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NCC Final London Plan Reps letter 02.03.2018 

 
 
Mayor of London  
Greater London Authority 
 
 
Via Email Only:  
londonplan@london.gov.uk 
 
 
 
Dear Sir/Madam 

 

Thank you for the opportunity to engage with the preparation of the Mayor’s London Plan. This representation 

has been prepared by Savills (UK) Limited on behalf of New City College. It is made in respect of the Draft New 

London Plan (Draft London Plan) published by the Greater London Authority (GLA) on 29 November 2017.  

 

New City College is a further education college located just to the north of Poplar DLR station. New City College 

is the largest college in east London. It provides education and training to 20,000 students from 14 to 18-year-

olds as well as adult learners. Around 4,000 of them study at the Poplar campus and most come from within 

Tower Hamlets. The college is a large employer with circa 1,200 employees in total of which 350 are base in 

Poplar. The college is planning to re-develop its Poplar campus. This will be an ambitious project to create a 

flexible learning space that can be adapted to meet the changing priorities of local - and wider London's - 

labour market. It will be a first choice destination for students, providing them with the skills and knowledge 

required to succeed. In order to facilitate the improvements to the college, the work will need to be part of a 

mixed-use scheme including a significant quantum of residential units.  

 

 

 

 

The main points of these representations with respect to the Draft London Plan are as follows: 

 Support for the ambition to deliver significantly more homes in London than have been delivered in 

the recent past and the ideas laid out in the Good Growth chapter 

 Support for the principles laid out in the Opportunity Areas policy 

 The view that housing density should be determined based on a range of factors beyond local 

context 

 The view that Boroughs should consider specifically whether tall buildings are suitable in 

Opportunity Areas 

 The opinion that Affordable Housing thresholds should take into account the costs and wider public 

benefit of providing improved social and community uses  
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Firstly, New City College are supportive of the messages relating to “Good Growth” in Chapter 1, and are 

confident that parts A to F of Policy GG2 will work well to bring additional sites such as this forward. Sites such 

as New City College’s site are ideal for intensification given the very good transport links, location within an 

opportunity area, and the proposed redevelopment to create a “high density, mixed use place”.  

 

Chapter 2 of the draft plan starts with the policy covering opportunity areas. The site is located within the Isle 

of Dogs and South Poplar Opportunity Area, and a framework for the area is currently being developed. New 

City College is currently exploring a redevelopment of the site to re-provide a high quality college building 

tailored to the needs of the students alongside (and funded by) the provision of high density residential 

accommodation. We fully support the broad principles of Policy SD1 to support regeneration as well as the 

creation of employment opportunities and increasing housing choice for Londoners. We would encourage the 

Mayor to ensure that Frameworks are published in a timely manner as per the policy. The provision of housing 

on site should allow our client to raise the capital required to invest in the redevelopment and provision of high 

quality education facilities at New City College. The upgrading of the facilities is considered to be of key 

importance for the local community, and will contribute to the goals of the Opportunity Area by using education 

to help reduce the economic and social barriers of local people and contribute to the wider regeneration of the 

area. The policy is therefore supported by New City College.  

 

Chapter 3 deals with design. Policy D6 covers housing density, and we are supportive of the proposed design-

led approach to determine the capacity of sites. Assessment based on the connectivity and the capacity of 

surrounding infrastructure makes good sense and will enable higher density development in suitable locations. 

Although New City College consider local context to be an important factor in design development they do not 

believe it should not be the only factor. There are many good reasons why a development might appropriately 

be of a scale that is significantly larger than its local context without having a harmful impact. They therefore 

believe that policy D6 A 1, does not give sufficient examples of what should be taken into account to determine 

the capacity of a site. In their view, it would be important to take into account the townscape opportunity of the 

area, and the potential for ‘place creation’ which could tie in with, for example, the proposed policy D8 which 

notes that tall buildings can support legibility, enable easier navigation and can become a valued part of 

London’s city scape.  Indeed, guidance notes that some developments will be at a scale that will enable them 

to define their own context and the regeneration of Poplar, north of Aspen Way, is one such opportunity.  

 

Below is a proposed change to Policy D6: 
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Policy D8 deals with tall buildings. New City College welcome the recognition that tall buildings can have a role 

to play in accommodating growth and improving legibility enabling people to navigate to key destinations. They 

note that Part B states that tall buildings should be part of a plan-led approach and that boroughs should identify 

locations where tall buildings will be an appropriate form of development. New City College consider that the 

policy should be more pro-active in identifying the types of locations where tall buildings will be appropriate, 

and it should specifically include Opportunity Areas and town centres.  

 

 

Policy D6 Optimising housing density 

D6 

A. 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) 

3. the capacity of surrounding infrastructure. 

(insert) 

4. Opportunities presented by the existing townscape 

5. Opportunities for place creation 

Policy D8 

(modify) 

Tall building locations 

B. Tall buildings should be part of a plan-led approach to changing or developing an area and should 

be considered particularly suitable for redevelopment schemes in Opportunity Areas. Boroughs 

should identify on maps in Development Plans the locations where tall buildings will be an 

appropriate form of development in principle, and should indicate the general building heights that 

would be appropriate, taking account of: 

1. the visual, functional, environmental and cumulative impacts of tall buildings (set out in part 

C below) 

2. their potential contribution to new homes, economic growth and regeneration 

3. the public transport connectivity of different locations 

https://www.london.gov.uk/what-we-do/planning/london-plan/new-london-plan/draft-new-london-plan/chapter-3-design/policy-d6-optimising-housing-density#r-D6
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Part B also states that Boroughs should indicate general building heights that would be appropriate. New City 

College object to this aspect of the policy as they consider that the appropriate height of a tall building should 

be arrived at through a detailed assessment of impacts as set out in Part C. Realistically, building heights must 

therefore be determined through individual planning applications. Indicating general building heights without 

undertaking such a detailed assessment risks arbitrarily limiting building heights and is not commensurate with 

a design-led approach to optimising density.     

 

Chapter 4 deals with housing. New City College support the encouragement for boroughs to enable the delivery 

of housing capacity in Opportunity Areas, and in areas which are well connected to transport links with high 

PTAL scores.  The proposed policies relating to Affordable Housing describe a ‘threshold approach’ to the 

calculation of affordable housing contributions (in Policy H6). The explanatory notes to Policy H6 do not give 

any provision for dealing with schemes which redevelop sites to create significant other benefits for instance 

improving community type uses.  

 

We would like to suggest an additional paragraph between paragraphs 4.6.1 and 4.6.16 which reads:  

 

 

Chapter 5 covers Social Infrastructure. New City College is supportive of the proposed policy which 

acknowledges the suitability of an accessible location, the importance of further education and the necessity 

for an inclusive design. The explanatory text states correctly that access to high quality education and training 

has a profound effect on people’s life chances, and is a powerful way to break down inequalities and improve 

social mobility.  

 

In Chapter 5, the London Plan refers to the need to create additional primary and secondary school places as 

the population of the city grows. It recommends a strategic approach across boroughs in the delivery of 

secondary school places and advises that sites for schools should be allocated within Development Plans. The 

college welcomes the recommendation for a strategic approach to the planning of future secondary school 

sites. This approach should involve an assessment of existing provision for 16 to 19-year-olds in the local area 

in consultation with current education providers. Further, the strategic approach should be complemented by a 

Explanatory Text to Policy H6 

(modify) 

Where redevelopment of community buildings such as education or leisure facilities is proposed, particularly 

when there are clear public benefits, the public benefit of any new facility and the cost of providing it should 

be reflected in the affordable housing calculations. Formal recognition of the equivalence of this sort of 

contribution should be made.   
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case-by-case assessment of the viability of proposed new secondary schools. As such, the college 

recommends removing reference from the London Plan to school sites being allocated in the Development 

Plans. This recommendation is based on the current Department for Education guidance that academies should 

only be allowed to open a sixth form if they will have at least 200 students and offer 15 A Levels. This is a result 

of a considerable expansion of school sixth forms between 2010 and 2015, which led to an increase in the 

number of small sixth forms with fewer than 200 pupils, many of them in London. Many of these small sixth 

forms are not financially viable and are not able to offer the breadth of learning opportunities that young people 

should have access to. 

 

 

Yours sincerely 

 

 

Belinda Greenwell 

Associate 

 


