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planning report GLA/0510e/02 
18 May 2020 

Quay House 
in the London Borough of Tower Hamlets  
planning application no. PA/19/01462/A1 

  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Demolition of the existing building and construction of a 40 storey tower containing a 400 
bedroom hotel (C1 use) and 584 sq.m of restaurant floorspace (A3 use), in addition to upgrade 
of the public realm beneath the elevated DLR track. 

The applicant 

The applicants are Quay House Admirals Way Ltd and the architect is Simpson Haugh. 

Key Dates 

Stage 1 report: 16 September 2019 
Planning Committee meeting: 23 January 2020 

Strategic issues 

Principle:  Redevelopment in the Isle of Dogs & South Poplar Opportunity Area to provide a 
new 400 bed hotel, 279 serviced apartments and a 584 sq.m restaurant remains strongly 
supported. 

Urban Design: Resulting daylight and sunlight impacts on neighbouring buildings are 
acceptable, on balance, in this instance. The TVIA provided demonstrates satisfactory impact 
on protected views, Conditions of approval and s106 contributions secure suitable wheelchair 
accommodation, landscaping and public realm improvements 

Sustainable development:  Compliance with the energy and flood risk/drainage strategies 
are secured by conditions of approval, and a carbon offset contribution of £1,468,800 has been 
secured in the s106 agreement. 

Transport:  Cycle parking, Legible London Signage, electric vehicle charging, blue badge 
parking, a delivery and servicing plan, construction and commercial travel plans are secured 
with conditions of approval, along with DLR asset protection measures. Measures to 
discourage taxi use in line with mode shift targets are secured in the s106 agreement. 

The Council’s decision 

In this instance Tower Hamlets Council has resolved to approve the application. 

Recommendation 

That Tower Hamlets Council be advised that the Mayor is content for it to determine the case 
itself, subject to any action that the Secretary of State may take, and does not therefore wish to 
direct that he is to be the local planning authority. 
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Context 

1 On 25 July 2019, the Mayor of London received documents from Tower 
Hamlets Council notifying him of a planning application of potential strategic 
importance to develop the above site for the above uses. This was referred to the 
Mayor under Categories 1B and 1C of the Schedule to the Order 2008: 

• 1B(c): “Development (other than development which only comprises the 
provision of houses, flats, or houses and flats) which comprises or includes the 
erection of a building or buildings outside Central London and with a total 
floorspace of more than 15,000 square metres.” 

• 1C(c): “Development which comprises or includes the erection of a building, 
where the building is more than 30 metres high and is outside the City of 
London.” 

2 On 16 September 2019 the Mayor considered planning report GLA/0510e/01, 
and subsequently advised Tower Hamlets Council that the application did not comply 
with the London Plan and draft London Plan, for the reasons set out in paragraph 46 
of the above-mentioned report. 

3 A copy of the above-mentioned report is attached. The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and 
relevant policies and guidance are as set out therein, unless otherwise stated in this 
report. On 23 January 2020, Tower Hamlets Council decided that it was minded to 
grant planning permission for the application. Under the provisions of Article 5 of the 
Town & Country Planning (Mayor of London) Order 2008 the Mayor may allow the 
draft decision to proceed unchanged, direct Tower Hamlets Council under Article 6 to 
refuse the application or issue a direction to Tower Hamlets Council under Article 7 
that he is to act as the Local Planning Authority for the purposes of determining the 
application and any connected application. 

4 The Mayor’s decision on this case, and the reasons, will be made available on 
the GLA’s website www.london.gov.uk. 

Consultation stage issues summary 

5 At the consultation stage, Tower Hamlets Council was advised that the 
application did not comply with the London Plan and draft London Plan, for the 
following reasons set out in paragraph 46 of the above-mentioned report: 

• Principle: The principle of developing the site in the Isle of Dogs & South 
Poplar Opportunity Area to provide a new 400 bed hotel, 279 serviced 
apartments and a 584 sq.m restaurant is strongly supported in accordance 
with Policy 4.5 of the London Plan and Policy E10 of the Intend to Publish 
London Plan.  

• Urban design: The layout, height, massing and appearance of the scheme 
are supported in accordance with Policies 7.7 of the London Plan and D8 of 
the Intend to Publish London Plan, as is the upgrade of public realm beneath 
the elevated DLR track. Further details of daylight and sunlight analysis and a 
Townscape and Visual Impact Assessment (TVIA) must be provided to 
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demonstrate that there would be no unsatisfactory impacts result on 
surrounding buildings and spaces. Conditions of approval addressing 
accessibility are required to satisfy Policies 7.2 of the London Plan and D3 of 
the Intend to Publish London Plan.  

• Sustainable Development: Further revisions and information are required, 
and the carbon dioxide savings verified before the energy proposals can be 
considered compliant with Policy 5.2 of the London Plan and Policy SI2 of the 
Intend to Publish London Plan. An amended drainage strategy is required to 
comply with Policy 5.13 of the London Plan and Policy SI13 of the Intend to 
Publish London Plan. The applicant must embed urban greening in line with 
Policy 5.10 of the London Plan and Policies G1 and G5 of the Intend to Publish 
London Plan.  

• Transport: A Transport Assessment and revised travel plan considering 
further trip generation assessment, measures to reduce taxi movements and 
further clarity on Healthy Streets objectives must be provided to address 
Chapter 6 of the London Plan and Policies T1 and T2 of the Intend to Publish 
London Plan. An Asset Protection Agreement must be agreed, and planning 
conditions adopted to ensure the protection of adjacent TfL and DLR assets. 
Provision of cycle parking and design must be clarified, and other items 
(including a delivery and servicing plan, construction logistics plan, and 
measures for electric and ultra-low emission vehicles) must be secured by 
condition.  

Application and policy update 

6 The Report of the Examination in Public of the Intend to Publish London Plan 
was published in October 2019, and the London Plan – Intend to Publish version 
(December 2019) was subsequently submitted to the Secretary of State. This should 
be taken into account on the basis described in the NPPF. 

7 On 13 March 2020 the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the 
extent that they are relevant to this particular application, these have been taken into 
account by the Mayor as a material consideration when considering this report and 
the officer’s recommendation. 

8 Since the consultation stage, GLA officers have engaged in joint discussions 
with the applicant, Tower Hamlets Council and TfL officers with a view to addressing 
outstanding matters. As part of the Council’s draft decision on the case, various 
planning conditions and a s106 legal agreement have been proposed to address the 
above concerns and ensure that the development is acceptable in planning terms. 

Principle of development 

9 As identified at consultation stage, the principle of this site in the Isle of Dogs & 
South Poplar Opportunity Area to provide a new 400 bed hotel, 279 serviced 
apartments and a 584 sq.m restaurant remains strongly supported in accordance with 
Policy 4.5 of the London Plan and Policy E10 of the intend to publish London Plan.  
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Urban design 

10 The height, massing and scale of the proposed development remain 
supported, as at consultation stage, being consistent with Policy 7.5 of the London 
Plan and Policies D1 and D2 of the Intend to Publish London Plan.  

11 A Townscape and Visual Impact Assessment has been provided which 
confirms the building will not adversely impact on the protected view ‘London 
Panorama from Greenwich Park’ (Viewing Location 5A – General Wolfe Statue) in the 
London View Management Framework. 

12 Since consultation stage, daylight and sunlight analysis of the scheme has 
been undertaken by both the applicant and Tower Hamlets Council using the BRE 
Report ‘Site Layout Planning for Daylight and Sunlight, a guide to good practice’. The 
conclusions of these analysis suggest that, of the properties already constructed or 
nearing completion, the only properties with losses of light outside the BRE guidelines 
are at the Wardian (east and west blocks) and Phoenix heights.  

13 With respect to the Wardian Western Block and Phoenix Heights development, 
analysis notes the contributing impact of these buildings design, which involved 
balconies overhanging a number of affected windows. When modelling is adjusted to 
remove the impact of these balconies in accordance with guidance provided in the 
BRE Report ‘Site layout planning for daylight and sunlight; a guide to good practice’, 
then all of the windows in the Phoenix Heights development would be within BRE 
guidelines, and only 26 of 576 windows of the Wardian West block would fail the 
Vertical Sky Component guidelines, which is considered to be minor and acceptable 
given the dense urban context on the Isle of Dogs. 

14 With respect to the availability of sunlight and daylight on the eastern block of 
the Wardian Development, this remains significant with a loss of VSC to 313 windows 
and No Sky Line (NSL) losses to 203 rooms, which would be outside the BRE 
guidelines. Notwithstanding this it is noted that a degree of impact would be largely 
unavoidable from any substantive development of the application site, given the 
particular constraints of the site itself. Such constraints include the limited size of the 
available footprint of the site, and the close proximity of the Wardian’s eastern block, 
which is developed directly on the adjacent site boundary to a height of 55 storeys. 
Officers from Tower Hamlets Council have also noted that the previous assessment 
of the Wardian development had considered it likely that substantial impact on the 
eastern block of that development would result from any future substantial 
development of the Quay House site which was envisioned. In response to previous 
concerns, the current building design has been substantially reduced in height since 
pre-application discussions, with a tapered building form now proposed to improve 
the relationship between buildings. In the specific circumstances of the site, the 
resulting daylight and sunlight impacts on neighbouring buildings are acceptable, on 
balance, in this instance. 

15 Conditions of approval secure suitable wheelchair accommodation, with 
landscaping and public realm improvements and contributions secured in the s106 
agreement. On balance, matters raised at consultation stage regarding urban design 
are satisfactorily addressed and the application is in accordance with the policies of 
the London Plan and the intend to publish London Plan. 
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Sustainable development 

16 The application was accompanied by an energy strategy which broadly 
complied with Policies 5.2 of the London Plan and SI2 of the intend to publish London 
Plan. Additional information has since been provided, and the applicant has 
confirmed that provision for future connection to the Barkantine district heating 
network within the vicinity of the development can be accommodated in plant areas 
and to the site boundary if required in future. Compliance with the submitted energy 
strategy is secured by conditions of approval, and a carbon offset contribution of 
£1,468,800 has been secured in the s106 agreement.  

17 At consultation stage, the submitted flood risk and drainage report was 
supported in accordance with Policies of the London Plan and Intend to Publish 
London Plan. Further information regarding the site’s limitations affecting further 
water reuse and additional storage has been provided and these are accepted. The 
application is supported in accordance with the targets set within Policy 5.15 of the 
London Plan and SI.5 the Intend to Publish London Plan. 

Transport  

18 The provision of 34 long stay and 14 short stay cycle parking spaces, as well as 
details of cycle parking storage and short stay cycle parking has been secured by 
condition of approval, which is welcomed. Conditions of approval also secure Legible 
London signage in public realm enhancements along the dockside, and electric vehicle 
charging points for the two blue badge parking spaces. Where required in future, the 
provision of additional blue badge parking spaces is secured through the Travel Plan. 

19 The Travel Plan provided at consultation stage was in general accordance with the 
requirements of Chapter 6 of the London Plan and Policies T1 and T2 of the Intend to 
Publish London Plan. As required, further sensitivity testing has since been undertaken 
which addresses areas of concern previously raised. 

20  Due to the site’s proximity to DLR infrastructure, a number of infrastructure 
protection conditions associated with the construction and maintenance of the proposed 
development have been secured as required. The proposal includes public realm 
enhancements that would create a DLR underline. Details of the underline are secured 
by condition, along with a contribution of £57,925 towards wider landscaping works. 
This is strongly supported as it will improve conditions for active travel. The applicant is 
urged to continue to engage with Tower Hamlets Council and TfL throughout all stages 
of the development of the underline, to ensure that its design and delivery take a 
corridor-based approach and to safeguard DLR infrastructure. 

21  A Delivery and Servicing Management Plan, Parking Management Plan and 
Construction Logistics Plan have been secured through condition. A Construction Travel 
Plan and Commercial Travel Plan has also been secured through the S106 agreement, 
which will detail the measures that are to be implemented to discourage taxi-use in line 
with the mode shift targets included within the Isle of Dogs Opportunity Area 
Framework. 

22 All outstanding transport matters which were identified during the consultation 
phase have been satisfactorily addressed and the application is in accordance with the 
transport policies of the London Plan and the Intend to Publish London Plan. 
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Response to consultation 

23 The Mayor has received two direct representations on the scheme, which are 
summarised as follows: 

• Sean Woodley (Cloud Nine Architects): Requests that the Mayor direct the 
Council, under Article 6 of the Town and Country Planning Order 2008, to 
refuse the application on the grounds that it fails to comply with the London 
Plan due to extensive and unsatisfactory daylight and sunlight impacts on 
surrounding buildings and spaces. Particularly the impact on future residents 
of the East Block in the neighbouring Wardian development. 

• Councillor Andrew Wood (Canary Wharf Ward, London Borough of Tower 
Hamlets): Confirmation sought whether the application would be called-in for 
the Mayor’s assessment under Article 7 of the Mayor of London Order 2008. 
Concern over daylight and sunlight implications on future occupiers of the 
neighbouring Wardian Development. 

24 Tower Hamlets Council publicised the application by site and press notices, as 
well as letters to surrounding landowners and occupiers. 18 representations were 
received as a result of the public notification process, which comprised 4 letters of 
objection, 12 letters of support and 2 comments. 

25 The 4 letters of support expressed support for the inclusion of a Parkour facility 
below the elevated DLR Track, public realm improvements and the creation of 
additional employment.  

26 The 4 letters of objection raised the following concerns: 

• Unacceptable townscape and visual impact of the proposal. 

• No demonstrated need for a hotel on this site. 

• Increased impact on surrounding transport and highways impacts due to 
increase trip generation without significant mitigation measures. 

• Daylight and sunlight impact on neighbouring properties. 

o In particular, loss of light to apartment 1705 Bagshaw Building 
(Wardian) is significant and would not meet BRE guidance. 

• Construction activity impacts on surrounding properties. 

• Scheme would prejudice future development of neighbouring sites 

• Proposal does not align with the South Quay Masterplan. 

27 The following responses were also received from statutory bodies and other 
external organisations. 

• Canal and River Trust: No objection. 

• Environment Agency: No objection. 

• London City Airport: No objection. 

• Thames Water: No objection.  

• Metropolitan Police (Designing out Crime): No comment or objection. 

• London Fire Brigade: No comment or objection. 
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28 GLA officers are satisfied that the statutory and non-statutory responses to the 
public consultation process do not raise any material planning issues of strategic 
importance that have not already been considered in this report, or the Stage 1 report 
ref GLA/0510e/01. 

Draft Section 106 agreement 

29 The draft s106 agreement includes the following provisions: 

• £114,472 contribution towards construction phase employment skills training. 

• £149,436.80 contribution towards end-user employment skills training. 

• £1,468,800 carbon offset contribution. 

• £57,925 contribution towards landscape improvements. 

• Employment access: 

o 20% local procurement 

o 20% local labour in construction 

o 20 construction phase apprenticeships 

o 2 end-user phase apprenticeships 

• Travel Plan adoption and implementation 

• Hotel letting: 

o Rooms will not be occupied for periods of 90 days or more. 

o 24-hour servicing will be provided. 

o Telephone lines provided in rooms with no opportunity for personal lines 
installed by the occupier. 

o Rooms charged out at a maximum at weekly rates. 

o Use secured in the form of a licence, not a lease. 

o Occupants of rooms not to have exlusive possession of the room. 

o Management to have access to the room for the provision of substantial 
services, including room cleaning. 

Legal considerations 

30 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order. He also has the power to issue a direction under Article 7 
that he is to act as the local planning authority for the purpose of determining the 
application and any connected application. The Mayor may also leave the decision to 
the local authority. In directing refusal, the Mayor must have regard to the matters set 
out in Article 6(2) of the Order, including the principal purposes of the Greater London 
Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames. 
The Mayor may direct refusal if he considers that to grant permission would be contrary 
to good strategic planning in Greater London. If he decides to direct refusal, the Mayor 
must set out his reasons, and the local planning authority must issue these with the 
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refusal notice. If the Mayor decides to direct that he is to be the local planning authority, 
he must have regard to the matters set out in Article 7(3) and set out his reasons in the 
direction. 

31 In this instance, the Council has resolved to grant permission with conditions and 
a planning obligation which satisfactorily address the matters raised at Stage 1, 
therefore there are no sound planning reasons for the Mayor to intervene in this case. 

Financial considerations 

32 Should the Mayor direct refusal, he would be a principal party at any subsequent 
appeal hearing or public inquiry.  Government Planning Practice Guidance emphasises 
that parties usually pay their own expenses arising from an appeal.  

33 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal.  A 
major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. 

34 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be 
responsible for determining any reserved matters applications (unless he directs the 
council to do so) and determining any approval of details (unless the council agrees to 
do so). 

Conclusion 

35 The strategic issues raised at consultation stage regarding principle, design, 
sustainable development and transport have been appropriately addressed; as such, 
the application complies with the London Plan and the intend to publish London Plan 
and there are no sound reasons for the Mayor to intervene in this particular case. 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Debbie Jackson, Director, Built Environment  
020 7983 5800 debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2020 email alison.flight@london.gov.uk 
Matt Christie, Team Leader – Development Management 
020 7983 4409    email matt.christie@london.gov.uk  
Ashley Russell, Principal Strategic Planner, Case Officer 
020 7084 4706    email ashley.russell@london.gov.uk 
 


