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January 29, 2019      

Dear Madam/Sir, 

Be First (LBBD) representations for the London Plan Matter 62 

 

We write in respect of the above. Be First is the wholly Council-owned urban regeneration 

vehicle for the London Borough of Barking & Dagenham (LBBD) and undertakes statutory 

planning services for the Council, including Planning Policy.  These representations are 

submitted on behalf of LBBD; hard copies have been sent in the post to accompany this 

electronic submission.   

 

At this stage of the London Plan consultation, the Mayor is asking for feedback on matters of 

soundness. As set out in Paragraph 182 of the National Planning Policy Framework (NPPF) 

(2012), the plan should be positively prepared, justified, effective and consistent with national 

policy. A core principle of the NPPF is that plans should proactively drive and support 

sustainable economic development to meet housing, business and industrial development needs. 

Furthermore, it states that plans should consider market signals when outlining strategies for 

allocating sufficient land for various development needs.  

 

The future of LBBD is linked to the management of its industrial land. Currently, there is more 

land protected for industry in Barking and Dagenham than in any other London Borough, yet 

these industrial areas tend to be surrounded by some of London’s most deprived communities. 

Therefore, LBBD is dedicated to proactively managing the borough’s extensive and underutilised 

industrial land through consolidation and intensification, to not only provide jobs and spaces for 

businesses which are vital to the functioning of London’s economy but also to increase 

household income and provide skills and training for local people. By unlocking the full potential 

of the industrial land in Barking and Dagenham, LBBD can begin addressing market failures and 

end the cycle of deprivation that has blighted the borough.  

 

Planning Policies should act as tools for the delivery of high-quality development. We welcome 

the flexibility of a masterplan approach alongside development plan documents, and we do 

believe that the Draft London Plan provides a strategic context for the preparation of local plans. 

We agree that the borough’s underutilised industrial land should be reconfigured through a 

coordinated masterplan approach that aims to use land more intelligently, intensifying and 



 

consolidating development in a range of land uses, including industrial, other employment and 

residential.  

 

In particular, Policy E4 states that in overall terms there must be no net loss of industrial 

floorspace capacity across London within designated Strategic Industrial Locations (SIL) and 

Locally Significant Industrial Sites (LSIS). Additionally, any release of industrial land which 

services to achieve wider planning objectives shall be facilitated through industrial 

intensification, co-location and substitution and must be focused in locations that are well-

connected by various forms of transport. This policy classifies LBBD as a ‘Limited Release’ 

borough, encouraging it to intensify industrial floorspace and bring vacant sites back into 

industrial use where there is demand. We believe that this policy provides flexibility for local 

circumstances to dictate which industrial uses will be provided in the borough, as well as 

allowing for the provision of other uses such as housing, schools and additional social 

infrastructure through processes of intensification. 

 

However, we would like to highlight some of the limitations identified in the policies. Firstly, 

LBBD has concerns regarding the definition of intensification used in the policy. The use  

of floorspace as the only indicator is inherently limited and undermines what we see as the true 

objective of the economic principles in the Draft London Plan. LBBD would like to propose 

alternative measures of intensification, such as job density and creation which are fundamental to 

the borough’s regeneration goals of increasing household incomes and ensuring that no-one is 

left behind. In addition, one of the limitations of the floorspace principle is that it does not 

recognise the ways in which different types of industrial uses operate. For example, certain uses 

require a larger floorspace per employee. Further, we also consider the 0.65 plot ratio to be an 

arbitrary measure of intensification.  

 

Therefore, although we welcome the strategic approach looking at SIL/LSIS as a whole, we feel 

that policy-making should also recognise a borough-wide approach to industrial land. It is our 

belief that the principle of no net loss of industrial floorspace applying to individual areas of SIL 

and LSIS and not to the borough undermines our ability to develop a holistic approach to the 

development of these sites and we want the borough to work together in its entirety. As such, the 

borough disagrees with the principle of addressing each area of SIL individually. The policy 

should support a borough-wide approach to industrial floorspace replacement to allow for areas 

of SIL that have greater public transport accessibility, or that could support residential and social 

infrastructure through redevelopment to be considered for intensification while providing the 

industrial floorspace on other SIL sites with greater access to industrial infrastructure. We 

understand that although Policy E5 does state that development proposals for non-industrial uses 

in SIL should be refused, it does allow for flexibility by permitting the release of this land 

through a strategically coordinated process of SIL consolidation. However, as mentioned 

previously we would prefer to maintain a holistic approach to the development of SIL sites as 

opposed to dealing with each site individually.  

 



 

Policy E7 advocates the intensification of business uses on industrial land; however, it also 

acknowledges that intensification can be used to consolidate an identified SIL to support the 

delivery of housing and other social infrastructure. Additionally, it is important to note that 

LBBD is not advocating for higher plot ratios for industrial reprovision (i.e. 65% +). We do 

support the collaboration between the mayor and boroughs when exploring whether certain types 

of industrial activities can be co-located or mixed with residential uses to reflect the changing 

needs of businesses and blurring of work and living spaces. 

 

Should you have queries and / or wish to discuss the above in more detail, please do not hesitate 

to contact Catherine Tusien of these offices on Catherine.Tusien@befirst.London or 020 8227 

5207. Otherwise, I look forward to receiving confirmation of receipt for these representations.  

 

Yours faithfully,  

[signed electronically] 

Caroline Harper 

Chief Planning Director 

For Be First on behalf of the London Borough of Barking & Dagenham 

 
 

 
 
 

 
 
 
 
 
 

 


