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planning report PDU/2648/02 and PDU/2648a/02 

6 July 2011 

Pembury Circus, Dalston 
in the London Borough of Hackney  

planning application no. 2010/2603 and 2010/2596  

  

Strategic planning application stage II referral (new powers) 

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

The proposal 
Scheme A – Outline Planning application for the redevelopment of the site to provide up to 280 
new residential units, in a range of buildings between 1 and 12-storeys in height, together with 
738 sq.m. of commercial floorspace (Shops (Use Class A1), Financial and Professional Services 
(Use Class A2) and Restaurants and Cafes (Use Class A3); a community centre (of 1,105 sq.m.); a 
gym (of 117 sq.m.) and nursery facility (of 191 sq.m.); a new vehicular access from Pembury Road 
to serve a semi-basement car park of up to 82 car parking spaces (including 8 disabled parking 
spaces) and plant room; and associated hard and soft landscaping works and highways and 
infrastructure works. 

And 

Scheme B  - As above, but without any car parking. 

The applicant 

The applicants are Peabody Trust and Bellway Homes (Thames Gateway), and the architect 
is Fraser Brown Mackenna architects.  

Strategic issues 

The strategic issues raised at Stage I were urban design, affordable housing, quality of 
accommodation, climate change mitigation and transport; these have now been resolved. 

The Council’s decision 

Scheme A:  In this instance Hackney Council has resolved to refuse permission. 

Scheme B:  In this instance Hackney Council has resolved to grant permission.  

Recommendation 

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

1 On 23 November 2010 the Mayor of London received documents from Hackney Council 
notifying him of two planning applications of potential strategic importance to develop the above 
site for the above uses.  The applications are referable under Categories 1A, 1B, and 1C of the 
Schedule to the Order 2008:  

1A “Development which comprises or includes the provision of more than 150 houses, flats, 
or houses and flats.” 

1B ”Development (other than development which only comprises the provision of house, 
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 sq.m.” 

1C“Development which comprises or includes the erection of a building that is more than 30 
metres high and is outside the City of London.”  

2 On 22 December 2010 the Mayor considered planning reports PDU/2648/01 and 
PDU/2648a/01, and subsequently advised Hackney Council that the applications did not 
comply with the London Plan, for the following reasons:  

 Urban design: the 14 storey element was too tall.  In the absence of details regarding the 
external appearance of the buildings it was not possible to assess the detailed design of the 
scheme. 

 Affordable housing:  it had not been demonstrated that the maximum reasonable 
amount of affordable housing is being provided in accordance with policy 3A.10 of the 
London Plan. 

 Housing:  the proposed mix of residential units did not accord with the Mayor’s Housing 
SPG or draft London Housing Strategy. 

 Inclusive design and access: Further information and revisions was required in order to 
be satisfied that the scheme would be in accordance with London Plan policies 3A.5 and 
4B.5. 

 Child play space:  it was unclear as to whether the applicant is proposing a sufficient level 
of children’s play space in accordance with policy 3D.13 of the London Plan. 

 Climate change:  further information was required to ensure the proposal complies with 
policy 4A.1, 4A.4, 4A.5, 4A.6 and 4A.7 of the London Plan. 

 Transport:  the level of car parking in scheme A had not been justified, further passive 
provision of electric charging points, restriction on eligibility for off-street parking, a 
contribution towards upgrade of bus stops, delivery and servicing and construction logistics 
plans were all required.   

3 But that the following possible remedies could address these deficiencies: 

 Urban design: the 14 storey element should be reduced. 

 Affordable housing:  a revised schedule of accommodation that includes the previous 
dwellings on the site as well as a financial appraisal should be provided to demonstrate that 
the schemes are providing the maximum reasonable amount of affordable housing.  
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 Housing:  the tenure mix minimum parameters should be revised to include a breakdown 
of tenures in accordance with the Housing SPG and draft London Housing Strategy.  In 
addition, a condition should be imposed ensuring future reserved matters applications meet 
the residential standards set out in the draft replacement London Plan. 

 Inclusive design:  revisions were required to address the level changes, access, circulation 
and amenity spaces in order to promote a more inclusive design solution.  Confirmation 
that the scheme would achieve 10% wheelchair accessible units should be provided, and 
secured by way of condition. 

 Child play space: clarification on the amount of child play space provided in relation to 
the communal amenity space proposed. 

 Climate change:  further information was required in relation to the carbon dioxide 
savings, compliance with 2010 Building Regulations, details of the heat network and 
energy centre, and confirm the constraints to installing additional PV panels.   

 Transport:  in relation to Scheme A, there should be a reduction in car parking or 
further justification provided. Passive provision of electric charging points, restriction on 
eligibility for off-street parking, a contribution towards upgrade of bus stops, protection 
of bus stand and delivery and servicing and construction logistics plans should be 
secured by condition/section 106 agreement.   

 
4 A copy of the above-mentioned report is attached.  The essentials of the case with regard 
to the proposals, the site, case history, strategic planning issues and relevant policies and guidance 
are as set out therein, unless otherwise stated in this report.  Since then, the application has been 
revised (March 2011) in response to the Mayor’s concerns (see below).  On 8 June 2011 Hackney 
Council  decided that it was minded to grant planning permission for Scheme B and refuse planning 
permission for Scheme A; on 27 June 2011 it advised the Mayor of these decisions.  Under the 
provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 the Mayor 
may allow the draft decisions to proceed unchanged, direct Hackney Council under Article 6 to 
refuse the Scheme B application or issue a direction to Hackney Council under Article 7 that he is 
to act as the Local Planning Authority for the purposes of determining the applications.  The 
Mayor has until 10 July 2011 to notify the Council of his decision and to issue any direction.   

5 The draft decision notice for Scheme A includes the following reason for refusal: 

The proposal fails to demonstrate that not more than the minimal level of car parking is 
provided given the location of the site within a town centre and with very good access to 
public transport, fails to assist in limiting the use of the car, and as such would fail to 
encourage the use of more sustainable modes of transport. 

6 The decision on these cases, and the reasons will be made available on the GLA’s website 
www.london.gov.uk. 

Update 

7 At the consultation stage Hackney Council was advised that the schemes did not comply 
with the London Plan, for the reasons set out in paragraph 58 of the above-mentioned report; but 
that the possible remedies set out in paragraph 59 of that report could address these deficiencies:  
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Urban design 

8 At Stage I the Mayor raised specific concern over the height of the 14 storey element and 
that it would be overly dominant in local views.  Subsequent to this, the applicant has revised the 
massing of the scheme and reduced Block A to 12 storeys together with revised modulation to 
other elements of the development.  These revisions have improved the overall massing of the 
scheme and resulted in the taller element being less intrusive in views from Dalston Lane and 
Pembury Road.   

9 The detailed design of the scheme will be considered at reserved matters stage and the 
Council has imposed conditions securing details of all materials to be used within the development. 
The illustrative drawings, indicative floorplans, proposed elevations and CGI visualisations supplied 
set a benchmark for the subsequent approval of details and indicate that the design should be of a 
high quality. 

10 The revisions made overcome the concerns raised at Stage I. 

Affordable housing 

11 In relation to the government’s new affordable housing regime, Hackney Council have 
issued an interim statement which includes guidelines for affordability levels; 1 bed should be up to 
70% of market rent, 2 bed up to 60% and 3 & 4 bed up to 50% with a tenure mix comprising 25% 
at social rent /75% affordable rent. The interim guidance provides a continued emphasis on 
affordable family homes, it states that the proportion of RSL re-lets converted to affordable rent 
not to exceed 22% of total re-lets and emphasises the continued importance of affordable low cost 
home ownership. 

12 The scheme is to deliver 50% affordable housing on a habitable room basis and, within this, 
a tenure split of 70/30 affordable rent to intermediate is proposed.  An illustrative mix by tenure 
and unit size has been provided which is based on the illustrative plans and floorplans submitted in 
support of the application.  However, to allow flexibility for the design of these future floorplan 
layouts, which would occur as part of the detailed design at the reserved matters stage, the 
application is seeking approval of a series of ‘parameters’ of the overall provision of affordable 
units (by minimum percentage of habitable rooms), tenure split of affordable units (by units) and 
mix of unit sizes by tenure (and upper and lower percentage of units). These ‘parameters’ are to be 
secured within the section 106 legal agreement and are provided below: 
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13 In relation to estate renewal, it has been confirmed that there is a net increase of 80 
affordable units and 340 habitable rooms which complies with policy 3A.15 of the London Plan. 

14 The applicant submitted a full financial appraisal which was independently assessed by 
Hackney Council.  Accordingly, it is accepted that the scheme is delivering the maximum 
reasonable amount of affordable housing and that the issues raised at Stage I have been 
addressed. 

Housing 

15 A detailed breakdown of the unit mix has been provided and, as with the affordable 
housing provision, the permission will secure minimum mixes of unit sizes to ensure an adequate 
mix is being provided.  The breakdown is included below: 
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*50s – units for older residents to allow them to vacate larger existing units on the estate, to accommodate need for 
family sized units. 

16 The table demonstrates that the scheme will provide 25-30% 3-bed affordable rent units 
and 16-22% 4-bed affordable rent units.  The scheme provides a good overall mix of units 
including family housing with minimum parameters being secured within the legal agreement which 
would secure as a minimum, 59% of the affordable units as 3 bed plus.  Accordingly, it is 
considered that the mix of housing is acceptable and is being adequately secured at outline stage 
and, as such, the issues raised at Stage I have been overcome. 

Inclusive design  

17 It has been confirmed that the scheme will deliver 10% wheelchair accessible units and that 
all units will be built to Lifetime Homes standards; these will be secured within the legal 
agreement. 

18 In Building B the ground floor layout plan has been amended to introduce a residential 
lobby entrance and a refuse store onto the north elevation.  As a result of extending the building 
mass to join Buildings B and C an additional entrance has been introduced at ground floor level. By 
relocating the disabled parking bay and car club bays on Hindrey Road to align with the northern 
boundary of the site, the pedestrian accessibility between Buildings B and C and the wider estate, 
as well as through the site to Pembury Road, has been enhanced. 

19 The outstanding access issues have now been resolved and the application broadly complies 
with London Plan Policies 4B.5 and 3A.5. 

Child play space 

20 It has been confirmed that 510sqm of dedicated playspace is to be provided and in addition 
to amenity space and nursery space although it is acknowledged that final design of the layout will 
not be carried out until reserved matters stage.  The applicant has also outlined how the existing 
site of the estate offices to Hindrey Road (which is relocating to the new community centre) can be 
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re-used as new and improved open space and children’s playspace of 750 sq.m and indicative 
details of the layout of this space have been provided; this is to be secured within the legal 
agreement. 

21 The additional information is considered to overcome the concerns previously raised and 
that the playspace provision is in broad compliance with Policy 3D .13 of the London Plan. 

Climate change 

22 Further information was requested in the Stage I report, to determine whether the 
application complies with London Plan Policies 4A.3-4A.7. In response to this the applicant has 
submitted the following information: 

 The updated energy strategy confirms that the development will now exceed 2010 Building 
Regulations compliance through energy efficiency measures alone.  

 The updated energy strategy confirms that to facilitate future connection to a district 
heating network a connection point will be provided in the development's plant room.  

 A drawing showing all the buildings connected to the site heat network has been included 
in the updated energy strategy.  

 The energy strategy confirms that the floor area of the central plant room will be 150m2, 
large enough to accommodate the CHP, top-up boilers, thermal storage and other 
equipment. 

 The applicant has provided a drawing showing the proposed location of the PV panels. The 
roofs will also be used for other uses. It is therefore accepted that no further PV, beyond 
that proposed in the original energy strategy, will be provided.   

 The energy strategy confirms that through applying the three different elements of the 
energy hierarchy, a reduction in carbon dioxide emissions of 100 tonnes per annum will be 
achieved compared to a 2010 Building Regulations compliant development.  

23 The applicant has responded positively to all the issues raised.  All of the outstanding 
climate mitigation issues have now been resolved and the application now complies with London 
Plan Policies 4A.3-4A.7. 

Transport for London’s comments 

24 At Stage 1, TfL noted that such a highly accessible site could support a car-free 
development, in line with draft London Plan policy 6.13.  Therefore, TfL welcomes Hackney 
Council’s resolution to refuse Scheme A (with parking) and approve Scheme B (car-free).  The 
approved scheme will secure this car-free arrangement through the section 106 agreement.  In 
addition it will include 420 cycle parking spaces, 2 car club and 6 accessible spaces, in line with 
London Plan policy.  Although TfL usually seeks to secure electric vehicle charging points in line 
with draft London Plan policy 6.13, considering that only the car club spaces will be provided on 
site, and the disabled parking spaces will be located on borough highways, TfL accepts that this is 
not required in this instance. 

25 In response to TfL’s request at Stage 1, a capped contribution of £20,000 has been secured 
to upgrade two bus stops close to the site on Dalston Lane, in line with TfL’s Accessible Bus Stop 
Design guidance and draft London Plan policy 6.1. 

26 Hackney Council has resolved to secure a full travel plan, Construction Logistics Plan (CLP) 
and Delivery and Servicing Plan (DSP) through the section 106 agreement.  As noted at Stage 1, 
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TfL expects the CLP and DSP to ensure that the operation of the existing bus stands on the north 
side of Dalston Lane is maintained. 

27 In summary, TfL is satisfied that all transport issues raised at Stage I have been resolved 
and the proposals are in accordance with the London Plan transport policies. 

Response to consultation (scheme A + B) 

Consultation responses from statutory and non-statutory bodies 

English Heritage:  Response received as part of the initial consultation which raised the following 
matters and urged that the application should be refused: 
 

 Query the appropriateness of an outline planning application for a ‘tall building’ given 
this is contrary to CABE/EH guidance, and queries if an outline application can provide 
sufficient assurance regarding the architectural quality and credibility of the design; 

 Building A is not considered appropriate for the location due to its height.  Whilst it is 
recognised that the AAP identifies ‘a key corner feature’ this does not necessarily need 
to be a tall building; 

 The block facing Dalston Lane would also be harmful, being too tall for the surrounding 
context, and including non-contextual curved form. 

 Overall, consider the proposal would have a harmful impact on the setting of the Clapton 
Square CA and heritage assets within it.   

 
A second response was received following the March 2011 revisions. This notes that the revised 
height of Building A from 14 to 12 storeys is encouraging, although notes this is accompanied 
with an increase in the height of buildings to the north, and overall would encourage a further 
reduction of scale, to provide a better setting for heritage assets to the south and to better 
accord with the guidance on heights and scale in the AAP. Maintains concerns regarding the 
application being in ‘outline’ form, and questions the extensive use of coloured cladding/glass 
in this location and as shown in the illustrative material and encourages a mechanism to review 
this fully in any reserved matters application. 
 
London Fire and Emergency Planning Authority:  As part of the initial consultation a request for 
additional information was received, and details were provided on 24 November 2010. No 
specific comments were subsequently received.  As part of the re-consultation a request for a 
copy of the Design and Access statement was received but no comments provided. 
 
Thames Water:  No comments received. 
 
Environment Agency:  As part of the initial consultation objected to the proposal as inadequate 
information was submitted in the Flood Risk Assessment (FRA).  However, in light of the 
additional information submitted as part of the March 2011 submission the re-consultation 
response confirmed that this objection was removed, subject to condition requiring the 
submission of details to address surface water drainage, and restrictions on the use of piling 
until such time as it is confirmed that this would not impact on ground water conditions. 
 
Primary Care Trust:  No comments received. 
   
 

Representation made to Hackney Council 
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28   Two consultation exercises were conducted in November 2010 and March 2011 with 737 
letters sent to nearby occupiers and local groups which were accompanied by site and press 
notices. There were 23 representations in objection and 3 representations in support. 

29 The objections can be summarised as follows: 

Principle of Development/Land Use 
 Loss of green space, trees, and wildlife 
 Increases pressure on existing services (e.g. health, education, police) 
 Does not include additional nursery places, children’s playareas, youth facilities 
 Already sufficient shops, café or gyms and the area is already well served by shops and 

services along the Narrow Way, Amhurst Road and Lower Clapton Road 
 Impact of additional retail etc on existing shops and services in the area 
 Lack of affordable housing 
 No betting or fast food shops should be provided 

 
Design and Appearance 

 The scale and height of the development is too tall/incongruous 
 Does not compliment or enhance the character of the area 
 External appearance is not appropriate/poor quality/mediocre 
 Development should include housing with gardens not flats 
 Would set a precedent for redevelopment of other parts of Pembury Estate with large 

scale developments 
 
Amenity 

 Loss of light 
 Loss of privacy 
 More pollution 
 Loss of view 
 Impact during construction - noise, disturbance, dust, loss to facilities, interruption to 

utilities, health and safety of existing residents, 
 Impact on mobile phone signals and highways 
 Impact on existing traffic and transport conditions surrounding the site 
 Loss of parking 
 Impact on existing public transport (buses) 
 Not enough car parking 
 The development should include improvements to the junction of Dalston Lane, 

Pembury Road and Amhurst Road 
 
Other 

 Does not include solar panels 
 Safety and security of local women due to the use of cheap labour which is unregulated 
 Loss of green drainage 
 Cumulative impact of the development alongside previous 6-storey building (by 

Peabody) to Pembury Place to the west 
 Queries who the gym and community centre would be for 
 Consultation on the proposal was inadequate, and did not take on board earlier 

comments 
 At the time that the estate was transferred this was not identified as being an area for 

hew housing 
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Four additional comments were received as part of the re-consultation and these generally 
indicate that the amendments are not significant enough to make a difference to previous 
concerns. 
 
Officer response:  These matters have been considered in detail as part of the assessment of this 
case, either at strategic level as set out in the Mayor’s response to the consultation stage, or at 
local level through the Council’s officer report (8 June 2011).  The comments above do not raise 
any new material planning matters that have not been considered as part of the overall assessment 
of this case. 

Article 7: Direction that the Mayor is to be the local planning authority 

30 Under Article 7 of the Order the Mayor could take over this application provided the policy 
tests set out in that Article are met. In this instance the Council has resolved to grant permission 
for scheme B with conditions and a planning obligation, which satisfactorily addresses the matters 
raised at stage I, and refuse permission for scheme A, therefore there is no sound planning reason 
for the Mayor to take over these application.  

Legal considerations 

31 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 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. The Mayor must also have regard to the 
guidance set out in GOL circular 1/2008 when deciding whether or not to issue a direction under 
Articles 6 or 7. 

Financial considerations 

32 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry.  Government guidance in Circular 03/2009 (‘Costs Awards in Appeals and 
Other Planning Proceedings’) 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). 
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Conclusion 

35 The site is located within the Hackney Central Town Centre and the proposed development 
will provide a mix of uses on a currently unused site whilst also providing additional housing.  
Scheme B is broadly consistent with the London Plan and there are no sound planning reasons for 
the Mayor to intervene.  Accordingly, Hackney Council can proceed to determine both applications. 
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planning report PDU/2648/01 and PDU/2648a/01  

22 December 2010 

Pembury Circus, Dalston 

in the London Borough of Hackney  

planning application no. 2010/2603 and 2010/2596  

  

Strategic planning application stage 1 referral (new powers) 

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

The proposals 
 
Scheme A -  Redevelopment of the land known as Pembury Circus to provide 273 new residential 
units, in a range of buildings between 1 and 14-storeys in height, together with 738 sq.m. of 
commercial floorspace (Shops (Use Class A1), Financial and Professional Services (Use Class A2) 
and Restaurants and Cafes (Use Class A3)); a community centre (of 1,105 sq.m.); a gym (of 117 
sq.m.) and nursery facility (of 191 sq.m.); a new vehicular access from Pembury Road to serve a 
semi-basement car park of up to 84 car parking spaces (including 8 disabled parking spaces) and 
plant room; and associated hard and soft landscaping works and highways and infrastructure 
works. 
 
And 
 
Scheme B  - As above, but without any car parking.  
 

The applicant 

The applicants are Peabody Trust and Bellway Homes (Thames Gateway), and the architect 
is Fraser Brown Mackenna architects. 

Strategic issues 

The principle of the redevelopment of the site to provide a mixed-use residential-led development 
is accepted. In broad terms the Scheme B complies with London Plan policy but in some 
circumstances further information is required to ensure compliance. Further information is 
required on urban design, affordable housing, quality of accommodation, climate change 
mitigation and transport. Similarly Scheme A broadly complies, but the level of car parking is 
not supported without further sustainable travel measures.  

Recommendation 

That Hackney Council be advised that while the application is generally acceptable in strategic 
planning terms the application does not comply with the London Plan, for the reasons set out in 
paragraph 58 of this report; but that the possible remedies set out in paragraph 59 of this report 
could address these deficiencies. 
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Context 

1 On 23 November 2010 the Mayor of London received documents from Hackney Council 
notifying him of two planning applications of potential strategic importance to develop the 
above site for the above uses.  The applications propose the same development with one 
providing parking and the other not.  Under the provisions of The Town & Country Planning 
(Mayor of London) Order 2008 the Mayor has until 3 January 2011 to provide the Council with 
a statement setting out whether he considers that the applications comply with the London 
Plan, and his reasons for taking that view.  The Mayor may also provide other comments.  This 
report sets out information for the Mayor’s use in deciding what decision to make. 
 
2 The applications are referable under Categories 1A, 1B, and 1C of the Schedule to the 
Order 2008:  

1A “Development which comprises or includes the provision of more than 150 houses, flats, or 
houses and flats.” 

1B ”Development (other than development which only comprises the provision of house, 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 sq.m.” 

1C“Development which comprises or includes the erection of a building that is more than 30 metres 
high and is outside the City of London.” 
 
3 Once Hackney Council has resolved to determine the applications, it is required to refer 
them back to the Mayor for his decision as to whether to direct refusal; take them over for his own 
determination; or allow the Council to determine them itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Site description 

5 The one hectare site is located at the junction of Dalston Lane and Pembury Road.  It was 
previously occupied by a block of bedsit flats that formed part of the adjacent New Pembury 
estate, and is currently vacant but temporary remedial landscaping has been undertaken in order to 
mitigate the visual impact of the cleared site.  The Clapton Square conservation area and several 
listed buildings are located to the south on the opposite side of Dalston Lane. 

6 The New Pembury estate to the east comprises a series of 4-storey 1960’s blocks of flats.  
To the immediate north and west are the 5-storey 1930’s mansion blocks of the Old Pembury 
estate.  The surrounding area is predominantly residential, with the Hackney Central primary 
shopping area located to the south east along Mare Street. 

7 The closest section of the Transport for London Road Network (TLRN) is the A107 Lower 
Clapton Road, which lies some 300m to the east of the site. Hackney Downs (National Rail) and 
Hackney Central (London Overground) stations are both within 400m of the site. Seventeen bus 
routes can also be accessed within 400m of the site, many of which run along Dalston Lane. The 
site has an excellent Public Transport Accessibility Level of 6, in a range of 1 to 6, where 6 is the 
most accessible. 

 

Details of the proposal 
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8 Peabody Trust and Bellway Homes (Thames Gateway) are proposing to redevelop the site 
with residential, community and commercial uses.  Outline applications have been submitted 
seeking permission for layout, scale, and access with external appearance and landscaping 
reserved. 

9 The proposed development comprises five blocks ranging in height from 3 to 14 storeys.  
Block A is on the corner of Pembury Road and Dalston Lane and comprises a two storey podium 
level with a tower above rising to 14 storeys.  Block B fronts on Pembury Road and rises to 7 
storeys whilst Block C at 5 storeys sits within the site around a private courtyard.  Blocks D and E 
face onto Dalston Lane and range from 3 to 7 storeys. 

10 The ground and first floor of Block A comprises a community centre as well as an element 
of commercial space whilst Blocks D and E contain a large commercial unit and a nursery as well as 
a resident’s gym.  The remainder of the development is made up of approximately 280 residential 
units comprising private dwellings, social rented units, social rented units for over 50s, and shared 
ownership dwellings. 

11 Scheme A (PDU ref 2648) proposes 84 car parking spaces whilst Scheme B (PDU ref 2648a) 
proposes no car parking. 

Case history 

12 The applicant sought pre-application advice from the GLA and met with officers on 14 July 
2010.  An advice report was issued on 28 July that highlighted a number of issues that needed to 
be resolved prior to the submission of an application.  Strategic issues highlighted in the pre-
application advice included: 

 Housing, including unit size mix, amount of affordable and tenure split 

 Climate change mitigation and adaptation 

 Children’s play space 

 Urban design, including site layout, access, and scale and massing 

13 In light of the proposal for a tall building, officers expressed concern with the application 
being brought forward in outline form and expressed preference for a detailed planning 
application. 
 
Strategic planning issues and relevant policies and guidance 

14 The relevant issues and corresponding policies are as follows:  

 Housing London Plan; PPS3; Housing SPG; Providing for Children and 
Young People’s Play and Informal Recreation SPG, Housing 
Strategy; Interim Housing SPG; Housing SPG EiP draft 

 Affordable housing London Plan; PPS3; Housing SPG, Housing Strategy; Interim 
Housing SPG; Housing SPG EiP draft 

 Urban design London Plan; PPS1 
 Tall buildings London Plan  
 Access London Plan; PPS1; Accessible London: achieving an inclusive 

environment SPG; Planning and Access for Disabled People: a 
good practice guide (ODPM) 
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15 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is the Hackney Core Strategy 2010 and the London Plan 
(Consolidated with Alterations since 2004).   

16 The following are also relevant material considerations:  

 The draft replacement London Plan, published in October 2009 for consultation.  

 The Hackney Central Area Action Plan (phase 1), which was adopted by Hackney Council 
in 2009 as an interim policy document in advance of the adoption of the Core Strategy. 

Principle of proposed development 

17 The principle of redevelopment of this site for residential-led mixed use purposes is 
acceptable subject to compliance with the range of relevant London Plan policies.  The site falls 
within the secondary shopping area as identified in the Hackney Central Area Action Plan, 
therefore local scale retail provision is acceptable as part of the overall mix of uses. 

18 In addition, the site is located within an Area for Regeneration within the London Plan 
where policy 2A.7 directs boroughs to ensure DPDs encourage improvements in learning and skills, 
health, safety, access, employment, environment and housing. 

Urban design 

19 Good design is central to all objectives of the London Plan and is specifically promoted by 
the policies contained in Chapter 4B.  London Plan Policy 4B.1 sets out a series of overarching 
design principles for development in London.  Other polices in Chapter 4B and elsewhere in the 
London Plan set out design requirements relating to specific issues.  Chapter 7 of the draft 
replacement London Plan sets out design related policies. 

20 The proposal has been informed by a sound analysis of the site context and has been 
improved following pre-application comments.  The proposed layout would continue the alignment 
of Tolsford Road through the site to meet Pembury Road to the west and also introduce a north-
south route connecting Tolsford Road to Dalston Lane.  A new community square would be 
introduced at the junction of these routes and all would be framed by three new blocks, two 
wrapping the existing housing and a new pavilion block at the corner of Pembury Road and 
Dalston Lane.  The latter is cleverly designed such that the podium would enclose and overlook the 
new space and shield it from the noise arising from the heavily trafficked junction to the south 
whilst the tower above is oriented to allow light into the new space and address the junction to the 
southwest.  The result is a visually engaging and responsive built form. 

21 The residential entrances and the non-residential ground floor units, which would be 1.5 to 
2 storeys high and heavily glazed, would through their nature and positioning work to promote 
activity and passive surveillance of the public realm in the scheme throughout the day.  This is 
especially true of the community centre at the base of the pavilion block.  The design is well 
resolved in this regard however, as the application is outline with appearance reserved, the Council 
should ensure that these aspects, which are all important to the passive security and vitality of the 
spaces, are secured at the reserved matters stage. 
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22 The proposed approach to addressing internal and external level changes in the northern 
part of the site, in the urban block formed by buildings ‘B’ and ‘C’, raises a number of concerns in 
terms of compliance with the inclusive accesses policies if the London Plan.  The applicant should 
comprehensively review the design of this area to minimise the internal and external level changes 
in the access, circulation and amenity spaces to promote a more inclusive design solution.  The 
ramp to the south of building B should be at least doubled in width to better integrate this with 
the remainder of this route. 

23 The approach to scale and massing across the site takes proper account of the immediate 
and wider area, and notably the prevailing scale and character of the conservation area.  The 
location of the tall building at the southwest corner of the site is rational and supported by the 
analysis and masterplan for the site.  Whilst the scale and massing does not in itself cause concern, 
the application is submitted in outline and the absence of details of the appearance of the building 
precludes detailed comment on the appearance of the tall building and other elements of the 
scheme.  The indicative information provided, though not as refined as would be ideal, suggests 
that the appearance of both the tall building and other blocks would be of the quality demanded 
by the London Plan but the Council should ensure this at the reserved matters stage. 

24 In summary the proposal would be positive in many regards and consistent with London 
Plan policies 4B.9 and 4B.10 but the concern over the accessibility of aspects of the scheme 
precludes compliance with London Plan policies 4B.1 and 4B.5. 

Housing 

Estate renewal 

25 Policy 3A.15 of the London Plan resists the loss of housing, including affordable housing, 
without its planned replacement at existing or higher density. Paragraph 3.75 of the London Plan 
gives further advice on the Mayor’s approach to estate renewal. This approach is carried through to 
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the draft replacement plan in policy 3.13 (B) and paragraph 3.75.  More detailed guidance is set 
out in Section 20 of the Housing SPG which clarifies that there should be no net loss of affordable 
housing, which can be calculated on a habitable room basis and should exclude right to buy 
properties. Replacement affordable housing can be of a different tenure mix where this achieves a 
better mix of provision.   

26 The site previously contained 40 dwellings consisting of two blocks of bedsits that formed 
part of the Pembury Estate.   No detail has been provided on the tenure of these dwellings 
although it is assumed that they were affordable units, and although now demolished they would 
count as affordable units to be re-provided.  There is a net increase of 80 affordable units and 340 
affordable habitable rooms, therefore the development complies with policy 3A.15.  

Affordable housing  

27 London Plan Policy 3A.10 requires borough councils to seek the maximum reasonable 
amount of affordable housing when negotiating on individual private residential and mix-use 
schemes.  In doing so, each council should have regard to its own overall target for the amount of 
affordable housing provision.  Policy 3A.9 states that such targets should be based on an 
assessment of regional and local housing need and a realistic assessment of supply, and should 
take account of the London Plan strategic target that 35% of housing should be social and 15% 
intermediate provision, and of the promotion of mixed and balanced communities.  In addition, 
Policy 3A.10 encourages councils to have regard to the need to encourage rather than restrain 
residential development, and to the individual circumstances of the site.  Targets should be applied 
flexibly, taking account of individual site costs, the availability of public subsidy and other scheme 
requirements. 

28 Policy 3A.10 is supported by paragraph 3.52, which urges borough councils to take account 
of economic viability when estimating the appropriate amount of affordable provision.  The ‘Three 
Dragons’ development control toolkit is recommended for this purpose.  The results of a toolkit 
appraisal might need to be independently verified 

29 It is proposed to deliver an overall affordable housing provision of a minimum of 50% of 
the total residential habitable rooms with a 60:40 split in terms of social rented to intermediate 
provision.  The above however is subject to securing social housing grant. 

30 A robust financial appraisal toolkit should be provided in order for GLA officers to ensure 
the maximum reasonable amount of affordable housing is being provided.  The appraisal should 
also include an appraisal of a scenario where no grant has been secured.  Subject to the outcome 
of such an appraisal, and given the uncertainty over available grant funding, the local authority 
should secure a mechanism within the legal agreement that adjusts to levels of grant available. 

Unit size mix 

31 The Mayor’s Housing SPG provides a London wide target for the mix of unit sizes within 
developments. 

32 The applicant has stated that they consider it inappropriate to specify an exact residential 
mix given the outline form of the application but have provided an illustrative mix that is not for 
approval.  It is considered that this approach is not acceptable given the Mayor will not be afforded 
the opportunity to consider the residential mix at reserved matters stage and that the mix of family 
units should be secured at outline stage as a minimum. 
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33 The illustrative mix is made up of the following: 

 
Tenure  Unit Size  Total  

 Studio 1 bed 2 bed 3 bed 4 bed  
Private  10  74  59  10  0  153 (375hr)  
Shared Ownership  0  18  22  8  0  48 (134hr)  

General  0  7  16  24  13  60 (223hr)  Social 
Rent  Over 50s  0  4  8  0  0  12 (32hr)  
Percentage 3.6% 37.7% 38.5% 15.4% 4.8% 273 (764hr)  

 

34 The above mix is not in compliance with the housing mix identified in the SPG, with 
particular reference to the provision of 4 bed units, which is considerably below the 30% 
requirement.  Whilst other unit size mix is generally acceptable, it is only indicative.  The applicant 
has proposed a maximum and minimum parameter for approval as part of the outline application 
which is made up of the following: 

 
 Studio  1 bed  2 bed  3 bed  4 bed  

Unit Mix Range  1-5%  30-40% 25-40% 10-20%  2-7%  

 

35  The above range is generally considered acceptable but does not take account of tenure.  
As such, it also fails to meet the Mayor’s aspiration detailed in the London Housing Strategy which 
seeks 42% of all social rented and 16% of intermediate housing to have 3-beds or more. 

36 The minimum parameters for unit mix should be revised to include tenure and should be in 
accordance with the Housing SPG and draft London Housing Strategy to enable the Mayor to 
ensure an adequate mix of units is being provided. 

Children’s play space 

37 Policy 3D.13 of the London Plan sets out that “the Mayor will and the boroughs should 
ensure developments that include housing make provision for play and informal recreation, based 
on the expected child population generated by the scheme and an assessment of future needs.”  
Using the methodology within the Mayor’s supplementary planning guidance ‘Providing for 
Children and Young People’s Play and Informal Recreation’ it is anticipated that there will be 
approximately 118 children within the development.  The guidance sets a benchmark of 10 sq.m. 
of useable child playspace to be provided per child, with under-5 child playspace provided on-site. 
As such the development should make provision for 1,180 sq.m. of playspace. 

38 The proposed development provides three play areas however one of these is attached to 
the nursery and no breakdown of area has been provided.  Play space is required to be provided in 
addition to communal amenity space and clarification is sought on the quantum of play space 
provided in comparison to the general communal amenity space to ensure compliance with policy 
3D.13. 

Density  

39 London Plan policies 4B.1 and 3A.3 outline the need for development proposals to achieve 
the highest possible intensity of use compatible with local context, the design principles of the 
compact city, and public transport accessibility. Table 3A.2 of the London Plan provides guidelines 
on density in support of policies 4B.1 and 3A.3.  However, as highlighted above, the consultation 
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draft replacement London Plan policy 3.4 and Table 3.2 moves away from ‘maximise’ to ‘optimise’ 
taking into account all those matters in existing policy but with greater emphasis on local context 
and design principles. 

40 The site is located within an urban setting with a public transport accessibility level of 6.  As 
such, it is considered that the density proposed of 626hrh is acceptable and raises no strategic 
issues. 

Quality of accommodation 

41 Policy 3.5 of the draft replacement London Plan introduces a new policy on the quality and 
design of housing developments. Part A of the draft policy states that housing developments 
should be of the highest quality internally, externally and in relation to the wider environment. Part 
C of the draft policy states that new dwellings should meet the dwelling space standards set out in 
Table 3.3, have adequately sized rooms and convenient and efficient room layouts. Part E of the 
draft policy states that the Mayor will provide guidance on implementation of this policy including 
on housing design for all tenures. 

42 Whilst the Mayor’s interim London Housing Design Guide applies to grant funded housing 
and London Development Agency development, its guidelines are considered by the Mayor to be 
best practice in residential design.  Additionally, the principles of the Guide have been written into 
the newly released draft Housing SPG (EiP consultation version), in support of policy 3.5, which 
will gain increasing weight through to its expected adoption at the end of 2011.  This will apply to 
all development, including market housing. 

43 The proposed affordable housing units have been designed to meet the minimum 
floorspace requirements of the Housing Design Guide, which is welcomed.  However, the private 
units do not meet the minimum requirements.  This should be revisited to ensure all units can be 
considered to be providing high quality accommodation. 

Climate change mitigation 

44 The London Plan climate change policies as set out in chapter 4A collectively require 
developments to make the fullest contribution to tackling climate change by minimising carbon 
dioxide emissions, adopting sustainable design and construction measures, prioritising 
decentralised energy supply, and incorporating renewable energy technologies with a target of 
20% carbon reductions from on-site renewable energy.  The policies set out ways in which 
developers must address mitigation of and adaptation to the effects of climate change. Chapter 5 
of the draft replacement plan sets out the approach to climate change and requires developments 
to make the fullest contribution to minimizing carbon dioxide emissions. 

Energy 

45 Policies 4A.1 to 4A.8 of the London Plan focus on how to mitigate climate change, and the 
carbon dioxide reduction targets that are necessary across London to achieve it. 

BE LEAN 

Energy efficiency standards 

46 A range of passive design features and demand reduction measures are proposed to reduce 
the carbon emissions of the proposed development. Both air permeability and heat loss parameters 
will be improved beyond the minimum backstop values required by building regulations. Other 
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features include energy efficient lighting and use of accredited construction details for thermal 
bridges. 

47 The development is estimated to emit 430 tonnes of regulated carbon dioxide emissions 
per annum after the application of passive design and energy efficiency measures. Based on the 
information provided, the proposed development does not appear to achieve any carbon savings 
from energy efficiency alone compared to a 2010 Building Regulations compliant development. 

48 The applicant should commit to the development exceeding 2010 Building Regulations 
compliance through energy efficiency alone. 

BE CLEAN 

District heating 

49 The applicant has examined the potential for connecting to district heating but the 
investigation concluded that there are currently no networks with close proximity to the proposed 
development. The applicant should confirm that provision will be made within the design of the 
development to allow future connection to a district heating network should one become available. 

50 The applicant has confirmed that a single site wide heat network will be adopted to provide 
the domestic hot water and space heating needs. The applicant should provide an indicative 
schematic showing all the buildings connected to the heat network. 

51 The heat network will be supplied with heat from a single plant room in the basement of 
Block B. The applicant should confirm the floor area of the proposed energy centre. 

Combined Heat and Power 

52 The lead heat source for the heat network will be a 120kW thermal gas fired CHP unit 
operating in conjunction with thermal storage.  The CHP has been sized to supply the domestic hot 
water load and a small element of the space heating. A reduction in regulated CO2 emissions of 98 
tonnes per annum (22%) is estimated to be achieved through this second part of the energy 
hierarchy. 

Cooling 

53 Passive design measures will be used to avoid the need for active cooling. Where 
appropriate, solar control glazing will be installed to reduce solar gains, along with other design 
features. 

BE GREEN 

Renewable energy technologies 

54 The energy strategy proposes the installation of 584sq.m. of roof mounted photovoltaic 
(PV) panels. A drawing has been provided showing the proposed location of the panels. A 
reduction in regulated CO2 emissions of 37 tonnes per annum (11%) will be achieved through this 
third element of the energy hierarchy. On a whole energy basis, a reduction of 6% from renewable 
energy is proposed. 

55 The applicant should provide further information on the constraints to installing additional 
PV panels on the development. 

Overview 
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56 The estimated regulated carbon emissions of the development are 295 tonnes of CO2 per 
year after the cumulative effect of energy efficiency measures, CHP and renewable energy has 
been taken into account. 

57 The applicant should provide an estimate of the overall carbon dioxide savings, expressed in 
tonnes of CO2 per annum and percentages, relative to a 2010 Building Regulations compliant 
development. 

Transport for London’s comments 

58 The applicant has submitted two similar planning applications to be considered alongside 
one another. Scheme A includes the provision of 76 residential parking spaces, 8 residential blue-
badge holder spaces, 2 car club bays and 3 general use disabled parking bays. Scheme B will be 
car-free, save for the provision of 2 car club bays and 6 general use blue-badge holder spaces. 

59 Although the proposed level of parking at Scheme A (which equates to 0.31 spaces per 
unit) falls within the maximum standards set out in annexe 4 of the London Plan, TfL considers 
that the excellent level of public transport services available in the Hackney Central area can 
support a reduced level of parking, in line with London Plan policy 3C.23 ‘Parking Strategy’ and 
draft replacement London Plan policy 6.13 ‘Parking’, which makes specific reference to the 
provision of car free housing in areas of high accessibility. TfL supports the car-free arrangement 
proposed within Scheme B. 

60 Since the applications were submitted, the applicant has provided further information to 
TfL that seeks to justify the proposed level of parking at Scheme A. This draws on examples of 
planning permissions that were recently granted by Hackney and other London boroughs, which 
permit a similar level of parking to that proposed. However, TfL does not believe that these 
example sites reflect the excellent level of public transport at Pembury Circus, or the site’s 
proximity to Hackney town centre, from where a range of services can be accessed. Therefore, TfL 
continues to support a very low, ideally car-free, arrangement within Scheme B. 

61 Before TfL can fully support the Scheme A proposals, TfL therefore encourages the 
applicant to put further consideration into reducing the proposed level of car parking. Should 
Hackney Council resolve that that a scheme with some parking is appropriate for the site, the 
applicant should ensure that every effort has been made to prioritise sustainable travel. TfL 
continues to engage with the applicant and Hackney Council in this respect.   

62 Although the provision of 2 car club bays within both schemes is supported, TfL has 
suggested that greater use of car clubs might support a lower provision of car parking at Scheme A, 
and welcomes further discussion in this respect. 

63 The applicant has committed to providing electric vehicle charging points for any parking 
permitted. Overall, 20% of all parking spaces should be equipped with charging facilities. Passive 
provision to accommodate future electric vehicle charging points should also be included for a 
further 20% of spaces. Additionally, TfL requests that future residents of any permitted scheme be 
restricted from applying for on-street parking permits, and this should be secured through the 
section 106 agreement. 

64 The proposed development includes adequate levels of cycle parking (431 for Scheme A 
and 420 for Scheme B), which meets TfL’s minimum parking standards, and those set out in draft 
replacement London Plan Policy 6.13 ‘Parking’. 

65 TfL considers that there is sufficient capacity on the surrounding public transport network 
to accommodate the additional trips arising from either scheme, and that the proposed 



 page 22 

development is consistent with London Plan policy 3C.2 ‘Matching Development to Transport 
Capacity’ in this respect. 

66 In order to maintain the operation of the bus network in the area, the location and 
operation of the existing bus standing facilities on the north side of Dalston Lane must not be 
impeded throughout the construction or operational phases of the development. This should be 
reflected in the delivery and servicing plan, and the construction logistics plan, both of which 
should be secured as part of any planning permission. 

67 The transport assessment predicts that the development will be highly reliant on the public 
transport network, with both schemes being predicted to attract over 450 additional daily bus trips. 
In accordance with London Plan policy 3C.20, therefore, TfL considers that the development 
should improve and encourage access to the bus network. This may include the provision of 
suitable, pleasant and safe waiting facilities. As part of the baseline requirements for a transport 
assessment, TfL usually requests details of the location and condition of bus stops and shelters 
within 640 metres of a proposed development. This was not undertaken with these proposals. TfL 
nevertheless advises that there are two nearby bus stops on Dalston Lane that should be upgraded 
to TfL’s accessibility standards. TfL estimates that a contribution capped at £20,000 per stop, to be 
secured as part of the section 106 agreement, will enable their upgrade to the required accessible 
standard. In accordance with the usual provisions of such an agreement, TfL expects that any sum 
not required for the implementation would be returned to the developer. 

68 The submission of a framework travel plan is welcomed in line with London Plan policy 3C.2 
‘Matching Development to Transport Capacity’ and TfL considers that the objectives and targets 
are realistic and achievable. A full travel plan should now be prepared for individual occupiers, 
secured through condition at detailed planning stage. 

69 In summary, the following matters should be addressed before TfL considers the proposed 
developments to be acceptable: 

 Further discussion regarding proposed level of car parking within Scheme A is necessary.  
 

 A delivery and servicing plan and a construction logistics plan should be secured by any 
planning permission, and should reflect the need to maintain bus standing facilities on 
Dalston Lane.  

 
 A contribution towards upgrading the two closest bus stops on Dalston Lane is required. 

Local planning authority’s position 

70 The local planning authority’s position is not known.  

Legal considerations 

71 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor is required to provide the local planning authority with a statement 
setting out whether he considers that the application complies with the London Plan, and his 
reasons for taking that view.  Unless notified otherwise by the Mayor, the Council must consult the 
Mayor again under Article 5 of the Order if it subsequently resolves to make a draft decision on the 
application, in order that the Mayor may decide whether to allow the draft decision to proceed 
unchanged, or direct the Council under Article 6 of the Order to refuse the application, or issue a 
direction under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application  and any connected application.  There is no obligation at 
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this present stage for the Mayor to indicate his intentions regarding a possible direction, and no 
such decision should be inferred from the Mayor’s statement and comments. 

Financial considerations 

72 There are no financial considerations at this stage. 

Conclusion  

58 London Plan policies on affordable housing, housing, children’s play space, climate change 
mitigation and adaptation, and transport are relevant to this application.  The applications comply 
with some of these policies but not with others, for the following reasons: 

 Principle of use:  The principle of a residential-led mixed use development is in 
accordance with London Plan policies. 

 Urban design: The principle of a tall building, together with the scale, density, layout, and 
massing, are in accordance with London Plan design policies.  However in the absence of 
details regarding the external appearance of the buildings it is not possible to assess the 
detailed design of the scheme. 

 Affordable housing:  it has not been demonstrated that the maximum reasonable amount 
of affordable housing is being provided in accordance with policy 3A.10 of the London 
Plan. 

 Housing:  the proposed mix of residential units does not accord with the Mayor’s Housing 
SPG or draft London Housing Strategy. 

 Inclusive design and access: Further information and revisions are required in order to be 
satisfied that the scheme would be in accordance with London Plan policies 3A.5 and 4B.5. 

 Child play space:  it is unclear as to whether the applicant is proposing a sufficient level of 
children’s play space in accordance with policy 3D.13 of the London Plan. 

 Climate change:  further information is required to ensure the proposal complies with 
policy 4A.1, 4A.4, 4A.5, 4A.6 and 4A.7 of the London Plan. 

 Transport: the level of car parking in scheme A has not been justified, further passive 
provision of electric charging points, restriction on eligibility for off-street parking, a 
contribution towards upgrade of bus stops, delivery and servicing and construction logistics 
plans are all required. The bus stand on Dalston Lane must not be impeded 

59 The following changes might, however, remedy the above-mentioned deficiencies, and 
could possibly lead to the applications becoming compliant with the London Plan: 

 Affordable housing:  a revised schedule of accommodation that includes the previous 
dwellings on the site as well as a financial appraisal should be provided to demonstrate that 
the schemes are providing the maximum reasonable amount of affordable housing.  

 Housing: the tenure mix minimum parameters should be revised to include a breakdown of 
tenures in accordance with the Housing SPG and draft London Housing Strategy.  In 
addition, a condition should be imposed ensuring future reserved matters applications meet 
the residential standards set out in the draft replacement London Plan. 
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 Inclusive design: revisions are required to address the level changes, access, circulation 
and amenity spaces in order to promote a more inclusive design solution.  Confirmation 
that the scheme would achieve 10% wheelchair accessible units should be provided, and 
secured by way of condition. 

 Child play space: clarification on the amount of child play space provided in relation to 
the communal amenity space proposed. 

 Climate change:  further information is required in relation to the carbon dioxide savings, 
compliance with 2010 Building Regulations, details of the heat network and energy centre, 
and confirm the constraints to installing additional PV panels.   

 Transport: in relation to Scheme A, there should be a reduction in car parking or further 
justification provided. Passive provision of electric charging points, restriction on eligibility 
for off-street parking, a contribution towards upgrade of bus stops, protection of bus stand 
and delivery and servicing and construction logistics plans should be secured by 
condition/section 106 agreement.  
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