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                                                                             planning report GLA/4766/02 

2 March 2020 

            Freightmaster Estate, Coldharbour Lane, Rainham  

in the London Borough of Havering 

planning application no. P1904.18 

Strategic planning application stage II referral 

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

The proposal 

Outline planning application with all matters reserved for demolition of all existing buildings 
within the site and redevelopment to provide new commercial, industrial and storage, and 
distribution buildings, enhancements to strategic landscaping fronting the Thames foot/cycle 
path, associated servicing, and new car and cycle parking arrangements. 

The applicant 

The applicant is Wrenbridge and the architect is CMP Architects. 

Key dates 

GLA pre-application meeting: 20 September 2018 

GLA Stage 1 report: 8 April 2019 

Havering Council Planning Committee: 15 August 2019 

Strategic issues summary  

Land use principle and SIL: The qualitative and quantitative improvements to industrial 
floorspace on the application site is broadly supported. The provision of B1 office use not to 
exceed 1,000 sq.m. floorspace is secured by condition. The proposed development complies 
with the London Plan and the Mayor’s Intend to Publish London Plan.   

Outstanding issues related to urban design, inclusive access, sustainable development 
and transport have been satisfactorily resolved. 

The Council’s decision 

In this instance, Havering Council has resolved to approve subject to planning conditions and 

obligations. 

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. 
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Context 

1 On 19 February 2019 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 1B and 3F of the Schedule to the (Mayor of London) Order 2008: 

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

• Category 3F: ‘’Development for a use, other than residential use, which includes 
the provision of more than 200 car parking spaces in connection with that use.’’ 

2 On 8 April 2019, the Mayor considered planning report GLA/4766/01, and 
subsequently advised Havering Council that the application did not comply with the 
London Plan, for the reasons set out in paragraph 40 of the above-mentioned report; but 
that the possible remedies set out in that paragraph 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. On 15 
August 2019 Havering Council decided that it was minded to grant planning permission, 
and on 18 February 2020 (with complete stage 2 referral documentation), 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 Havering Council to refuse planning permission under Article 6, or 
issue a direction, under Section 2A of the Town and Country Planning Act 1990 in 
accordance with Article 7 of the 2008 Order, that he is to act as the local planning 
authority for the purpose of determining the application and any connected application. 
The Mayor has until 2 March 2020 to notify the Council of his decision and to issue any 
direction.   

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

Consultation stage issues summary 

5 At the consultation stage, Havering Council was advised that the application did 
not comply with the London Plan and draft London Plan, for the reasons set out below; 
but that the possible remedies set out below could address these deficiencies:  

• Land use: The provision of 43,000 sq.m. of new B1/B2/B8 floorspace (with no more 
than 1,500 sq.m. of new B1 office use) could be supported, provided this is secured 
through s106 agreement, and other strategic issues highlighted in this report in 
particular transport issues (significant reduction in car parking) are resolved 
satisfactorily and appropriately secured. 
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• Urban and inclusive design: The design approach is acceptable. However, 
provision of Blue Badge parking in accordance with London Plan standards must be 
secured.    

• Sustainable development: The carbon savings could not be confirmed at this stage 
due to insufficient information. The applicant must demonstrate that the proposal 
meets the carbon savings targets set within Policy 5.2 of the London Plan, and 
outstanding flood risk concerns must be addressed. 

• Transport: Car parking levels must be significantly reduced and must be in line with 
London Plan and draft London Plan Policies and must be secured appropriately. 
Additional sustainable transport measures should be secured and a travel plan, CLP, 
DLP and parking management plan, as well as cycle parking and EVCP appropriately 
secured by planning conditions. 

Update  

6 It should be noted that now the following are relevant material considerations. 

• The National Planning Policy Framework 2019 and National Planning Practice 
Guidance.  

• The Mayor’s Intend to Publish London Plan (December 2019), which should be taken 
into account on the basis explained in paragraph 48 of the NPPF. 

7 Since consultation stage, GLA officers have engaged in discussions with the 
applicant, Council and TfL with a view to addressing the above outstanding matters. The 
applicant provided additional information and clarification. Planning conditions and 
obligations attached include matters relating to provision of B1 office use not to exceed 
1,000 square metres of floorspace, access to Coldharbour Jetty from the site, provision of a 
shuttle bus between the site and Rainham station, and energy and flood risk management. 
Furthermore, as part of Havering Council’s draft decision on the case, various planning 
conditions and obligations have been secured to address the above concerns and ensure 
that the development is acceptable in strategic planning terms. An update of strategic issues 
raised at consultation stage is set out below. 

Principle of development 

8 At Stage 1, the proposed qualitative and quantitative improvements to industrial 
floorspace (B1/B2/B8 uses) on a site, which currently performs functions characteristic of 
Strategic Industrial Location (allocated as SIL in the emerging plan), was broadly supported. 
The provision of B1 office use not to exceed 1,000 square metres of floorspace is also 
secured by condition, which is acceptable though it did not form part of the s106 agreement. 
As a result, the proposed development complies with the London Plan and the Mayor’s 
Intend to Publish London Plan. 

Urban design and inclusive access 

9 At consultation stage the design approach was broadly acceptable and provision of 
Blue Badge parking bays in accordance with London Plan standards was required to be 
secured. Accordingly, this provision which complies the London Plan standards has been 
secured by condition. As a result, the proposal accords with urban and inclusive design 
policies of the London Plan and the Mayor’s Intend to Publish London Plan.    
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Sustainable development  

10 At Stage 1, the applicant was advised that the carbon savings could not be 
confirmed due to insufficient information and that it was required to demonstrate the 
proposal meets the carbon savings targets set within Policy 5.2 of the London Plan, and 
that outstanding flood risk concerns be addressed. Since consultation stage the applicant 
has worked collaboratively with GLA and Environment Agency officers to resolve these 
outstanding issues through the submission of further information and justification. 
Furthermore, through the imposition of appropriate planning conditions and s106 
obligations (which includes a carbon offset fund contribution should emissions from the 
development fail to achieve a 35% reduction in carbon dioxide emissions compared to 
Part L of the Building Regulations 2013), the concerns raised through the Stage 1 
response have been satisfactorily addressed. As a result, the proposal complies with 
sustainable development policies of the London Plan and the Mayor’s Intend to Publish 
London Plan. 

Transport 

11      At Stage 1, whilst the principle of development was supported, concerns were 
raised about the level of car parking that was higher than the draft London Plan 
standards. It was advised therefore that provision should be reduced accordingly and 
opportunities for sustainable travel, such as mini-bus services, be secured alongside 
improvements to local walking and cycling routes and cycle parking. The potential for use 
of the river for freight was also identified for further consideration. 

12     The conditioned construction and logistics plan allows for use of the river during 
construction.  

13      The Council’s committee report states that discussions with the GLA, TfL and the 
Council’s Highways Officer has resulted in the agreed parking ratio as follows:  

• 1 space per 30 sqm for B1(A)  

• 1 space per 50 sqm for B1(C) and B2  

• 1 space per 150 sqm for B8 

• 1 space for every 500 sqm for HGVs/Lorries 

14       Based on the above data, the car parking would likely be reduced to approximately 
510 spaces instead of the 860 proposed at Stage 1, which will be a significant reduction. 
TfL has also advised that the proposed S106 agreement which would reduce the 
proposed car parking spaces in accordance with the annulal car parking review is now 
acceptable. Taking account of the very isolated location of the site (zero PTAL), and that 
the s106 provides for a shuttle bus service and a review of parking and cycle parking, and 
that pedestrian and cycle improvements have also been secured, on balance, the 
proposal is acceptable in strategic transport terms. 

Response to consultation                                                                                                                                                                                                                                                                                               

15 As part of Havering Council’s consultation exercise, site notices were posted and 
advertised in local press. The Council also sent 37 letters direct to neighbours, consulted 
statutory bodies and local amenity groups.  
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Neighbourhood response 

16 The Council received one objection to the scheme regarding no consultation of local 
businesses, significant cost in the Council adopting Coldharbour Lane, that the site 
produces excessive mud which is slippery even though the road is regularly swept by 
Veolia, that the speed bumps on the road are inadequate at stopping the speeding of large 
vehicles, insufficient electricity at the site to sustain Freightmaster, inadequate drainage and 
water and the possible presence of radioactive material, that the expansion of Veolia would 
be more beneficial at the location, and that the development may be acceptable but not for 
another 7-8 years. These issues have been dealt within the Council’s planning report. 

17 No representations were received from Councillors, local societies and businesses. 

Responses from statutory bodies and other organisations  

18 Environment Agency: No objection was raised to the proposals, subject to a 
condition governing floor levels and a legal agreement to control the area the subject of 
the existing permit, which are included in the Council’s draft decision notice and 
recommendation. 

19 Thames Water: No objection in principle to development. However initial 
investigations have shown that the existing infrastructure is insufficient to support the 
development. Therefore, the applicant needs to contact Thames Water at an early stage 
to address this. Condition attached governing waste water. 

20 Natural England: No objection, and stated that the the proposal would not have a 
significant adverse impact on statutorily protected sites or landscape.    

21 National Air Traffic Services (NATS) Safeguarding: No objection. To be consulted 
when formal application is received if it meets the height threshold of 15 metres or 
more.  

22 London Fire and Emergency Planning Authority: No objection, and stated that no 
new hydrants required.  

23 Metropolitan Police Secure by Design: No objection subject to the attachment of 
a condition governing community safety, which is attached in the Council’s draft 
decision notice.    

24 Port of London Authority (PLA): No objection in principle. However, commented  
that careful thought should be given to the development site after 2026 by the 
submission of a river freight plan and that any future light along the river needs to 
consider the ecological impact on wildlife. 

Response to the consultation - conclusion 

25 Having considered the responses to public consultation, Havering Council has 
proposed various planning conditions and informatives, and planning obligations in 
response to the issues raised, and the scheme has also been revised as outlined 
above. Having had regard to these, GLA officers are satisfied that the statutory and 
non-statutory responses to the public consultation process carried out by the Council, 
do not raise any material planning issues of strategic importance that have not already 
been considered in this report, and/or consultation Stage 1 report GLA/4766/01. 
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Section 106 agreement 

26 Further to the heads of terms set out within Havering Council’s Committee 
Report, the Section 106 agreement will secure the following key provisions: 

• Cotribution of up to £350,000 towards Conservation Park improvement.  

• £100,000 contribution for Environmental / Highway Improvement related to 
Coldharbour Lane and Ferry Lane south of the A13 Junction within the vicinity of 
the Land. 

• Provision of shuttle bus between the site and Rainham station, and parking and 
travel plan review in line with TfL’s request. 

• Land reserved for riverside footpath/cycleway. 

• Jetty access to be allowed in perpetuity.  

• Carbon offset fund contribution (amount to be agreed at a later stage). 

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

25 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 1, therefore there is no sound planning reason for the Mayor to take 
over this application.  

Legal considerations 

26 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. 

Financial considerations 

27 Should the Mayor direct refusal, he would be a principal party at any subsequent 
appeal hearing or public inquiry. Government Planning Practice Guidance emphasises 
that parties usually pay their own expenses arising from an appeal.  
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28 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. Should the Mayor take over the 
application he would be responsible for holding a representation hearing and negotiating 
any planning obligation. He would also be responsible for determining any reserved 
matters applications (unless he directs the council to do so) and determining any 
approval of details (unless the council agrees to do so). 

Conclusion 

29 The strategic planning issues raised at consultation stage with respect to the principle 
of development, urban design and inclusive access, sustainable development and transport 
have been addressed, and having regard to the details of the application, the matters set 
out in the committee report and Council’s draft decision, the application complies with the 
London Plan and the Mayor’s Intend to Publish London Plan, and there are no sound 
planning reasons for the Mayor to intervene in this case. 

 

 

 

 

 

 

 

 

 

 

For further information contact GLA Planning Team: 
Debbie Jackson, Director - Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Lyndon Fothergill, Team Leader – Development Management 
020 7983 4512    email: lyndon.forthergilll@london.gov.uk  
Tefera Tibebe, Strategic Planner, Case Officer 
020 7983 4312    email: tefera.tibebe@london.gov.uk 
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