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Hearing Statement on behalf of Canary Wharf Group Plc (“CWG”)  

SPATIAL DEVELOPMENT STRATEGY 

Matter 14: Opportunity Areas 

M14: Are the Opportunity Areas identified on the Key Diagram and Figures 2.4 to 2.12 likely to 

deliver the indicative number of additional homes and jobs assumed in the Plan in a way that is 

justified and consistent with national policy? 

             

a) Are sites likely to be available in the Opportunity Areas with sufficient capacity to 

accommodate the expected scale of development 

 

1. The Isle of Dogs Opportunity Area (IoDOA) is of strategic importance in the delivery of 

employment growth in London, and the Central Activities Zone (CAZ) in particular. In order to 

maintain its function as an internationally significant employment location, the IoDOA must 

support the development of strategic CAZ uses, such as retail, cultural uses, tourism facilities, 

leisure as well as office floorspace. Housing also plays a crucial role in the long term success of the 

IoDOA. 

 

2. Draft London Plan Policy SD1 ‘Opportunity Areas’ Part B(6) states that, through Development 

Plans and decisions,  Boroughs should meet or exceed indicative estimates for employment 

capacity set out in within the draft Plan. Table 2.1 sets out an indicative employment capacity of 

110,000 jobs for the IoDOA. We question the robustness of this figure and take the view that it 

does not reflect the employment growth in the IoDOA since the 110,000 figure first appeared in 

the 2008 London Plan. 

 

3. The evidence base that supports the 110,000 figure in Table 2.1 does not provide a clear 

justification for the jobs figure. The supporting text to Table 2.1 states that the jobs figures are 

based on the London Employment Sites Database (LESD) (Evidence Base Ref. NLP/EC/002a). 

 

4. This database looks at site specific capacity information for potential development sites across 

London. However, the details of the sites and pipeline of development that inform the indicative 

capacities for various OAs put forward by the LESD are not explicitly made available, and therefore 

it is not possible to analysis the background assumptions. 
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5. Our own analysis of the pipeline of development proposed within the IoDOA indicates the current 

pipeline of commercial floorspace would support between 65,700 – 75,000 jobs within the IoDOA. 

This analysis considered current planning applications and planning permissions that have not yet 

been completed within the OA, as well as employment led site allocations. This detailed review 

was prepared in response to the Tower Hamlet’s Local Plan consultation. The details of this 

analysis were submitted to Tower Hamlets in CWG’s representations on the Regulation 18 and 19 

draft of their Local Plan.   

 

6. We believe the employment capacity figure of 110,000 jobs should be revised, as this figure has 

been carried forward consistently since the 2008 London Plan and does not reflect the level of 

employment growth that has taken place within the OA. According to the Business Register and 

Employment Survey (BRES 2017) the IoDOA supported 110,180 jobs in 2008, this has risen to 

158,000 according to the 2017 BRES data (47,820 jobs since the 2008 London Plan). 

 

7. Section 5.2 of the LESD provides information on the relationship between the data set out in the 

LESD and the employment capacity estimates within the current 2016 London Plan. This explains 

where LESD database figures, which have been used to inform the capacities in Table 2.1, differ 

from the 2016 London Plan. 

 

8. The London Bridge, Borough & Bankside OA is used as an example of the indicative employment 

capacity in the LESD and draft London Plan being lower than the 2016 London Plan due to the level 

of development completed within this area (a reduction from 25,000 to 5,500 jobs). In addition to 

this example set out in the LESD, the employment targets for other OAs such as Waterloo (a 

reduction from 15,000 to 6,000 jobs) and Vauxhall Nine Elms Battersea (a reduction from 25,000 

to 18,500 jobs) have also been updated in Draft London Plan Table 2.1 when compared to the 

2016 London Plan to reflect the delivery of employment growth since previous indicative capacity 

figures were set. 

 

9. We therefore conclude that the indicative jobs targets set out in Table 2.1 for the IoDOA are not 

robustly supported by evidence and are therefore unjustified having regard to the tests for 

soundness as set out in paragraph 182 of the National Planning Policy Framework (NPPF). In 

addition, these targets could lead to the long term protection of sites within the OA for 

employment uses, which would be contrary to paragraph 22 of the NPPF. 

 

10. Therefore in order to be found sound the indicative employment capacity figure of 110,000 jobs 

should be revised to 80,000 to reflect the level of growth that has occurred in recent years. Given 

the information that is not available in the LESD (as set out in para. 4 above) it is not possible to 

suggest an alternative figure based on the evidence base within the plan. Therefore our suggested 

figure of 80,000 jobs is based on our own analysis. In addition, this figure would be reflect the 

projected employment growth (78,760 jobs) for this area set out within the London Office Policy 

Review 2017 (Evidence Base Ref. NLP/EC/004). 

 

11. It should also be made clear that this target includes current pipeline development that has 

recently gained planning consent or is currently under construction as this is the approach that 

has been taken within the supporting evidence base.  
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12. Canary Wharf Group clearly supports employment growth within the IoDOA, however also 

recognises that the future success of the IoDOA depends on more than just employment delivery. 

We comment further on this in paragraphs 15 and 16 of our Representations to the ‘New Draft 

London Plan Consultation: December 2017’ (dated 2 March 2018) (“March 2018 

Representations”). However, in summary, in order to continue to grow and attract employers the 

OA and in particular the Canary Wharf Estate needs to accommodate a wide range of uses, 

including housing. This will be undermined if land is unnecessarily safeguarded for employment 

use to try and meet job targets that are not fully evidenced.  

 

d) How would the development proposed be likely to affect the character and appearance of 

existing places within and around the Opportunity Areas including with regard to heritage 

assets and their settings? 

 

13. The relationship between development coming forward in OAs and surrounding areas should be 

determined on a case by case basis during the determination of a planning application. There are 

other policies within the Draft London Plan already to address this, for example policy D6 which 

acknowledges that making the most efficient use of land will mean developing at densities above 

those of the surrounding area on most sites. Numerous planning policies at national, regional and 

local level also exist to consider the impacts of proposed development on heritage assets and their 

settings. 

 

14. The OA policy should be a positive policy designed to support meeting the significant development 

demands that are placed on these areas. Given the quantum of development that London requires 

there will inevitably be impacts on places within and around the OAs but as we have stated above 

there are already policies in place to enable a full consideration of these impacts. In our view the 

following Minor Suggested Change to Draft Policy SD1 (as well as the additional text in paragraph 

2.1.3) means that the policy is not positively prepared and the text should be reverted to its 

previous format: 

“3A) recognise the role of heritage in place-making 

 4) recognise that larger areas can define their own character and density establish 

the capacity for growth in the Opportunity Areas in accordance with Policy D2 

Delivering good design and Policy D6 Optimising density.” 

e) Is the necessary transport and other physical, environmental and social infrastructure likely 

to be in place in each of the Opportunity Areas in a timely manner? 

 

15. Table 2.1 of the Draft London Plan indicates that the growth envisaged for all East London OAs 

equates to 245,000 new homes and 325,000 new jobs 2041. Table 10.1 (‘Indicative list of transport 

schemes’) sets out the proposed additional transport infrastructure for London.  

 

16. These new homes and jobs in East London would generate a significant number of rail, bus and 

cycling trips especially if the ambitious target of 80% of all trips in London being made by foot, 

bicycle or public transport by 2041 is achieved. If all the schemes ‘subject to further assessment’ 
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listed in Table 10.1 proceed in a timely manner that would provide more capacity to help 

support the planned growth, but we are sceptical they would in total provide sufficient capacity 

to support the proposed developments and this could only properly be assessed by transport 

modelling and year by year assessment and monitoring which is not provided for within the draft 

London Plan. This provision should be included as without it we are unclear how parts A1b), 7 and 

8 of Draft Policy SD1 can be effective.   

 

17. TfL’s ‘Forecasting the Impacts of the Elizabeth Line: August 2018’ report, which models the effects 

of the Elizabeth Line using London Plan population and employment forecasts, concludes that 

after a reduction in demand on the Jubilee line between 2018 and 2019 demand growth returns 

taking demand over today’s levels by 2026. Clearly therefore the ambitious growth targets for the 

OAs served by the Jubilee line, in particular those for the IoDOA, could only be achieved by 

provision of additional rail capacity on this strategic growth corridor. It is our strong view that the 

transport schemes set out Table 10.1 do not go far enough to support the growth in homes and 

jobs and Table 10.1 should also include: 

 Enhancements to the Elizabeth line services (over and above the initial 12 trains per hour 

service at Canary Wharf) via the Isle of Dogs;  

 Higher frequency services on the Jubilee line; 

 DLR upgrades specific to the IoDs; and  

 New rail line between central London and the Isle of Dogs.  

 
18. Finally, there is no Key Performance Indicator in Chapter 12 relating to the assessment and 

monitoring of the proposed OA development growth against the implementation of transport 

schemes and the overall strategic impact on public transport, walking and cycling. Without annual 

monitoring there is no way to assess whether the transport schemes set out in Table 10.1 have 

been implemented in a timely manner.  In order to be effective, the Draft London Plan should 

include provision for public transport demand and capacity to be reviewed and monitored on an 

annual basis using TfL’s LTS and Railplan models. This will allow mode split targets to be monitored 

and revised if necessary and for early identification of public transport routes forecast to operate 

at or above capacity and thereby prioritise the implementation of further transport improvements 

whilst also monitoring the effect of planned interventions. It will also provide valuable information 

for more strategic led public transport capacity studies, improving the effectiveness of the London 

Plan and cross-boundary strategic working. 

 

g) Would Policy SD1 provide an effective strategic context for the preparation of local plans 

and neighbourhood plans? 

 

19. We commented in paragraph 22 of our March 2018 Representations that some of the OAs were 

supported by descriptive text whilst others (including the IoDOA) were not. In the 2016 London 

Plan the IoDOA does have a descriptive text.  

 

20. Such supporting text helps to provide an effective strategic context for the preparation of other 

plans. We note that the to the Draft Isle of Dogs & South Poplar Opportunity Area Planning 

Framework (May 2018) includes the following contextual wording (Section 1.2) which could be 
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replicated in the New London Plan to provide an effective basis for plan preparation and decision 

making (we have also added further text in red): 

 

“As the centre of London expands eastwards, Tower Hamlets will have an 

increasingly important role as a key borough for delivering London’s growth. To 

meet housing need in London, there are proposed growth areas across the whole 

city. However, the IoD&SP sits at the very epicentre of a wider growth area across 

East London and with the major global economic centre and Metropolitan town 

centre of Canary Wharf at its heart, this opportunity area is key not only to 

London’s ongoing success but also to the ongoing financial and reputational 

success of the UK on a global economic stage. As such an economically important 

area with good transport links and identified development capacity, it also has the 

potential to make a valuable contribution towards London’s housing and 

employment needs.” 
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