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planning report GLA/0797c/01  

 2 March 2020 

Asda Crossharbour, 151 East Ferry Road  
in the London Borough of Tower Hamlets 

planning application ref: PA/19/02534 
  

Strategic planning application stage 1 referral 

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

The proposal 

A hybrid planning application for the demolition of existing buildings and the comprehensive, mixed-use, re-
development of the site to deliver up to 2,015 homes. 

Full details, for buildings 4 to 16 storeys in height, are submitted for 568 residential units, flexible commercial 
floorspace, including foodstore, primary school, community uses, petrol filling station, public bus parking and a 
site wide basement, with associated uses including car parking (up to 670 spaces), cycle parking, and an energy 
centre. Creation of new vehicular and pedestrian access and public realm works, landscaping and a programme 
of interim works (which include a temporary multi-storey car park with 250 car parking spaces and a temporary 
access lobby to the retail foodstore). 

Outline permission (matters at upper levels reserved) is sought for between 1,221 and 1,447 residential units, 
with private and communal amenity, within four buildings between 12-32 storeys in height. 

The applicant 
The applicant is Asbourne Beech Property Ltd and Asda Store Ltd, and the architect is CZWG. 

Strategic issues 

Principle:  The scheme responds positively to strategic designations of this site and is supported in principle, 
subject to securing the provision of public realm, transport infrastructure, community and education facilities, as 
well as affordable retail space. In addition, further information is required to justify the re-provision of the petrol 
station. Subject to addressing these issues, the scheme would transform the site as part of the Crossharbour 
District Centre, and provide facilities to address the needs of the increased population expected in this 
Opportunity Area, with retail, commercial, community and education spaces, along with a substantial quantum of 
residential development and public realm, including a public square and bus interchange (paragraphs 21-48).  

Affordable housing: 17 per cent affordable housing is proposed (by habitable room) which comprises a 70/30 
tenure split in favour of social rent. In the context of a blended threshold of between 35 and 50 per cent for land 
that is in both public and private land ownership (and prior to the independent verification of the viability position) 
the affordable housing offer is wholly unacceptable. The phasing of the affordable housing delivery, at the end of 
this long-term scheme, is also wholly unacceptable. A viability assessment has been provided to GLA Officers 
for scrutiny and interrogation (paragraphs 50-59).   

Design and heritage: The development would be visible in strategic views from Maritime Greenwich World 
Heritage Site, and from London Bridge towards Tower Bridge. Notwithstanding this, the height and massing 
strategy is generally consistent with the aspirations of the OAPF and is supported by GLA Officers. The proposal 
will result in less than substantial harm to heritage assets. This must be weighed against the public benefits of 
the scheme, which are yet to be confirmed and require further discussion. (paragraphs 64 to 84). 

Transport: A site specific S106 contribution in the region of £1 million is required towards the delivery of a major 
improvement scheme at Crossharbour DLR station; other contributions are also required. The provision of a bus 
interchange is agreed in principle, subject to further details; car parking should be reduced and a package of 
highways measures to support Healthy Streets approach and an enhanced public transport interchange is 
required (paragraphs 110 to 155).    

Outstanding issues relating to playspace, energy, water and urban greening need to be addressed. 

Recommendation 

That Tower Hamlets Council be advised that the application does not yet comply with the London Plan and the 
Intend to Publish London Plan, for the reasons set out in paragraph 159 of this report; but that the possible 
remedies set out in that paragraph could address these deficiencies. 
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Context 
 
1 On 9 January 2020, the Mayor of London received documents from Tower 
Hamlets Council notifying him of a planning application of potential strategic importance 
to develop the above site for the above uses. Under the provisions of The Town and 
Country Planning (Mayor of London) Order 2008 the Mayor must provide the Council 
with a statement setting out whether he considers that the application complies with the 
London Plan and the Intend to Publish 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 application is referable under the following Categories of the Schedule to the 
Order 2008: 

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

• Category 1B(1c) – “Outside Central London and with a total floorspace of more 
than 15,000 square metres”. 

• Category 1C(1c) - “Development which comprises the erection of a building that 
is more than 30 metres high and is outside the City of London”.   

• Category 2C – “Development to provide a bus or coach station” 

• Category 3F(1) – “Development for a use, other than residential use, which 
includes the provision of more than 200 car parking spaces in connection with 
that use”.  

3 Once Tower Hamlets 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) Regulations 2017 (as amended 2018) 
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 4.5 hectares in size and is located in the Isle of Dogs. The site is 
bounded to the west by East Ferry Road (where it is accessed), to the south by 
Mudchute Park and Farm, to the north by the Island Health Centre and residential 
properties on Glengall Grove and to the east by residential properties on Friars Mead. 

7 The site is currently occupied by an existing supermarket and its surface car park 
which was originally constructed during the 1980s. This supermarket provides 
approximately 9,382 sq.m. of retail floorspace with customer facilities including a cafe, 
opticians, petrol station, recycling point and a cash machine. The surface car park 
currently provides approximately 600 spaces. 

http://www.london.gov.uk/
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8 Mudchute Park and Farm, which abuts the application site at its southern 
boundary, is designated as Metropolitan Open Land (MOL). Strategically, the site is 
located within the Isle of Dogs and South Poplar Opportunity Area as set out in the 
London Plan. Locally, the site is designated within, and forms the majority of, 
Crossharbour District Centre. 

9 Crossharbour DLR station is located less than 100 metres to the west of the site, 
and 4 bus routes (D6, D8, 135 and 277) serve (and stand at) the site. The closest 
section of the Transport for London Road Network (TLRN) is the A1261 Aspen Way, 
approximately 1.2 kilometres to the north. The site has a good public transport 
accessibility level (PTAL) of 4, on a scale of 0 to 6b where 6b is highest. The north-west 
corner of the site, closest to Crossharbour DLR station, and East Ferry Road records a 
PTAL score of 5.  

Details of the proposal 
 
10 A hybrid planning application (part detail, part outline) for the demolition of 
existing buildings and the comprehensive, mixed-use, re-development of the site, 
comprising a maximum of 219,954sq.m. of floorspace. 

11 Full details are submitted for 568 residential units (Class C3), flexible commercial 
floorspace (A1-A4/B1), including a new foodstore, a primary school (D1), community 
uses (D1), a petrol filling station, public bus parking and a site wide basement, with 
associated uses as part of the development including car parking (up to 670 spaces), 
cycle parking, and an energy centre. Building heights are proposed to range between 3 
storeys to 15 storeys above ground level. Creation of new vehicular and pedestrian 
access and public realm works, including all ground floor hard and soft landscaping and 
other works incidental to the proposals, including a programme of interim works (which 
include a temporary multi-storey car park with 250 car parking spaces and a temporary 
access lobby to the retail foodstore). 

12 Outline permission (with layout, scale, appearance and landscaping at upper 
levels being reserved) is sought for up to 111,137sq.m. above podium level, comprising 
of between 1,221 and 1,447 residential units (C3), with associated private and 
communal podium amenity and landscaping, within four buildings with maximum 
heights ranging between a maximum of 12 storeys and 32 storeys. 

13 The proposals include a maximum of 158,319sq.m. of residential floorspace. This 
is contained within each of the ten plots with the exception of Plot D. The maximum 
floorspaces for the proposed land uses across the site are set out in the table, below: 
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Table 1: Proposed floor areas across the site 

Use Use class Maximum Floor 
area sq.m. (GEA)  
 

Residential  C3 158,310 

Residential Ancillary Leisure C3 2,327 

Flexible Commercial A1-A4/B1 16,625 

Primary school D1 7,135 

Community Hub D1 1,983 

Petrol Filling Station (PFS) Sui generis 749 

Bus Facilities Sui generis 103 

Basement Car parking N/A 17,794 

Other (Landlord plant/Enclosed Service 
Road/Refuse/Cycle parking 

N/A 14,919 

TOTAL  219,954 

 

14 The detailed element proposes 47,182 sq.m. of residential floorspace within Area 
1 of the development. The proposed floorspaces for the detailed element of the 
proposal are set out, below:   

Table 2: Proposed floor areas (Detailed element) 

 Overall floor area sq.m. (GEA)  

Use Use Class Floor area 

Residential  C3 47,182 

Residential Ancillary Leisure C3 2,327 

Flexible Retail A1-A4 16,625 

Primary school D1 7,135 

Community Hub D1 1,983 

PFS Sui generis 749 

Bus Facilities Sui generis 103 

Basement Car parking N/A 17,794 

Other (Landlord plant/Enclosed 
Service Road/Refuse/Cycle 
parking 

N/A 14,919 

Total  108,817 

 

Case history 

15 In September 2004, pre-application advice (GLA ref: PDU/0797aST03) was 
issued in respect of this site in the Isle of Dogs. The advice comprised comments in 
respect of affordable housing, housing mix, play space, biodiversity, energy, design, 
vehicular access and parking.  
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16 In November 2014, a hybrid planning permission (LPA Ref: PA/11/03670/A1, 
GLA Ref: 0797b) was granted for the demolition of the supermarket and the 
comprehensive redevelopment of the site for mixed-use purposes and 850 residential 
units in buildings up to 23 storeys in height. Tower Hamlets Council was advised in April 
2014 that the Mayor was content for it to determine the case itself. This planning 
permission has subsequently lapsed.  

17 On 21 November 2018, a pre-application meeting was held at City Hall which 
was attended by the officers from the GLA, Transport for London and the London 
Borough of Tower Hamlets. The GLA’s advice report dated 22 February 2019 
concluded that the principle of the proposal is strongly supported however to ensure 
compliance with the London Plan and Draft London Plan that further discussion is 
required in respect of a number of issues prior to the submission of an application, 
including technical discussions on energy and viability. Further pre-application advice 
was issued on the 30 September 2019 in respect to a draft design code.  

Strategic planning issues and relevant policies and guidance 

18 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 Tower Hamlets Local Plan 
(2020) and the London Plan 2016 (Consolidated with alterations since 2011).  

19 The following are relevant material considerations:  

• The National Planning Policy Framework (February 2019) and National Planning 
Practice Guidance.  

• The London Plan Intend to Publish Version (December 2019) which should be 
taken into account on the basis explained in the NPPF; 

• Isle of Dogs and South Poplar Opportunity Area Planning Framework (2019); and 

• Second Isle of Dogs Neighbourhood Plan (Reg 16) (January 2020). 
 

20 The relevant issues and corresponding policies are, as follows:  
 

• Town centres London Plan; Intend to publish London Plan; Town 
Centres SPG; 

• Opportunity areas London Plan; Intend to publish London Plan; OAPF; 

• Housing and  London Plan; Intend to publish London Plan;  
 affordable housing Affordable Housing and Viability SPG; Shaping  

Neighbourhoods: Character and Context SPG; 
Housing SPG; Shaping Neighbourhoods: Play and 
Informal Recreation SPG; 

• Social infrastructure and London Plan; Intend to publish London Plan; Social  
 education Infrastructure SPG 

• Commercial uses London Plan; Intend to publish London Plan 

• Urban design and heritage London Plan; Intend to publish London Plan; 
Shaping Neighbourhoods: Character and Context 
SPG; London World Heritage Sites – Guidance on 
Settings SPG; London View Management 
Framework SPG; 
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• Inclusive design London Plan; Intend to publish London Plan; 
Accessible London: Achieving an Inclusive 
Environment SPG; 

• Sustainable development London Plan; Intend to publish London Plan; 
Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy; 

• Environment London Plan; Intend to publish London Plan; 
Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy;  

• Transport London Plan; the Mayor’s Transport Strategy.  
 

Principle of development 

21 At the strategic level, spatially, the site lies within the Isle of Dogs Opportunity 
Area as identified in the London Plan and the Mayor’s Intend to Publish London Plan. 
London Plan Policy 2.13 encourages development proposals within Opportunity Areas 
that “seek to optimise residential and non-residential output and densities, provide 
necessary social and other infrastructure to sustain growth, and, where appropriate, 
contain a mix of uses”. This is further supported by Policy SD1 of the Mayor’s Intend to 
Publish London Plan.   

22 In October 2019, the Isle of Dogs and South Poplar Opportunity Area Planning 
Framework (OAPF) was adopted by the Mayor of London, which provides 
supplementary guidance for the future development and delivery of the Opportunity 
Area (OA) and presents a vision of comprehensive social, economic and environmental 
change in the area for all who live, work and visit. Annex 1 of the London Plan identifies 
the OA as being capable of accommodating a minimum of 10,000 new homes and 
110,000 new jobs. The housing capacity increases to 29,000 in the Mayor’s Intend to 
Publish London Plan and the OAPF increases this further, to 31,000. Annex 1 of the 
London Plan and the OAPF also recognises the potential for Crossharbour to 
accommodate less car dependent, more sustainable development, providing a wider 
range of uses. 

23 The vision for Crossharbour town centre as set out in Section 5.4 of the OAPF is 
for it to be the heart of commercial and civic functions for Island Gardens and Cubitt 
Town with a significant increase to the existing residential community and wider 
commercial draw. The area will be served by a new bus interchange, which will be 
better integrated to Crossharbour DLR Station improvements, along with enhanced 
routes and connections. 

24 The site has a site allocation in the Tower Hamlets Local Plan (2020) for mixed-
use development including an anchor supermarket and a range of retail, leisure and 
community uses which can support independent providers, housing provision, a primary 
school, community/local presence facility, public square and new routes. The site forms 
the majority of the Crossharbour District Centre, as designated in the Local Plan. The 
District Centre is identified as a potential new town centre in the London Plan and 
Intend to Publish London Plan (currently unclassified), with high growth potential for 
both commercial and residential development.  

25 The scheme responds positively to strategic land use principles. The 
development would transform the site into the majority of the new District Centre for 
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Crossharbour, with new retail, community space, cultural facilities and a re-provided  
supermarket, along with a substantial quantum of residential development. The scheme 
would also make a significant contribution to public realm and connectivity, with new 
pedestrian routes linking East Ferry Road and Mudchute Park, as well as a ‘Central 
Square’ and bus interchange. A three-form entry primary school is also proposed, which 
aligns with the LBTH site allocation, and would help meet the needs of the increase in 
population expected from the significant level of growth expected in this OOA.  

26 Overall, the land use principles for the site are strongly supported in principle, 
subject to the resolution of the matters set out below. 

Retail 

27 The application would provide the majority of the new District Centre for 
Crossharbour, although it is noted that the District Centre designation in the Local Plan 
also includes the Island Health Centre site and other sites around Crossharbour DLR 
Station. The evidence base supporting the London Plan (2013 London Town Centre 
Health Check Analysis Report (March 2014)) classifies district centres as typically 
containing 10,000-50,000 sq.m. of retail, leisure and service floorspace, providing 
convenience goods and services for local communities and accessible by public 
transport, walking and cycling. 

28 London Plan Policy 4.7 and Policy SD7 of the Mayor’s Intend to Publish London 
Plan seek to ensure that the scale of retail, commercial, culture and leisure 
development is related to the size, role and function of a town centre and its catchment. 
The scheme is proposing 16,625sq.m of retail uses (Class A1-A4/B1), which falls within 
the broad range identified through evidence around town centre classification. The 
primary focus of this floorspace comprises a new foodstore (9,769sq.m). The proposed 
replacement supermarket would be similar in size to the existing foodstore (which is 
9,382 sq.m. in size) and is proposed to be delivered in Phase 1. The continuity of trade 
of the supermarket, which is possible due the phased nature of the development, is 
acknowledged as of importance to the local community and the applicant; this is 
recognised within the Local Plan’s site allocation.  

29 The proposal also includes other retail units located within the proposed central 
square and along routes through and across the site. This is supported by London Plan 
Policy 4.8, which promotes convenience retail in district centres to serve the local 
population and protect the comparison goods function of larger centres, such as the 
nearby Canary Wharf Major Centre. The proposed units are varied in size, and 
accordingly supported to provide variety, vitality and character to the development. As 
such, the proposal to provide a range of unit sizes for shops, cafes, restaurants and 
drinking establishments to compliment the supermarket foodstore and form the District 
Centre is strongly supported. The Council should secure a genuine mix of town centre 
uses within this floorspace by securing appropriate conditions.   

30 Clarification is required in respect of any engagement with existing small-scale 
retailers on the site as well as any proposed relocation of existing retailers within the 
scheme. In line with London Plan Policy 4.9 and Policy E9 of the Intend to Publish 
London Plan the scheme should commit to provision of shops for small or independent 
retailers and a proportion of affordable retail space to strengthen and promote the retail 
offer. The use of the public square for markets should also be secured as appropriate.  
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Night time economy 

31 The proposals have the potential to deliver benefits for the night-time economy in 
line with Policy HC6 of the Intend to Publish London Plan and the Mayor’s Culture and 
Night Time Economy SPG. The Council should seek to secure these benefits. 
Management and maintenance strategies should also be secured in respect of the 
provision and control of drinking establishments (Use Class A4) with particular 
consideration of the potential for noise and disturbance to residents, as well as the role 
of extended opening hours for uses such as the proposed community hub. Appropriate 
safety and security mitigation measures should also be secured.  

Community spaces 

32 London Plan Policy 3.16 and Policy S1 of the Mayor’s Intend to Publish London 
Plan outlines that development proposals which provide high quality social infrastructure 
will be supported in light of local and strategic social infrastructure needs assessments. 
Policy S1 of the Mayor’s Intend to Publish London Plan further sets out that new 
facilities should be easily accessible, that the co-location of different forms of social 
infrastructure should be encouraged and supported, as should proposals that seek to 
make best use of land.   

33 The OAPF identifies the additional requirements for community spaces within the 
Isle of Dogs, for example libraries and idea stores, based on population growth 
scenarios. The Tower Hamlets Local Plan Site Allocation identifies the provision of a 
community / local presence facility within the Crossharbour Town Centre, and this is 
similarly recognised within the OAPF.  

34 The detailed element of the application includes the provision of a community 
centre within Block H comprising 1,983sq.m. which is proposed to be leased to the 
Council. The space fronts onto the proposed public square at ground and first floor, 
providing space flexible community use for example, creative events, sports events, 
community events and meetings. 

35 A commercial unit is proposed to leased to the Trustees of Mudchute Park and 
Farm at a peppercorn rate. The Trustees propose to use this space for administrative 
functions and for promotional activities related to the use of the Park. A bike hub is 
proposed at ground level and is proposed to promote cycling through provision of 
access to workshops, repairs and sales. 

36 The proposed community uses are supported in line with the OAPF, as well as 
London Plan Policies 3.16 and Policies S1 and HC5 of the Mayor’s Intend to Publish 
London Plan. Furthermore, the co-location of the proposed community facilities with 
education and nursery facilities (as further discussed in subsequent sections of this 
report) is supported by Policy S2 of the Mayor’s Intend to Publish London Plan, in the 
interests of using land more efficiently and enabling an integrated service delivery.   

Public facilities 

37 In line with Policies D8 and S6 of the Intend to Publish London Plan, the Council 
should secure the provision of free drinking water within the public realm and freely 
accessible public toilets suitable for a range of users, including ‘Changing Places’ toilets 
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within the grant of any planning application. Management of these facilities should also 
be secured within a Section 106 legal agreement.  

Education 

38 Paragraph 94 of the NPPF states that planning authorities should take a 
proactive, positive and collaborative approach to ensuring a sufficient choice of school 
places, giving great weight to the need to create, expand or alter schools. London Plan 
Policy 3.18 and the Mayor’s Intend to Publish London Plan Policy S3 identify that 
additional schools are required to meet the needs of London’s growing and diverse 
population. London Plan Policy 3.16 and Policy S3 of the Mayor’s Intend to Publish 
London Plan both seek to ensure a sufficient supply of good quality educational choice 
to meet the demands of a growing population and enable local communities. 

39 London Plan policy 3.18 states that development proposals which enhance 
education and skills provision will be supported and that those which address the 
current and projected shortage of primary school places will be encouraged. Policy S3 
of the Mayor’s Intend to Publish London Plan specifies that education facilities should 
be located in areas of identified need.  

40 The OAPF identifies the additional requirement for between 8 and 13 primary 
schools within the Isle of Dogs, based on population growth scenarios. The Tower 
Hamlets Local Plan Site Allocation identifies the provision of the primary school within 
the Crossharbour Town Centre, and this is similarly recognised within the OAPF.  

41 The scheme proposes a three-form entry primary school within Plot D, providing 
approximately an additional 630 primary school places, and associated 60 place 
nursery. This responds to the site allocation and the land use principles in the OAPF to 
address an identified need; providing school places to accommodate primary school 
children generated by the scheme as well as additional primary school places for the 
local area. Accordingly, it is recognised there is evidenced educational need for the 
proposed primary school which is compliant with London Plan Policy 3.16, 3.18 and 
Policy S3 of the Mayor’s Intend to Publish London Plan which both seek to ensure a 
sufficient supply of good quality educational choice to meet the demands of a growing 
population and enable local communities. As such, the provision of the proposed 
primary school for educational use is strongly supported in strategic planning terms. 

42 It is noted that this element of the scheme is deliverable in Phase 1 of the 
scheme however GLA officers understand that the timing and delivery of the school will 
be dependent on the Council and its decision to take up the option of a school, to be 
secured within a section 106 legal agreement.  

43 The proposals include a school sport space at lower ground floor level 
comprising two all-weather ball courts, hall, studio and changing facilities as well as play 
decks at ground floor level. In line with these policies, the application sets out that 
playspace and recreation facilities proposed within the school will be available to the 
community out of school hours. These commitments should be secured within a Section 
106, alongside appropriate management plans.  
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Petrol filling station 
 
44 The detailed proposals include a replacement petrol filling station (PFS), with the 
same number of pumps as the existing station. The proposal will relocate the facility to 
the south of the site, accessed via the lowered service road to limit traffic in the 
pedestrianised District Centre. 

45 Whilst it is recognised that the existing PFS is the only facility on the Isle of Dogs 
and arguably serves a local need, its retention promotes the use of the private car, 
which is contrary to Good Growth principles and Healthy Streets indicators and is 
therefore not supported in principle. This is also discussed in the Transport section of 
this report. The Town Centre and Retail Statement recognises the long-term demand for 
a petrol filling station may dissipate and the application states that to reflect 
environmental trends towards non-car modes of transport, the area allocated for a filling 
station could in future be used for additional electric vehicle charging or as Click and 
Collect. Further information is required to justify the retention of the PFS within the 
scheme. Specifically, the applicant must demonstrate how the proposed PFS has been 
designed, and will be constructed, to adapt to anticipated future changes to the motor 
car industry, such as the electric vehicles charging points or Click and Collect facilities 
described in the application. 

46 The application sets out that extensive analysis and consultation regarding the 
detailed design of this element (location, ventilation, health and safety, fire, 
management and operation) has taken place with the London Fire Brigade. A report has 
been prepared by the architect with input from a specialist consultant team in respect of 
the PFS proposals. A number of mitigation measures are set out in the document in 
respect of the PFS and, should it be justified, the Council should ensure that appropriate 
conditions and obligations are secured to ensure the safe operation, management and 
maintenance of this facility.      

Housing 

47 London Plan Policy 3.3 ‘Increasing housing supply’, in seeking to increase the 
supply of housing in London, sets borough housing targets, and in Table 3.1 sets a 
minimum ten-year housing supply monitoring target for the London Borough of Tower 
Hamlets at 39,314 additional homes between 2015 and 2025. The Intend to Publish 
London Plan sets a ten-year target of 34,730 for the period 2019/2020 to 2028/2029. 
London Plan Policy 2.13 sets out that the Isle of Dogs Opportunity Area is capable of 
accommodating at least 10,000 homes and the Mayor’s Intend to Publish London 
Plan gives an indicative capacity for the Opportunity Area of 29,000 new homes. 
 
48 The provision of a strategic housing contribution (up to 2,015 residential units) 
would make a significant contribution towards Tower Hamlets’ housing targets. The 
proposed development in the Isle of Dogs Opportunity Area and town centre is in line 
with the NPPF, the London Plan and the Good Growth principles of the Intend to 
Publish London Plan. Accordingly, the principle of residential development on the site 
is strongly supported. Housing and affordable housing is discussed in further detail in 
subsequent sections of this report.  
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Equalities 

49 London Plan Policy 3.1 and Policy GG1 of the Intend to Publish London Plan 
highlight the diverse nature of London’s population and underscore the importance of 
building inclusive communities to guarantee equal opportunities for all, through 
removing barriers to, and protecting and enhancing, facilities that meet the needs to 
specific groups and communities. More generally, the 2010 Equality Act places a duty 
on public bodies, including the GLA, in the exercise of their functions, to have due 
regard to the need to advance equality of opportunity between persons who share a 
relevant protected characteristic and persons who do not share it. This requirement 
includes removing or minimising disadvantages suffered by persons who share a 
relevant protected characteristic that are connected to that characteristic and taking 
steps to meet the needs of persons who share a relevant protected characteristic that 
are different from the needs of persons who do not share it. The Act defines protected 
characteristics, which includes age, disability, gender reassignment; marriage and civil 
partnership; pregnancy and maternity; race; religion or belief; sex; and sexual 
orientation. The Council should consider if an equalities impact assessment should be 
provided with the planning application to assess the impact of the development on 
persons who share a relevant protected characteristic. 

Housing   

Affordable Housing  

50 London Plan Policy 3.12 requires boroughs to seek the maximum reasonable 
amount of affordable housing in all schemes. London Plan Policies 3.11 and 3.12, 
Policy H4 of the Mayor’s Intend to Publish London Plan, as well as the Mayor’s 
Affordable Housing and Viability SPG set a strategic target of 50% affordable housing in 
all new developments. 

51 The Mayor’s Affordable Housing and Viability SPG and Policy H5 of the Mayor’s 
Intend to Publish London Plan set out the ‘threshold approach’ to planning applications 
whereby schemes that meet or exceed the relevant threshold of affordable housing by 
habitable room without public subsidy, and meet the Mayor’s preferred tenure mix, are 
eligible to follow the “Fast-Track Route” set out in the SPG. Generally, this means that 
schemes that provide 35% affordable housing by habitable room on site, without public 
subsidy, and meet the specified tenure mix, in accordance with Policy H5 of the Mayor’s 
Intend to Publish London Plan, are not required to submit viability information nor be 
subject to a late stage review. In the case of publicly owned land, this threshold is 
increased to 50% affordable housing by habitable room, without subsidy, in recognition 
of the potential for surplus public sector land to make a higher contribution to affordable 
housing. Where part of a site comprises public land, but not all, the 35% threshold will 
apply to the proportion of the site that is in private ownership and when taken as a 
whole, the overall threshold will be a combination of both thresholds. Further 
clarification is required from the applicant to establish the percentage of the site that is 
in private and public ownership in order to establish the blended threshold of the 
scheme to qualify for the Fast-Track Route.  

52 Policy H6 of the Mayor’s Intend to Publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG sets out a preferred tenure split of at least 30% 
low cost rent, with London Affordable Rent as the default level of rent, at least 30% 
intermediate (with London Living Rent and shared ownership being the default tenures), 
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and the remaining 40% to be determined in partnership with the local planning authority 
and the GLA.  

53 In the context of the above, the Tower Hamlets Core Strategy seeks a tenure 
split of 70 per cent social rented homes and 30 per cent intermediate homes.  

54 The application proposes  up to 2,015 homes, including 215 affordable 
housing units, which equates to 17 per cent by habitable room. Depending on the 
housing mix brought forward for the private tenure in the outline scheme, this would 
range between 10.6 per cent and 12 per cent, by unit. The affordable housing offer 
currently comprises 70 per cent social rented tenure and 30 per cent intermediate 
tenure, by habitable room. The schedule of accommodation for the affordable 
housing proposals is set out, below:  
 

 Social Rented Intermediate Total 

Unit Type Number Percentage Number Percentage Number Percentage 

Studio 0 0 0 0 0 0 

1-Bed 10 30 42 50 52 24 

2-Bed 46 25 21 25 67 31 

3-Bed 60 30 21 25 81 38 

4-Bed 15 15 0 0 15 7 

Total 131 100 84 100 215 100% 

 
55 This proposal falls well below the Fast Track threshold. Accordingly, in the 
absence of a verified viability position, the affordable housing offer is wholly 
unacceptable. A financial viability assessment has been provided for scrutiny and 
interrogation by GLA Officers in line with London Plan Policy 3.12 and Policy H5 of 
the Mayor’s Intend to Publish London Plan. 
 
56 The Mayor is committed to the delivery of genuinely affordable housing and 
Policy H6 of the Mayor’s Intend to publish London Plan; the Mayor’s Affordable Housing 
and Viability SPG; and, the Mayor’s Affordable Homes Programme 2016-21 Funding 
Guidance set out the Mayor’s preferred affordable housing products. The applicant is 
advised that the Mayor’s preference is for affordable rent products to be secured at 
London Affordable Rent benchmark levels, and for intermediate shared ownership 
products to be secured as affordable to a range of incomes below the upper limit of 
£90,000 per annum and benchmarked against the monitoring figure of £56,200 per 
annum in the London Plan Annual Monitoring Report. All affordable housing must be 
robustly secured in perpetuity, within a Section 106 agreement.  

57 The applicant should investigate the use of grant funding to increase the 
affordable housing provision and engage with a Registered Provider as appropriate. 
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58 If the level of affordable housing provision within the scheme remains below 
the blended threshold for the site (of between 35 per cent and 50 per cent, by 
habitable room, without public subsidy) at the Mayor’s decision-making stage, both an 
early and late review mechanism will be required to be secured within a S106 legal 
agreement in line with Policy H5 of the Mayor’s Intend to Publish London Plan. If the 
Mayor’s threshold is met and the scheme meets the Fast Track Route criteria, only an 
early review mechanism would be required (to be triggered if an agreed level of 
progress on implementation has not been made within two years of any planning 
permission). A draft of the S106 agreement must be agreed with GLA officers prior to 
any Stage II referral; example clauses are provided within the Affordable Housing and 
Viability SPG. 
 
59 The affordable housing is proposed within Blocks K and L within the outline 
element of the scheme and the design code sets out that this would be the final phase 
of the residential development to be implemented. This is wholly unacceptable and GLA 
officers will work with the applicant and the Council to ensure that affordable housing is 
delivered throughout the development, including in the first phase.   

Housing Mix  

60 London Plan Policies 3.8 and 3.11, as well as Policy H10 of the Mayor’s Intend to 
Publish London Plan, encourage a choice of housing based on local needs with 
affordable family housing identified as a strategic priority.  

61 The outline scheme proposes between 1,221 and 1,447 residential units, and the 
detailed phase of the scheme includes 568 residential units. The housing mix comprises 
a range of unit sizes including studios, 1-beds, 2-beds, 3-beds and 4-beds. The overall 
housing mix across the detailed and outline proposals is set out, as follows:  

 Area 1 
 

(detailed phase) 

Area 2 and 3 
 

(outline phases) 

Overall Totals 

Unit 
type  

Quantum  
 
  

%  Minimum 
Quantum   

% Maximum 
Quantum 

% Quantum 
 
(Range) 

Percentage  
 
(Range) 

Studio 127 22% 49 4% 251 17% 176 – 378 9.8 – 18.8% 

1-Bed 236 42% 403 33% 601 41 639 – 837 35.7- 41.5% 

2-Bed 173 30% 469 38% 441 30 642 – 614 35.9 – 30.5% 

3-Bed 32 6% 285 23% 139 9 317 – 171 17.7 – 8.5% 

4-Bed 0 0% 15 2% 15 3 15 – 15 0.8 – 0.7%  

Total 568 100% 1,221 100% 1,447 100% 1,789 – 2,015  100% 

 

62 Policy H10 of the Mayor’s Intend to Publish London Plan states that the unit 
mixes should have regard to the local housing need and demand, and the Intend to 
Publish London Plan further identifies studio units as the least flexible housing typology. 

63 The detailed element of the scheme seeks to deliver a high portion (64%) of 
studio and one bed units. Within the overall scheme, a high number of studio and one-
bedroom units are also proposed, ranging from 45.5% to 60.3%. Notably, in the 
scenario where the maximum number of units is delivered in the scheme, the number of 



 page 14 

three-bedroom units decreases significantly, from 317 to 171 units (-146). It is 
acknowledged that the district town centre site benefits from excellent accessibility 
where one- and two-bedroom units are most appropriate. As part of discussions 
regarding improving the affordable housing offer, the applicant should ensure that low 
cost rented family housing is maximised before GLA officers can confirm that the 
housing mix is acceptable from a strategic perspective.   

Urban design 

64 The design principles in chapter seven of the London Plan and chapter 3 of the 
Mayor’s Intend to Publish London Plan expect all developments to achieve a high 
standard of design which responds to local character, enhances the public realm and 
provides architecture of the highest quality. 

65 The scheme layout introduces a series of legible pedestrian routes through the 
site, including the key north-west to south-east route from East Ferry Road to Mudchute 
Park, which is strongly supported. The network of routes responds positively to the 
future development potential of the Island Health Centre site and potential future links to 
Glengall Grove to the north. All public facing elevations would be well animated by 
active uses with parking, servicing and plant space largely contained in the basement, 
which is welcomed. The distribution and arrangement of uses across the scheme has 
been well considered and the large mass of the supermarket has been thoughtfully 
concealed. The concept of centring the development on significant public square, that 
will provide the public heart of the District Centre, is supported.  

66 The heights and massing strategy is generally consistent with the aspirations 
of the OAPF on this site and with the District Centre allocation. Specifically, the 
majority of the site is indicatively identified within Figure 3.2 of the OAPF as a 
secondary tall buildings zone. The massing strategy provides taller elements which 
read as distinct elements closer to the Crossharbour DLR and mid-rise blocks 
stepping down to the low-rise context to the east and the MOL to the south, providing 
a transition in scale and responding to the location of the Mudchute Park. This is 
supported and the proposals would have an acceptable visual impact on the adjacent 
MOL.  

67 In accordance with Policy D4 of the Mayor’s Intend to Publish London Plan, 
the proposed scheme has been subject to a design review process, specifically 
through the Conservation and Design Advisory Panel (CADAP); this is supported. 
The proposed layout allows for a significant quantum of public space, including a 
public square, providing activation at ground level and a high-quality streetscape.  

68 The overall architectural aesthetic appears good quality, contemporary design 
and is supported. The distinctive detailing of the various uses within the development 
is supported. The success of the architectural approach will be dependent on the use 
of the highest quality materials. The applicant should work with the borough to ensure 
high quality materials and the material detailing should be secured through the grant 
of any planning. 

69 The provision of a wayfinding and signage strategy is supported in principle 
and the Council should ensure the detailing of the strategy is secured.  Similarly, the 
Council should ensure that sufficient lighting and safety measures are incorporated 
into the detailed design of the development.    
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London View Management Framework (LVMF) 

70 Policy 7.11 of the London Plan and Policy HC3 of the Mayor’s Intend to 
Publish London Plan set out that strategic views include significant buildings, urban 
landscapes or riverscapes that help to define London at a strategic level, and that 
they are seen from places that are publicly-accessible and well-used. The policies 
state that development proposals must be assessed for their impact on a designated 
view if they fall within the foreground, middle ground or background of that view.  

71 The submitted Townscape, Visual Impact and Built Heritage Assessment 
assesses the impact of the proposed development on strategic views set out in the 
London View Management Framework (LVMF).  The most significant in relation to 
this application are those from the Maritime Greenwich World Heritage Site, LVMF 
view 5A.1 from the General Wolfe Statue, and from London Bridge towards Tower 
Bridge, LVMF 11B.1. 

72 The assessment reveals that the development would be visible in both LVMF 
views identified above, specifically behind the east dome of the Grade I Royal Naval 
College in LVMF 5A.1, and between the towers of the Grade I Tower Bridge in LVMF 
11B.1. In LVMF 5A.1, the development would be seen in the context of background 
development in the Isle of Dogs. It would demonstrate a stepping-down from the main 
Canary Wharf cluster and add to the visual layering of development in this view. In 
LVMF 11B.1, the development would appear within the silhouette of Tower Bridge. It 
would however be commensurate with the scale of other consented development in 
this part of the Isle of Dogs and would maintain sufficient clear sky within the Bridge’s 
silhouette to safeguard its profile.  

73 As such, GLA officers are satisfied the impact on LVMF views is acceptable 
and is in accordance with Policy 7.11 of the London Plan and Policy HC3 of the 
Mayor’s Intend to Publish London Plan, and the LVMF SPG. The heritage impacts 
arising from the development are considered in subsequent sections of this report.   

Residential Quality  

74 London Plan Policy 3.5 ‘Quality and Design of Housing Developments’ and 
Policy D6 of the Mayor’s Intend to Publish London Plan promote quality in new housing 
provision, with further guidance provided by the Housing SPG. The design code sets 
out that a principle of the design of the development is that all residential units will be 
tenure blind externally including external appearance of access points. This principle is 
supported by GLA officers. 

Detailed component 

75 Based on the information provided, it appears that all units would meet the Intend 
to Publish London Plan internal space standards and be provided with compliant private 
amenity space, although this should be confirmed. A number of floors within the 
residential blocks above the re-provided supermarket exceed the 8 units per core 
standard set out in the Mayor’s Housing SPG and Intend to Publish London Plan and 
provides a significant proportion of single-aspect units. It is however noted that these 
blocks are constrained due to their siting above the large supermarket box, which limits 
the number and location of residential cores. On balance therefore, GLA officers 
consider the residential quality in the detailed component of the scheme is acceptable. 
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Outline component 

76 The design code states that one of the residential design principles is that no 
more than 5% of the dwellings will be single aspect and north facing; this does not 
achieve standards set out in the Housing SPG which states that single aspect 
dwellings that are north facing should be avoided; this should be rectified within the 
design code. It is further noted that there is information missing from the design 
codes and they appear to be in draft form. Further discussions are required with GLA 
officers to secure robust finalised design code documents.   

77 As a high number of the units within the development potentially do not have a 
private side, with the only aspect overlooking public space, the Council should ensure 
that high specification acoustic insultation is secured and should further seek that the 
number of single aspect units within the development are reduced where possible. 
Noting the potentially high number of single aspect units within the development, the 
Council should also rigorously test daylight and sunlight levels within the 
development. The design code sets out that all units will meet or exceed nationally 
described space standards, which is supported.  

78 It should be clarified if all units are proposed to be provided with provided with 
private outdoor amenity space comprising a terrace or balcony, as required by 
Housing SPG. The Council should review the wind microclimate assessment 
provided with the Environmental Statement to ensure the proposed roof top 
communal areas provide suitable amenity space. The application documents also set 
out that a residential leisure centre is located in detailed proposals of Building A, B, C, 
E and F providing sport facilities such as a swimming pool, relaxation lounge and 
studios, and will be available to all residents in the scheme. The Council should 
secure this access in a Section 106 legal agreement. 

Play space 

79 London Plan Policy 3.6 and Policy S4 of the Mayor’s Intend to Publish London 
Plan seeks to ensure that development proposals include suitable provision for play 
and recreation, and incorporate good-quality, accessible play provision for all ages, of 
at least 10 sq.m. per child. The proposed scheme includes a total 4,309 sq.m. of 
playspace, including 2,254 sq.m. of playspace within the newly created public realm. 
The applicant should submit a breakdown of these spaces by phase and by age 
group to enable GLA officers to assess compliance with the Mayor’s SPG. 

80 The planning application sets out that a policy requirement shortfall of 608 
sq.m. for under 12 year olds is proposed for Blocks K and L; GLA officers understand 
that these are the proposed affordable housing blocks. While the application sets out 
these residents would have access to the playspace within Building A, B, C, E and F 
which has an overprovision for the residents within this block (2,083sq.m. is proposed 
while only 860 sq.m. is required to meet policy requirements), the practicalities of 
access are challenging. Furthermore, this shortfall does not align with the design 
code principle and Intend to Publish London Plan requirement that the residential 
development should be tenure blind. Further discussions are required to ensure that 
all residents within the scheme have access to tenure blind play space that is not 
segregated by tenure.  
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81 The application sets out that external small sport facilities such as ping-pong 
tables and external gym equipment are available for older children on the roof of the 
leisure centre, however limited detail has been provided for the proposed play 
features in the detailed phase. The provision of high-quality equipment, and safety 
measures, should be secured by the Council within this detailed phase. In addition, 
noting that play is addressed in limited detail within the proposed design codes, the 
Council should ensure future reserved matters provide full details on playspace and 
playable features through the imposition of appropriate conditions. As per the 
Shaping Neighbourhoods: Playspace and Informal Recreation SPG, the Council 
should ensure there should be early implementation of the playspace in the delivery 
of this phased scheme, and this should be secured within a s106 legal agreement.   

82 The application includes an assessment of existing playspaces in the 
surrounding area, noting that the site is within walking distance to areas classified as 
Neighbourhood Equipped Area for Play (NEAP). If these spaces are proposed to 
meet the playspace policy requirements of the proposed development, justification 
should be provided outlining the planning constraints of why playspace requirements 
cannot be achieved on-site. Evidence should be provided that demonstrates the 
playspace proposal fully satisfies the needs of the development whilst continuing to 
meet the needs of existing residents. In addition, the Council should secure the off-
site play provision including the creation of new provision, improvements to existing 
play facilities and/or an appropriate financial contribution secured by legal agreement 
towards this provision.  

83 The application sets out that the proposed primary school within Plot D would 
provide sport and leisure space and will be available for residents and the wider 
community, providing for 11+ playspace. This play space should be available for use 
after schools, weekends and holidays, free of charge, and this should accordingly be 
secured within a section 106 legal agreement. As noted above, a detailed 
management plan of these community areas should also be secured by the Council.  

Fire Statement 
 
84 In the interests of fire safety and to ensure the safety of all building users, 
Policy D12 of the Mayor’s Intend to Publish London Plan seeks to ensure that 
development proposals achieve the highest standards of fire safety. In accordance 
with Policy D12, a Fire Statement produced by a third party suitably qualified 
assessor should be submitted. 

Heritage 
 
85 London Plan Policy 7.8. and Policy HC1 of the Mayor’s Intend to Publish 
London Plan states that development should conserve heritage assets and avoid 
harm. The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
statutory duties for dealing with heritage assets in planning decisions. In relation to 
listed buildings, all planning decisions should “have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses”.  The NPPF states that when considering the 
impact of the proposal on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation and the more important the asset, 



 page 18 

the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting.  

86 Where a proposed development will lead to ‘substantial harm’ to or total loss of 
the significance of a designated heritage asset, local planning authorities should 
refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss.  
Where a development will lead to ‘less than substantial harm’, the harm should be 
weighed against the public benefits of the proposal, including securing its optimum 
viable use. Any harm must be given considerable importance and weight. 

87 The site does not contain any designated heritage assets nor is the site 
located within a conservation area. There are statutorily listed buildings in close 
proximity to the site, including the Grade II listed Carnegie Library, the Grade II listed 
Millwall Fire Station and Fire Station Cottages, and Grade II Listed Mill Wharf 
Riverside Warehouses. Due to the scale of the proposals, the development would 
also be visible in the setting of many other statutorily listed buildings, including the 
Grade I Royal Naval College and Grade I Tower Bridge.  

88 The site is also located approximately 300 metres to the north of the Chapel 
House and Island Gardens Conservation Areas, approximately 550 metres to the 
south of Coldharbour Conservation Area, approximately 1.1 kilometres to the north of 
the Greenwich Conservation Area. In addition to the above, the site is located 
approximately 1.1 kilometre from the Maritime Greenwich World Heritage Site and 
approximately 750 metres from the World Heritage Site Buffer Zone.  

89 The Townscape, Visual Impact and Above Ground Heritage Assessment 
(THVIA) provided with the application demonstrates that the proposed development is 
visible from College Way at the Royal Naval College, which is part of the Maritime 
Greenwich World Heritage Site and the Greenwich Conservation Area.  

90 The THVIA assesses the effects of the development, both during construction 
and once completed, on a range of receptors surrounding the site, including sites 
within the Island Garden’s Conservation Area and the Greenwich Conservation Area, 
and from within the Maritime Greenwich World Heritage Site, including the above 
described designated heritage assets.  

91 On the basis of the THVIA GLA officers consider that there would be no harm 
to most heritage assets noted above, owing to the absence of visibility (in most 
cases), relative distance and existing and emerging context.  

92 In relation to the Maritime Greenwich World Heritage Site (WHS), the listed 
buildings within it and the other overlapping heritage designations, the THVIA 
demonstrates that the proposal would be viewed in the context of taller background 
development in the Opportunity Area. It would add to the visual layering in these 
views and illustrates a stepping down of development towards the WHS. However, in 
view of the cumulative impact and the imposing appearance above the treeline in 
View 02 in particular, GLA officers consider that there would be some harm caused to 
the significance of the WHS and other related heritage assets. This harm would 
however be less than substantial. 
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93 In relation to Grade I listed Tower Bridge, notwithstanding the conclusions 
reached in respect of the impact on LVMF view 11B.1, the development would be 
clearly visible within the distinctive silhouette of this building. Whilst it would be of 
comparable height to other consented development in this silhouette, it would 
contribute to the ‘infilling’ of the clear sky between the towers of the bridge and cause 
harm to its significance. This harm would however be less than substantial. 

94 The scheme proposes a number of potential public benefits including 
affordable housing (subject to independent verification of the viability position, and the 
provision of affordable housing in all phases of the redevelopment, including Phase 
1), housing, public space, economic benefits including the creation of jobs and social 
benefits through the delivery of a community hub in a high-quality development. 
However, for reasons set out in other sections of this report these benefits have yet to 
be confirmed and GLA officers cannot therefore carry out the planning balance 
against the heritage harm, which must be given considerable importance and weight, 
nor confirm compliance with London Plan and Intend to Publish London Plan heritage 
policies. 

Inclusive design 
 
95 London Plan Policy 7.2 and Policy D5 of the Mayor’s Intend to Publish London 
Plan require that all new development achieves the highest standard of accessible 
and inclusive design and can be used safely, easily and with dignity by all. London 
Plan Policy 3.8 ‘Housing Choice’ and Policy D7 of the Mayor’s Intend to Publish 
London Plan requires that 90% of new housing meets Building Regulation 
requirement M4(2) ‘accessible and adaptable dwellings’ and 10% meets Building 
Regulation requirement M4(3) ‘wheelchair user dwellings’, that is, designed to be 
wheelchair accessible or easily adaptable for residents who are wheelchair users. 

96 The Planning Statement states that 90% of units will meet Building Reg M4(2) 
and a minimum of 10% will meet Building Regulation M4(3). The Council should 
ensure policy compliant commitments are carried through to the detailed design 
stages, with appropriate conditions securing this provision, which should be 
distributed across a variety of housing typologies, tenures and locations within the 
scheme to give disabled and older people similar choices to non-disabled people. 

97 The design of the public realm and building access will be fundamental to how 
inclusive the development will be for many people and this should be given detailed 
consideration as the design is developed. The Planning Statement states that all 
buildings will be fully accessible as are all the communal and private open spaces; 
this is supported. The Council should ensure these commitments are carried through 
to the detailed design stages and secured by condition. It is noted however that 
alternative access to use of the “grand stair”, a tree-lined route providing access from 
the public square to Mudchute Farm is via lift, as opposed to the provision of an 
external access. While the constraints of the site are noted, noting that the stair is a 
key access point to Belvadere and Mudchute Farm, the applicant should continue to 
work with the Council to find a suitable, fully accessible, inclusive solution.  
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Environment 

Energy 

98 To ensure compliance with policies of the London Plan and the Mayor’s Intend 
to Publish London Plan, further information is required in respect of a number of 
elements of the energy strategy. This includes the provision of carbon dioxide 
emissions figures for detailed and outline elements separately, the use of SAP 10 
emissions factors or robust justification for the use of SAP 2012) and further 
information in respect of Be Lean proposals and overheating. Full details are also 
required in respect of the Barkantine heat network and opportunities for connection, 
and consideration should be had to the potential to export heat from the application 
site. The proposed CHP is not acceptable (unless heat is proposed to be exported 
from the site) and an alternative should be provided (for example, heat pumps). The 
on-site savings from renewable energy technologies should be maximised regardless 
of the London Plan targets having been met; a detailed roof layout should be 
provided demonstrating that the roof’s potential for a photovoltaic installation has 
been maximised.  
 
99 Detailed technical comments in respect of energy have been circulated to the 
Council under a separate cover to be addressed in their entirety. 
 
Flood Risk  
 
100 The site is in Flood Zone 3, in an area benefitting from River Thames tidal 
defences. A Flood Risk Assessment (FRA) has been submitted as required under the 
NPPF which considers the risk of flooding from a range of sources. When mitigation 
measures are considered, the residual flood risk to the site is low. 
 
101 The FRA acknowledges that the basement level of the proposed school 
building is below the breach level. The solid boundary wall proposed to prevent flood 
waters resulting from a defence breach from entering the basement level is a 
reasonable mitigation measure. A condition should be applied requiring the flood wall 
to be registered with the Tower Hamlets Lead Local Flood Authority (LLFA) under 
Section 21 of the Flood and Water Management Act. Tower Hamlets LLFA may also 
wish to designate the wall under Schedule 1 of the Act to prevent future modifications 
without LLFA approval. 
 
102 Other parts of the site are shown by Environment Agency mapping to lie 
outside the extents of flooding due to a Thames tidal defence breach. The approach 
to flood risk management for the proposed development complies with London Plan 
Policy 5.12 and Policy SI.12 of the Mayor’s Intend to Publish London Plan.  
 
Sustainable Drainage 
 
103 The surface water drainage strategy provides an assessment of greenfield 
runoff rates, existing runoff rates, and attenuation storage required to restrict the 100 
year (plus 40% climate change) post-development discharge rate to 50% of the 
existing rate. The strategy outlines several site constraints that make it difficult to limit 
discharge to greenfield or three times greenfield. A discharge rate of 50% of pre-
development discharge is selected without considering the feasibility of discharge 
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rates in the range between three times greenfield and 50% pre-development (67 l/s to 
275 l/s). Additional information is required to get as close to greenfield discharge rate 
as possible, especially given the sewer capacity constraints in the area, to ensure 
compliance with London Plan Policy 5.13 and Policy SI.13 of the Mayor’s Intend to 
Publish London Plan.  
 
104 The surface water drainage strategy addresses the drainage hierarchy. A large 
area of green roof is proposed, along with attenuation storage distributed across blue 
roof storage on the podium deck and several below ground tanks. Raingardens and 
tree pits are also proposed but not clearly shown on plans. An indicative layout of the 
raingardens and tree pits to support the design should be provided. A more detailed 
proposal for rainwater reuse should be considered. 
 
Water Efficiency 

 
105 The sustainability statement proposes that the proposed dwellings will have a 
maximum indoor water consumption of 105 l/person/day, in accordance with Optional 
Standard in Part G of the Building Regulations, Policy 5.15 of the London Plan and 
Policy SI.5 of the Mayor’s Intend to Publish London Plan. The Council should secure 
a condition requiring the development to comply with the Optional Standard in Part G 
of the Building Regulations. 
 
106 The sustainability statement proposes that the supermarket component of the 
development will target a minimum BREEAM rating of ‘Very Good’. The BREEAM 
pre-assessments for this component show a greater than 25 per cent reduction in 
water consumption and a targeted score of 2 on the Wat01 criterion. This is 
supported in accordance with Policy SI5 of the Mayor’s Intend to Publish London 
Plan. The Applicant should also consider water harvesting and reuse to reduce 
consumption of wholesome water across the entire development site. This can be 
integrated with the surface water drainage system to provide a dual benefit. 
 
Urban Greening 
 
107 The application site is partially located within the Mudchute Park and Farm SINC 
(SINC). In accordance with London Plan Policy 7.19 and Policy G6 of the Mayor’s 
Intend to Publish London Plan, additional information is required setting out the potential 
impacts on the SINC alongside measures proposed to protect the SINC. A plan should 
be provided showing the relationship of the development proposals and off-site work 
areas in relation to the SINC. It should be clearly set out how the proposals have 
followed the mitigation hierarchy to minimise development impacts on the SINC, as set 
out in Policy G6 of the Mayor’s Intend to Publish London Plan. The Environmental 
Statement provided recommends that a Construction Environmental Management Plan 
(CEMP) is prepared to accompany the application. A CEMP, which should set out how 
potential impacts on the SINC will be managed during construction, should be provided. 

108 The Landscape Design Statement demonstrates a positive response to 
integrating green infrastructure proposals within the proposed development; however, 
the proposed development’s Urban Greening Factor should be calculated, as set out in 
Policy G5 of the Mayor’s Intend to Publish London Plan, and achieve the specified 
target.    
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109 An Arboricultural Impact Assessment identifies that there are no Grade A trees 
within the Site. There are category B, C and U trees proposed to be removed as part of 
the application. The application does not set out how the proposed tree planting 
adequately replaces the existing value of the benefits of the trees removed, determined 
by, for example, i-tree or CAVAT or another appropriate valuation system. This 
assessment is required to be provided; so the net change in number of trees within the 
application site can be established in accordance with London Plan Policy 7.21 and 
Policy G7 of the Mayor’s Intend to Publish London Plan.   

Transport 
 
Access  

110 Vehicular access is currently provided from East Ferry Road with pedestrian 
access from Mudchute Park to the south and from Glengall Grove to the north.  

111 The proposals include a new primary vehicular access from East Ferry Road in 
the south west corner of the site. This will provide access to a lowered service road 
running along the southern boundary of the site, providing access to the PFS, bus 
standing and driver welfare facilities, layby servicing for the District Centre and site wide 
basement car park.   

112 A secondary vehicular access from East Ferry Road in the north west corner of 
the site will be provided in broadly the same place as current main vehicular access, for 
access to the Island Heath Centre, servicing for the primary school and other local 
activities.  

113 A stage 1 road safety audit of the proposed accesses has been undertaken. This 
identifies some issues, most of which can be addressed as part of the detailed 
highways and public realm proposals.  

Healthy Streets  

114 The proposals, including the location of bus stops on East Ferry Road, will 
generate a considerable increase in pedestrian and cycle demand on East Ferry Road 
and this site frontage in particular will need to be improved to cater for additional 
demand and ensure that the development supports the Mayor’s Healthy Streets 
objectives in accordance with Policy T2 of the Mayor’s Intend to Publish London Plan. 
The proposals for high density residential development and enhanced district centre will 
change the character of this section of East Ferry Road considerably, with more 
competing demands that must be catered for.  

115 The OAPF local connections study identifies the poor relationship between the 
District Centre and Crossharbour DLR station which this application must address, 
alongside supporting delivery of a more coherent transport hub, better crossing facilities 
and high-quality public realm and public transport waiting areas.  

116 The proposals include the re-provision of a petrol filling station (PFS). This would 
not only sustain vehicle trips in and around the site but the creation of a tanker bay on 
East Ferry Road would create conflicts between pedestrians, cyclists and heavy goods 
vehicles (HGVs). Given the impact on public realm and continued vehicle trips in a 
district centre, this is not an efficient or appropriate use of land. 
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117 The TA proposes some limited off-site highway works to be delivered by S278 
agreement, including new raised table junctions at the two site accesses and 
improvements to the pedestrian crossing facility on East Ferry Road. This scope of 
works should be expanded to achieve the OAPF objectives and deliver a public realm 
proportionate to the scale of the development proposed, including supporting the 
delivery of improvements around Crossharbour DLR station. The scope of works should 
also have regard to the results of the stage 1 road safety audit which also highlights 
issues with the re-provision of the PFS. Transport for London (TfL) would welcome the 
opportunity to discuss the scope of off-site public realm and highway works with the 
Council and applicant.  

118 In addition to the above, an Active Travel Zone assessment of key routes has 
been undertaken. This identifies a number of areas where relatively small-scale 
improvements could enhance the quality of key walking routes and encourage active 
travel. The Council is encouraged to allocate borough CIL towards the delivery of these 
improvements.   

119 Improved wayfinding in and around the site will also play an important role in 
enhancing the pedestrian environment around the District Centre. Legible London, 
alongside Cycle Hire docking station(s), should be secured as part of any permission to 
support walking and legibility, these could be delivered through works-in-kind.  

Car parking 

120 The development will provide a maximum of 670 car parking spaces within the 
site-wide basement car park, this comprises the following: 

Residential  

121 The proposal for 293 car parking spaces (0.145 spaces per unit) exceeds policy 
T6.1 of the Mayor’s Intend to Publish London Plan which sets out that residential 
development in Inner London Opportunity Areas / Inner London PTAL 4 or above, 
should be car-free with the exception of parking for disabled persons. As the proposed 
stacker system will be suitable for disabled users, the standard 10% of units or 202 
spaces will be met. With the planned scale of growth in this OA it is important that car 
parking is reduced to manage highway impacts. Accordingly, the applicant must reduce 
residential car parking within the scheme.    

122 All residential parking will be in the form of a stacker system facilitated by valet 
parking, hence the requirement for 18 drop-off / pick-up spaces. This means that in 
effect all parking spaces are suitable for use by disabled persons and as such the 
application meets the requirements of the Mayor’s Intend to Publish London Plan for 3% 
of residential units to have disabled persons parking with potential for a further 7% to be 
able to be should demand arise. The allocation and management of spaces should be 
secured a car park management plan and all residential car parking spaces should be 
leased not sold.   

123 19 motorcycle parking spaces are proposed for the residential units, in 
accordance with the Intend to Publish London Plan these should be included in the 
overall car parking figure.  
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124  In line with the Intend to Publish London Plan Policy T6.1, a minimum of 20% of 
the residential car parking spaces will be provided with EVCPs and the remaining 
spaces with passive provision. A car park design and management plan and permit-free 
agreement should also be secured as part of any permission.  

125 10 car club spaces are proposed in and around the site. Policy T6.1 of the 
Mayor’s Intend to Publish London Plan sets out that car club spaces may be considered 
appropriate in lieu of private parking outside of the Central Activities Zone (CAZ) to 
cater for infrequent trips. They should not undermine strategic mode share targets by 
encouraging car trips, including for short journeys that could be undertaken by foot or 
bicycle. On this basis, the initial provision should be limited and could be increased 
subject to monitoring. Any car club spaces should have active charging facilities.  

Commercial  

126 For the District Centre, other non-residential floorspace and food retail, 363 
spaces (including motorcycle spaces) are proposed. The TA does break down this 
allocation by land use.  London Plan Intend to Publish version policy T6.2 requires office 
floorspace to be car-free and T6.3 allows up to 1 space per 75sqm (GIA) for retail 
floorspace.  

127 Even if the most generous parking ratio was applied to this development, i.e.  
retail for all non-residential floorspace in Inner London (15,738sqm), there should only 
be a maximum of 210 spaces. The proposed 363 spaces are significantly above this, 
notwithstanding the reduction from the existing 600 spaces. They have been derived 
from existing supermarket demand.  

128 However this approach is not supported as it will not help to achieve the 
ambitious mode share targets (90% for walking, cycling and public transport) required 
for inner London OAs in accordance with policies T1 and T2 of the Mayor’s Intend to 
Publish London Plan. In addition, the lack of any trip generation or mode share 
information makes it hard to ascertain whether the proposed car parking would give rise 
to local or strategic highway issues.  

129 Policy T6 of the Intend to Publish London Plan states that car-free development 
should be the starting point for all development proposals in places that are (or are 
planned to be) well-connected by public transport, such as this. The above approach 
suggests this is not the case and that there is scope to reduce the retail car parking by 
at least 150 spaces and minimise the need to create such an extensive basement area. 
The applicant should also confirm that no car parking other than that for disabled 
persons will be provided for employees.   

Cycle parking and cycle hire 

130 The submission commits to providing cycle parking across all land uses in line 
with the minimum standards set out in the Policy T5 of the Mayor’s Intend to Publish 
London Plan. This amounts to 3,234 long stay and 50 short stay spaces for the 
residential uses. Indicative figures based on the proposed range of non-residential land 
uses are 178 long stay and 168 short stay spaces.   
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131 Further details should be provided in relation to cycle parking, demonstrating that 
a variety of types of cycle can be accommodated on site, including larger and adapted 
cycles. Cycle parking should not all be two-tier format and access must be easy with 
lifts meeting minimum standards, as set out in the London Cycle Design Standards.  

132 There is a 17-point cycle hire docking station located on the western side of East 
Ferry Road, opposite the development site. This existing docking station would be 
completely overwhelmed by demand from this development and as such an entirely 
new docking station, on the developer land, should be secured to mitigate the additional 
impact in accordance with Policies T1 and T4 of the Intend to Publish London Plan. The 
cost of this is usually £220,000. The inclusion of cycle hire memberships as a travel 
plan measure is also recommended.  

Cycle strategy  

133 A cycle strategy has been submitted in support of the application, this includes a 
proposal for a complimentary bike hire system to be made available as part an on-site 
Cycle Hub. The Hub would also offer facilities such as cycle repairs and training. This is 
welcomed and should be secured as a travel planning measure.   

134 The cycle strategy recognises the success of Cycle Superhighway 3 (CS3) but 
acknowledges that improved connections between this site and CS3 are required. To 
this end the applicant has allocated a £500,000 site specific contribution towards 
improving cycling connectivity between the site and CS3 offered, this is welcomed and 
will support delivery of Healthy Streets.   

Trip generation 

135 Detailed comments on the trip generation exercise for the site wide development 
will provided to Tower Hamlets Council in due course. Summarised comments are 
summarised, as follows:  

136 The TA and supporting documents refer to the ‘2014 consent’ (PA/11/03670). 
While certain elements of the scheme were agreed with as part of this consent it is 
noted that this consent has now lapsed and notably some of the strategic transport 
policy requirements have changed, including but not limited to the publication of the 
Mayor’s Transport Strategy in 2018 and the Mayor’s Intend to Publish London Plan. As 
such, this application has been assessed against the existing site use, rather than the 
‘2014 consent’.  

Residential  

137  Residential trip rates from recent development projects on the Isle of Dogs have 
been referenced and an average used. The outputs provided, with a manually adjusted 
car driver mode share of 6.31% are broadly acceptable and results in excess of 1,200 
two-way trips in the AM peak hour, over 90% of which would be undertaken by 
sustainable modes in line with strategic targets.  
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Food retail trip generation  

138  No multi-modal trip generation has been provided in relation to the food retail 
floorspace. This is not acceptable, and the brief commentary provided around the 2014 
consent vehicle trip generation in the traditional peaks is not relevant. Although the 
replacement foodstore will be comparable to existing, the proposed car parking will be 
lower. This must be reflected in the assessment and be based on account of the need 
to reduce it further. A full multimodal trip generation should therefore be undertaken 
using relevant data sources and include an assessment of the peak hours of demand at 
the supermarket (as distinct from network peak hours) and the associated petrol filling 
station. The net impact across modes should be presented only against the existing 
food retail store. 

District Centre commercial floorspace  

139  5,000sqm of commercial floorspace is proposed. The trip generation assessment 
must be revised using suitable survey data or a first principles approach. A proportion of 
linked trips is acceptable, although justification for the level should be provided.  

Other uses  

140 The approach taken to trip generation and mode share for the “other” land use is 
considered acceptable. The TA correctly identifies the potential for drop off of pupils by 
parents or carers. No dedicated car parking or drop off facilities are proposed, although 
it is understood short stay car parking would be possible. The Council should secure a 
selection of measures to ensure car borne vehicle drop off and pick up is discouraged 
and does not give rise to adverse impacts, including safety, on the local highway 
network.  

141  The approach taken to the community hub trip generation is also considered 
acceptable.   

142  Overall, the combination of an enhanced District Centre use and lower levels of 
car parking proposed mean that the TA should place a high emphasis on the public 
transport and active travel impacts and provision, with a relative reduction in car use.  
Notwithstanding this, the submission of a robust trip generation assessment for all land 
uses is required before determining whether any wider highway impact assessment is 
required.  

Public transport, DLR and train capacity  

143 Conclusive comments on the public transport impact are subject to the need for a 
revised trip generation.  

144 The current trip generation estimates an additional 653 and 486 two-way trips in 
the AM and PM peaks respectively on DLR services from Crossharbour. This will 
increase with the inclusion of food retail trips and a revised mode share.   
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145  DLR trains on the south route serving Crossharbour station are currently 
operating at capacity northbound in the AM peak. Planned capacity and frequency 
increases across the DLR network will improve by 60%. New trains will be coming into 
service from 2023 and occupation of development must be phased to ensure it 
coincides with the delivery of the necessary transport capacity in accordance with Policy 
T4 of the Mayor’s Intend to Publish London Plan.  

Crossharbour Station capacity  

146 Comprehensive improvements to address vertical capacity, step-free access and 
the public realm are currently being developed at Crossharbour station. These 
proposals will increase demand considerably at this station as well as benefit from the 
transformative impact on the district centre.  A commensurate contribution is expected 
to be secured from this application to that secured from the previous consent. A 
contribution will be an important part of a funding package that is being assembled to 
ensure timely delivery of the station upgrade in line with policies T1, T4 and T9 of the 
Mayor’s Intend to Publish London Plan. The contribution will be based on the uplift in 
residential development and resulting increase in trips and is likely to be in the region of 
£1 million.  

Buses - network capacity, interchange and standing 

147 The 2014 consent included a financial contribution of £510,000 towards 
mitigating the site-specific impact on the bus network (capacity). It is likely that a similar 
level of contribution will be required in relation to these proposals subject to the 
outcome of an agreed trip generation and mode share exercise.   

148 The site already provides for bus standing and interchange. This is an essential 
component of the District Centre site and provision for temporary facilities during the 
construction period and enhanced permanent facilities must be secured as part of any 
permission in line with Policies T1, T2 and T3 of the Mayor’s Intend to Publish London 
Plan. It is therefore welcomed that the proposals include on-site bus standing, turning 
and driver welfare facilities similar to that agreed for the 2014 consent. This comprises 
ten bus stands and two additional bus stands on East Ferry Road. Detailed comments 
on these plans will be provided to Tower Hamlets in due course and the detailed design 
of these components must be agreed with TfL and the Council prior to determination to 
protect on-going operation of the bus network on the Isle of Dogs.   

149 The key difference is that bus stops will be located on East Ferry Road, rather 
than on the site itself. The principle of this is acceptable, but it will need to be 
accompanied by developer funded upgrades to the public realm and public transport 
waiting areas on East Ferry Road to ensure that facilities are attractive, accessible and 
convenient, in line with the Mayor’s Healthy Streets approach. The integration of bus 
stops on East Ferry Road will need to form part of an enhanced, high quality 
interchange, linking the District Centre and Crossharbour DLR. As stated above, a 
petrol tanker bay is not consistent with these aims and TfL would welcome further 
discussion with the Council and the applicant regarding a comprehensive approach to 
public realm around the redevelopment of the District Centre and DLR station 
improvement plans.    
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Taxis  

150 Two taxi bays are proposed on East Ferry Road as part of the off-site highway 
works. The TA should clarify how this is linked to expected demand for taxis and private 
hire vehicles. Clarification is requested as to whether the design will cater adequately 
for taxis and private hire vehicles with enough space to pick –up and drop-off and how 
this will be managed to avoid adverse impacts on highway safety / pedestrian and cycle 
movements.  

Travel planning  

151 Residential, workplace and school travel plans have been submitted in support of 
the application in line with Policy T4 of the Mayor’s Intend to Publish London Plan. 
These contain a number of measures to be implemented and funded by the applicant in 
order to encourage sustainable and active travel which are broadly acceptable.  

152 Final travel plans, including targets and measures to support the ambitions of the 
London Plan and the Mayor’s Transport Strategy should be secured as part of any 
permission and submitted for approval prior to first occupation of the development.  

Construction, deliveries and servicing  

153 In accordance with Policies T4 and T7 of the Mayor’s Intend to Publish London 
Plan, delivery and servicing plans for each land use, to be prepared in accordance with 
TfL guidance, should be secured as part of any permission.  

154 An outline construction logistics plan (CLP) has been submitted in support of the 
application, the full CLP should be secured by condition in accordance with Policies T4 
and T7 of the Intend to Publish London Plan. An indicative construction phasing plan 
shows at which point in the build out various elements of the existing and proposed bus 
infrastructure will need to be relocated / delivered. The interim arrangements raise 
concerns for bus infrastructure during the construction phases and any permission will 
need to ensure that suitable bus infrastructure, to be agreed by TfL, is in place at all 
times to protect bus operations in this part of London.  

Infrastructure Protection 
 

155 The proximity of the site to DLR infrastructure presents some potential 
constraints to the redevelopment of the site. TfL’s Infrastructure Protection team has 
issued a separate response to the Council stating no objection in principle to the 
application subject to the imposition of various planning conditions.   

Local planning authority’s position 

156 GLA Officers understand that Tower Hamlets Council planning officers have 
engaged in pre-application discussions with the applicant and are undertaking an 
assessment of the submitted planning application.  

Legal considerations 

157 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 
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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 

158 There are no financial considerations at this stage. 

Conclusion  

159 London Plan and Intend to Publish London Plan policies on Opportunity Areas, 
town centres, land uses, housing, affordable housing, urban design, heritage, inclusive 
design, energy, flood risk, sustainable drainage, water efficiency, urban greening, and 
transport are relevant to this application. The below issues must be addressed to 
ensure the proposal complies with the London Plan and the Mayor’s Intend to Publish 
London Plan:  

• Principle of development: The scheme responds positively to strategic 
designations of this site and is supported in principle, subject to securing the 
provision of public realm, transport infrastructure, community and education 
facilities, as well as affordable retail space. In addition, further information is 
required to justify the re-provision of the petrol station. Subject to addressing 
these issues, the scheme would transform the site as part of the Crossharbour 
District Centre, and provide facilities to address the needs of the increased 
population expected in this Opportunity Area, with retail, commercial, 
community and education spaces, along with a substantial quantum of 
residential development and public realm, including a public square and bus 
interchange. 

• Affordable Housing: 17 per cent affordable housing is proposed (by habitable 
room) which comprises a 70/30 tenure split in favour of social rent. In the 
context of a blended threshold of between 35 and 50 per cent for land that is in 
both public and private land ownership (and prior to the independent 
verification of the viability position) the affordable housing offer is wholly 
unacceptable. The phasing of the affordable housing delivery, at the end of 
this long-term scheme, is also wholly unacceptable. A viability assessment has 
been provided to GLA Officers for scrutiny and interrogation. 
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• Design and Heritage: The development would be visible in strategic views 
from Maritime Greenwich World Heritage Site, and from London Bridge 
towards Tower Bridge. Notwithstanding this, the height and massing strategy 
is generally consistent with the aspirations of the OAPF and is supported by 
GLA Officers. The proposal will result in less than substantial harm to the 
overlapping assets within Maritime Greenwich World Heritage Site and Grade I 
listed Tower Bridge. This must be weighed against the public benefits of the 
scheme, which are yet to be confirmed and require further discussion. 
Residential quality concerns must be addressed. 

• Playspace: A detailed breakdown of the playspace requirements and 
proposals for each block, by age-group, should be provided in order to 
establish the quantum of shortfall proposed within the development, and where 
wider proposed communal public facilities are proposed to address the 
shortfall. Further discussions are required to ensure that all residents within the 
scheme have access to tenure blind play space that is not segregated by 
tenure. 

• Energy: Further information is required in respect of a number of elements of 
the energy strategy. Detailed technical comments in respect of energy have 
been circulated to the Council under a separate covered to be addressed in 
their entirety.  

• Flood Risk: A condition should be applied requiring the flood wall to be 
registered with the Tower Hamlets LLFA. Tower Hamlets LLFA may also wish 
to designate the wall to prevent future modifications without LLFA approval.  

• Sustainable Drainage: The surface water drainage strategy does not give 
appropriate regard to greenfield runoff rate. Additional information is required 
to get as close to greenfield discharge rate as possible, given the sewer 
capacity constraints in the area. An indicative layout of the raingardens and 
tree pits to support the design should be provided. A more detailed proposal 
for rainwater reuse should be considered. 

• Water Efficiency: The Council should secure a condition requiring the 
compliance with the Optional Standard in Part G of the Building Regulations. 
Water harvesting and reuse to reduce consumption of wholesome water 
across the entire development site should be considered.  

• Urban Greening: The Urban Greening Factor for the development should be 
calculated and meet the specified target. Further information is required setting 
out mitigation measures to minimise impacts and protect the SINC. A plan 
should be provided showing the relationship of the proposals and off-site work 
areas in relation to the SINC. A Construction Environmental Management Plan 
should be provided. 

• Transport: A site specific S106 contribution in the region of £1 million is 
required towards the delivery of a major improvement scheme at Crossharbour 
DLR station; other contributions are also required. The provision of a bus 
interchange is agreed in principle, subject to further details; car parking should 
be reduced and a package of highways measures to support Healthy Streets 
approach and an enhanced public transport interchange is required. 
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for further information, contact GLA Planning Unit (Development Management): 
 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email: Debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management  
020 084 2632 email John.Finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management  
020 7084 2820 Alison.Flight@london.gov.uk  
Nick Ray, Team Leader – Development Management 
020 7983 4178    email Nick.Ray@london.gov.uk   
Emily Leslie, Senior Strategic Planner, Case Officer  
020 7983 4783 email Emily.Leslie@london.gov.uk  
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