwellings) 
of Building Regulations Approved Document M and that 10% should meet 
requirement M4(3) (wheelchair user dwellings). Phase 2 includes additional 
accessible homes to ensure that the wider development overall (Phase 1 & Phase 
2) delivers 10% accessible homes and that all associated parking spaces can be 
located within 50m distance of the homes that they serve. This means that Phase 
2 would deliver total 32 accessible homes for the overall development of 320 units, 
(Phase 1 and Phase 2). Accessible homes are located in Blocks A1, A2, B1, B2 
and B3 as shown. 
 

10.78 Following the Built Environment Accessible Panel (BEAP) review, the location of 
accessible units has been reviewed so that they are more evenly distributed 
across all blocks within the development. At the BEAP review the scheme 
presented provided 6 x wheelchair units in Block A1 and all other wheelchair units 
in Blocks B1 - B3. The scheme has been revisited to now provide 2 x wheelchair 
homes in A1 (private and intermediate) and 4 x wheelchair homes in A2 (London 
Affordable Rent). All other wheelchair homes remain in Blocks B1 - B3. The thirty-
two accessible homes (10%) have been designed to comply with M4(3) 
requirements. Permanent retention of these homes located would be secured by 
condition. 

 
10.79 All proposed dwellings would meet the minimum required internal space standards 

as set out in table 3.1 of London Plan policy D.6 and ensure that future occupants 
benefit from good standards of daylight/sunlight provision as discussed in later 
paragraphs.  

 
10.80 Officer’s analysis concludes that the proposed residential development would 

provide a high standard of residential amenity including access to outdoor space, 
is good, legible and clear. Officers are satisfied that the qualitative design aspects 
have been successfully addressed in accordance with London Plan policy D6 and 
Local Plan policy BN.4 as well meeting the housing quality aspirations set out in 
LLDC’s Design Quality Policy document. 

 
Heritage Assets 

 

10.81 There are no heritage assets on the site. The nearest relevant heritage asset is 
the Sugar House Lane Conservation Area to the south of Stratford High Street, 
150m away. The Sugar House Lane Conservation Area is separated from the site 
by Stratford High Street and its large-scale apartment blocks, which create a 
strong visual and experiential barrier. Where visible, the proposal would be seen in 
the context of existing tall development and would not harm the significance of the 
Conservation Area. No harm would be caused to other Conservation Areas, which 
are more distant. The distance of the proposals from the conservation area is such 
that the tall buildings on the application site would not have an adverse visual 
impact on the appearance or setting of the conservation area.  
 

10.82 There are no statutory listed buildings within 500 metres of the site; however, there 
are two locally listed buildings. The Lock Keeper’s cottage is immediately opposite 
(20 metres) the site across the waterway, and the Yardley Building at 150 Stratford 
High Street, approximately 250 metres to the north-east. The THVIA views 
demonstrate that the buildings and spaces proposed would be of a high-quality 



 

 
 

design as part of the emerging residential neighbourhood and would relate well to 
the Lock Keeper’s Cottage, with no harm to its significance. No harm would be 
caused to the significance of the more-distant Yardley Building. In considering 
historic environment effects, officers have paid special attention to the desirability 
of preserving or enhancing the character or appearance of conservation areas. 
 
Daylight and Sunlight and Overshadowing  
 

10.83 Policies BN.1, BN.4 and BN.5 of the Local Plan require new developments to 
demonstrate that they would not create unacceptable daylight, sunlight and 
overshadowing impacts on surrounding receptors and that internal daylight and 
sunlight availability would be maximised in the interests of high-quality design. 
 

10.84 The applicant has prepared a Daylight / Sunlight Assessment in line with methods 
as recommended within BRE guidance British Standard document BS8206 pt2. As 
required by policy, the assessment has considered the impact of the proposed 
development in terms of daylight and sunlight availability to existing residential 
properties and amenity spaces located within close proximity of the site, as well as 
maximising daylight and sunlight amenity to future occupants.  
 

10.85 The study tested the performance against BRE targets in terms of Vertical Sky 
Component (VSC) and Annual Probable Sunlight Hours (APSH) methodology 
which assessed windows of the closest residential receptors that faced the 
proposed development including: 1 – 24 Otter Close, 1, 3 & 7 Blaker Road and 72 
High Street (The Lock Building). The Average Daylight Factor (ADF) taken from 
within the room and Daylight Distribution (DD) was used to assess daylight 
uniformity of the proposed development. The applicant’s Daylight and Sunlight 
assessment has been reviewed by PPDT’s environmental consultants who 
consider the methodology used to be appropriate.  
 
Daylight and sunlight effects on neighbouring properties 
 

10.86 The impact on daylight and sunlight availability at neighbouring residential 
properties has been assessed using the methods as recommended within BRE 
guidance British Standard document BS8206 pt2. These methods include 
calculation of the Vertical Sky Component (VSC) which advises on daylight 
availability and Annual Probable Sunlight Hours (APSH) which indicate direct 
sunlight availability to rooms. BRE recommends that windows tested in 
surrounding properties should achieve a guidance value of 27% VSC or retain 0.8 
times their baseline values for daylight and at least 25% APSH or 0.8 times their 
baseline value for sunlight. 
 

10.87 The baseline conditions, i.e. the current vacant site, demonstrate that there is an 
unusually high compliance to BRE guidelines for daylight and sunlight availability 
at these existing residential properties due to the low-level nature of development 
previously on the site and unusually unrestricted sky views. 

 
10.88 It should be noted that the officers report from the original application scheme 

(Ref. 14/00422/FUL), which later became the appeal scheme, concluded that “The 
development has been located on the site appropriately, and would be built to a 
scale and form which would not cause any significant loss of amenity to 
surrounding residents including in terms of outlook/daylight/sunlight.” On the basis 
of this statement, any proposals for this site that cause equal or less impact than 
the appeal scheme cannot be considered to cause adverse impacts to the 



 

 
 

neighbouring properties. As such, the assessment of daylight and sunlight impact 
to neighbours has been undertaken as a comparison with the appeal scheme.  

 
10.89 The applicant’s daylight and sunlight assessment has taken into consideration 

impacts on 1- 124 Otter Close; The Lock Building (Building 1 and Building 2 at 72 - 
78 High Street); 1, 3 & 7 Blaker Road and 68-70 High Street; as well as Phase 1 of 
Stratford Mill. The location of these receptors is shown in Figure 1. 
 
Figure 1 Properties tested as part of the daylight and sunlight assessment 
 

 
 

10.90 The assessment of impacts on neighbouring residents has been based on an 
analysis of the façades of each of the properties, as set out in Table 11. This 
analysis similarly applies the VSC test but considers the receipt of daylight to the 
whole of an elevation as opposed to specific windows. This analysis can be used 
where there is a roughly uniform distribution of windows across the façades of 
surrounding properties. In these instances, the proportion of the façade elevation 
area which achieves BRE targets is likely to correlate with the proportion of 
windows. 
 

10.91 The analysis demonstrates that under the proposed development, all elevations of 
the adjoining properties would have an increased area of façade receiving more 
than 27% VSC compared to the appeal scheme which itself was considered to 
meet BRE recommendations.  

 
10.92 The appeal scheme received a significant number of objections from local 

residents in Otter Close and Blaker Road which raised concerns over a reduction 
in light to their properties. PPDTs environmental consultants reviewed the 
technical analysis of the appeal scheme and considered that in general, the 
reduction in daylight and sunlight availability to surrounding properties is limited 



 

 
 

and no worse than other such schemes within the QEOP. The Inspector also 
concluded that the technical evidence did not support these claims and that 
daylight/sunlight availability met the recommendations of BRE guidance.  
 
Table 11: VSC façade analysis comparison – appeal scheme and proposed 
development 
 

Address Area of the façade receiving VSC above 27% 

Appeal scheme Proposed development 

3,5 & 7 Blaker Road 39% 62% 

1 – 124 Otter Close 80% 89% 

72-78 High Street – 
Building 1 

58% 84% 

72-78 High Street – 
Building 2 

48% 57% 

68-70 High Street 71% 81% 

Phase 1 28% 34% 

 
10.93 At the request of PPDT’s environmental consultants, the applicant has prepared 

an additional assessment of daylight impact to the facing elevations of these 
properties comparing the impact of the proposed development against the current 
undeveloped / empty site condition to understand the acceptability of the proposed 
development in its own right. This is discussed in more detail for each property 
below. 

 
10.94 1-124 Otter Close – The VSC assessment, shown on Page 07 of the eb7 report, 

demonstrates that all of the facing elevations of these properties would retain 
levels of VSC above 27% VSC or more than 0.8 times their baseline values and 
thereby meet BRE guidance. 

 
10.95 1 Blaker Road – The VSC assessment, demonstrates that the majority of the 

facing elevation would retain more than 27% VSC and more than 0.8 times the 
baseline value and thereby meet BRE guidance. The small area of elevation on 
the first floor of this property that falls below BRE targets retains a VSC above 
20% (where the BRE recommends 27%). The value retained is more than 0.7 
times its former value, meaning it receives a reduction of circa 20-30%. 
Additionally, the windows serving this part of the building appear to serve rooms 
that are mitigated by other windows receiving VSC above 27%. 

 
10.96 3 Blaker Road – The VSC assessment, demonstrates that the facing elevation of 

this property will receive some reduction in VSC, with values generally above 27% 
being reduced to VSC values of circa 20%. These elevations would receive 
reductions to 0.7 to 0.8 times their former values which would still remain in line 
with levels expected within an urban context.  

 
10.97 5 & 7 Blaker Road – The VSC assessment, demonstrates that the facing elevation 

of this property would receive some reduction in VSC, with values generally above 
27% VSC being reduced to circa. 20% VSC. These elevations would receive 
reductions to 0.6 to 0.8 times their former values. 

 
10.98 In addition, the average level of VSC across the facing elevations of Phase 1 is 

improved from 20.0% under the appeal scheme to 21.8% under the new proposed 
scheme, which complies with BRE requirements. 

 



 

 
 

10.99 PPDT’s environmental consultants conclude that the results illustrate that all the 
façades of the surrounding properties perform well against BRE targets indicating 
that it is likely that the majority of the surrounding residential properties would 
achieve BRE recommendations for daylight and sunlight amenity. 

 
10.100 In terms of Annual Probably Sunlight Hours (APSH) and Winter Probable Sunlight 

Hours (WPSH), only the façade to 1-124 Otter Close meets the BRE criteria as it is 
the only one facing within 90 degrees of south. Approximately 96% of this façade 
would receive more than 25% APSH with the same quantum receiving more than 
5% of WPSH. 

 
Quality of Internal daylight and sunlight amenity 
 

10.101 The living conditions of future residents with respect to sunlight was a key 
consideration of the appeal scheme. The Inspector concluded that the appeal 
scheme led to ‘’… unacceptably low levels of sunlight to a very significant proportion 
of the dwellings …’’ and ‘’… the extent of the shortfall below what I fully appreciate 
is only guidance is such that I conclude that the proposal would not provide 
acceptable living conditions for future residents in relation to sunlight. It would 
therefore conflict with Local Plan policy BN4.6.’’ 
 

10.102 The overall proposed development has been designed to respond to the Pudding 
Mill SPD adopting a courtyard approach which opens on the south face to optimise 
the daylight/ sunlight within the apartments. The overall reduction in height and 
massing of the proposed development from the appeal scheme has increased its 
overall performance against BRE targets in terms of daylight and sunlight amenity.  
 

10.103 The proposed apartment layouts have been carefully designed so that there are no 
north facing single aspect homes and they have been orientated to maximise dual 
aspect living spaces, where possible. The layouts of the apartments also ensure 
that living rooms and living areas of combined living/kitchen/dining areas are 
positioned by large windows with the kitchen areas set back.  

 
10.104 The applicant has prepared an internal daylight and sunlight assessment in line with 

BRE guidelines using Actual Daylight Factor (ADF) analysis and Daylight 
Distribution (DD) which has been reviewed by PPDT’s environmental consultants. A 
total of 680 rooms were tested within the proposed development following 
recommended ADF levels for habitable room uses including: 1% bedrooms; 1.5% 
living rooms and 2% kitchens. The results show a comparison of how the appeal 
scheme and proposed development perform.  



 

 
 

Table 12 – Comparison of daylight to blocks within the appeal scheme and 

proposed development (Daylight / Sunlight Assessment)  

 

Appeal scheme Proposed development 

Total 
rooms 

assessed 

No. of 
rooms 

meeting 
targets 
(ADF) 

No. of 
rooms 

meeting 
targets 

(DD) 

Total 
rooms 

assessed 

No. of rooms 
meeting 
targets 
(ADF) 

No. of 
rooms 

meeting 
targets (DD) 

TOTAL 919 763 
(83.0%) 

586 
(63.8%) 

680 584 (86%) 475 (70.3%) 

 
10.105 The appeal scheme was significantly taller than the current proposal, 18 storeys 

as opposed to 12 storeys, and taller buildings often perform better in terms of 
daylight as the surrounding context has less of an impact. Despite this, the 
proposed development overall performs better in terms of daylight amenity 
compared to the appeal scheme with a higher proportion of rooms meeting both 
ADF and daylight distribution targets. 
 

10.106 A further summary has been provided of how each of the habitable room uses 
within the proposed development performs against BRE targets to understand 
whether the daylight amenity within each of the rooms is acceptable. This analysis 
is set out in the table below.  
 

Table 13 - Summary of the daylight availability within the proposed development 
 

Block Room type ADF target No. of rooms tested No. meeting BRE target 

Block A 

LKD 2% 
43 

30 70% 

LKD @ 1.5% 1.5% 37 86% 

Living room 1.5% 25 20 80% 

Kitchen 2% 18 16 89% 

Bedroom 1% 143 137 96% 

Block B 

LKD 2% 
186 

7 4% 

LKD @ 1.5% 1.5% 136 73% 

Bedroom 1% 265 238 90% 

Total – Assessing LKD with 2% target 
680 

448 66% 

Total – Assessing LKD with 1.5% target 584 86% 

 
10.107 For the multi-purpose living/kitchen/diner (LKD) arrangements, the higher 2% 

‘kitchen’ target can be difficult to achieve due to the depth of the internal spaces 
which is usually greater to accommodate the different uses. In such cases, it is 
generally accepted that a 1.5% performance target for living rooms can be used 
instead as this represents the predominant use of the space. When a 1.5% target 
is applied, the proposed development achieves an overall performance against 
ADF values of 86% which is considered good for a scheme within an urban 
location.  
 

10.108 It is also relevant that most units within the proposed development are provided 
with balconies. These balconies provide important external amenity to the 
apartments, but also cause obstruction to daylight and sunlight. There is therefore 
a direct trade-off between the amenity provided by the balconies and the lower 



 

 
 

potential for daylight to windows beneath them. Whilst the daylight levels to a 
small number of rooms are lower than the suggested BRE target, the use of an 
outdoor amenity space can be equally beneficial to the occupants and the amenity 
benefits associated with the balconies can offset any reduced level of daylight. 
 

10.109 Overall, officers are satisfied that the proposed development demonstrates a good 
performance against the BRE recommendations. The applicant has considered 
the Inspector’s previous concerns and sought to maximise daylight and sunlight 
amenity to each of the habitable rooms in accordance with BRE guidelines.  

 
Overshadowing (sun on ground) 

 
10.110 The BRE guidance suggests that at least half of the amenity area in a 

development should receive at least 2 hours of sunlight on the 21 March. The BRE 
guidance suggests that if at least 50% of an amenity area receives at least two 
hours of sun on 21st March, then it is likely to be adequately lit throughout the 
year.   
 

10.111 The availability of sunlight to the external areas of amenity space and public realm 
was another important consideration for the appeal scheme. The BRE guidance 
provides that sunlight to open space would be adequate if at least 50% of the area 
receives at least two hours of sunlight on 21 March. Despite the shortfall in 
sunlight amenity within the Block A courtyard spaces and Block B podium area, 
the Inspector concluded that ‘… the creation of a high density urban environment 
may lead to some compromises in relation to outdoor space. In this case, although 
the scale of the proposal has led to shortcomings in terms of sunlight availability, 
the provision of alternatives in many cases and the limited extent of the shortfall in 
other areas results in the provision of acceptable amenity space for future 
residents in relation to sunlight, in line with Local Plan policy BN.4.’ 

 
10.112 The applicant has prepared an overshadowing assessment of each of the external 

amenity areas within the proposed development, shown in the figure below. A 
summary of the analysis against BRE targets is set out in Table 14. 
 



 

 
 

Figure 2 – External amenity areas within the proposed development 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 

Table 14 Summary of Sun on Ground analysis  
 

 Amenity area Total area 

(square metres) 
Area receiving more than 2 hours of 

sunlight on 21st March 

Area (m2) Percentage % 

Block A courtyard 566.51 213.9 37.8 

Block B inner courtyard 199.2 175.2 88 

Block B Level 9 111.6 88.0 78.9 

Area between Block B and 

Canal 

1347.2 1001.1 74.3 

Total 2224.4 1478.2 66.5 

 
10.113 The assessment of sunlight (overshadowing) within the proposed areas of external 

amenity space has shown that, in total, 66.5% of the total area would receive more 
than two hours of sunlight on 21st March which exceeds BRE recommendations.  
 

10.114 Block A has been carefully designed to respond to the Pudding Mill SPD and 
massing has been lowered and stepped to optimise the sunlight within the Block A 
block courtyard. This courtyard falls below BRE recommendations with 37.8% of 
the courtyard receiving 2 hours of sunlight on 21st March within the area designed 
to accommodate play space. However, residents would have access to the Lock 
Keepers Park which abuts the canal and is on the doorstep of Block A2, which has 
been designed to achieve good levels of sunlight amenity at 74% against BRE 
targets. It should be noted that the pla yspace located within the courtyard would 
receive two hours of sunlight on the 21 March compliant with BRE guidance. 
 

10.115 Overall, officers and their environmental advisors are satisfied that the proposed 
development shows an improved performance against BRE targets in comparison 
to the appeal scheme and meets the requirements of Local Plan policies BN.1, 
BN.4 and BN.5. 

 
Landscaping and Public Realm 
 

10.116 Policy BN.4 of the Local Plan requires residential developments to demonstrate 
that a high standard of liveability is achieved by incorporating high-quality 
landscape. The landscape strategy for the application site has been guided by the 
following vision and principles, which is around creating 5 different character areas 
(set out below and see appendix drawing 8).  Officers consider these character 
areas would result in an integrated approach to open space, play provision, 
biodiversity and the natural environment, and climate change adaptation.  
 
 
 
 
 
 



 

 
 

Meantime landscape 
 

10.117 As part of the Local Plan, Marshgate Lane has been designated as a key 
connection becoming the principal north-south route through the site, linking 
Marshgate Lane to Stratford High Street with a new bridge link over Bow Back 
River providing a key transport link for buses, cyclists and pedestrians. Whilst the 
implementation of the bridge remains subject to additional funding at this time, 
officers are satisfied that the proposed landscape masterplan has been designed 
to deliver a public realm that is successful and functional both with the bridge and 
without should the bridge not be delivered for some time, both of which have been 
illustrated. However, as it is the landscape layout without the bridge that would be 
implemented initially, it is this meantime layout that forms the basis of the 
proposal. This space has been designed to deliver a public realm that is 
successful and functional with or without the bridge, providing commercial 
frontage, amenity space and streetscape.  
 
Residential street 
 

10.118 This provides a key route east-west through the site linking Stratford Mill with Bow 
Back River. It provides a car club parking space, servicing and a drop-off/ delivery 
point for the wider development. 
  
The winding towpath  
 

10.119 Designed as a continuation of, and in accordance with the Lea Valley River Walk, 
the Winding Towpath runs along the eastern and southern edge of the 
development, alongside Bow Back River. It provides a pedestrian and cyclist route 
connecting the site with the wider landscape. Taking account of comments raised 
by the Built Environment Access Panel with respect to segregation between cyclist 

and pedestrians to avoid conflict, the proposed landscaping condition includes a 
provision requiring design features to be built into the towpath that will slow 
cyclists down and provide the sense of hierarchy that pedestrians take priority.  
 
The courtyard mews 
 

10.120 This is proposed as a secure and semi-private communal area between Blocks 
A1-A3 of the development and the adjacent 14 Marshgate Lane site. It is primarily 
an amenity space for residents, providing play opportunities as well as recreational 
space, but also provides cycle parking.  
 
Lock keeper’s view 
 

10.121 This is proposed as an area of public open space and play located adjacent to the 
river and opposite Lock Keeper’s Cottage. This space provides openness, 
borrowing space and views from the wider landscape to maximise its potential and 
amenity value.  
 
Podium 
 
The Podium sits at the heart of Block B on the first floor providing private amenity 
space for residents and their visitors. 
 

10.122 The QRP made a number of comments on the proposed landscaping which have 
been addressed, such as the proposed planting should reflect the riverside context 
of the site. As a result, the planting has been updated to include more riverine-type 



 

 
 

species. The QRP commented that there should be engagement with the CRT to 
agree an approach to greening and softening the river’s edge itself.  The applicant 
has liaised with CRT and planting beds along the towpath have been increased in 
size to maximise greening within the site boundary. 
 

10.123 The QRP also considered that more could be done to change the residential 
street’s character after the vehicle turning area, to signal it is primarily a public, 
rather than movement space. Character areas have been redefined so that the 
eastern end of the street is included within the Lock Keeper’s View character area. 
QRP were of the view that further opportunities should be explored to define the 
distinct character of the key areas of open space, notably the Lock Keeper’s View 
and residential street. This would be addressed via materials and a detailed 
planting plan which would be required to be developed as part of the 
recommended landscape planning condition. 
 

10.124 A planning condition is recommended to ensure that details of the landscaping, 
including material samples, are reviewed and monitored, are submitted to the LPA 
for approval. Overall, officers are satisfied that the proposals integrate a variety of 
open spaces of differing scales and character to create a rich experience for 
residents and pedestrians and meets the requirements of policies BN2, BN3 and 
BN4. 
 
Ecology - Urban Greening Factor (UGF): 
 

10.125 Policy BN.8 requires proposals to maximise opportunities to contribute to the 
provision of green infrastructure and policies G1 and G5 of the London Plan 
require new development to incorporate urban greening features such as street 
trees, green roofs, green walls and rain gardens. London Plan policy G5 
introduces the Urban Greening Factor (UGF) calculation for Boroughs to identify 
the appropriate amount of urban greening required in new development.  
 
Table 15 Urban Greening Factor 

 

Scheme UGF target UGF score 

Appeal scheme 0.4 0.31 

Proposed development 0.4 0.39  

 
10.126 As detailed in the table above, the UGF for the proposed phases would be below 

what policy G5 of the London Plan recommends for residential developments i.e. 
0.39, as opposed to the 0.4.  It should also be noted that should the future road 
and bridge link, the land of which is safeguarded for 15 years, is implemented and 
the meantime landscape removed from the access road, the UGF would be 
reduced further from 0.39 to 0.37.  This represents a 5% reduction. However, 
officers take the view that the proposed trees planted as part of the wider overall 
landscaping plan for the site would in time become more mature with the resultant 
larger canopies, offsetting somewhat the reduction because of greater canopy 
cover.   Officers are also of the view that should the road and bridge link come 
forward it may be possible for the landscaping in and around the bridge to be 
increased, arising from the design of the bridge link/carriageway. This too could 
increase the UGF score. Clearly providing the bridge link would reduce the 
opportunity for ‘green’ cover on the site, but it should be noted the London Plan 
Policy G5 states that the UGF is a target and should be tailored to local 
circumstances.   
 



 

 
 

10.127 Given the relative UGF shortfall, along with the proximity to open spaces, including 
the QEOP, the Bow Back River and improvements over the appeal scheme, 
officers are satisfied that on balance, the UGF rating shortfall is in this case 
acceptable and the proposal would meet the aspirations of the policy in so far as 
providing a contribution to the greening of London. 
 
Biodiversity Net Gain 
 

10.128 Recent legislation, including the new Environment Act, requires new developments 
to protect and enhance biodiversity within open spaces, parks and built-up areas. 
This should be demonstrated through the submission of a biodiversity net gain 
assessment which shows how a minimum 10% net gain will be achieved on site. 
London Plan policies G1, G4, G5 and G6, as well as net gain, require 
developments to incorporate appropriate elements of green infrastructure, create 
publicly accessible open spaces, contribute to urban greening and promote ways 
of improving habitat corridors and connectivity between sites. This is echoed by 
Local Plan policy BN.3. 
 

10.129 The QRP stated that the proposed planting should be informed by a better 
understanding of the biodiversity gain to be achieved, based on quantitative 
metrics.’ The applicant’s ecologist has prepared a Biodiversity Net Gain 
assessment using the DEFRA 3.0 metric which assigns a value to the quality and 
quantum of green roof, brown roofs, green walls that are to be created on site. 
This assessment has been reviewed by PPDT environmental consultants who 
acknowledge that the existing site comprises hardstanding, brick and tall ruderal 
habitats of limited biodiversity value and so the introduction of any landscaping 
would represent a net gain in the assessment. However, the applicant is proposing 
extensive green roofs, an urban rain garden, grassland habitats, areas of shrub, 
and hedgerows. Officers are therefore satisfied that the proposed development will 
deliver a biodiversity net gain of at least 10% in accordance with London Plan 
policy G6. The applicant will review and update the Biodiversity Net Gain 
assessment to aid the further development of the detailed planting plan, as part of 
a recommended landscaping condition, to ensure biodiversity and the inclusion of 
native species is maximised.  
 

10.130 To assess the existing habitats and species on site and in the surrounding area, 
the applicant submitted an Ecological Appraisal in accordance with relevant policy 
and best practice. The desk study identified 14 statutory designated wildlife sites 
within 7km of the site and 13 non-statutory designated sites, one of which is the 
Bow Back River Site of Importance for Nature Conservation (SINC) that runs along 
the southern and eastern boundary of the site. (all Sites of Importance for Nature 
Conservation (SINC) within 2km of the site). No habitats on site were considered 
suitable to support protected or notable species; however, sand martins were 
found to be nesting in the drainage holes in the vertical concrete wall of the Bow 
Back River to the south of the site. The applicant is proposing to install 12 sand 
martin nest boxes within the vertical concrete walls of the Bow Back River SINC 
and implement a management and maintenance programme to determine the 
nesting success. The location of these nesting boxes and the management and 
maintenance programme will be further developed prior to commencement 
through the recommended planning condition. Measures to ensure there are no 
adverse effects on ecology, including sand martins and aquatic ecology in the Bow 
Back River SINC, will be secured through the implementation of the recommended 
CEMP planning condition. The GLA has commented that ‘…the applicant has 
provided a response which states that potential impacts on the adjacent SINC are 
set out in the Ecological Appraisal report and that a Construction Environmental 



 

 
 

Management Plan (CEMP) will be undertaken to avoid any significant adverse 
impacts. The CEMP should be secured by condition and approved prior to 
construction, if the proposed development is granted planning consent. No further 
information is required…’ Officers have imposed such a condition, and are 
therefore satisfied the proposed development seeks to protect and enhance 
habitat and species in accordance with London Plan policies G1, G4, G5 and G6. 
 

10.131 Comments raised by Natural England with respect to Epping Forest Special Area 
of Conservation (SAC) are noted and addressed in table 7 of section 9.  Officers 
and their advisors are satisfied that the proposals include landscaping features 
that would encourage wildlife. 
 
Transport and Servicing 
 

10.132 The applicant has submitted a Transport Assessment (TA) to support the 
proposals, which has been reviewed by PPDT’s Transport Consultants and TfL, 
who have raised no objections to the application subject to relevant conditions and 
s.106 obligations in order to suitably mitigate any relevant transport impacts. 
Highway enhancement contributions are requested and set out in the Heads of 
Terms. Local Plan Policy T.4 and the approach to developer contributions 
guidance contained within the CIL regulations are such that officers are of the view 
that the case for highway contributions are appropriate and that a financial 
contribution is necessary, and it is directly related to the proposed development. 
The justification in terms of the requested amounts relate to the impacts of the 
construction works on the immediate area and the enhancements required arising 
from the proposals. Officers consider the contributions to be proportionate and 
reasonably related in scale and kind to the development proposed.  
 

10.133 Other than blue badge holders, occupiers of the development, would be prohibited 
from applying for on-street parking permits from LB Newham and this is 
recommended to be secured through a condition. This is in accordance with 
London Plan policy T6 which states that ‘…car-free development should be the 
starting point for all development proposals in places that are (or are planned to 
be) well-connected by public transport, with developments elsewhere designed to 
provide the minimum necessary parking (carlite). Car-free development has no 
general parking but should still provide disabled persons parking…’). The site has 
a PTAL rating of 3 / 4 (where 6 is the highest accessibility). Pudding Mill Lane 
Docklands Light Rail (DLR) Station is located approximately 150m to the north of 
the site approximately under five minutes’ walk. Numerous bus routes run along 
Stratford High Street which is located around 250m to the south of the application 
site, providing access to the Metropolitan Centre of Stratford to the north-east and 
central London to the west. 
 
Blue Badge Parking 
 

10.134 London Plan Policy T6.1, requires one designated disabled persons parking bay 
per dwelling for 3% of total homes to be delivered from the outset. Policy T6.1 also 
requires proposals to demonstrate as part of the Parking Design and Management 
Plan, how an additional 7% of dwellings could be provided with one designated 
disabled persons parking space per dwelling in future upon request as soon as 
existing provision is insufficient.  
 

10.135 The scheme is providing 320 new homes overall; 75 homes provided under Phase 
1 and 245 new homes are being provided under Phase 2. The scheme ensures 
that 18 x residential accessible parking spaces and 1 x commercial parking space 



 

 
 

are provided within the site area, a total of 19 spaces. Eleven of these are to be 
located within the secured residents podium of Block B. Six of these are located 
within the secured residents parking compound of Block A and two parking spaces 
are located on street between Phase 1 and 2. 
 

10.136 The proposal would provide 5.9% Blue Badge parking from the outset of the 
development, which exceeds the London Plan policy requirement to provide initial 
provision at 3%.  The applicant has demonstrated how the remaining 4.1% of 
spaces could be provided should the proposed provision of 5.9% be insufficient.   

 
10.137 Officers are satisfied that the provision of blue badge parking bays is in 

accordance with London Plan policy T6.1.  20% of the spaces are proposed to 
have active electric charging infrastructure for electric or ultra-low emission 
vehicles. The Heads of Terms (HoTs) seek to ensure that the 20% electric vehicle 
charging infrastructure i.e. active provision is provided from the outset.  For all the 
remaining spaces, as agreed with the applicant, the proposed HoTs seek to 
ensure that passive provision (i.e. network of cables and power supply 
infrastructure is provided, prior to occupation of the development, so that at a 
future date a socket or equivalent can be easily added), ensuring accordance with 
the requirements of London Plan policy T6.1. 

 
Cycle Parking 
 

10.138 The proposal includes secure storage space for 439 cycles, distributed across the 
development for residents and an additional 7 spaces for visitors. The long-stay 
residential cycle stores are primarily provided adjacent to or near each core to 
encourage residents to fully utilise them. An allowance of 5% Large Cycle parking 
has been provided via tubular stands to allow for cycle commuters with disabilities, 
non-standard bikes and/or those unable to operate a 2-tier stand.  20% of the 
provision is in the form of Sheffield stands as per the London Cycling Design 
Standards.  The short stay residential cycle parking is provided by Sheffield stands 
within the landscape, based on a requirement of 1 space per 40 units. Commercial 
(class B1) short stay spaces are provided on the basis of 1 space per 500m². The 
proposal provides 420m² of commercial floorspace 
 

10.139 PPDT’s highway consultants also commend the provision of a mix of cycle 
parking, saying it is welcomed. Officers are satisfied that the provision caters for a 
variety of cycles; nevertheless, officers consider it prudent to secure this by 
planning condition. The cycling provision accords with London Plan Policy T5. 
 

10.140 The design of the proposed towpath has been reviewed in light of comments from 
the BEAP, who have commented on the possible conflict between cyclists and 
pedestrians along what is proposed as an informal cycle route. The applicants 
have accepted a condition that would require appropriate landscaping 
interventions to be built in to the towpath which would have the aim of slowing 
down cyclists and provide the sense of hierarchy illustrating that pedestrians take 
priority.  It is also worth noting, as the bridge link comes forward, it would 
accommodate the cycle lane which would take cyclists down Marshgate 
Lane. Officers and LLDC’s inclusive design principal are supportive of such 
measures. 

 
10.141 Officers and their transport advisors are satisfied that a safe and legible network of 

pedestrian and cycle routes is provided within and around the development. This 
increases permeability within and around the site and encourages these modes of 
transport within the wider strategic network. The site is very close to the Cycle 



 

 
 

Superhighway 2 (CS2) which runs from Stratford to Aldgate, with the future bridge 
connection improving access directly. 
 
Bridge Link 
 

10.142 The permitted scheme (17/00669/VAR) includes a safeguarded area between 
Stratford High Street and Bow Back River for the approach to a pedestrian / cycle / 
bus bridge which would link with the proposed safeguarded area in the current 
Marshgate Lane application site. 
 

10.143 The submission includes the safeguarded strip of land which is between Phases 1 
and 2 for the future construction of a 6m wide TfL bus bridge link along Marshgate 
Lane to connect the proposed Pudding Mill development with Stratford High street 
over the Bow Back River.  The link is identified in the Pudding Mill Lane SPD and 
would improve north-south connectivity in the area. The safeguarding would align 
the bridge and bridge road along Marshgate Lane to accommodate the 
implemented and built out planning consent.  

 
10.144 The safeguarded strip would be secured via s.106 legal agreement.   

 
Refuse and Recycling Collection 

 
10.145 The bins for refuse and recycling for the residential units are located on the ground 

floor with direct access to the street. The refuse space requirements have been 
developed in line with LB Newham Refuse and Recycling Design Guidance. 
Refuse collections would occur once a week.  As per the Waste Management 
Guidelines set out by LB Newham, all waste stores have been located to ensure 
ease of access for residents. Similarly, the horizontal distance between bin stores 
and the closest point of collection for the waste vehicle is less than or equal to 
10m. A designated storage facility is provided for bulky waste collection within both 
blocks A and B. These storage areas are separate from the bin stores and are 
located for ease of access to the loading areas on the residential street. 
 

10.146 The refuse vehicle would utilise the east-west access road, and by 
accommodating the refuse vehicle on-street, it avoids the need to create a larger 
loading bay, thereby allowing more space for pedestrians and landscaping. An 
additional loading bay is to be provided to the north side of Block B outside the 
concierge for deliveries. 
 

10.147 The refuse vehicle would drive forward into the Block A1/A2 courtyard vehicular 
access, then reverse out into the eastern end of the road, before leaving the site to 
the west onto Marshgate Lane. This would ensure that the refuse vehicle does not 
reverse onto Marshgate Lane. It is important to note that this does not require the 
use of the loading bay. LB Newham have reviewed the refuse collection proposals 
and following receipt of further information and amendments are satisfied with the 
proposals. 
 
Trip Generation 
 

10.148 The applicant’s TA has assessed the trips that are likely to be generated by the 
proposed development was submitted as part of the proposals. Two-way daily 
servicing generation is anticipated to be 24 servicing vehicles, with 12 movements 
in each of the AM and PM extended peaks.  The Trip Generation has been based 
on the uplift of 120 units over the extant consent, which covered a wider site area.  
No objections have been raised by TfL or LB Newham Highways.  PPDT’s 



 

 
 

Transport Consultants is satisfied that there is unlikely to be an adverse impact on 
public transport or a significant impact on the strategic highway network. 
 

10.149 The proposals including Phase 1 would however, directly impact aspects of 
Marshgate Lane and officers therefore consider it reasonable for the applicant to 
enter into discussions with the Highway Authority and LLDC to consider and 
discuss design proposals for the treatment of Marshgate Lane, which would 
include enhancements to walking and cycling on Marshgate Lane and a raised 
table. Officers consider it appropriate (and the applicant has agreed) to require a 
contribution to be made for the necessary works which are to mitigate the impact 
of the development on Marshgate Lane as requested by LB Newham. This is 
suggested to be secured via the proposed s.106. 
Construction Traffic Management Plan (CTMP)  

 
10.150 A draft Construction Traffic Management Plan (CTMP) has been submitted to 

accompany the application. Officers recommend that a condition is imposed fora 
further final CTMP to be submitted, which would amongst other things contain 
details of construction traffic generations arising from the development by time 
period, together with construction traffic impacts and any mitigating actions.  
 

10.151 It should also be noted that no highway or transport matters were raised by the 
Inspector in relation to the appeal for the previous application on the site. Officers 
and their advisors are satisfied that the development is compliant with London 
Plan Policy T2 and Local Plan Policy S.1 as well as TfL objectives which seek to 
minimise the use of cars, and walk, cycle and use public transport more. 
 
Amenity - Noise and Vibration 
 

10.152 The applicant’s noise report has been assessed by PPDT’s environmental 
consultants who have confirmed that the proposed occupied development would 
not result in significant noise disturbance for existing uses or the proposed users.  
 

10.153 In relation to construction noise, objections have been received from local 
residents, as was the case for the appeal scheme, regarding the potential 
disturbance and disruption from construction activities. This appears mainly to be 
as a result of their experience living in proximity to the Phase 1 construction site.  

 
10.154 All construction activities including construction traffic, working hours, plant 

equipment and site logistics would be carefully managed through the 
implementation of the Construction Transport Management Plan (CTMP), as well 
as conditions securing appropriate noise limits and working hours including for 
noisy activities and external plant equipment. The applicant has committed to 
complying with these controls to ensure there are no unacceptable impacts on the 
amenity of surrounding residential properties. 
 

10.155 Officers are satisfied the future occupants of the proposed development would 
experience good internal acoustic amenity. Where non-residential uses are 
located adjacent to residential properties, internal sound insulation would be 
appropriately designed to prevent any noise break-out of commercial activities. 
Details of this sound insulation would be provided as a requirement of the 
recommended conditions once the design has been suitably progressed. 
 

10.156 Overall, officers consider the proposed development meets the requirements of 
Policy D14 of the London Plan and Policy BN.12 of the Local Plan   
Air Quality  



 

 
 

 
10.157 The relevant development plan polices in respect of air quality are policy BN.11 of 

the Local Plan and policy SI 1 of the London Plan which set the expectation for 
development to be at least air quality neutral and to contribute towards improving 
air quality. 
 

10.158 The site is located within LB Newham which has designated its whole borough as 
an Air Quality Management Area. The applicant has submitted an air quality 
assessment which has been reviewed by PPDT’s Environmental Consultants. The 
assessment concludes that the main likely effects on local air quality during the 
construction phase would be related to dust emissions. Officers consider that the 
implementation of appropriate measures such as wheel washing and appropriate 
screening, to be set out within a Dust Management Plan, part of the Construction 
Waste Management Plan and CTMP (see conditions 5 and 6) which seek to 
minimise adverse construction dust emissions at surrounding sensitive receptors.  
 

10.159 Once completed, it is concluded that the proposed development would have a 
negligible impact on air quality (both nitrogen dioxide and particulates) as 
emissions from vehicle movements would be limited and any operational plant 
would be strictly controlled as a condition of the recommended planning 
permission. The applicant’s assessment also concludes that the completed 
development would be air quality neutral; which has been confirmed by PPDT’s 
Environmental Consultants.  Furthermore, the proposed development has 
embedded a number of measures, such as designing to avoid the need for 
mechanical ventilation and connecting to the district heat network, and a strict 
CEMP (secured by planning condition) will be implemented, which will limit use of 
Non-Road Mobile Machinery (NRMM).  
 

10.160 LB Newham Environmental Health has raised no objection to the proposed 
development, subject to the usual conditions requiring the developer to comply 
with a CTMP. Officers are therefore satisfied the proposed development meets 
London Plan policy SI 1 and Local Plan policy BN.11 with respect to air quality. 

 
Sustainability and Energy 
 

10.161 The application is supported by Energy and Sustainability Statements which have 
been reviewed by PPDT’s Environmental Consultant.  
 
Sustainability Statement 
 

10.162 The proposals are required to support Local Plan policy S1 in terms of contributing 
to the health and well-being of those who would reside or work within the proposed 
development. 
 

10.163 A Sustainability Statement has been submitted and reviewed by officers and their 
environmental advisors. The statement considers a range of sustainability themes: 
sustainability management, waste and materials, operational energy and carbon, 
water demand and reduction, flood risk and surface water management, green 
infrastructure, climate change resilience, sustainable lifestyles, transport and 
connectivity, air quality, land use and remediation and sustainable construction 
measures.  
 

10.164 The proposed development includes measures to support and encourage active 
transport modes – walking and cycling. There is a high level of public transport 
access to the site and a wide range of amenities available within walking distance. 



 

 
 

Cycle bays for a total of 455 spaces (441 long stay spaces and 14 short stay 
spaces) serving the proposed mixed-use development. The proposed quantum of 
spaces accords with the London Plan policy T5 requirements.  The proposed 
development would be car free with the exception of a total of 19 blue badge 
parking spaces and 1 car club space which would allow both active and passive 
electric vehicle charging.  

 
10.165 The Sustainability Statement also includes a BREEAM Preliminary Assessment. 

Local Plan policy S.4, requires developments to achieve a ‘Very Good’ rating and 
a commitment to obtaining water monitoring and responsible sourcing credits. The 
applicant has agreed to achieve a BREEAM Excellent rating as a minimum 
requirement with reasonable endeavours for outstanding, secured by the proposed 
s106 legal agreement. 
 
Energy Strategy  
 

10.166 The applicant has prepared an Energy Strategy which provides a feasibility study 
of various renewable energy technologies and concludes that on site renewables 
would not be suitable to give a significant benefit to the overall carbon emissions 
target. In accordance with Local Plan policy S.3, the proposed development 
therefore includes a connection to the QEOP district heat network for all onsite 
residential heating and domestic hot water use. 
 

10.167 The Energy Strategy has been developed in line with the GLA’s energy hierarchy 
and provides an assessment of how the proposed development performs against 
the carbon dioxide emission targets of the London Plan policies SI.2 and SI.3 and 
sustainability credentials of Local Plan policies S.2, S.4 and S.9. Table 16 shows 
how the proposed development compares to the appeal scheme.  
 
Table 16 Regulated CO2 carbon emission savings against Part L of the 
Building Regulations 2013  

 
Scheme Domestic (%) Non-domestic (%) Site-wide 

Target Reduction Target Reduction Reduction 

Appeal 
scheme 

0 43 35 20 40 

Proposed 
development 

0 49 0 39 49 

 
10.168 The London Plan requires a minimum on-site reduction of 35% beyond Building 

Regulations 2013 and for development to achieve a 15% reduction through energy 
efficient measures. Where it is clearly demonstrated that the strategic zero-carbon 
target cannot be fully achieved on site, the policy allows for a financial contribution 
to the borough’s carbon offset fund in with the LLDC carbon offset SPD. 
 

10.169 The proposed development has sought to maximise the use of ‘Be Lean’ 
measures through a fabric-first approach to the building fabric design to reduce 
energy demand and the installation of energy efficient building services. A 17% 
reduction would be achieved under ‘Be Lean’ measures in line with London Plan 
policy SI.2 requirements.  
 

10.170 Overall, the proposed development offers a regulated carbon dioxide emissions 
reduction of 49% against Part L of the Building Regulations (49% domestic and 



 

 
 

39% non-domestic) using the latest SAP10 carbon emissions factors in line with 
current GLA guidance.  

 
10.171 Officers and their environmental advisors are satisfied that the applicant has 

sought to maximise energy efficient measures and in accordance with the LLDC 
carbon Offset SPD sought to minimise the offset payment as far as possible. In 
order to achieve the London Plan net zero carbon emissions commitment, an 
offset payment of £186k for the proposed development would be made to be 
secured through the s106 agreement. 

 
10.172 The Energy Strategy also includes an overheating risk assessment which has 

been undertaken in accordance with the London Plan Cooling Hierarchy, CIBSE 
TM59. This demonstrates that all modelled rooms would comply with the 
overheating criteria. Condition 43 is recommended to ensure that any future 
changes do not compromise the ability of each dwelling to mitigate overheating 
risk, as per methodology outlined in CIBSE TM59. 
 
Flood Risk 
 

10.173 The entire site is located within Flood Risk Zone 3 and so the applicant has 
submitted a detailed Flood Risk Assessment (FRA) and Drainage Strategy Report 
to assess the risk of flooding.  
 

10.174 The Environment Agency (EA) raised an objection to the appeal scheme on the 
grounds that the applicant had not demonstrated that the site would be protected 
from flooding for the lifetime of the development. The objection was subsequently 
removed on the basis that suitable mitigation could be agreed through planning 
conditions which would require the submission of details on how to manage flood 
resilience and emergency evacuation, as well as SuDS maintenance procedures. 
No flooding or drainage matters were cited in the appeal decision.  
 

10.175 The EA again raised an objection to the proposed development, this time on the 
grounds that the FRA failed to demonstrate adequate flood compensation could be 
provided to overcome the impeded flood flows and reduced flood storage capacity.  
 

10.176 The EA has since removed its objection on the basis that the site is only at risk of 
fluvial flooding in the undefended scenario, as the tidal defences in the area also 
provide unintentional protection for fluvial flood risk. The tidal defences are also 
designed to a greater flood level than would be expected from fluvial flooding and 
so the risk of these being overtopped, and the reduction in flood storage capacity, 
is no longer a concern.  
 

10.177 Taking into consideration the EA’s comments, the proposed development has 
been designed to minimise the provision of sleeping accommodation at ground 
floor level. The only block where this occurs is Block A, and all bedrooms within 
these maisonettes would be located at 1st floor and above, thereby compliant with 
the EA requirements. The minimum finished floor level has been designed to take 
into account a sufficient allowance for any future rises in flood waters as a result of 
climate change and therefore minimise the risk flooding as far as possible.   
 

10.178 PPDT’s environmental advisors have reviewed the FRA and have recommended 
that a detailed Emergency Flood Evacuation Plan is secured via condition. This 
plan would require details of a safe, accessible assembly point, particularly for the 
future occupants of Block A.   
 



 

 
 

10.179 The proposed drainage system has been designed to incorporate the use of 
sustainable drainage features including green roofs, planters and rain gardens. 
Details of these elements would be agreed through condition.  
 

10.180 Officers are satisfied that the proposed development meets the requirements of 
Local Plan policy S.10 and London Plan policy SI.12 and that the proposed 
development does not increase the risk of flooding either at the site or within the 
surrounding area.  

 
Archaeology 

 
10.181 An Archaeological desk-based assessment, which has been assessed by PPDT’s 

environmental consultants, has been submitted with the application in accordance 
with relevant national and local policy which considers the potential impacts on 
archaeological potential and below-ground heritage assets.  
 

10.182 The assessment concludes that the site has a moderate survival potential to 
contain multiperiod remains. There is a high potential for palaeoenvironmental 
remains within the underlying alluvium. There is a moderate potential for 
prehistoric remains, as the site is on the low terrace of the River Lea floodplain 
and would once have been dry ground favourable for settlement and exploitation 
of the nearby river. There is also a moderate potential for early medieval remains 
associated with waterfront activity, as well as fragmented post-medieval remains. 
Potential for all other remains is low. 
 

10.183 PPDT’s advisors have concluded that it is not considered likely that the proposed 
development would have a significant adverse impact on any underlying deposits, 
and to that end no further mitigation is required.  A condition has been included as 
recommended by Historic England which relates to no demolition or development 
shall take place until a stage 1 written scheme of investigation (WSI) has been 
submitted to and approved by the Local Planning Authority in writing. 

 
Summary of Objections  
 

10.184 The objections to the proposals on grounds of their impact on daylight and sunlight 
as well as noise and disturbance from construction are set out in Section 9 of this 
report and have been carefully considered. Officers are satisfied that the 
development would be acceptable in its relationship with neighbouring 
developments and sites in respect to overall scale and mass and the orientation of 
the new development.  
 

10.185 For the reasons set out in this report officers have concluded that whilst there 
would be some daylight and sunlight impacts on some of the residential properties, 
the proposals would not have a significant adverse impact on amenity and overall 
the development would meet the relevant development plan policies. 
 
Community Infrastructure Levy  
 

10.186 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 as LLDC 
CIL £1,197,782 and Mayoral CIL £990,330. 
 
 
 
 



 

 
 

Draft Heads of Terms 
 

10.187 The following are the heads of terms to mitigate the effects of the development. 
 

• To secure the Affordable Housing offer, and to include review mechanisms, in 
accordance with the Mayor’s Affordable Housing and Viability SPG. 
 

o Affordable Housing (AH) baseline offer as follows 

▪ 35% by habitable room 

▪ 60% affordable (LAR) 

▪ 40% intermediate 

o Early Stage viability review to be secured per usual GLA template drafting. 

▪ Breakeven figures TBC subject to viability assessment 

▪ Substantial Implementation tied to completion of ground floor slab of 

any one of the blocks 

▪ Review triggered if Substantial Implementation is not achieved by 24 

months. 

o GLA Mortgage in Possession clause to be incorporated 

o Occupation restrictions to secure:  

▪ Certificate of practical completion issued for 75% of the affordable 

housing units and under contract to an Registered Provider (RP) 

prior to occupation of more than 50% of private units 

▪ Certificate of practical completion issued for 100% of the affordable 

housing units and under contract to an RP prior to occupation of more 

than 75% of private units 

 

• Safeguarding of Land Required for Future Road and Bridge Link 
 

The land that is identified for the alignment of the future road link and bridge 
from Sugar House Lane to Pudding Mill shall be laid out in accordance with 
the details contained in the planning application and any subsequent 
approval of details prior to first occupation of the development and shall be 
maintained by the Developer in that condition thereafter for a period of 15 
years and in such time period the relevant highway authority may request 
that it be made available for the construction of the road and bridge link. 
 

o £25,000 contribution towards feasibility works for the delivery of the future 

road and bridge link 

o Submission of landscape drawings in and around the future road and bridge 

link 

 

• Public Realm, Playspace and Access Route 
 

o Detailed plan for the provision and future management and maintenance of 
the Public Realm Area and the Access Route which must include: 
 

(a) a timetable and programme for the delivery of the Access 
Route; and 
 

(b) a timetable and programme for the delivery of the Public 
Realm Area. 

 



 

 
 

 

o Management and maintenance of new public realm. 
 

o Public pedestrian and cycle access along the east-west in perpetuity 
 
o £75,000 financial contribution toward the enhancement and improvement of 

offsite play space provision within the QEOP 
 

• Commercial Floorspace Strategy 
 

o Submission of a strategy for the management and letting of the commercial 
floorspace. 

o To ensure employment floorspace is designed and managed to meet the 
needs of small local companies and businesses 

o To ensure fit-out by client and work place provider contain accessible 
facilities including wheelchair accessible WC 
 

• Marshgate Lane Design Works and Wayfinding Contribution  
 

o Implement design initiatives / proposals arising from the impact of the 
development on Marshgate Lane in order to rebalance the street and 
enhance provision for users including pedestrians and cyclists 
 

o £50,000 financial contribution for the purposes of carrying out agreed design 
proposals with the LPA and Highway Authority for the treatment of 
Marshgate Lane, which would include enhancements to walking and cycling 
on Marshgate Lane and a raised table 

o Financial contribution of £25,000 towards improved local connectivity, and 
wayfinding 

• Architect Retention and Design Monitoring Contribution 
 

o Aim to retain architects and landscape architects in order to maintain design 
quality. In the event that the original architects are not retained then suitable 
alternatives shall be submitted for approval by the LLDC. If the LLDC does 
not approve the suggested alternative architects then the applicant shall 
reimburse the LLDC for its costs in commissioning its own design advice 
subject to such costs being capped at £100,000. 
 

• Waterway Survey 
 

o Provide updated Waterway Survey Report 
o Ascertain the repair status and condition of the Bow Back River Wall 
o Identify any works to remedy any defects 
o Provide details of the proposed materials to be used in undertaking any 

identified works 
 

• Transportation of Construction and Waste Materials by Water Transport 
 

o An obligation to use reasonable endeavours to meet aspirations for the 
water transport of waste arising from construction at the site and for new 
materials to be delivered by waterway.  
 
 



 

 
 

• Employment Skills and Training  
 

o All job vacancies arising from the Development are advertised in Local 
Labour and Business Schemes and job centres in the Host Boroughs; 

o Local Labour and Business Schemes are notified of all job vacancies arising 
from the Development; 

o The recruitment of persons living in the Host Boroughs to account for 25% 
of the construction jobs arising from the Development; 

o The recruitment of persons living in the Host Boroughs to account for a total 
of between 25% and 85% of the end-use jobs at the Development; 

o All employees employed at the Development in construction jobs to be paid 
the London Living Wage; 

o The London Living Wage is promoted for all end use jobs at the 
Development; and 

o Work-based learning opportunities are provided at the Development, 
including not less than 4 apprenticeship opportunities during construction. 
 

• Sustainable Transport:  
 

o The applicant to submit a Final Travel Plan meeting the TfL best practice 
requirements and secure the LPA’s written approval.  The Final Travel Plan 
would be implemented, managed, and monitored; 

o Submission of bi-annual reports on performance against the targets set out 
in the Travel Plan. In the event that the targets are not being met, to propose 
and agree mitigation measures to promote the targets;  

o To implement, monitor and review; and provide free membership to a car 
club for three years and to include electric car charging points; and 

o Occupants shall not be eligible for on-street parking permits 
 

• Car Park Management Strategy 
 

o Provision of a Car Club space and provide free membership to a car club for 
period of three years; 

o Restriction on eligibility of future residents and commercial occupiers for on-
street parking permits; and 

o Active and passive Electric Charging Point Provision 
 

• S278 and Traffic Management Order To be entered into with the Local Highway 
Authority for:  
 

o The redesigned vehicle crossover; 
o The provision of an on-street loading bay; 
o Landscaping and planting of street trees; 
o Visibility splays and tracking; 
o Public footway improvement works; and  
o Trigger for entering into agreement and delivery of works (tbc) 

 

• Construction Impacts Mitigation Contribution 
 

A contribution (£20,000 fixed) towards the administration of the LLDC 
Construction Transport Management Group and a requirement to attend the 
group meetings; and 



 

 
 

o Financial contribution (£50,000 fixed) towards construction mitigation 
impacts, including the provision of safety measures and safety personnel to 
assist residents and businesses during construction. 

 

• Sustainability 
 

o Use of reasonable endeavours to secure the extension of the QEOP district 
heating and cooling network to the development site and thereafter an 
obligation to secure connection of all buildings; and in the event that this 
cannot be achieved to submit details of alternative measures by which 
equivalent carbon savings can be achieved; 

o Use reasonable endeavours to encourage occupiers to reduce their energy 
usage; 

o The development shall be futureproofed as to enable future connection to a 
new or existing district energy network; 

o An update report to be submitted in advance of above ground works to allow 
the Local Planning Authority to ascertain whether a connection to an existing 
network is possible at that stage; 

o Carbon offset payment where the monitoring shows that the projected 
carbon offset reduction against current Building Regulations Target 
Emissions has not been met, the carbon offset methodology specified within 
the Legacy Corporation Carbon Offset SPD shall be applied to calculate a 
carbon offset payment using a figure of £60 per tonne of carbon to an 
amount equivalent to the gap identified in that target; 

o Carbon emissions for the first year of operation of the development shall be 
monitored and a report provided to the local planning authority within [TBA 
weeks] of the conclusion of that monitoring; and 

o Achieve BREEAM excellent rating as a minimum requirement, and seek 
using reasonable endeavours outstanding. 

 

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: 

 

1. Eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under the Equality Act; 



 

 
 

2. Advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and; 

3. 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. Particular matters of consideration have included 
provision of open space, accessible housing, as well as the provision of affordable 
and family housing. 
 

12 CONCLUSION  
 

12.1 The proposals would deliver a number of benefits, not least the provision of housing 
and affordable housing, which are welcomed. The proposals accord with national, 
regional and local development plan policy. The development forms a mixed-use 
proposal, that is respectful of its context, would positively regenerate the area, 
meets the development plan objectives in terms of accessibility and inclusive design 
resulting in a sustainable place to live and work in accordance with Local Plan policy.  
 

12.2 Officers consider that the overall, scale and height and the scheme’s architectural 
treatment and material selection have been well handled and are a suitable 
response to the context of the site and the adjacent and emerging developments. 
The design quality and associated materials of the proposed development would 
serve to enhance the appearance of the site and its setting.  The proposals are 
supported by the QRP and would meet the design quality policies in the Local Plan, 
including Policy BN.5 on tall buildings. 
 

12.3 Officers consider the standard and quality of the proposals, including access to 
outdoor space, to be good. Improvements within the towpath fronting the site would 
increase its attractiveness to use by pedestrians and cyclists. A car free 
development is acceptable in a scheme of this size and is supported by TfL in this 
location.  
 

12.4 Two letters of objection have been received from local residents. Officers are 
satisfied that the proposals would not, overall, be detrimental to residential amenity, 
and conditions are imposed where necessary to protect amenity.    
 

12.5 The development would deliver new homes (including a high proportion of 
affordable homes), with an architectural, landscaping and massing approach that 
would improve the visual amenity of the area, and would respond to the surrounding 
and emerging context. 
 

12.6 Officers are satisfied that the proposed redevelopment of this site is in accordance 
with the principles for regeneration established by national, regional and local 
planning policies. Therefore, it is recommended that the application be approved, 
subject to a Stage 2 response from the Mayor; the recommended conditions set out 
below relating to detailed matters of design, control over the construction period and 
controls over the future use and management of the development; and the 
completion of a s106 legal agreement as set out in the heads of terms above. 
 
 
 
 



 

 
 

13 PLANNING CONDITIONS 

 
1. Time limit  

The development shall be commenced before the expiration of three years from the date 
of the permission. 
 
Reason: In accordance with Section 91 of the Town and Country Planning Act 1991 

 

2. Works in accordance with approved details 

The development shall be carried out in accordance with the following details and plan 
numbers:    
 
(To Insert) 
 
Reason: To ensure that all works are properly implemented and retained. 
 

3. Notice of Commencement 

The development shall not be commenced until written notice of intention to commence 
the development has been submitted 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 
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. 
 
CONSTRUCTION 
 

4. Code of Construction Practice 

The Development shall not be commenced until a Code of Construction Practice has been 
submitted to and approved in writing by the Local Planning Authority.  An updated version 
of the Code of Construction Practice to reflect any changes in policy or best practice 
guidance shall be submitted to the Local Planning Authority for approval no less frequently 
than once every three years until the date of Practical Completion of the Development. 
The Code of Construction Practice shall be in accordance with all relevant legislation in 
force and substantially in accordance with all policy adopted and best practice guidance 
published at the time of submission. The Code of Construction Practice shall include 
proposals for the following: 

 

• Safeguarding of buried services 

• Location and height of any proposed spoil stockpiles 

 
The Development shall be carried out in accordance with the approved details. 
 
Reason and pre-commencement justification: To ensure that the Local Planning Authority 
can assess whether the development would generate any unacceptable environmental 
impacts through construction that would require appropriate mitigation in accordance with 
Local Plan Policies BN.11 and S.4. 
 
 



 

 
 

5. Construction Transport Management Plan 

The Development shall not be Commenced until a Construction Transport Management 
Plan (CTMP) has been prepared in consultation with the Local Planning Authority, local 
highway authorities, Transport for London and the emergency services and such CTMP 
has been submitted to and approved by the Local Planning Authority. An updated 
version of the CTMP reflecting any changes and details of the development known at 
the time and any updated policy or best practice guidance shall be submitted to the 
Local Planning Authority for approval in consultation with the agencies referred to above 
no less frequently than once every three years.  
 
The objectives of the CTMP shall be to: 
 

• minimise the level of road based construction traffic through the promotion of 
sustainable transport options, where feasible 

• minimise the impact of road based construction traffic by identifying clear 
controls on routes for large goods vehicles, vehicle types, vehicle quality and 
hours of site operation;  

• identify highway works required to accommodate construction traffic;  

• minimise the number of private car trips to and from the site (both workforce and 
visitors) by encouraging alternative modes of transport and identifying control 
mechanisms for car use and parking; and  

• assess the need for improvements to the public transport network to 
accommodate the additional number of trips associated with construction site 
activity.  
 

The CTMP shall include as a minimum the following information:  
 

• hours of work and noise mitigation and monitoring measures; 

• details regarding parking, deliveries, and storage (including hours of deliveries);  

• the arrangements for liaison with the relevant highway authorities, emergency 
services, which shall include attendance at the LLDC Construction Transport 
Management Group;  

• the method for applying for approvals for Off Site highway works;  

• advance notification of road closures as well as road closures implementation 
including designated routes for large goods vehicles and dealing with abnormal 
loads;  

• deliveries within site, to ensure vehicles not stopping on the highway;  

• highway enabling schemes for access to and from the construction site;  

• position and operation of cranes / Mobile Elevating Work Platforms off Site 
parking issues;  

• control of and limits on parking spaces for construction workers' motor cars and 
vans used to travel to the Site, but to which access is not otherwise required 
when the vehicle is on the Site;  

• driver standards and enforcement within the construction site and on the 
highway;  

• monitoring; 

• the parking of vehicles of site operatives and visitors; 

• the loading and unloading of plant and materials including a construction logistics 
plan; 

• the storage of plant and materials use in constructing the development; 

• the erection and maintenance of security hoardings; 

• measures to control the emission of dust and dirt during construction including 
details of measures to prevent the deposit of mud and debris on the public 



 

 
 

highway; 

• a scheme for recycling and disposing of waste resulting from any demolition and 
construction work; 

• the notification of neighbours with regard to specific works;  

• dealing with complaints and community liaison including a scheme for protecting 
nearby residential and commercial properties from noise and other 
environmental effects; 

• safe provision for walking and cycling;  

• details of routes and access for construction traffic. Including lorry holding areas; 
and 

• guidance on membership of the Fleet Operator Recognition Scheme and 
implementation of vehicle safety measures and driver training including cycle 
awareness and an on-road cycle module. 

 
The development shall be carried out in accordance with the approved details.  
 
The following monitoring information in relation to the construction of the Development 
shall be provided to the Local Planning Authority on not less than an annual basis until 
the date of Practical Completion of the Development:  
 

• sustainable transport of materials and waste (including percentages transported 

by road, rail and water) 

• waste generation and materials reuse and recycling  

• air quality from construction activity within the Site 

• noise from construction activity within the Site 

 
The first such monitoring information shall be provided on the first anniversary of 
Commencement of the Development and on each anniversary thereafter until the 
Completion of the Development. The Development shall be carried out in accordance 
with the approved details. 
 
Reason and pre-commencement justification: To ensure that the Local Planning 
Authority can assess whether the development would generate any unacceptable 
environmental impacts through demolition and construction that would require 
appropriate mitigation and to be in accordance with London Plan Policy S.3 and Local 
Plan 2015 Policy T.4. 

 
6. Construction Waste Management Plan 

The Development shall not be Commenced until a Construction Waste Management Plan 
(CWMP) has been submitted to and approved by the Local Planning Authority. The 
objectives of the CWMP shall be to ensure all waste arising from the construction works 
are managed in a sustainable manner, maximising the opportunities to reduce, reuse and 
recycle waste materials. The CWMP shall also detail the compliance and assurance 
requirements to be maintained on the Site during all phases of construction. The CWMP 
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 Development shall be carried out in accordance with the approved details. 

 

Reason and pre-commencement justification: Submission required prior to 
commencement to ensure that the Local Planning Authority to ensure that the impact of 
demolition and construction is appropriately mitigated and ensure high standards of 
sustainability are achieved in accordance with Policy 5.18 of the London Plan and Policy 
S.6 of the Local Plan. 

 
7. 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) 
published by the Centre for Low Emission Construction 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.  
 

8. 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. 
 

9. Internal and External Plant Equipment  

No occupation of any part of the development hereby permitted shall take place until 
details of internal and external plant equipment and trunking, including building services 
plant, ventilation, and filtration equipment including flue(s) and grease trap(s) 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 retained and 
maintained in accordance with the manufacturers’ instructions.  
 
Reason: To ensure an appropriate appearance and that no unacceptable nuisance or 
disturbance is caused to the detriment of the amenities of future residents of the 
development, adjoining occupiers or to the area generally.  
 
 
 



 

 
 

 
10. Noise from construction  

Noise levels due to construction or demolition shall not exceed 75dB LAeq (10 hour) 
measured at 1m from the façade of the building, during the hours from 08:00 to 18.00 
Monday-Friday, 75dB LAeq (5 hour) during the hours from 08:00 to 13:00 on Saturday 
except with the prior approval of the Local Authority, under s61 of the Control of Pollution 
Act 1974.  
 
Reason: To ensure that best practicable means are used to reduce noise generated by 
construction in accordance with Policy BN12 of the Local Plan 2020.  

  
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. 
Any piling must be undertaken in accordance with the terms of the approved piling method 
statement.  
 
Reason: To ensure that the proposed activities safeguard human health and do not harm 
controlled waters and groundwater resources in line with the Environment Agency’s 
approach to groundwater protection March 2017 and in accordance Policies 5.21, 5.14 
and 7.19 of the London Plan and Policy BN13 of the Local Plan. 
 

12. Contamination  

No development approved by this planning permission (or such other date or stage in 
development as may be agreed in writing with the Local Planning Authority), shall take 
place until a scheme that includes the following components to deal with the risks 
associated with contamination of the site has been submitted to and approved in writing 
by the Local Planning Authority:  
 
1) A preliminary risk assessment which has identified: all previous uses, potential 

contaminants associated with those uses, a conceptual model of the site indicating 
sources, pathways and receptors, potentially unacceptable risks arising from 
contamination at the site.  
 

2) A site investigation scheme, based on a detailed assessment of the risk to all receptors 
that may be affected, including those off site.  

 
3) The results of the site investigation and detailed risk assessment referred to in (2) and, 

based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken.  
 

4) A validation plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer- term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. Any changes to these 
components require the express written consent of the Local Planning Authority. The 
scheme shall be implemented in full as approved.  

 



 

 
 

Reason: To safeguard human health, controlled waters, property and ecological systems, 
and to ensure that the development can be carried out safely without unacceptable risks 
to workers, neighbours and other offsite receptors in accordance with Policy BN13 of the 
Local Plan. 
 
Pre-commencement Justification: Remediation methods should be agreed and completed 
prior to the use commencing on occupation of the site to ensure a safe environment for 
employees and residents/ occupants. 
 

13. Validation Report  

No occupation of any part of the development hereby permitted shall take place until a 
validation report demonstrating completion of works set out in the approved remediation 
strategy and the effectiveness of the remediation has been submitted to and approved, in 
writing, by the Local Planning Authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved validation plan to demonstrate 
that the site remediation criteria have been met. It shall also include a long-term monitoring 
and maintenance plan for longer-term monitoring of pollutant linkages, a maintenance 
timetable and arrangements for contingency action arising from the monitoring, as 
identified in the validation report. The long-term monitoring and maintenance plan shall 
be implemented in full as approved.  
 
Reason: To safeguard human health, controlled waters, property and ecological systems, 
and to ensure that the development has been carried out safely without unacceptable 
risks to workers, neighbours and other offsite receptors and in accordance with Policy 
BN13 of the Local Plan. 
 

14. Unexpected Contamination 

If, during development, contamination not previously identified is found to be present at 
the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until a remediation strategy has been submitted to 
and approved by the Local Planning Authority in writing detailing how this unsuspected 
contamination shall be dealt with. The remediation strategy shall be implemented as 
approved.  
 
Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development is carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance 
with Policy BN13 of the Local Plan. 
 

15. Air Quality  

Prior to the occupation of any of the residential units hereby permitted, further air quality 
monitoring and modelling using the Highway England guidance document IAN 170/12 
shall be carried out together with an assessment of the results and recommendations as 
to whether further mitigation measures are required; and these details, together with the 
details of such proposed measures (if any); shall be submitted to the Local Planning 
Authority for written approval. Any mitigation measures approved pursuant to the 
submitted details shall be implemented prior to the occupation of any residential units and 
retained permanently thereafter. 

 
Reason: In the interest of amenity. 

 



 

 
 

16. Drainage  

Prior to commencement of superstructure works details of the drainage strategy, detailing 
any on and/or off-site drainage works, including sustainable urban drainage (details of 
which shall include permeable paving, green roofs and attenuation storage and a 
maintenance plan for the system), has been submitted to and approved in writing by the 
Local Planning Authority in consultation with the sewerage undertaker. The drainage 
works referred to in the approved strategy shall be implemented in full and no discharge 
of foul or surface water from the site shall be accepted into the public system until the said 
drainage works have been completed.  
 
Reason: To prevent the increased risk of flooding, to improve and protect water quality, 
and improve habitat and amenity in accordance with Policy BN13 of the Local Plan. 
 

17. Surface Water Drainage  

No infiltration of surface water drainage into the ground at this site is permitted other than 
with the express prior written consent of the Local Planning Authority, which may be given 
for those parts of the site where it has been demonstrated that there is no resultant 
unacceptable risk to controlled waters. The development shall be carried out in 
accordance with the approved details.  

 
Reason: To protect the water environment, including groundwater.  
 

18. Flood Defences and Emergency Flood Evacuation Plan  

Prior to commencement of above ground works details a strategy 
for maintaining and improving the flood defences and Emergency Flood Evacuation Plan 
have been submitted to, and approved in writing by, the Local Planning Authority. This 
strategy shall include the following components: 
 

1. Details of a safe, accessible assembly point for the future residents.   
2. A detailed site investigation to assess the condition of the flood defences. 
3. A work plan scheme, based on the results of (1) and the existing visual condition 

survey 'Visual Survey of Bow Back River Wall, January 2018', to undertake any 
required improvements, repairs or replacement of the flood defence. The scheme 
shall include a plan for any required long-term monitoring and maintenance. 

4. A method statement including evidence to support a viable method for 
demonstrating how the flood defences will be raised to 5.70m AOD by 2065, and 
6.2m AOD by 2100, in line with the requirements of the Thames Estuary (TE2100) 
Plan. 

 
The scheme shall be fully implemented and subsequently maintained, in accordance with 
the scheme’s timing/phasing arrangements, or within any other period as may 
subsequently be agreed, in writing, by the Local Planning Authority. 

 
Reason: To prevent flooding on site and elsewhere by ensuring that the flood defences 
are in satisfactory condition which is commensurate with the lifetime of the development 
and to ensure the statutory defence level will be maintained. This is in line with paragraphs 
160 and 163 of the NPPF. 

 
 
 
 
 



 

 
 

19. Water Supply  

Prior to connection of the relevant part of the development to the existing water supply 
infrastructure impact studies of the existing water supply infrastructure shall be submitted 
to, and approved in writing by, the Local Planning Authority (in consultation with Thames 
Water). The studies should determine the magnitude of any new additional capacity 
required in the system and a suitable connection point.  

 
Reason: To ensure that the water supply infrastructure has sufficient capacity to cope with 
the/this additional demand. 
 
Pre-commencement justification: To ensure that the development is supported by 
appropriate and adequate facilities. 
 

20. Archaeological Investigation  

No development to existing ground level shall take place other than in accordance with 
the Written Scheme of Investigation dated [To Insert] and approved pursuant to approval 
notice reference [To Insert] archaeological works shall be carried out by a suitably 
qualified investigating body acceptable to the Local Planning Authority. 
 
The development shall not be occupied until a 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 (B), and the provision for analysis, 
publication and dissemination of the results and archive deposition has been secured. 
 
Reason: To ensure that the archaeological interests are protected and considered 
appropriately in accordance with Local Plan policy BN.2.  
 
RESIDENTIAL STANDARDS 
 

21. Sound Insulation and Noise Mitigation Details – Residential  

Prior to the installation of acoustic insulation measures for the development hereby 
approved details shall have been submitted to and approved in writing by the Local 
Planning Authority for a scheme of acoustic insulation and any other necessary means of 
ventilation provided. The scheme shall include a glazing specification for all windows to 
ensure a good standard of internal noise can be achieved during day time and night time 
in accordance with the guideline levels of BS8233 2014: "Sound insulation and noise 
reduction for buildings – code of practice" or an equivalent standard.  
 
The residential units hereby permitted shall not be occupied until the noise attenuation 
scheme, including glazing specification, has been implemented in accordance with the 
approved scheme and no residential unit shall be occupied unless and until it has been 
completed in accordance with these standards: 
 

Bedrooms- 30dB LAeq,T* and 35 LAeq, D* 
Living rooms- 35dB LAeq, D* 
Dining areas – 40dB LAeq, D* 
*T- Night-time 8 hours between 23:00-07:00 
*D- Daytime 16 hours between 07:00-23:00. 

 
The approval shall be implemented in accordance with the approval and shall thereafter 
be permanently retained as such. 

  



 

 
 

Reason: To ensure an adequate standard of residential amenity. 

 

22. Sound Insulation and Noise Mitigation Details – Residential and Non-Residential  

 Prior to the installation of sound insulation measures between residential accommodation 
and non-residential uses within the development hereby approved details shall have been 
submitted to and approved in writing by the Local Planning Authority for a scheme of 
acoustic insulation to be implemented between the residential accommodation and any 
non-residential uses  

 
Details should include airborne and impact sound insulation.  

 
The Development shall not be occupied until the noise mitigation measures approved as 
part of the sound insulation scheme have been installed. The development shall thereafter 
be permanently retained as such.  

  
Reason: To protect the amenity of future occupants and/or neighbours in accordance with 
Policy BN11 of the Local Plan. 
 

23. Accessible Housing 

90% of the accessible residential units hereby permitted shall be designed and 
constructed in accordance with Optional Requirement M4 (2) Category 2 of Part M of the 
Building Regulations. 
 
10% of the residential units hereby permitted shall be designed and constructed in 
accordance with Optional Requirement M4 (3) Category 3 of Part M of the Building 
Regulations as set out in the approved accommodation schedule (INSERT).  
 
The actual number of units to be provided in accordance with this condition will be the 
number of whole units that is as near as arithmetically possible to the specified percentage 
and 0.5 or above shall be rounded up to the nearest whole. 
 
The development shall not be occupied until it has been completed in accordance with 
this condition; and it shall thereafter be permanently retained as such. 
 
Reason: To ensure adequate accessible housing is provided and to be in accordance with 
Local Plan Policy BN.5: Requiring inclusive design. 

 

MANAGEMENT  

 
24. Delivery and Servicing Management Plan  

The development shall not be occupied until a delivery and servicing management plan 
(DSMP) detailing how all elements of the development are to be serviced has been 
submitted to and approved in writing by the Local Planning Authority. The DSMP shall be 
prepared in accordance with TfL's online guidance on delivery and servicing plans found 
at http://www.tfl.gov.uk/info-for/freight/planning/delivery-and-servicing-plans#on-this-
page-1 or such replacement best practice guidance as shall apply at the date of 
submission of the DSMP. The approved details shall be implemented from first occupation 
of that part of the development and thereafter for the life of the development on the 
respective area of land.  
 



 

 
 

Reason: In the interests of highway and pedestrian safety and residential amenity making 
adequate provision for deliveries and servicing, and encouraging sustainable delivery 
methods in accordance with Policy T4 of the Local Plan 2020.  

 

25. Waste and Recycling Management  

Before the first occupation of the Development hereby permitted, final details of the refuse 
and recycling storage arrangements shown on the approved drawings shall be submitted 
to and approved in writing by the Local Planning Authority and shall include the following 
key pieces of information: 
 

• Details and plans showing where residents and commercial tenants in each 

building should deposit their waste; 

 

• Description of the waste containers and equipment to be housed in each waste 

storage area; 

 

• Explanation of how and when waste containers will be transferred between waste 

rooms, the route the container will take during transfer, and where the necessary 

equipment for facilitating the operations will be stored; and 
 

• Details of arrangements for collection contractors for municipal and commercial 

waste, including where the waste will be collected from, where the waste collection 

vehicles will park, and the route for transferring bins between waste stores and 

vehicles. 

The waste and recycling storage areas/facilities are expected to demonstrate the 
following:  
 

• The facilities are appropriately ventilated.  

• They have a suitably robust design including walls that are fitted with rubber buffers 

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

• They feature gates/doors with galvanised metal frames/hinges and locks.  

• There is sufficient capacity to service the relevant building/use.  

• There are maintenance facilities, including a wash-down tap and floor drain.  

 
The facilities and management processes provided shall thereafter be retained and 
maintained for the life of the Development of the respective area of land and neither 
they nor the space they occupy shall be used for any other purpose unless it can be 
demonstrated that these facilities are no longer required or can be reduced in size 
without affecting recycling rates, to be agreed in writing by the Local Planning 
Authority in accordance with Policy S.6 of the Local Plan. 
 
Reason: To ensure there are refuse storage and management arrangements in place 
in advance of the use commencing to avoid highway and safety issues and ensure 
that that the refuse would be appropriately stored within the site in the interest of 
protecting the amenity of the site and the area in general from litter, odour and potential 
vermin/pest nuisance. 
 

  



 

 
 

PARKING, SERVICING, CYCLES  
 

26. Approval of Road Works Necessary  

Prior to commencement of superstructure works, details of the following works to the 
highway have been submitted to and approved in writing by the Local Planning Authority 
in consultation with the Highway Authority:  
 

- The provision of an on-street loading bay 

- The installation of new crossovers and reinstatement of footways where existing 

crossovers are being blocked up  

- Landscaping and planting of street trees 

 
The development hereby permitted shall not be occupied until these works have been 
completed in accordance with the approved details.  
 
Reason and pre-commencement justification: To ensure that occupiers of the site have 
adequate facilities to support the use and encourage the uptake of sustainable transport 
methods to and from the site, and to ensure that all road works associated with the 
proposed development are to a standard approved by the Local Planning Authority and 
are completed before occupation and in accordance with Local Plan Policy T.4. 
 

27. Cycle Storage - Details to be Submitted 

The development shall not be occupied until details (1:50 scale drawings) of the facilities 
to be provided for the secure storage of cycles (for both residential and commercial 
elements) have been submitted to and approved in writing by the Local Planning Authority. 
The development shall be carried out in accordance with the approved details and the 
facilities provided prior to first occupation; and they shall thereafter be retained for the life 
of the development and the space used for no other purpose. 
 
Reason: In order to ensure that satisfactory secure cycle parking and facilities for cyclists 
are provided and retained and in accordance with Policy T4 of the Local Plan. 
 
SUSTAINABILITY 
 

28. BREEAM 

Before any fit out works to the commercial element of the development hereby authorised 
begin, an independently verified BREEAM report (detailing performance in each 
category, overall score, BREEAM rating and a BREEAM certificate of building 
performance) to achieve a minimum 'excellent' rating shall be submitted to and approved 
in writing by the Local Planning Authority and the development shall not be carried out 
otherwise than in accordance with any such approval given;  
 
Within six months of first occupation of the building hereby permitted, a certified Post 
Construction Review (or other verification process agreed with the Local Planning 
Authority) shall be submitted to and approved in writing by the Local Planning Authority, 
confirming that the agreed standards above have been met. 
  
Reason: To ensure that high standards of sustainability are achieved in in accordance 
with policies S2 and S4 of the Local Plan 2020.  

 



 

 
 

29. Renewable energy  

The development shall be constructed in accordance with the submitted TO INSERT and 
shall aim to achieve the reported reductions in regulated CO2 emissions through the use 
of on-site renewable energy generation sources approved as part of this development. 
Where the CO2 emissions reported in the energy strategy are not achieved, a justification 
shall be submitted to the Local Planning Authority setting up the reason why it was not 
met. 

 
Reason: To ensure a high standard of sustainable design and construction and to ensure 
sufficient information is available to monitor the effects of the development in accordance 
with policies S2 and S5 of the Local Plan 2020.  
 

30. Photvoltaics  
Prior to the commencement of above ground construction works full details of 
photovoltaic (PV) panels and a strategy for their installation on site shall be submitted to 
and approved in writing by the Local Planning Authority. The development shall be built 
based on the principles to maximise the available area where suitable and feasible and 
as per agreed details.  
 
The approved details shall be implemented prior to the first use of the building and shall 
thereafter be permanently maintained to the satisfaction of the Local Planning Authority.  
 
Reason: To ensure that the development meets a high standard of sustainable design, 
and that the construction incorporates renewable technologies. 

 
31. Ventilation Strategy  

Prior to the commencement of above ground construction 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 measures maintained as part of the development.  
 
Reason: To ensure that accommodation within the development is appropriately 
ventilated and achieves a suitable level of internal air quality.  
 

Drawings 
 

32. Detailed Drawings  

Prior to the commencement of above ground works development drawing details for 
each of the blocks A1, A2, B1, B2 and B3 hereby permitted shall have been submitted to 
and approved in writing by the Local Planning Authority.  The development shall not be 
occupied/used until it has been carried out in accordance with the approved details. The 
development shall thereafter be retained as such. 
 
Detailed drawings including drawings for each of the blocks A1, A2, B1, B2 and B3 of:  
 

• Principal features on the facades e.g. bay studies (1:50 @ A3) 

• Details of each envelope / roof type (1:20 @A3) 

• Detailed brick elements including mortar joint profile (1:20 @A3) 

• Details of glazing and curtain walling systems including any manifestation (1:20 

@A3) 

• Key junctions/bonds between materials/finishes (1:20 @A3) 



 

 
 

• Ground floor frontages including entrances, glazing and signage zones, infill 

panels on plant rooms/bike stores etc, shopfronts or commercial/workspace 

frontages (1:50 @ A3) 

• Parapets, roof edges, rooftop plant screening, lift over runs etc (1:20 @A3) 

• Elevational location of all joints eg structural, movement, panels (1:100 @ A3) 

• Elevational location of all openings in envelope eg ventilation grilles, bird & bat 

boxes (1:100 @ A3) 

• Elevational location of all items which are fixed to the façade e.g. fins/louvres, 

rainwater pipes, lighting, CCTV, alarms including any provision for cable runs 

boxes (1:100 @ A3) 

• Head, jamb and sill details, including profiles, for typical openings and all 

ground floor entrances and doors to balconies / terraces (1:20 @A3) 

• Details of key architectural metalwork / screens / gates (1:20 @A3) 

• Details of balconies and terraces including floor finishes (1:20 @A3) 

• Balustrade details (1:20 @A3) 

• Details of soffits and canopies (1:20 @A3) 

• Details of external stairs (1:50 @A3) 

• Junctions with neighbouring buildings (1:20 @A3) 

• External signage details including elevations and sections (1:50 @A3)  

 
Reason: To enable the Local Planning Authority to properly consider and control the 
development and to be in accordance and in order to ensure a high quality of design and 
detailing is achieved and to be in accordance with Strategic Policy SP.3 and Policies 
BN.1, BN.4 and BN.10 of the Local Plan.  
 

33. Material Samples 

Prior to the commencement of superstructure details and a schedule of materials and 
products of all external facing materials to be used in the construction of the building for 
each block A1, A2, B1, B2 and B3 hereby approved, along with material sample boards 
and/or full-size mock-ups, have been submitted to and approved in writing by the Local 
Planning Authority.  The development shall not be occupied/used until it has been 
carried out in accordance with the approved details. The development shall thereafter be 
retained as such. 
 
Details of materials and products for each of the blocks A1, A2, B1, B2 and B3, including 
finishes, of:  
 

• Façade and roof cladding materials 

• Brick and mortar type including mortar joint profile 

• Window / door types (including finishes, glass types and any manifestation) 

• Curtain wall (including finishes, glass types and any manifestation) 

• Facing metalwork (e.g. balustrades, service doors, screens, gates) 

• All items which are fixed / integrated to the façade (eg fins/louvres, vent grilles, 

rainwater pipes, signage, bird/bat boxes) 

• Soffit and canopy materials 

• Balcony and terrace floor finishes 

 
Samples of the above materials should be provided. 

 
Full-size mock-ups of façades shall be provided at a size to be agreed with the Local 
Planning Authority.  This includes as a minimum all areas shown in the detailed bay 



 

 
 

drawings. A complete list of façade types and junctions shall be agreed with the Local 
Planning Authority in advance.  
 
See guidance on LLDC website for further details of submission requirements. 
 
Reason: To enable the Local Planning Authority to properly consider and control the 

development and to be in accordance and in order to ensure a high quality of design and 

detailing is achieved and to be in accordance with Strategic Policy SP.3 and Policies 

BN.1, BN.4 and BN.5 of the Local Plan.  

Justification: To ensure that the Local Planning Authority is satisfied with the quality of 

the detail proposed, prior to the construction of the development and to ensure that the 

development will not have an adverse impact on the character of the surrounding area in 

terms of the appropriateness and quality of finish. 

34. Landscape Design 

Prior to the commencement of superstructure details, the following information shall be 

submitted to and approved in writing by the Local Planning Authority: full details of hard 

and soft landscape works, and means of enclosure of all un-built, open areas and public 

realm. This shall include the adjacent street, waterway frontage, amenity space on the 

top of the podium, communal gardens and roof spaces, as well as designed mitigation 

features within the towpath with the aim of reducing cycling speeds to ensure sense of 

hierarchy and priority for pedestrians. 

Hard landscape details shall include:  
 

i. details of proposed finished levels or contours including any alterations in 

existing ground levels and excavations. 

ii. means of enclosure and boundary treatments and any associated access 

points 

iii. car parking layouts including details of blue badge parking, electric charging 

points and petrol and oil interceptors 

iv. details of other vehicle and pedestrian access and circulation areas including 

cycle storage 

v. details of inclusive design including external steps and ramps, tactile warning or 

wayfinding paving, mobility features and dropped kerbs 

vi. hard surfacing materials which shall be permeable as appropriate, including 

dimensions, bonding and pointing 

vii. minor artefacts and structures e.g. street furniture, play equipment, refuse or 

other storage units, signage, lighting, planters (fixed and moveable), drinking 

water fountains, bollards and hostile vehicle mitigation 

viii. location of proposed and existing functional services above and below ground 

including service trenches, drainage, power (such as in ground power units, 

operating controls and feeder pillars), communications cables, pipelines etc. 

indicating lines, access covers and supports to ensure no conflicts with tree and 

planting pits and integration of access covers with paving/surfacing layout 

ix. coordination drawing illustrating how the sustainable drainage system works 

with paving, tree pits, planting design, building and external drainage and local 

authority drainage or water courses 

x. materials samples 



 

 
 

xi. details of kerb heights, materials and colour in the interests to ensure safety for 

blind and partially sighted people in different weather conditions. 

 
Soft landscape details shall include:  

 
i. Urban Greening Factor calculation and plan; 
ii. planting plans including plant schedules, noting species, plant sizes including 

girth and clear stem dimensions of trees and proposed numbers/densities 
where appropriate; 

iii. written specifications including cultivation and other operations associated with 
plant and grass establishment; 

iv. all planting systems including tree pits and planting beds demonstrating plant 
stabilisation, drainage, aeration/irrigation, volume and specification of growing 
medium, tree pit surfacing and measures for protection of planting beds during 
establishment; 

i. coordination drawing showing the locations of green roofs/walls and integration 
with the building design, maintenance access including detail of substrate and 
species proposals;  

v. coordination drawing of all biodiversity enhancements including habitats and 
items such as bird/bat boxes, swift/bee bricks with specifics on the species; 
anticipated to use these elements based on the ecological strategy and survey; 

vi. implementation programme including time of year for planting. 

 
The development shall not be occupied/used until the hard landscaping has been 

carried out in accordance with the approved details.  The development shall thereafter 

be retained as such. 

Reason:  To ensure that the development achieves a high quality of landscaping which 

contributes to the visual amenity, biodiversity and character of the area in accordance 

with Strategic Policy SP.3 and SP.5 and Policies BN.1, BN.3, BN.4, BN.8, T.4, T.6, T.9, 

S.1 and S.4 of the Local Plan. 

35. Landscape Implementation 

All soft landscape works shall be carried out in accordance with the approved landscape 
details by no later than the end of the planting season following completion of the 
development or prior to the first occupation of the relevant part of the development in 
accordance with the implementation programme approved pursuant to Condition [26], 
whichever is sooner.  Any existing retained or proposed trees or areas of planting which, 
within a period of 5 years from the completion of the development, die, are removed or 
become seriously damaged or diseased, shall be replaced as soon as is reasonably 
possible and, in any case, by not later than the end of the following planting season, with 
others of similar size and species, unless the Local Planning Authority gives written 
consent to any variation.  
 
Reason:  To ensure that the landscaping is carried out within a reasonable period, to 
ensure new planting becomes established and to maintain a high quality of visual 
amenity within the area in accordance with Strategic Policy SP.3 and SP.5 and Policies 
BN.1, BN.3, BN.4 and BN.8 of the Local Plan. 
 

 



 

 
 

36. Landscape Management Plan  

Prior to the commencement of superstructure details a landscape management plan, 
including implementation plan, long term design objectives and management 
responsibilities for all landscape areas (including communal growing areas, public 
events areas or play areas), other than small, privately owned, domestic gardens and 
schedule of landscape maintenance for a minimum period of 5 years has been 
submitted to and approved in by the Local Planning Authority.  The management plan 
must consider biosecurity issues in relation to plant replacement and sustainability in 
relation to water usage and irrigation.  The landscape management shall be carried out 
in accordance with the approved details. 

Reason:  To ensure the landscape is maintained to a high standard and to protect the 
visual amenity of the area in accordance with Strategic Policy SP.3 and Policies BN.1 
and BN.4 of the Local Plan. 
 

37. Electric Vehicle Parking 

Prior to the commencement of the relevant part of the development details of the electric 

vehicle charging points to serve 20% of the car parking spaces shall have been 

submitted to and approved in writing by the Local Planning Authority.  The development 

shall not be occupied/used until it has been carried out in accordance with the approved 

details.  The development shall thereafter be retained as such. 

Reason:  To promote sustainable travel in accordance with Strategic Policy SP.5 and 

Policy T.4 of the Local Plan. 

38. Boundary Treatments 

Prior to completion of the superstructure of any building within the development a plan 

indicating the positions, design, materials and type of boundary treatment to be erected 

including Secured by Design considerations and any access points and access control 

measures has been submitted to and approved in writing by the Local Planning 

Authority.  The development shall not be occupied/used until it has been carried out in 

accordance with the approved details.  The development shall thereafter be retained as 

such.  

Reason and pre-commencement justification:  To ensure satisfactory boundary 

treatments, in the interests of visual amenity within the area in accordance with Strategic 

Policy SP.3 and Policies BN.1 and BN.4 of the Local Plan. 

39. Wayfinding/Signage 
 

Prior to occupation of each building hereby authorised begins details of a signage 
strategy for the area of the site immediately relating to the relevant building including 
wayfinding, street signage and traffic related signage shall have been submitted to and 
approved in writing by the Local Planning Authority.  The strategy shall include locations 
and details of fittings and supporting structures.  The development shall not be 
occupied/used until it has been carried out in accordance with the approved details.  The 
development shall thereafter be retained as such. 
 
Reason:  To ensure legibility of the site in accordance with Strategic Policy SP.3 and 
SP.5 and Policies BN.1, BN.3, BN.4, BN.8, S.1 and S.12 of the Local Plan. 
 



 

 
 

 
40. Play 

 
Before any above ground work hereby authorised begins full details of the proposed 
children's play strategy including location and equipment have been submitted to and 
approved in writing by the Local Planning Authority.  The strategy shall include:  

i. details of age and gender provision and age appropriate equipment  
ii. details of inclusive play (access, age provision and details of equipment) 
iii. associated surfacing, planting, signage, lighting, seating, refuse receptacles 

and other street furniture 
iv. boundary treatments and access points including conditions of access/hours of 

operation 
v. security considerations including lighting, proximity to roads, natural 

surveillance from adjacent properties, access from family accommodation 
vi. risk and safety testing of play proposals 

The development shall not be occupied/used until it has been carried out in accordance 
with the approved details.  The development shall thereafter be retained as such. 

Reason:  To provide adequate amenities for future occupiers in accordance with 

Strategic Policy SP.3 and SP.5 and Policies BN.1, BN.4, BN.9 and S.1 of the Local Plan. 

41. Green Roofs 
 
Prior to commencement of superstructure works, details of green roofs in the area/s 
indicated on the approved drawings have been submitted to and approved in writing by 
the Local Planning Authority.  All green roofs shall meet the minimum substrate depth 
requirements of the GRO Code 2021 and shall take account of the policy objective for 
biodiversity net gain. 

 The details shall include: 
 

i. coordination drawing showing the locations of green roofs/walls and 
integration with the building design, maintenance access including detail of 
substrate and species proposals  
 

ii. details of substrates including depth and profile 
 

iii. full details of planting/seeding with species and density 
 

iv. a detailed scheme of maintenance including irrigation system (where an 
irrigation system is part of the design)  
 

v. details of associated ecological enhancements such as deadwood habitat, 
bird boxes, etc 
 

vi. details of access and safety precautions during maintenance operations 
 

vii. sections at a scale of 1:20 with manufacturer’s details demonstrating the 
construction and materials used and showing a variation of substrate depth 
(where applicable) 
 

viii. details of arrangements of and interfaces with all rooftop mechanical 
elements or structures including solar panels 

 



 

 
 

The development shall not be occupied/used until it has been carried out in accordance 

with the approved details.  The development shall thereafter be retained as such.  

Reason:  To ensure the development undertakes reasonable measures to take account 

of biodiversity and the water environment in accordance with Strategic Policy SP.3 and 

SP.5 and Policies BN.3, BN.4, S.4 and S.9 of the Local Plan. 

42. Ecology  
 

No development shall take place until a detailed ecological enhancements scheme, 
including a programme for the implementation of the works and long-term management, 
has been submitted to and approved in by the Local Planning Authority.   
This scheme shall include details of:  
 

i. phase 1 habitat survey and any further recommended surveys 

ii. appropriate ecological enhancements (including wetland habitats incorporated 

into the SuDS scheme and attenuation pond areas where appropriate)  

iii. habitat creation and planting to achieve biodiversity net gain with metrics 

iv. measures specifically to address retention and enhancement of the site's 

ecological connectivity through ecological corridors and networks  

v. details of any mitigation measures such as provision for roosting bats 

vi. method statement for the management and control of invasive species 

identified on site  

vii. coordination drawing of all biodiversity enhancements including habitats and 

items such as bird/bat boxes, swift/bee bricks with specifics on the species 

anticipated to use these elements based on the ecological strategy and survey 

viii. details of protected species and mitigation measures as approved in writing by 

the LPA in consultation with Natural England. The applicant may need to apply 

for a protected species licence from Natural England, evidence of which should 

be submitted to the Local Planning Authority. 

The development shall not be occupied until it has been carried out in accordance with 

the approved details.  The development shall thereafter be retained as such.  

Reason and pre-commencement justification:  To preserve and enhance biodiversity 

and the water environment in accordance with Strategic Policy SP.3 and SP.5 and 

Policies BN.3, BN.4, S.4 and S.9 of the Local Plan. 

43. Overheating 
 

Before the construction of the façades of the development, an updated assessment of the 
internal temperature in summer of the development shall be submitted to, and approved 
in writing by, the Local Planning Authority, so as to demonstrate compliance with the 
requirements of the Building Regulations 2010 (Schedule 1, Part L). Such assessment 
must use the method of calculation set out in the SAP 2012 (Appendix P) (or any 
subsequent edition of the SAP as may amend or replace the 2012 edition, as published 



 

 
 

by BRE) and have regard to CIBSE 2050 weather data. The assessment shall include 
details of any mitigation measures that are proposed to be used to reduce overheating, 
which shall include without limitation and where appropriate design of the facades; 
provision of ventilation; and internal layout. The building shall be constructed in 
accordance with the approved details and maintained in this condition thereafter. 
 
Reason: To ensure a comfortable level of amenity for residents of the development and 
in the interests of visual amenity and to be in accordance with Policy S.4 of the Local Plan. 
 

44. Fire Strategy 
 

Prior to commencement of above ground works, an updated Fire Strategy prepared by a 
third party suitably qualified assessor shall be submitted to and approved in writing by 
the Local Planning Authority.  
The updated strategy shall set out how the proposed development would function in 

terms of: 

• the building’s construction: methods, products and materials used 

• access for fire service personnel and equipment: how this would be achieved in an 
evacuation situation, water supplies, provision and positioning of equipment, 
firefighting lifts, stairs and lobbies, any fire suppression and smoke ventilation 
systems proposed, including sprinklers, and the ongoing maintenance and 
monitoring of these 

• how provision would be made within the site to enable fire appliances to gain access 
to the building. 
 

The updated strategy shall detail the approach to compliance with the relevant fire safety 

guidance, and evidence shall be provided to the LPA that consultation has been 

undertaken with the relevant approval authorities (Fire Service and Building Control) to 

agree the approach.   

The strategy shall be implemented as approved prior to occupation in accordance with 

the approved details and permanently retained thereafter. 

Reason: In the interests of fire safety and to ensure the safety of all building users, in 
accordance with London Plan 2020 Policy D12. 
 

45. Fire Evacuation Lifts 
 
Prior to commencement of superstructure works, drawings showing the installation of fire 
evacuation lifts for each building core shall be submitted and approved in writing by the 
Local Planning Authority. Fire evacuation lifts shall thereafter be installed within the 
development hereby permitted in accordance with the approved drawings.  
 

Reason: To ensure the safe and inclusive emergency evacuation of residents in 
accordance with London Plan Policies D3 and D12 



 

 
 

PERMITTED DEVELOPMENT 

46. Land Use 
 

Notwithstanding the provisions of Part 3 of Schedule 2 of the Town and Country Planning 
(General Permitted Development) Order 2015 (or any Order revoking and/or re-enacting 
that Order) the commercial premises hereby approved shall only be used for the purposes 
specified in the application (being use classes E as defined in the Schedule to the Town 
and Country Planning (Use Classes) Order 2020. 
 
Reason: To provide control over the loss of employment generating use in accordance 
with the regeneration objectives for the Legacy Corporation area as set out in its purposes 
and within the Corporation’s Local Plan. In granting this permission the Local Planning 
Authority has had regard to the special circumstances of this case and wishes to have the 
opportunity of exercising control over any subsequent alternative use. 
 

47. Lighting 
 

Prior to occupation of the development hereby authorised a lighting scheme, including 
floodlighting, security lighting and the illumination of the buildings at night, shall have 
been submitted to and approved in writing by the Local Planning Authority.   
The scheme shall include: 
 

i. functions of proposed lighting and the uses it supports e.g. for recreation 

facilities 

ii. a lux plan showing both proposed and existing retained light sources  

iii. details of time limits on lighting and hours of operation  

iv. details of how the lighting scheme will mitigate any potential biodiversity 

impacts arising from the installation or operation of the proposed lighting  

v. details of fixtures, any supporting structures and systems of control such as 

timers and sensors including surface finish and colour 

vi. details on colour temperature of the lighting and the associated public realm 

surfaces including reflectivity and glare 

 

The development shall not be occupied/used until it has been carried out in accordance 

with the approved details.  The development shall thereafter be retained as such. 

Reason: To ensure there is an appropriate level of residential amenity and appropriate 
features to conserve and enhance the amenity of neighbours and wildlife habitats in 
accordance with Strategic Policy SP.3 and SP.5 and Policies BN.1, BN.3, BN.4, BN.8, 
S.1 and S.12 of the Local Plan. 
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