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planning report PDU/0512b/02 

1 December 2011 

Frog Island Depot 
in the London Borough of Havering  

planning application no. P0530.11  

  

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 

The construction of a biogas generation plant, using anaerobic digestion, capable of handling up 
to 100,000 tonnes of organic materials including supermarket waste, food waste and food 
manufacturing waste, per annum. 

The applicant 

The applicant is Shanks Waste Management Limited, and the agent is Capita Symonds.  

Strategic issues 

The principle of the proposed use is acceptable in this location and supports the waste policies in 
the London Plan. Further work requested at stage 1 in respect of design, energy, air quality, 
urban greening, and transport was provided and relevant s106 contributions and necessary 
changes and conditions have been secured.  

The Council’s decision 

In this instance Havering Council has resolved to grant permission subject to the applicant 
entering into a legal agreement under Section 106 of the Town and Country Planning Act (as 
amended) to secure various contributions specified later in the report. A time frame has not been 
specified. 

Recommendation 

That Havering 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 
refusal or direct that he is to be the local planning authority. 

Context 

1 On 21 November 2011 the Mayor of London received documents from Havering 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 2B and 1C of the Schedule to 
the Order 2008: 



 page 2 

Category 2B 
1. Waste development to provide an installation with capacity for a throughput of more than— 
 (b) 50,000 tonnes per annum of waste; 
produced outside the land in respect of which planning permission is sought. 
 
2. Waste development where the development occupies more than one hectare. 
 
Category 1C 
1. Development which comprises or includes the erection of a building of one or more of the 
following descriptions— 

(a) the building is more than 25 metres high and is adjacent to the River Thames; 
 
2 On 1 June 2011 the Mayor considered planning report PDU/0512b/01, and 
subsequently advised Havering Council that the application did not comply with the London 
Plan, for the reasons set out in paragraph 49 of the above-mentioned report; but that the 
possible remedies set out in paragraph 51 of that report could address these deficiencies. 

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.  Since then, the application has been 
revised in response to the Mayor’s concerns (see below).  On 3 November Havering Council  
decided that it was resolving to grant permission, and on 21 November 2011 it advised the Mayor 
of this decision.  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  Council 
under Article 6 to refuse the application or issue a direction to  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.  The Mayor has until 4 December 2011 to notify the Council of his decision 
and to issue any direction.   

4 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) (England and Wales) Regulations 1999 has been taken into 
account in the consideration of this case. 

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

Update 

6 At the consultation stage Havering Council was advised that the application did not comply 
with the London Plan, for the reasons set out in paragraph 49 of the above-mentioned report; but 
that the possible remedies set out in paragraph 51 of that report could address these deficiencies:  

 Employment: Ensure that initiatives for recruiting unemployed people from the local area 
are developed. 
 

 Design: The issues raised in relation to the safeguarding and facilitation of certain routes as 
part of the Green Grid are relevant to this proposal and should be considered - both along 
the River Thames and along Rainham Creek. An assessment of the tall structures is required.  
 

 Energy: Further information and clarification is required from the applicant with regards to 
energy calculations, estimations of the amount/composition of the processed waste, the 
amount of energy that could be produced by the waste to energy facility. The applicant 
should also take into account the calorific power of the biogas and overall plant efficiencies, 
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the parasitic loads (heat and electricity required by the gasification process), etc.   The 
exportation of spare heat to nearby heat loads should be investigated. Carbon emissions and 
the energy requirements should be quantified. 
 

 Urban greening: The Council should secure S106 funds from this development to 
contribute to the ecological improvement of adjacent areas. 

 
 Air quality: A detailed response highlighting the significant air quality issues that this 

proposal may give rise to will be provided in due course.  
 
 Transport: The applicant should prepare a green travel plan, a construction logistics plan 

and a delivery and servicing plan and provide further information regarding trip generation, 
car and cycle parking, and pedestrian facilities in order to determine whether the proposals 
accord with the relevant London Plan policies. River transportation and the use of the 
nearby wharves should be considered. Havering Council should secure these plans by 
conditions. The pedestrian and cycle connection alongside the River Thames to link to the 
Rainham Riverside Walkway and the bus bridge  between Ferry Lane and Creek Way should 
be given consideration and secured by s106.  

 
Employment 
 
7 A clause within the Section 106 will require the developer to use best endeavours to 
provide information about employment opportunities in relation to construction and operation to 
relevant agencies. There will also be an obligation to establish suitable training programmes in 
relation to the construction stage and operation of the development. This issue is therefore 
sufficiently addressed. 

Urban design 

8 In order to address the design issues raised at stage 1, the applicant proposes to clad the 
machine hall in similar materials to the existing neighbouring buildings, thereby creating some 
visual uniformity. Further, the applicant proposes to place a horizontal timber band across the 
length of the buildings to achieve a continuous aesthetic plane along the river side. GLA officers 
support these proposals as they will help the buildings (existing and new) to read as a large 
singular and coherent mass. The cladding will further bring coherence to the wider site. Submission 
of samples of materials to the local authority for approval, prior to development taking place is 
conditioned. 

9 The section 106 agreement will include a clause requiring that the area along the riverside 
part of the site should be safeguarded for use as a future riverside walk. This commitment together 
with the other financial contributions stated in the urban greening and transport sections below 
will help to improve the experience at ground level once these paths (riverside and green grid 
routes) are in place. 

Energy 
 
10 The calculations submitted by the applicant indicate that a total of 9 GWh per year of 
surplus heat would be available for exportation to other heat users. The GLA recommended that 
the applicant should confirm that heat recovery equipment will be included in the design of the 
proposed plant and further details should be provided on this, e.g. drawings showing the proposed 
CHP plant and heat recovery equipment due to the scale of the amount of surplus heat that would 
exist. 
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11 The application is conditioned such that details relating to heat recovery equipment should 
be submitted to Havering Council for approval before any development takes place.  

Air quality 

12 Given the site’s location, existing uses neighbouring the site and absence of any sensitive 
receptors surrounding the site it is considered that the proposal would not give rise to significant 
adverse air quality impacts. All emissions from the combined heat and power plant are to be tightly 
controlled and subject of an environmental permit under the remit of the Environment Agency. 
Should the Agency consider the impact on the Thames Marshes SSSI to be significant during the 
permit determination, they can insist on the implementation of further emission reduction 
measures to reduce the impact on the SSSI.  

13 A planning condition has been included in the decision notice requiring the applicant to 
undertake an assessment of contamination at the site prior to the commencement of any works 
thus there are no further concerns in this respect.  

Urban greening 
 
14 At stage 1 it was stated that a contribution should be made towards the ecological 
enhancement of the Rainham Marshes adjacent to the site. A contribution of £50,000 to be used 
for such biodiversity improvements in the vicinity of the site have been agreed to by the applicant, 
which will be secured within the section 106 agreement.  

Transport for London 

15 TfL welcomes the applicant’s commitment to a contribution of £100,000, payable to 
Havering Council, to be used in part or in full towards any of the following enhancements: the 
Thames side path to the front of the application site; public access improvements between 
Rainham and the River Thames; street lighting along Marsh Way; and a public bus bridge over 
Creek Way.  In addition, the section 106 agreement will include the safeguarding of an area 
alongside the riverside part of the site, for use as a future extension of the Thames side path, 
which is supported. 

16 A construction method statement, delivery and servicing plan and investigation of the use 
of river transport for construction and operation have been secured by condition, to be submitted 
and approved by the local planning authority prior to commencement on site.  The requirement to 
adopt a travel plan for employees is also secured in the section 106 agreement, which will include 
measures to improve cycle parking 

17 In summary, TfL is satisfied that the issues previously raised at consultation stage have 
been satisfactorily addressed, and that the application could now be considered to be in 
accordance with the transport policies of the London Plan. 

Response to consultation 

18 The application was advertised and notification letters were sent to adjacent addresses. No 
objections were raised by members of the public.  

19 The Environment Agency raised no objection to the application but asked that conditions 
be included on the decision notice relating to drainage. The Environment Agency also raised 
concerns regarding the impact of the development on the stability of Creek Road. In response a 
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condition has been added conditioning repair and maintenance of Creek Road prior to 
commencement of development.   

20 The London Borough of Bexley, Thames Water and the Civil Aviation Authority raised no 
objections. The London Fire and Emergency Planning Authority raised no objection but requested 
the installation of additional fire hydrants and for there to be a sufficient supply of water at the 
site in the event of a fire. 

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

21 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 
with conditions and a planning obligation, which satisfactorily addresses the matters raised at stage 
I, therefore there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

22 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 

23 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.  

24 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. 

25 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 

26 The proposal supports the London Plan policies for waste management and the use is 
consistent with the site designation as part of a Strategic Industrial Location. The issues raised at 
Stage I have been resolved and appropriate planning obligations or planning conditions secured. As 
such the application now complies with London Plan policy. 
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planning report PDU/0512b/01  

  1 June 2011 

Frog Island Depot 
in the London Borough of Havering  

planning application no.P0530.11  

  

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 proposal 

The construction of a biogas generation plant, using anaerobic digestion, capable of handling up 
to 100,000 tonnes of organic materials including supermarket waste, food waste and food 
manufacturing waste, per annum.  
 

The applicant is Shanks Waste Management Limited and the agent is Capita Symonds 

 

Strategic issues 

The principle of the proposed use is acceptable in this location and supports the waste policies in 
the London Plan. Further work is needed in respect of design, energy, urban greening, and 
transport initiatives proposed for this area in the proposed London Riverside OAPF and East 
London Green Grid Area Framework 4. The air quality comments are outstanding and will be 
provided on receipt of these from the external specialist.  

Recommendation 

That Havering Council be advised that the application does not comply with the London Plan, for 
the reasons set out in paragraph 49 of this report; but that the possible remedies set out in 
paragraph 51 of this report could address these deficiencies. 

Context 

1 On 26 April 2011 the Mayor of London received documents from Havering Council 
notifying him of a planning application of potential strategic importance to develop the above 
site for the above uses.  Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008 the Mayor has until 6 June 2011 to provide the Council with a statement 
setting out whether he considers that the application complies 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. 
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2 The application is referable under Categories 2B and 1C of the Schedule to the Order 2008:  

Category 2B 
1. Waste development to provide an installation with capacity for a throughput of more than— 
 (b) 50,000 tonnes per annum of waste; 
produced outside the land in respect of which planning permission is sought. 
 
2. Waste development where the development occupies more than one hectare. 
 
Category 1C 
1. Development which comprises or includes the erection of a building of one or more of the 
following descriptions— 

(b) the building is more than 25 metres high and is adjacent to the River Thames; 
 

3 Once Havering Council has resolved to determine the application, it is required to refer it 
back to the Mayor for his decision as to whether to direct refusal; take it over for his own 
determination; or allow the Council to determine it itself. 

4 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) (England and Wales) Regulations 1999 has been taken into 
account in the consideration of this case.  

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

Site description 

6 The site is located approximately 1.5km south west of Rainham, at the end of Creek Way, 
Frog Island, in the London Borough of Havering. The site is on land at the confluence of Rainham 
Creek and the River Thames. The site is located within the Ferry Lane Industrial Area. The site is 
comprised almost entirely of hard-standing. 

7 The site is approximately 1.25 hectares and is currently vacant, although it was previously 
used for the storage of portacabins and containers. These have been removed since summer 2010. 

8 The site is contained by fencing and a river wall, which forms part of the Thames flood 
defence scheme, which consists of a sheet piled wall and sluice gate at the end of the culverted 
Rainham Creek. The site lies within Flood Zone 3a. The site is protected from tidal flooding by the 
River Thames flood defences and thus this proposal does not raise any significant issues in terms 
of flooding and has no impact on the Phoenix/Frog Island Safeguarded Wharves. 

9 The site and surrounding uses are generally industrial in nature. To the north-west is the 
Shanks East London Waste Management Facility, which incorporates a mechanical biological 
treatment facility and a reuse and recycling centre. The north east and south east of the site is 
bound by a storage facility and to the west by the River Thames. 

10 Creek Way is approximately 1.5km south of the A13 Thames Gateway, which forms part of 
the Transport for London Road Network (TLRN). The nearest bus stop is located in the grounds of 
the Centre for Engineering and Manufacturing Excellence served by route 174, approximately 
1.3km from the site. The nearest railway stations at Rainham and Dagenham Dock are 
approximately 3km from the site. Given that the site is not considered to be within an acceptable 
walking distance of any public transport services, it has been determined that it records a public 
transport accessibility level (PTAL) of 0. 
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11 Frog Island is located within the London Riverside Opportunity Area, a key location for the 
intensification of employment uses within the mayor’s Green enterprise District. Located at the 
southern end of Rainham Creek and on the banks of the River Thames the site is strategically 
important within the East London Green Grid. 

Details of the proposal 

12 The proposal would process 100,000 tonnes per annum of organic materials including 
supermarket waste, food waste and food manufacturing waste using anaerobic digestion. The plant 
will generate biogas for conversion into renewable energy through an on site combined heat and 
power plant. The electricity will be exported to the National grid and the heat will be re-used 
within the plant and by the adjacent waste facility. It will also generate approximately 30,000 
tonnes per annum of dewatered digestate.   

Case history 

13 There is no strategic planning history for this site. The adjacent waste management facility 
was considered by the former Mayor in 2003 (PDU/0512a/01 and 02). 

Strategic planning issues and relevant policies and guidance 

14 The relevant issues and corresponding policies are as follows:  

 Waste/minerals London Plan; the Municipal Waste Management Strategy; PPS10 
 Employment London Plan; PPS4; Industrial Capacity SPG 
 Urban design London Plan; PPS1 
 River Thames/flooding London Plan; Mayor’s draft Water Strategy; PPS25, RPG3B 
 Biodiversity London Plan; the Mayor’s Biodiversity Strategy; PPS9; draft PPS 

Planning for a Natural and Healthy Environment 
 Air quality London Plan; the Mayor’s Air Quality Strategy; draft replacement 

air quality strategy; PPS23 
 Sustainable development London Plan; PPS1, PPS1 supplement; PPS3; PPG13; PPS22; 

draft PPS Planning for a Low Carbon Future in a Changing 
Climate; the Mayor’s Energy Strategy; Mayor’s draft Climate 
Change Mitigation and Adaptation Strategies; Mayor’s draft 
Water Strategy; Sustainable Design and Construction SPG 

 Transport London Plan; the Mayor’s Transport Strategy; PPG13; Land for 
Transport Functions SPG  

 Parking London Plan; the Mayor’s Transport Strategy; PPG13 
 
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 2008 Havering Core Strategy, Site Specific Allocations 
Document and Development Control Policies Development Plan Documents and the London Plan 
(Consolidated with Alterations since 2004).   

16 The following are also relevant material considerations:  

 The draft replacement London Plan, which underwent Examination in Public in 2010 and 
upon which the Panel has now reported is a relevant material consideration of significant 
weight.  

 The East London Joint Waste Development Plan Document,  which has been through an 
Examination in Public (5-7 April 2011) 
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  East London Green Grid Area Framework 4,  London Riverside 
 
Land use/ waste planning 
 
17 The London Plan’s strategic framework for waste management is set out in policies 4A.21-
29 of the London Plan, and aims to ensure that by 2020, London will be able to handle 85% of its 
waste, equivalent to 20.6 million tonnes.  The draft replacement London Plan aims to ensure 
London is 100 per cent waste self sufficient by 2031. London Plan waste policy focuses on 
minimising the level of waste generated, increasing re-use, recycling and composting of waste and 
generating energy from non-recycled waste in the most environmentally friendly way possible  in 
order to reduce the amount of waste going to landfill and to support the development of low 
carbon waste infrastructure in London.  Policy 4A.24 recognises the potential for existing waste 
management sites to improve their efficiency and seeks the maximum use of existing waste sites. 

18 Whilst the site itself is not identified in the draft waste DPD as a site suitable for waste use 
it is within Strategic Industrial land and is one of the broad locations suitable for waste treatment 
facilities identified in the London Plan policy 4A.27. Co-location with adjacent Shanks waste 
management site (which is identified in the waste DPD) is also supported by policy 4A.23. 

19 The waste facility would contribute to making better use of waste, by generating electricity 
which will be used onsite and by the adjacent waste facilities owned by Shanks and East London 
Waste Authority. The excess energy will be injected into the grid. The proposal’s generation of 
energy from waste, facilitated by an advanced conversion technology (anaerobic digestion) 
supports policies 4A.1 and 4A.21 of the London Plan. The proposal will therefore contribute 
towards meeting London Plan waste policies in relation to self- sufficiency, proximity and 
apportionment.  

20 The digestate produced from the anaerobic digestion process will generate compost. 
Preference for its application should be given to agricultural and horticultural uses rather than 
landfill.  

Employment 

21 The site lies within the Ferry lane Industrial Area, which is a subset of Strategic Industrial 
land as identified in Annex 2 of the London Plan (Havering Riverside Preferred Industrial Location).  

22 The London Plan has a specific policy to protect, promote and manage the varied industrial 
offer contained within Strategic Industrial Locations. The Plan also supports the establishment of 
green industries (policy 3B.10). The proposal is an appropriate use for and supports the continued 
operation of the identified Strategic Industrial Location and will generate employment in the local 
area.  

Urban design 

23 Good design is central to all objectives of the London Plan and is specifically promoted by 
the policies contained within Chapter 4B which address both general design principles and specific 
design issues.  London Plan Policy 4B.1 sets out a series of overarching design principles for 
development in London.  Other design polices in this chapter and elsewhere in the London Plan 
include specific design requirements relating to maximising the potential of sites, the quality of 
new housing provision, tall and large-scale buildings, built heritage, views, and the Blue Ribbon 
Network.  The draft replacement London Plan reinforces these principles, with new development 
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required to have regard to its context, and reinforce or enhance the character, legibility and 
permeability of the neighbourhood (policy 7.1). 

Permeability 

24 The site plays an important role in contributing to the creation of a strategic route for 
cyclists and pedestrians along the north bank of the River Thames. The East London Grid 
Framework identifies the river edge of the site as part of the Havering Thameside Path and an 
important element is the delivery of a continuous riverside walk as part of the Thames Path which 
is under development in London Riverside.  This aspiration has been developed in partnership with 
local councils and draws on the approved East London Green Grid SPG. This links to the Rainham 
Riverside Walkway, the Three Crowns Café and the Rainham Creek Way Green Grid projects.   

25 Insufficient information is provided to understand the levels between the site and the flood 
defence wall; however a minimum width of 5metres to be safeguarded for this riverside path is 
required.  This allows for a 2 metre landscaped slope to raise the path from the level of vehicular 
activity on the site and to allow people to see over the flood wall and a 3 metre wide, Sustrans 
recommended foot and cycle way.  The current proposal does not indicate the provision for this 
route which must be reconsidered. 

26 The Pre-Consultation Draft London Riverside OAPF (currently under consultation with key 
stakeholders and due for publication in September 2011), identifies the delivery of a continuous 
riverside Thames path as a key strategic intervention for improving walking and cycling in the 
opportunity area. 

27 The site plays a strategic role in the potential to connect Ferry Lane to Creek Way. This 
would increase east-west permeability in the area and would provide a route serving the industrial 
estates along Ferry Lane, Fairview and CEME, which would not rely on the proposed Rainham 
Creek Bridge.  This would also provide a more direct access between the site and the A13 without 
relying on the privately owned Creek Way.  The purpose of this key infrastructure proposal is to 
facilitate delivery of a southern route from Rainham station to Dagenham Dock Station to provide 
improved public transport accessibility in the Havering employment area.  It is a key proposal 
within the overall planning strategy to deliver a sustainable industries district in this part of London 
Riverside. Further consideration of the feasibility for this should to be illustrated.  

Building height and massing 

28 The massing of the proposal consists of a number of cylindrical tanks of up to 28metres in 
height and number of smaller sheds housing machinery of up to 14metres in height.  Three of 
these tanks are over 20metres in height with diameters of between 12 to 16metres in diameter. 

29 The height and size of these tanks will punctuate the existing horizontal planes of the 
marshes and be visible from long range views that need to be identified by the applicant.  Long 
range views are important in providing a point of reference for people to orientate themselves.  
The Havering LDF identify a number of designated views such as; Panorama: from Rainham 
Station, River Prospect: from Coldharbour Point, Key View: from Bridge Road, Key View: from 
Tesco car park, that amongst others are likely to be impacted by the proposed development. As 
well as these local designated views, it is important that the impact on views from locations that 
are highly populated such as the A13, the railway line, the London Loop and Rainham Marshes are 
also demonstrated before the acceptability of the structures can be accepted.  
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Energy 
 
30 Given that the proposal is for materials recycling and the generation of energy, the 
scheme’s key principles are the generation of renewable energy and thus an energy statement was 
not submitted separately to the application (as energy forms the basis of this application). The 
planning statement demonstrates the proposal’s aims in terms of the use of, and generation of, 
renewable energy.   

31 The proposals are for the generation of biogas via the anaerobic digestion of organic waste. 
The biogas would be used to run the combined heat and power plant generating the electricity and 
heat for on-site use. Spare electricity would be exported to the national grid. 

32 The proposal does not raise any major concerns, however further information and 
clarification is required from the applicant with regards to the following information: 

 
 Describe the principles of the waste to energy facility from an energy point of view - from 

the reception of the waste to the generation of heat and electricity including estimations of 
the amount/composition of the processed waste and the amount of energy that could be 
produced by the waste to energy facility. The applicant should take into account the flow 
of biogas that would be obtained as a result of the anaerobic digestion process, the 
calorific power of the biogas, the size and type of the proposed heat and power plant 
proposed, plant efficiencies, the parasitic loads (heat and electricity required by the 
gasification process), etc.    

 Investigations regarding the potential for the exportation of spare heat to nearby heat loads 
- bearing in mind the location of the proposed development the GLA understand there 
maybe be few opportunities for this. 

 The applicant should also describe and quantify the carbon emissions arising from the 
energy requirements of the buildings on-site, e.g. heating, lighting, etc and to describe 
how this energy requirements would be minimised and how they would be provided. 

Air quality 

33 There are potentially significant air quality issues, which require external advice. A detailed 
response will be provided in due course.  

Urban greening 

34 Although the site is adjacent to the River Thames Site of Metropolitan Importance for 
Nature Conservation, the development is unlikely to have any adverse impacts on biodiversity or 
the nature conservation interest of the surrounding area of the site.  

35 There would be appear to be few opportunities for enhancing the nature conservation 
interest of the application site. However, the site is sited within an industrial area that sits within 
an ecologically rich area of the Thames (comprising Rainham Marshes, extensive areas of mudflat 
and the remnant ditches and creeks of former grazing marsh). Consideration should be given to 
securing S106 funds (or similar) from this development to contribute to the ecological 
improvement of adjacent areas. 
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Transport for London 

36 This application was the subject of detailed comments provided by TfL to London Borough 
Havering on 1 May 2011. 

37 Given the scale and location of the proposals, it is accepted that the anticipated associated 
number of waste and staff movements will not have any material impact on either the TLRN or 
public transport networks. 

38 Although the submission of a travel plan in this case is not required, it is nevertheless 
recommended that the applicant should explore green travel initiatives to reduce car reliance by 
staff. It is also advised that some cycle parking and a changing facility should be provided on site 
for staff, in line with London Plan Policy 3C.22 Improving conditions for Cycling and Draft 
Replacement London Plan Policy 6.9 Cycling.  

39 In addition, further investigation is required in relation to the use of the River Thames and 
nearby wharves for the transportation of waste, and during the construction phase. In line with 
London Plan policy 3C.25 and Draft Replacement London Plan policy 6.4, a construction logistics 
Plan (CLP) will need to be prepared.  This plan should look at the cumulative impacts of 
construction traffic for the area in terms of likely additional trips and mitigation required. This plan 
should be secured by condition.  

40 Although a delivery and servicing plan is also not required in this case, given that this forms 
the main function of the proposals, the applicant should still demonstrate how traffic movements 
to and from the site are intended to be managed. Heavy good vehicle movements should be 
optimised to avoid the AM and PM peak hours where possible in order to reduce highway impact 
on the TLRN and in the vicinity of the site.  

41 The emerging London Riverside Opportunity Area Planning Framework (OAPF) is 
promoting improved connectivity to this area, which would have benefits in improving access by 
public transport foot and cycle, to the site and the neighbouring district. This site falls within the 
boundaries of this study.  

42 The study identifies the potential for providing a pedestrian and cycle connection alongside 
the River Thames to link to the Rainham Riverside Walkway. This is supported by TfL and is 
consistent with the mitigations already secured as part of the Section 106 agreements for 
neighbouring development sites. However, as referenced in the Permeability section above, the 
application does not appear to provide for such a link, and therefore the layout of the site 
(demonstrating swept path movements for vehicles within the site) should be investigated further 
in line with London Plan policy 3C.21 Improving conditions for walking and Draft Replacement 
London Plan policy 6.10 Walking and London Plan Policy 3C.22 Improving conditions for Cycling 
and Draft Replacement London Plan Policy 6.9 Cycling. 

43 Still with the aim of improving connectivity and accessibility, the OAPF and the East 
London Green Grid Area Framework 4 propose a bus bridge in the area between Ferry Lane and 
Creek Way. This is supported by TfL in line with London Plan policy 3C.20 and Draft Replacement 
London Plan policy 6.7 Buses, bus transits, trams. 

44 Given that the provision of these above walking, cycling and bus links are important for 
improving the area’s accessibility and will directly benefit the site, TfL would expect the applicant 
to contribute towards s106 obligations and contributions towards their implementation. TfL would 
therefore welcome the opportunity to discuss this further with LB Havering and the applicant. 
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45 Further investigation and acceptable section 106 obligations are required towards securing 
suitable transport provisions to ensure that the application  complies with London Plan policies 
3C.20, 3C.21, 3C.22 and 3C.25, and draft replacement London Plan policies 6.4, 6.7, 6.9 and 6.10. 

Local planning authority’s position 

46 Havering Council Planning officers are concerned at the lack of a riverside walkway, the 
visual impact and design quality. They have also informed the GLA that the Environment Agency is 
raising concerns over the adequacy of the access road because they feel that it is unstable and 
causing damage to banks of Rainham Creek. 

Legal considerations 

47 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 
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 

48 There are no financial considerations at this stage. 

Conclusion 

49 London Plan policies on waste, employment, design, energy, urban greening, air quality 
and transport are relevant to this application.  The application complies with some of these policies 
but not with others, for the following reasons: 

 Waste: The proposal supports the London Plan policies for waste management. 

 Employment: The proposed use is consistent with the site designation as part of a 
Strategic Industrial Location and supports the relevant London Plan policies, but further 
commitment to local employment benefits is required. 

 Design:  Absence of river path and visual impact.  

 Energy: The scheme is likely to be consistent with London Plan policies on minimising 
carbon dioxide emissions, prioritising on-site renewable energy generation and use with 
some being sent back to the national grid. There are some calculations which are 
outstanding that need to be specified.  

 Urban greening: Ecological improvement of adjacent areas such as the Rainham Marshes 
should be considered by the applicant and secured by the Council. 

 Air quality: comments to follow post stage 1. Currently being reviewed by external 
specialists   
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 Transport: The scheme is not yet consistent with the London Plan transport policies. 
Contribution to the enhancement of projects currently outlined in the OAPF and ELGGF i.e. 
the riverside walkway and the bus bridge is necessary. Cycle parking and commitment to 
travel planning and construction and logistics/delivery and servicing planning is needed. 

50 On balance, the application does not comply with the London Plan. 

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

 Employment: Ensure that initiatives for recruiting unemployed people from the local 
area are developed. 

 
 Design: The issues raised in relation to the safeguarding and facilitation of certain 

routes as part of the Green Grid are relevant to this proposal and should be considered - 
both along the River Thames and along Rainham Creek. An assessment of the tall 
structures is required.  

 
 Energy: Further information and clarification is required from the applicant with regards 

to energy calculations, estimations of the amount/composition of the processed waste, 
the amount of energy that could be produced by the waste to energy facility. The 
applicant should also take into account the calorific power of the biogas and overall 
plant efficiencies, the parasitic loads (heat and electricity required by the gasification 
process), etc.   The exportation of spare heat to nearby heat loads should be 
investigated. Carbon emissions and the energy requirements should be quantified. 

 
 Urban greening: The Council should secure S106 funds from this development to 

contribute to the ecological improvement of adjacent areas. 

 Air quality: A detailed response highlighting the significant air quality issues that this 
proposal may give rise to will be provided in due course.  

 Transport: The applicant should prepare a green travel plan, a construction logistics plan 
and a delivery and servicing plan and provide further information regarding trip generation, 
car and cycle parking, and pedestrian facilities in order to determine whether the proposals 
accord with the relevant London Plan policies. River transportation and the use of the 
nearby wharves should be considered. Havering Council should secure these plans by 
conditions. The pedestrian and cycle connection alongside the River Thames to link to the 
Rainham Riverside Walkway and the bus bridge  between Ferry Lane and Creek Way should 
be given consideration and secured by s106.  

 

for further information, contact Planning Decisions Unit: 
Colin Wilson, Senior Manager – Planning Decisions 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895     email justin.carr@london.gov.uk 
Sukhpreet Khull, Case Officer 
020 7983 4310   email sukhpreet.khull@london.gov.uk 
 

 
 
 
 


