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planning report D&P/3104/02 

12 June 2013 

The Leys Estate, redevelopment phases 1 & 2, 
Dagenham  

in the London Borough of Barking and Dagenham 

planning application no. 13/00229/FUL 

  

Strategic planning application stage II referral 

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

The proposal 

Demolition of 215 existing residential units and provision of 158 new homes across two phases, 
along with a 109 sq.m. local shop, associated access, landscaping and car parking. 

The applicant 

The applicant is Barking and Dagenham Council and the architect is Karakusevic Carson 
Architects.  

Strategic issues 

The proposed housing regeneration at the Leys Estate is strongly supported, and whilst the net 
loss of private market housing does not comply with the London Plan, this was accepted, on 
balance, at consultation stage, taking other material considerations into account. 

The issues previously raised with respect to sustainable development and transport have now 
been resolved, and the application is acceptable in strategic planning terms. 

The Council’s decision 

In this instance Barking and Dagenham Council has resolved to grant permission subject to 
planning conditions. As this application has been made by the Council, it is not possible for the 
applicant to enter into a section 106 legal agreement. 

Recommendation 

That Barking and Dagenham Council be advised that the Mayor is content for it to determine the 
case itself, subject to any action that the Secretary of State may take, and does not therefore wish 
to direct refusal, or direct that he is to be the local planning authority. 

 

 

Context 
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1 On 20 March 2013 the Mayor of London received documents from Barking and Dagenham 
Council notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. This was referred to the Mayor under the following categories of the 
Schedule to the Order 2008:   

 1A 1. “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats”; and, 

 3A 1.(a) “Development which is likely to result in the loss of more than 200 houses, flats, or 
houses and flats (irrespective of whether the development would entail also the provision of 
new houses or flats)”. 

2 On 1 May 2013, Sir Edward Lister, Deputy Mayor and Chief of Staff, acting under 
delegated authority, considered planning report PDU/3104/01, and subsequently advised 
Barking and Dagenham Council that the proposed housing regeneration at the Leys Estate is 
strongly supported, and whilst the net loss of 57 private market (right to buy) residential units 
does not comply with the London Plan, it is acceptable on balance, taking other material 
considerations into account. The relevant consideration in this regard is set out within paragraph 
21 of the above-mentioned report, and is reiterated below for ease of reference: 
 

“Having considered the circumstances in this case (including the surrounding context, 
and the current characteristics of the local private housing market), GLA officers 
acknowledge that it would be challenging to avoid a net loss of units/habitable rooms at 
this site without increasing densities, and significantly altering the nature of the scheme 
and proposed residential typologies. As discussed in the urban design section of this 
report, officers strongly support the proposed residential design and layout of the 
scheme, which represents a significant improvement over the existing situation, and 
responds positively to its suburban context. When having regard to the design response; 
the need to meet the decant requirements of existing affordable housing tenants at the 
estate; the characteristics of the wider Barking and Dagenham estate renewal 
programme; and, the strategic priority afforded to the delivery of family-sized affordable 
housing, GLA officers are content that the loss of private housing, and loss of overall 
housing at the estate, is, on balance, acceptable.” 

 
3 Notwithstanding this, strategic issues with respect to sustainable development and 
transport were raised within the Deputy Mayor’s representations, and these should be resolved 
to ensure that the application would be acceptable in strategic planning terms. 
 
4 A copy of the above-mentioned report is attached. The essentials of the case with regard to 
the proposal, the site, case history, strategic planning issues and relevant policies and guidance are 
as set out therein, unless otherwise stated in this report. On 28 May 2013 Barking and Dagenham 
Council decided that it was minded to grant planning permission subject to planning conditions. As 
this application has been made by the Council, it is not possible for the applicant to enter into a 
section 106 legal agreement. The Council advised the Mayor of its decision on 30 May 2013, and 
under the provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 
the Mayor may allow the draft decision to proceed unchanged, direct Barking and Dagenham 
Council under Article 6 to refuse the application, or issue a direction to Barking and Dagenham 
Council under Article 7 that he is to act as the Local Planning Authority for the purposes of 
determining the application. The Mayor has until 12 June 2013 to notify the Council of his decision 
and to issue any direction.   

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

Update 
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6 At consultation stage Barking and Dagenham Council was advised that whilst the scheme is 
broadly supported in strategic planning terms, the application raises issues with respect to 
sustainable development and transport, for the reasons set out below. The resolution of these 
issues could lead to the application becoming acceptable in strategic planning terms.  

 Sustainable development: The proposed energy strategy is broadly supported, however, 
assurances are sought with respect to decentralised energy, and renewable energy 
technologies, to ensure accordance with London Plan Policies 5.6 and 5.7. The proposed 
climate change adaptation measures are supported in accordance with London Plan policies 
5.10, 5.13 and 7.21.  

 Transport: Whilst the proposal is broadly acceptable in strategic transport terms, further 
discussion, clarification and/or commitments are sought with respect to electric vehicle 
charging point distribution; travel planning; and, bus stops to ensure accordance with 
London Plan policies 6.3, 6.7 and 6.13. 

7 Since the Deputy Mayor made these initial representations, various commitments have 
been secured, and additional information has been provided. An updated assessment against the 
issues raised previously is provided under the corresponding headings below. 

Sustainable development 

8 In response to the Deputy Mayor’s initial representations the applicant has confirmed 
that all apartments within block ‘A’ will be served from a single communal plant room. This will 
accommodate the main boiler plant, and will be designed to ensure that a district network 
connection could be achieved simply and efficiently in future. This is supported, and GLA 
officers are now content that the application accords with London Plan Policy 5.6. 

9 Since consultation stage the applicant has revised the proposed renewable component of 
the energy strategy to provide 1,425 sq.m. of photovoltaic panels (rather than a mix of 
photovoltaic and solar thermal panels). Having considered the principles of the revised 
approach, and reviewed the associated carbon dioxide savings at each tier of the London Plan 
energy hierarchy, GLA officers remain content with the overall strategy. It is also noted that 
accordance with the proposed energy strategy (including the provision of the renewable energy 
technologies, and the overall 25% reduction in carbon dioxide emissions), has been secured by 
way of planning condition. The application therefore accords with London Plan policies 5.2 and 
5.7. 

Transport 

10 Since consultation stage the applicant has engaged positively with Transport for London 
(TfL) in response to the Deputy Mayor’s initial representations. An ‘ATTrBuTE’ approved travel 
plan has been produced for the development in line with London Plan Policy 6.3, and the 
location of electric vehicle charging points at the site has now been clarified through the 
submission of an annotated plan. Based on the information provided TfL is content that the 
provision of electric vehicle charging points accords with London Plan Policy 6.13. 
 
11 In line with initial representations, the bus stops near to the site have been assessed 
against TfL’s ‘Accessible Bus Stop Design Guidance’. TfL notes that the kerb heights are within 
the standards set out by the guidance, and in this instance no accessibility improvements have 
been sought. It is further noted that the new access from Rainham Road South will create 
improved connections between the Leys Estate and the westbound bus stop. GLA officers are 
content that the application accords with London Plan Policy 6.7. 

Local consultation 
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12 Barking and Dagenham Council publicised the application by sending notifications to 498 
addresses in the vicinity of the site, and issuing site and press notices. The Leys and Rookery Farm 
Tenants and Residents Association, and relevant statutory bodies, were also consulted. Whilst no 
representations were received in response to the local neighbourhood consultation, the various 
other responses to the Council’s consultation process are considered in detail within the Council’s 
committee report of 28 May 2013, and all representations have been made available to the Mayor. 

Statutory consultation responses 

Environment Agency 

13 The Environment Agency raised no objection to the application subject to a number of 
planning conditions with respect to: a surface water drainage scheme; site remediation; control of 
surface water infiltration; and, control of piling and other penetrative foundation methods. GLA 
officers note that suitable conditions have been included within the draft decision notice. 

English Heritage (archaeology) 

14 English Heritage raised no objection to the application, but sought a planning condition to 
secure a programme of archaeological work. GLA officers note that a suitable condition has been 
included within the draft decision notice accordingly.  

Natural England 

15 Natural England raised no objection to the application and noted that there was no 
reasonable likelihood of protected or priority species being adversely affected. The Council was 
nevertheless directed to standard guidance for consideration as part of its assessment of site 
specific biodiversity interests.   

Essex and Suffolk Water 

16 Essex and Suffolk Water raised no objection to the application, but noted that some of its 
infrastructure was likely to be affected by the development. Accordingly, Essex and Suffolk Water 
expects the developer to engage with the company regarding the requirements for construction 
works, and the design of new water mains to serve the development. The applicant has noted this, 
and will liaise with Essex and Suffolk Water as the scheme moves towards implementation.  

Thames Water 

17 Thames Water raised no objection to the application, but sought a planning condition to 
secure a piling method statement, as well as providing various detailed advice to the applicant. 
GLA officers note that a condition securing prior Local Planning Authority approval of 
piling/foundation works has been included within the draft decision notice. 

 

National Grid 

18 National Grid raised no objection to the application, but noted that its infrastructure was in 
the vicinity of the development. Accordingly, National Grid expects the contractor to engage prior 
to commencement to ensure that National Grid infrastructure would not be affected by the 
associated works. The applicant has noted this, and will liaise with National Grid as the scheme 
moves towards implementation.  

Response to consultation - conclusion 



 page 5 

19 The responses to the Council’s consultation process do not raise any material planning 
issues of strategic importance that have not already been considered at consultation stage, and/or 
in this report. 

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

20 Under Article 7 of the Order the Mayor could take over this application provided the policy 
tests set out in that Article are met. In this instance the Council has resolved to grant permission 
subject to conditions which satisfactorily address the matters raised at consultation stage, 
therefore, there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

21 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning authority 
to refuse permission for a planning application referred to him under Article 4 of the Order. He also 
has the power to issue a direction under Article 7 that he is to act as the local planning authority 
for the purpose of determining the application. The Mayor may also leave the decision to the local 
authority. In directing refusal the Mayor must have regard to the matters set out in Article 6(2) of 
the Order, including the principal purposes of the Greater London Authority, the effect on health 
and sustainable development, national policies and international obligations, regional planning 
guidance, and the use of the River Thames. The Mayor may direct refusal if he considers that to 
grant permission would be contrary to good strategic planning in Greater London. If he decides to 
direct refusal, the Mayor must set out his reasons, and the local planning authority must issue 
these with the refusal notice. If the Mayor decides to direct that he is to be the local planning 
authority, he must have regard to the matters set out in Article 7(3) and set out his reasons in the 
direction.  

Financial considerations 

22 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry. Government guidance in Circular 03/2009 (‘Costs Awards in Appeals and 
Other Planning Proceedings’) emphasises that parties usually pay their own expenses arising from 
an appeal.  

23 Following an inquiry caused by a direction to refuse, costs may be awarded against the 
Mayor if he has either directed refusal unreasonably; handled a referral from a planning authority 
unreasonably; or behaved unreasonably during the appeal. A major factor in deciding whether the 
Mayor has acted unreasonably will be the extent to which he has taken account of established 
planning policy. 

24 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation. He would also be responsible for 
determining any reserved matters applications (unless he directs the Council to do so) and 
determining any approval of details (unless the Council agrees to do so). 

Conclusion 

25 The issues raised at consultation stage with respect to sustainable development and 
transport have been resolved, and the application is now acceptable in strategic planning terms. 
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for further information, contact Planning Decisions Unit: 
Colin Wilson, Senior Manager – Planning Decisions 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895    email justin.carr@london.gov.uk 
Graham Clements, Strategic Planner (case officer) 
020 7983 4265    email graham.clements@london.gov.uk 
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planning report PDU/3104/01  

 1 May 2013 

The Leys Estate, redevelopment phases 1 & 2, 
Dagenham  

in the London Borough of Barking and Dagenham 

planning application no. 13/00229/FUL 

  

Strategic planning application stage 1 referral 

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

The proposal 

Demolition of 215 existing residential units and provision of 158 new homes across two phases, 
along with a 109 sq.m. local shop, associated access, landscaping and car parking. 

The applicant 

The applicant is Barking and Dagenham Council and the architect is Karakusevic Carson 
Architects. 

Strategic issues 

The proposed housing regeneration at the Leys Estate is strongly supported, and whilst the net 
loss of private market housing does not comply with the London Plan, officers accept this on 
balance, taking other material considerations into account. 

Nevertheless, strategic issues with respect to sustainable development and transport should 
be resolved before the application is referred back to the Mayor at his decision making stage.  

Recommendation 

That Barking and Dagenham Council be advised that, whilst the application is broadly supported 
in strategic planning terms, the application does not yet fully comply with the London Plan for 
the reasons set out in paragraph 51 of this report. However, the resolution of those issues could 
lead to the application becoming compliant with the London Plan. 

Context 

1 On 20 March 2013 the Mayor of London received documents from Barking and Dagenham 
Council notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008 the Mayor has until 1 May 2013 to provide the Council with a statement 
setting out whether he considers that the application complies with the London Plan, and his 
reasons for taking that view. The Mayor may also provide other comments. This report sets out 
information for the Mayor’s use in deciding what decision to make. 
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2 The application is referable under the following categories of the Schedule to the Order 
2008:  

 1A 1. “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats”; and, 

 3A 1.(a) “Development which is likely to result in the loss of more than 200 houses, flats, or 
houses and flats (irrespective of whether the development would entail also the provision of 
new houses or flats)”. 

3 Once Barking and Dagenham 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 Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Site description 

5 The Leys Estate is located in Dagenham, just south of Rainham Road, close to its junction 
with Ballards Road. The estate exists within a suburban context, and is surrounded by parkland and 
low density residential development. The redline boundary of the application relates to the western 
edge of the estate, which contains two main residential neighbourhoods: Birdbrook Close 
(proposed phase 1); and, Wellington Drive (proposed phase 2).  

6 The estate is south of Dagenham East Underground station, which is approximately one 
kilometre away. Bus route 103 (approximately 150 metres away at Rainham Road South) provides 
services to Romford and Rainham, and bus route 145 (approximately 150 metres away at Ballards 
Road) provides services to Leytonstone Underground station and Dagenham Asda. The site 
registers a low public transport accessibility level of 1a to 1b, on a scale of 1 to 6, where 6 denotes 
the most accessible locations. 

Details of the proposal 

7 The estate regeneration proposal comprises the demolition of 215 existing flatted 
residential units at Birdbrook Close and Wellington Drive, and their phased replacement with 
158 new homes, as a mixture of houses and flats. The proposal also comprises the provision of a 
local shop, various parking and landscaping works, as well as new access to Rainham Road South 
from Birdbrook Close. 

Case history 

8 On 1 February 2013 a pre-planning application meeting was held with Barking and 
Dagenham Council to discuss this proposal. The advice issued by GLA officers on 15 February 2013 
stated that the proposed estate regeneration scheme was strongly supported in strategic planning 
terms. Nevertheless, the Council was advised that the future planning application would need to 
address various issues with respect to housing, urban design, inclusive access, sustainable 
development and transport, to ensure full compliance with the London Plan.   

Strategic planning issues and relevant policies and guidance 

9 The relevant issues and corresponding policies are as follows:  
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 Housing London Plan; Housing SPG; Housing Strategy; draft Revised 
Housing Strategy; Shaping Neighbourhoods: Play and Informal 
Recreation SPG; draft Shaping Neighbourhoods: Character and 
Context SPG; 

 Affordable housing London Plan; Housing SPG; Housing Strategy; draft Revised 
Housing Strategy;  

 Density London Plan; Housing SPG; 

 Urban design London Plan; draft Shaping Neighbourhoods: Character and 
Context SPG; Housing SPG; London Housing Design Guide; 
Shaping Neighbourhoods: Play and Informal Recreation SPG; 

 Inclusive access London Plan; Accessible London: achieving an inclusive 
environment SPG; Planning and Access for Disabled People: a 
good practice guide (ODPM);  

 Sustainable development London Plan; Sustainable Design and Construction SPG; 
Mayor’s Climate Change Adaptation Strategy; Mayor’s Climate 
Change Mitigation and Energy Strategy; Mayor’s Water 
Strategy; 

 Transport and parking London Plan; the Mayor’s Transport Strategy;  

 Crossrail London Plan; and, Mayoral Community Infrastructure Levy. 

10 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 2010 Barking and Dagenham Core Strategy; 2010 
Barking and Dagenham Site Specific Allocations DPD; 2011 Barking and Dagenham Development 
Policies DPD; and, the 2011 London Plan.   

11 The following are also relevant material considerations:  

 The National Planning Policy Framework and Technical Guide to the National Planning 
Policy Framework; and, 

 The draft Revised Early Minor Alteration to the London Plan. 

Housing 

12 Following GLA pre-application discussions with the Council, and its Regeneration Team, the 
rationale for the proposed comprehensive renewal of the Birdbrook Close and Wellington Drive 
neighbourhoods of the Leys Estate is clearly understood. The Council has stated that the existing 
residential buildings (constructed during the late 1960s) are poor in terms of energy efficiency, 
suffer from issues of damp, present a number of design and legibility challenges, and are becoming 
increasingly difficult and expensive to maintain. GLA officers understand that a number of blocks 
have already been decanted due to concerns with respect to residential quality, and that there is in 
principle support from residents for the proposed regeneration.  

13 Given the context above, GLA officers strongly support the principle of housing 
regeneration at Birdbrook Close and Wellington Drive. However, based on the housing figures 
provided, it is noted that the proposal would result in a reduction of 57 housing units at the estate. 

14 Policy 3.14 of the London Plan resists the loss of housing, including affordable housing, 
without its planned replacement at existing or higher density. This policy states that, at least, 
equivalent floorspace should be provided in housing redevelopments. Strategic guidance within the 
Mayor’s Housing SPG (2012), clarifies that an assessment may be made on a habitable rooms basis, 
where comparative floorspace figures are not readily available. An assessment against the 
requirements of this strategic policy is provided below. 
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Birdbrook Close and Wellington Drive – existing housing benchmark 

15 Whilst the estate originally comprised entirely social rented accommodation, a number of 
units have been purchased by tenants under the ‘right to buy’ scheme. The Mayor’s Housing SPG 
(2012) clarifies that ‘right to buy’ properties should not be included within the affordable housing 
benchmark for the estate. Following discussions with the Council, and its Regeneration Team, GLA 
officers understand that the existing residential schedule at the site is as set out in the table below.  

Unit type Social rent Private Totals 

One-bedroom 54 27 81 

Two-bedroom 42 9 51 

Three-bedroom 54 29 83 

Total units 150 65 215 

Total hab rooms 450 197 647 

16 This establishes a benchmark for the estate of 450 habitable rooms of affordable housing 
and 197 habitable rooms of private housing, against which the regeneration proposal will be 
assessed.   

Birdbrook Close and Wellington Drive - regeneration proposal 

17 The proposed regeneration would be delivered over two phases, the first comprising 89 
units, and the second comprising 69 units. The table below provides the combined housing 
schedule proposed within the regeneration proposal.  

Unit type Affordable rent Private Totals 

One-bedroom 36 0 36 

Two-bedroom 51 0 51 

Three-bedroom 55 0 55 

Four-bedroom 16 0 16 

Total units 158 0 158 

Total hab rooms 525 0 525 

18 As currently proposed, the regeneration proposal would provide a total of 525 habitable 
rooms of affordable housing, but no private housing. The first phase would deliver 266 habitable 
rooms, and the second phase would deliver 259 habitable rooms. 

Re-provision of housing 

19 Overall the regeneration proposal would result in a net gain of eight affordable units, and a 
net loss of 65 private units. Combined, this results in an overall loss of 57 units (27%) or 122 
habitable rooms (19%) at the estate. It is, nevertheless, noted that the scheme would result in an 
uplift of 75 affordable habitable rooms over the existing affordable provision (equivalent to a 
proportional increase of 17%).  

20 The Council’s commitment to ensure that (at least) an equivalent reprovision of affordable 
housing would be made (on both a unit and a habitable rooms basis) is strongly supported. 
However, given the net loss of units and habitable rooms overall (associated with the loss of 
private units), the proposal does not comply with London Plan Policy 3.14.    

21 Having considered the circumstances in this case (including the surrounding context, and 
the current characteristics of the local private housing market), GLA officers acknowledge that it 
would be challenging to avoid a net loss of units/habitable rooms at this site without increasing 
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densities, and significantly altering the nature of the scheme and proposed residential typologies. 
As discussed in the urban design section of this report, officers strongly support the proposed 
residential design and layout of the scheme, which represents a significant improvement over the 
existing situation, and responds positively to its suburban context. When having regard to the 
design response; the need to meet the decant requirements of existing affordable housing tenants 
at the estate; the characteristics of the wider Barking and Dagenham estate renewal programme; 
and, the strategic priority afforded to the delivery of family-sized affordable housing, GLA officers 
are content that the loss of private housing, and loss of overall housing at the estate, is, on 
balance, acceptable. The Council is, nevertheless, advised to be mindful that the proposed overall 
loss of 57 units as part of this scheme will have implications for the authority’s performance against 
its housing targets, and that this loss will need to be made up elsewhere in the borough. 

22 With respect to the process of acquiring the private market (right to buy) units in order to 
deliver the scheme, the Council has provided GLA officers with details of its leasehold ‘buy back’ 
programme. The Council has confirmed that it has engaged with leaseholders (along with the other 
tenants at the estate) as part of a detailed and on-going residents consultation programme. The 
Council has made good progress in terms of agreeing purchase prices with leaseholders, and GLA 
officers understand that, to date, only 18 of the original 65 private market (right to buy) units 
within the Birdbrook Close and Wellington Drive neighbourhoods of the estate are still to be 
acquired. The Council is committed to reaching a mutually agreeable purchase price with the 
leaseholders of the remaining units, however, where a purchase price cannot be agreed the Council 
reserves the right to exercise its compulsory purchase powers.    

Affordable housing 

23 The regeneration proposal would make a 100% provision of affordable housing within the 
Birdbrook Close and Wellington Drive neighbourhoods of the estate. Given the need to reprovide 
affordable housing as a first priority of the estate regeneration, the absence of private market 
dwellings within the proposal is accepted. In line with pre-application discussions it is also 
acknowledged that there are numerous private market dwellings elsewhere on the estate, and that 
these, coupled with the varying range of market discounts envisaged for the proposed affordable 
rented dwellings, will help to contribute towards a balanced community at the Leys Estate. Officers 
are, therefore, content that the application accords with London Plan Policy 3.9.  

24 Whilst the 100% provision of affordable rented units does not accord with the strategic 
tenure split within London Plan Policy 3.11, GLA officers support the approach in this instance, 
given the need to meet the decant requirements, and the characteristics of the wider Barking and 
Dagenham estate renewal programme. 

Mix of units 

25 The regeneration proposal would provide a good mix of unit sizes, including the 
introduction of a four-bedroom affordable housing typology. The regeneration proposal would 
achieve a 45% provision of affordable family housing, representing a 17 unit increase over the 
existing situation. This responds positively to the associated aims of London Plan policies 3.8 and 
3.11, and is strongly supported.  

Residential standards 

26 The design and access statement confirms that all dwellings will meet or exceed the 
minimum space standards within London Plan Table 3.3, and based on supporting plans officers 
are content that that unit layouts and other facets of residential design will be delivered in broad 
accordance with guidance in the Housing SPG (2012) and the best practice principles of the 
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London Housing Design Guide (2010). Residential standards within the proposal are, therefore, 
supported in line with London Plan Policy 3.5. 

Children’s play space  

27 Based on the methodology within the Mayor’s Shaping Neighbourhoods: Play and Informal 
Recreation SPG (2012), and the residential mix presented in support of paragraph 17 above, GLA 
officers have calculated an expected child population of 221 for the development.  

28 Based on the above figure, strategic guidance indicates that the development would need 
to make provision for 2,210 sq.m. of children’s play and informal recreation space. The design and 
access statement confirms that the scheme will provide four dedicated areas for children’s play 
space, distributed between the two phases. Combined, the total play space provision equates to 
2,030 sq.m. Whilst this is below the requirement generated by the Mayor’s SPG, it is noted that the 
residential typologies also benefit from private gardens/terraces/courtyards which will provide 
additional opportunities for doorstep play. Furthermore, the adjoining parkland to the west and 
south offers a generous expanse of open space and recreational opportunities for older children. 
Officers support the proposed play space provision in accordance with London Plan Policy 3.6.   

Density 

29 Given the characteristics of the site, discussed in paragraphs five to six above, the London 
Plan density matrix (Table 3.2 in support of London Plan Policy 3.4) would suggest a residential 
density of between 150 to 200 habitable rooms per hectare for this development. Based on the 
information available officers have calculated the proposed density as 215 habitable rooms per 
hectare for phase 1, and 157 habitable rooms per hectare for phase 2. Having also considered the 
proposed residential quality, provision of play and amenity space, and overall design, GLA officers 
support the proposed density in accordance with the aims of London Plan Policy 3.4. 

Urban design 

30 The proposed scheme is well designed and will create a legible and permeable street 
based development, offering a good mix of housing, and valuable connections to the 
surrounding residential areas and parkland. The intention to provide an improved residential 
frontage on to the surrounding green space is strongly supported, as is the inclusion of a local 
convenience store. Officers are also content that the scale and massing of the scheme responds 
well to the context of the site, and is suitable for this suburban location.  
 
31 The proposed perimeter block approach ensures that the surrounding public realm will 
be well activated and overlooked by front entrances and windows. It is also noted that blank 
frontage has been minimised by corner house typologies, and an efficient strategy for dealing 
with bicycle and refuse storage. It is noted that apartment block ‘A’, at Rainham Road South, 
provides residential entrances and cores that can be accessed from either side of the block. 
Whilst this is an uncommon flat typology, it is likely to work well in this case as people are 
genuinely expected to approach the building from both sides. GLA officers, therefore, support 
the design of the scheme in accordance with London Plan Policy 7.1.  

Inclusive access 

Dwellings 

32 The submission documents confirm that all dwellings would meet Lifetime Homes 
standards, and that the development would exceed the requirement for 10% of the units to be 
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wheelchair accessible/adaptable. The design and access statement also includes typical unit 
layouts demonstrating how the wheelchair housing standards will be met. This is supported in line 
with London Plan Policy 3.8.  

Landscaping 

33 The layout of the scheme, and design of the landscaping and the public realm promotes 
well defined, legible, routes across the estate in broad accordance with the aims of London Plan 
Policy 7.2. In response to pre-application advice, the architect has given careful attention to how 
the level change between the site and Rainham Road is resolved through the landscaping strategy. 
It is noted that entrances into the proposed apartment block ‘A’ at Birdbrook Close have been 
designed so that they would be accessible to disabled people from both Rainham Road and the 
public space to the south. This is supported.  

34 As the scheme moves towards the detailed design stage the applicant will need to pay 
careful attention to the treatment of the proposed home zones/shared surfaces, to ensure that 
these would not pose unnecessary risks to the visually impaired, or other disabled people. The 
intention to introduce speed restrictions in these areas is strongly supported, as is the stated 
commitment to incorporate design features to ensure that these areas are safe for disabled people, 
and provide a clear demarcation between the carriageway and footway in areas with vehicle 
movement. GLA officers understand that the associated details will be embedded within the public 
realm plan, and the Council is encouraged to secure this by way of planning condition.  

Sustainable development 

Energy strategy 

35 In line with London Plan Policy 5.2, the applicant has submitted an energy strategy for 
the development setting out how the scheme will reduce carbon dioxide emissions in accordance 
with the London Plan energy hierarchy. The components of the energy strategy are supported, 
and overall the proposal is expected to deliver a reduction of 72 tonnes of carbon dioxide per 
year in regulated emissions, compared to a 2010 Building Regulations compliant development. 
This is equivalent to an overall saving of 25%, which would comply with the current (2010-
2013) target within London Plan Policy 5.2.  

36 The applicant’s stated commitment to ensure that the development is designed in a way 
which will allow for future connection to a district heating network is supported in accordance 
with the aims of London Plan Policy 5.6. However, as discussed at pre-application stage, the 
applicant should confirm that apartment block ‘A’ will operate a communal network - to ensure 
that a district network connection could be achieved simply and efficiently in future.  

37 Given the importance of the renewable energy component within the energy strategy, 
the Council is strongly encouraged to secure the proposed 900 sq.m. photovoltaic and 800 sq.m. 
solar thermal provision by way of planning condition.  
 
Climate change adaptation 

38 The applicant has set out the proposed climate change adaptation measures within the 
design and access statement and sustainability statement. These documents confirm that whilst 
green roof areas are not proposed for the development, rainwater harvesting coupled with other 
soft landscaping features and associated sustainable urban drainage techniques, will successfully 
reduce surface water runoff at the site. These proposals are supported in accordance with 
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London Plan policies 5.10 and 5.13, and the Council is encouraged to secure the detailed 
approval of these measures by way of planning condition. 

39 The applicant has also submitted an arboricultural report which confirms that the 
proposal has been designed in a way which would retain good quality trees where possible, and 
minimise the impact of the development on the surrounding landscape. Whilst it is noted that a 
number of existing trees at the site will need to be removed in order to facilitate the 
development, the proposed landscaping and planting strategy will provided suitable mitigation 
of this loss. Based on the conclusions of the arboricultural report GLA officers are content that, 
subject to normal tree protection measures, the proposed development will not adversely impact 
on trees. The application therefore accords with London Plan Policy 7.21. 

Transport 

Access and highway 

40 Having reviewed the proposed site access arrangements, Transport for London (TfL) is 
content that the accesses from Rainham Road South would not result in a significant increase in 
traffic generation. The proposal therefore accords with the principles of London Plan Policy 
6.11. 
 
Parking 
 
41 The scheme provides 117 car parking spaces for residents, which includes 24 Blue Badge 
spaces. In addition, 24 visitor spaces (including 13 Blue Badge spaces) are proposed. This level 
of provision is supported in line with the parking standards defined by London Plan Table 6.2. 
Furthermore, the proposed 20% active, and 20% passive, provision of electric vehicle charging 
points is supported in line with London Plan Policy 6.13. TfL would, nevertheless, welcome 
discussion with the Council regarding how the charging points will be distributed between the 
two phases of the redevelopment. 
 
Sustainable transport  

42 Given the remote nature of the site, it is recognised that the number of walking, cycling 
and bus trips from the development may be low. However, TfL supports the applicant’s 
commitment to promote these modes in order to encourage more sustainable travel, where 
possible. In accordance with the aims of London Plan Policy 6.3, the applicant is encouraged to 
incorporate these sustainable travel measures within a travel plan for the scheme, which should 
be secured by way of planning condition. 
 
43 The scheme will provide 277 cycle parking spaces for residents, along with a further 60 
cycle parking spaces for communal and visitor use. The proposed level of provision is supported 
in line with London Plan Policy 6.9.  
 
44 In accordance with the aims of London Plan Policy 6.7, and to encourage the use of 
buses, the applicant is encouraged to assess the bus stops surrounding the site using TfL’s 
‘Accessible Bus Stop Design Guidance’. Where necessary improvements are identified, TfL would 
welcome discussion with the Council to see whether these could be delivered as a planning 
obligation of the scheme.  
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Community infrastructure levy 

45 The Mayor has introduced a London-wide community infrastructure levy (CIL) to help 
implement the London Plan, particularly policies 6.5 and 8.3. The Mayoral CIL formally came into 
effect on 1 April 2012, and it will be paid on commencement of most new development in Greater 
London granted planning permission on or after that date. The Mayor's CIL will contribute towards 
the funding of Crossrail.  

46 The Mayor has arranged boroughs into three charging bands. The rate for Barking and 
Dagenham is £20 per sq.m. The Council is advised that affordable housing is nil rated. However, 
there should be provisions to capture the Mayor’s CIL if the affordable housing becomes private 
market housing within seven years. The required CIL should, therefore, be confirmed by the 
applicant and the local planning authority once the components of the development, or phase 
thereof, have themselves been finalised.   

47 London borough councils are also able to introduce CIL charges which are payable in 
addition to the Mayor’s CIL. Barking and Dagenham Council has yet to adopt a scheme, but 
consulted on its draft charging schedule between March and April 2013. Further details are 
available on the Council’s website. 

Local planning authority’s position 

48 Barking and Dagenham Council is the applicant of this scheme, and the proposed estate 
regeneration has the support of the local planning authority in principle. The Council is expected to 
formally consider the application at a planning committee meeting at the end of May 2013. 

Legal considerations 

49 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor is required to provide the local planning authority with a statement 
setting out whether he considers that the application complies with the London Plan, and his 
reasons for taking that view. Unless notified otherwise by the Mayor, the Council must consult the 
Mayor again under Article 5 of the Order if it subsequently resolves to make a draft decision on the 
application, in order that the Mayor may decide whether to allow the draft decision to proceed 
unchanged, or direct the Council under Article 6 of the Order to refuse the application, or issue a 
direction under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. 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 

50 There are no financial considerations at this stage. 

Conclusion 

51 London Plan policies on housing, urban design, inclusive access, sustainable development 
and transport are relevant to this application, and overall the scheme is strongly supported. 
However, some London Plan policy issues require further consideration for the following reasons: 
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 Housing: The proposed housing regeneration is supported in principle, and whilst the net 
loss of 57 (private market) units does not comply with London Plan Policy 3.14, GLA 
officers accept this, on balance. The affordable housing, mix of units, residential standards, 
children’s play space and density is supported in accordance with the aims of London Plan 
policies 3.4, 3.5, 3.6, 3.8, 3.9, 3.11 and 3.12.  

 Urban design: The design of the scheme is supported in accordance with London Plan 
Policy 7.1.    

 Inclusive access: The overall response to access and inclusion is supported in accordance 
with London Plan Policy 7.2. 

 Sustainable development: The proposed energy strategy is broadly supported, however, 
assurances are sought with respect to decentralised energy, and renewable energy 
technologies, to ensure accordance with London Plan Policies 5.6 and 5.7. The proposed 
climate change adaptation measures are supported in accordance with London Plan policies 
5.10, 5.13 and 7.21.  

 Transport: Whilst the proposal is broadly acceptable in strategic transport terms, further 
discussion, clarification and/or commitments are sought with respect to electric vehicle 
charging point distribution; travel planning; and, bus stops to ensure accordance with 
London Plan policies 6.3, 6.7 and 6.13. 

52 Whilst the application is broadly supported in strategic planning terms, on balance, the 
application does not yet comply with the London Plan. However, the resolution of the above issues 
could lead to the application becoming compliant with the London Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact Planning Decisions Unit: 
Colin Wilson, Senior Manager - Planning Decisions 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895    email justin.carr@london.gov.uk 
Graham Clements, Strategic Planner (case officer) 
020 7983 4265    email graham.clements@london.gov.uk 
 

 


