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planning report PDU/0953b/01 

6 October 2010  

Beckton Sewage Treatment Works, East Ham 
London Thames Gateway Development Corporation  

(in the London Borough of Newham) 

planning application no. 10 /01713/LTGDC  

  

Strategic planning application stage 1 referral (new powers) 

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

The proposal 

Installation of an enhanced sludge digestion plant and relocation of an existing workshop 
building. 

The applicant 

The applicant is Thames Water Utilities Ltd, and the architect is Mott MacDonald.  

Strategic issues 

The principal issues to consider are: water and sewerage infrastructure, Metropolitan Open 
Land, the design, scale and layout of the proposed plant and associated structures; the 
implications for transport, the impact on air quality/odour control, noise, the Blue Ribbon 
Network, biodiversity; climate change and sustainable development, especially energy.  

Recommendation      

That Newham Council, on behalf of the London Thames Gateway Development Corporation, be 
advised that while the application is generally acceptable in strategic planning terms, on balance, 
it does not fully comply with the London Plan for the reasons set out in paragraph 104 of this 
report; but that the remedies set out in paragraph 106 could possibly lead to the application 
becoming compliant with the London Plan. The application does not need to be referred back to 
the Mayor if the Corporation resolves to refuse planning permission, but it must be referred back 
if the Corporation resolves to grant permission.   

Context 

1 On 1 September 2010, the Mayor of London received documents from Newham Council, on 
behalf of the London Thames Gateway Development Corporation (LTGDC), 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 12 October 2010 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.  
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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 Categories 2D and 3D of the Schedule to the Order 
2008:  

2D: ” Waste development which does not accord with one or more provisions of the 
development 
plan in force in the area in which the application site is situated and which falls into one or more 
of these sub-categories—(a) it occupies more than 0.5 hectares; (b) it is development to provide 
an installation with a capacity for a throughput of more than—(ii) 20,000 tonnes per annum of 
waste.”  

3D: “Development—(a) on land allocated as Green Belt or Metropolitan Open Land in the 
development plan, in proposals for such a plan, or in proposals for the alteration or replacement of 
such a plan; and(b) which would involve the construction of a building with a floorspace of more 
than 1,000 square metres or a material change in the use of such a building.” 

3 Once the LTGDC has resolved how it intends to determine the application, it is required to 
refer it back to the Mayor for his decision, as to whether to direct refusal or allow the Corporation 
to determine it itself, unless otherwise advised.  In this instance if the LTGDC resolves to refuse 
permission it need not refer the application back to the Mayor.    

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 Beckton is the largest of the three main sewage treatment works serving London. It treats 
wastewater from a population of 3.5 million, over a catchment of 300 sq.km. in North and East 
London; and has a vital role in treating sewage and protecting the environment. 

6 The operational boundary of the works is situated some 100 metres from the northern bank 
of the River Thames and to the immediate west of Roding River/Barking Creek in the south-
eastern part of the London Borough of Newham. The site is also within the administrative coverage 
of the London Thames Gateway Development Corporation. The A13, Alfred’s Way, which is the 
main arterial London to Essex trunk road leading out to the M25, is located approximately 1.2km 
north of the sewage treatment works. Royal Docks Road is situated 800m to the west. Both form 
part of the Transport for London Road Network (TLRN). The premises are accessed from the A.13 
on the north via Jenkins Lane.  A site location plan (map 1) is provided on the next page.  

7 The nearest bus services (routes 325 and 366) are over 1km away, on Jenkins Lane, and 
are therefore not considered to be within an acceptable walking distance of the site. These services 
provide links to and from stations such as Beckton and Gallions Reach DLR stations, and the areas 
of Ilford, Barking and Redbridge. Gallions Reach DLR station provides services to the Poplar and 
Canning Town interchanges, which further provide links to Stratford, King George V and Lewisham; 
however, it is located 2km west of the site, which is also not considered to be within an acceptable 
walking distance, given the lack of public transport facilities near to the site. On this occasion, the 
public transport accessibility level (PTAL) for the site cannot be calculated but should, therefore, 
be considered as being nil or extremely poor. 

8 The operational site lies within the tidal floodplain of the River Thames Estuary and as such 
is low-lying, flat and protected from flooding by extensive flood defences that line the river. It 
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contains a variety of structures, including the visually dominant sludge-powered generator building 
(35 metres high) and associated flue (60 metres), which is located centrally on the site, adjacent to 
the works office complex. Otherwise, the site is relatively open in appearance as it contains a 
number of low-lying structures, such as open ground-level storage tanks; precipitation and re-
aeration lanes associated with the historical use of the sewage treatment works. The proposed 
development would be located centrally and entirely within the 133-hectare operational area- on 
an application site of approximately 12.8 hectares in size. (See map 1). 

9 The site is within an area designated in the Newham UDP as Metropolitan Open Land 
(MOL) and the land around the perimeter of the site and the Beckton Sewage Treatment Works is 
designated for its ecological value as a Site of Nature Conservation Importance (SINC). The River 
Thames is designated as a Site of Metropolitan Importance for Nature Conservation.  In addition, 
the southern and eastern edges of the site are identified within the Newham UDP as part of a 
‘Green Chain’ (a series of elongated green spaces which ideally incorporate footpaths/cycle paths 
to link broader areas of open space).   

 

 

 

 Map 1: Proposed application boundary. Operational land owned by Thames Water Utilities Ltd.                        
(Source: Scott Wilson Environment Report submitted in support of the planning application).                      

10 The area surrounding the works is predominantly industrial in character and extensively 
developed, with little in the way of open space. Surrounding activity comprises a mix of uses, 
predominantly employment, but also leisure and retail uses. 

11  The wider area is dominated by the Royal Docks, and by London City Airport, located 
approximately two kilometres south west of the site. Other key features of the area include the 
former Beckton Gas Works situated south-west of the site and the Roding Barrier, located to the 
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south-east, within the borough of Barking & Dagenham. Beyond the industrial estate to the east is 
Barking Reach, identified in the London Plan as an ‘Opportunity Area’ for growth of up to 10,000 
new homes in the period up to 2016. Further south, across the River Thames, are the boroughs of 
Bexley and Greenwich.  

Details of the proposal 

12 The purpose of the development is to provide additional sewage treatment capacity to: 

 Meet the requirements of population growth within Lee Valley, Thames Gateway and other 
parts of North and East London. 

 Improve the quality and reduce the quantity of sewage discharge into the River Lee and 
the River Thames, to maintain and enhance their amenity value.  

 Comply with the Government’s international obligations under the Urban Waste Water 
Treatment Directive, the regulatory requirements of the Environment Agency, and the 
Government’s national water strategy entitled ‘Future Water’. 

13 To fulfil those objectives, Thames Water has developed a 25-year strategy to manage 
sludge treatment on all its London sites. The proposed development entails the introduction of 
anaerobic sludge digestion by installing an “enhanced” digestion plant and refurbishing the 
existing digestion tanks. Anaerobic digestion is a well-established method of treating sewage 
sludge, which harnesses natural bacteria to break down biodegradable matter. 

14  The ”enhanced” element involves a thermal hydrolysis process (THP), by which the sludge 
is subjected to very high temperatures and pressure by the injection of pressurised steam, before 
being pumped into the digestion tanks to undergo anaerobic digestion. This improves the 
digestion process and reduces the production of residual sludge cake that needs to be transported 
and recycled to agricultural land. This THP process is now installed, or being installed, at some 
twenty sites throughout Europe, including eight in the UK. 

15 Digested sludge is said to be preferred by farmers to undigested limed sludge, because it is 
easier to recycle than limed sludge; its neutral pH allows spreading across a wider variety of soil 
types and it produces an output with less volume and odour. The enhanced digestion process also 
generates more green energy (biogas) than conventional digestion. 

16 The development proposal comprises the construction of new sludge treatment 
infrastructure, a thermal hydrolysis plant, the relocation of an existing workshop, and the 
refurbishment of existing digesters on the site.  

17  The main infrastructure required to facilitate the above process include the following: 

 Odour control unit (30 x 20 x 5m high) with a 35m-high stack  

 Sludge cake storage and dewatering operations building (83.7 x 50.2 x 24.1m) 

 Sludge cake storage ventilation exhaust stacks (20m diameter x 35m high) 

 Blending tanks (7.68 diameter x 7.55m high) 

 Thermal hydrolysis plant feed silos (5.8 x 5.1 x 8.6) 

 Foul/contaminated run-off pumping station (6m diameter x 3m high) 

 Heating building with flue boilers (25 x 23.5 x 8.3) and flue stack (2.3m x 45m high) 

 Transformers for heating building and for heat exchangers (5 x 5 x 3) 
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 CHP engines (14.4 x 3.8 x 4.5)  

 Relocated workshop building (55 x 21.5 x 8.3) 

 Digester motor control centre (MCC) kiosk (16 x 6 x 3.5) 

 Refurbished digesters with biogas membrane (26m diameter x 10 high) 

 
Case history 

18 Most of the current STW infrastructure was constructed in the mid 20th century. In recent 
years, however, a number of planning permissions have been granted in association with the STW 
at this site. 

19 Planning permission was granted on appeal, in June 2007, for the construction of the 
Thames Gateway Water Treatment Plant (TGWTP) incorporating desalination technology with an 
intake from the River Thames. The TGWTP has been constructed and was formally opened in June 
2010 to provide an emergency water supply during prolonged periods of low rainfall. 

20 In December 2009, the London Thames Gateway Development Corporation (LTGDC), 
Newham Council and the Olympic Delivery Authority granted permission for the Lee Tunnel and 
Beckton STW Extension scheme, comprising the construction of an underground wastewater 
storage and transfer tunnel (Lee Tunnel) between Abbey Mills Pumping Station and Beckton STW 
and an extension of Beckton STW. In November 2009, Thames Water Utilities Ltd was granted 
Listed Building Consent to dismantle, store, refurbish and re-erect in exactly the same location a 
listed chimney at Beckton. 

21 In April 2010, representatives of Thames Water held an informal pre-application meeting 
with GLA officers to ascertain the strategic issues likely to arise on referral of a planning 
application for the enhanced sludge digestion proposals. In particular, the GLA identified matters 
relating to the design and impact upon the MOL, odour control, and the transportation of materials 
during construction, as requiring particular attention. Initial draft design and layout details were 
subsequently submitted to the GLA in June 2010. 

Strategic planning issues and relevant policies and guidance 

22 The relevant issues and corresponding policies are as follows:  

 Waste London Plan; the Municipal Waste Management Strategy; PPS10 
 MOL London Plan; PPG2 
 Open land London Plan; PPG17; draft PPS Planning for a Natural and 

Healthy Environment; East London Green Grid network SPG 
 Urban design London Plan; PPS1 
 Transport/parking                  London Plan; the Mayor’s Transport Strategy; PPG13; Land for 

Transport Functions SPG  
 Sustainable development London Plan; PPS1, PPS1 supplement; PPS3; PPG13; PPS22; 

draft PPS Planning for a Low Carbon Future in a Changing 
Climate; the Mayor’s Energy Strategy; Mayor’s draft Climate 
Change Mitigation and Adaptation Strategies; Mayor’s draft 
Water Strategy; Sustainable Design and Construction SPG 

 River Thames/flooding London Plan; Mayor’s draft Water Strategy; PPS25, RPG3B 
 Air quality/odour London Plan; the Mayor’s Air Quality Strategy; draft replacement 

air quality strategy; PPS23  
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 Ambient noise London Plan; the Mayor’s Ambient Noise Strategy; PPG24 
 Biodiversity London Plan; the Mayor’s Biodiversity Strategy; PPS9; draft PPS 

Planning for a Natural and Healthy Environment 
23 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  2001 Newham Unitary Development Plan  and the 
London Plan (Consolidated with Alterations since 2004).   

24 The following are relevant material considerations:  

 The draft replacement London Plan, published in October 2009 for consultation.  

 The  Core Strategy Issues and Options Consultation Report (May 2010) 

 Development Control Policy Manual DPD Issues and Options Consultation Report  
      (May 2010) 
 The  Joint Waste DPD for East London Proposed Submission Draft  (August 2009) 
  

MOL and the principle of development 

25 The footprint of the proposed development falls entirely within a Metropolitan Open Land 
designation in the Newham UDP.  

26 London Plan policy 3D.10 (and policy 7.17 of the draft replacement London Plan) accords 
MOL the same protection from inappropriate development as land designated as green belt. The 
policies state that, on such land, essential facilities for appropriate uses will only be acceptable 
where they do not have an adverse impact on the openness of MOL. The policies are supported in 
the national planning guidance issued in PPG2 (Green Belts), which provides that inappropriate 
development is, by definition, harmful to MOL and should not be approved except in very special 
circumstances. The policy guidance places the onus firmly on the applicant to show why permission 
should be granted, stating however, that: very special circumstances to justify inappropriate 
development will not exist unless the harm by reason of inappropriateness, and any other harm, is 
clearly outweighed by other considerations.  

27 The UDP is in conformity with national policy guidance and the London Plan in respect of 
MOL. It affirms that development which compromises the open character of sites designated as 
MOL, or detracts from its landscape, nature conservation or recreational value, can only be justified 
by very special circumstances that outweigh the harm caused by its inappropriateness. In apparent 
reference to Beckton Sewage Treatment Works, however, the UDP qualifies this general 
presumption by stating (at paragraph 9:27) that the Council’s MOL designation “…is not intended 
to restrict potential plans of organisations such as Thames Water in carrying out their statutory 
functions.” It adds that in all cases, “development on MOL must complement its open character, 
nature conservation value and recreational use and seek to improve access to and enjoyment of 
the designated area.”  

28 Whilst the extent to which the use of land fulfils its stated objectives is not in itself a 
material factor in the designation of land as MOL, or its continued protection, the application site 
has been progressively developed over several years and its open character has already been 
compromised by its historical use as a wastewater treatment facility. 

29 In its planning submission, TWUL concedes that the proposals constitute inappropriate 
development on the application site. It considers, however, that the need to increase the capacity 
and efficiency of sludge sewage treatment in London is compelling and should heavily outweigh 
the limited harm that would be caused by the proposed development by reason of its 
inappropriateness. Given the need to site the proposed facilities next to a sewage treatment plant, 
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the applicant also contends that there are no alternative sites that are suitable, viable and available 
to implement the proposed development. TWUL presents the combination of these factors as ‘very 
special circumstances’ to justify installation of an enhanced sludge sewage treatment plant on 
MOL at the Beckton application site and, on balance, that position is accepted. 

30 More significantly, London Plan policy 4A.18 (and 5.14 of its consultation draft 
replacement) recognises the need for additional capacity in the management of sewage sludge, to 
meet the requirements of population growth and higher environmental standards. The policy 
explicitly supports development proposals for the timely upgrade of London’s sewage (including 
sludge) treatment capacity and the provision of appropriate new facilities at existing sewage 
treatment works, provided they utilise the best available technology and energy capture.  

Design and visual impact of the development  

31  The proposed design, layout, scale and massing of proposed structures have, out of 
necessity, been dictated by their intended function, the existing infrastructure on the site, a desire 
to minimise energy use and to minimise their impact on the surrounding landscape where possible. 

Layout 

32 The sludge digestion proposals would be located in the south east portion of the STW to 
achieve optimum performance of the sludge treatment process; allow the reuse of redundant 
sludge digester tanks; for proximity to the existing and recently consented sewage infrastructure; 
to avoid land take from parts of the site that are subject to planning and environmental 
designations – i.e. MOL and areas of nature conservation value; and the objective to utilise 
previously developed land wherever possible. 

33 Energy efficiency is inherent within the layout of the scheme, with plant located to 
minimise pipe runs and limit the pumping requirements within the process. Considering the above 
issues, it is considered that the application site represents the optimum location for this facility 
within the STW. 

Scale 

34 It can be seen that much of the proposed enhanced sludge digestion facility would be 
located close to the existing sludge powered generator on the southern portion of the site. This is 
where the largest component of the scheme i.e. the sludge cake storage and dewatering operations 
building would be sited, together with the CHP building and its associated 45m stack. 

35 The area currently consists of open land, with disjointed green spaces dissected by access 
roads and areas of hard standing in the form of car parks, loading/storage bays, and a workshop 
building immediately south of the sludge powered generator.  

36 The existing digesters, to be refurbished as part of the scheme, are located in the south-
west of the STW site. These are 7m high and once refurbished, would include additional 3m-high 
gasholders. The works in this part of the site would be connected to the main part of the scheme 
by overground pipe-work. The area south-west of the application boundary and adjacent to the 
road verge of the STW has recently been developed for a mix of commercial and retail uses and is 
largely occupied by offices and large warehouse buildings. Further to the south-west is Gallion’s 
Reach retail park, which comprises warehouse sized shops with large scale parking areas, sparse 
trees and formal planting. 

37 The proposals also include the covering of the existing settled sewage channels. Low level 
covers will be provided with three associated odour control units incorporating stacks of no more 
than 15m high. 



 page 8 

38 The existing STW forms part of the built landscape in what is considered to be an expansive 
and open area of industrial activity. The proposed development will involve the alteration of the 
appearance of the STW in this context, but not a marked change in character. The scheme will be 
largely located in the centre of an already intensively developed STW, which is not located within a 
densely populated area. The proposed development is of similar character to the existing 
development at the STW, and will not significantly alter the nature of the STW site.  

39 The following computer-generated images provide an overview of the expected impact and 
appearance on the landscape of the site:   

 

 
CGI 1: Overview from the northeast.  Source: Applicant’s Design & Access Statement. 

 

 
CGI 2: Elevation from northeast Source: Applicant’s Design and Access Statement. 

 

                     
CGI 3: Elevation from the River Thames. Source: Applicant’s Design and Access Statement. 

Landscaping 

40 Construction of the scheme will involve the removal of approximately 116 trees, 16 of 
which are located in the area approved for construction of the Lee Tunnel and Beckton STW 
extension. Whilst those trees do not make a significant contribution to local landscape, the 
supplementary landscaping proposed within the site would enhance visual and biodiversity interest 
of the site and provide some natural screening to the proposed structures. The environmental 
statement submitted in support of the application includes indicative landscape design proposals 
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for the site. The proposals have been designed with due regard to the following objectives: to 
offset the loss of trees and vegetation arising from the development; to complement and ensure 
consistency with the ecological mitigation measures outlined in the Environmental Statement; and 
to soften the visual impact of the proposed development -especially the sludge cake storage and 
dewatering operations building. 

41 The indicative landscaping proposals have also been prepared to complement, the 
landscape and ecology management plan (LEMP) for the consented Lee Tunnel and Beckton STW 
Extension scheme that has recently been submitted to Newham Council for approval. The 
proposals aim to soften the appearance of the sludge cake storage and dewatering operations 
building with tree screens to the north, which would create a vegetated buffer in the lower extent 
of the building. To encourage and enhance biodiversity in this area, sections of scrub planting are 
also proposed beneath overhead cables (where tree planting is unsuitable) and in the adjacent area 
of open amenity space. 

42 Lines of poplar trees are proposed in localised areas to consolidate similar features on the 
STW site, which have been historically used to screen or soften the visual appearance of other STW 
buildings and infrastructure. This is only proposed in localised areas, as in larger sections it would 
appear out of place in the predominantly flat landscape. 

43 The relocation of the workshop to the western end of the proposed development area 
would entail the loss of some existing trees and vegetation. The indicative landscape proposals 
include the reinstatement of planting on an area, currently used for parking, to form an open 
amenity space. The area would be planted with small clusters of ornamental trees to mitigate the 
loss of existing vegetation. It would soften the appearance of the building from the access road to 
the west. 

44 The area to the south of the existing power house, which currently accommodates storage 
tanks and materials is likely to require the removal of an existing line of trees to allow access for 
the overground pipework. It is proposed to plant replacement trees to screen both the pipework 
and the existing, rather unsightly, storage area. Existing trees to the east of the storage area would 
be retained. 

45 Regard has also been had to the location, appearance, setting and value of the Grade II 
Listed Chimney located nearby to the application site. Whilst this will be dismantled and in safe 
storage during the period of construction works for the proposed Enhanced Digestion Facility, it 
will eventually be reinstated following completion of the adjacent Lee Tunnel development works. 

46 The applicant’s Environmental Statement provides an assessment of the relationship 
between the proposals and the Listed Chimney; concluding that once built, there would be no 
adverse impact on the setting or integrity of the Listed Chimney. The chimney would take its place 
within the site alongside the modern operational infrastructure that characterise the STW. 

Appearance 

 
47 The layout of the site and location of the larger significant above ground structures have 
been dictated by the existing sewage treatment processes and engineering requirements. The 
computer generated images, when viewed alongside the proposed site layout and building 
elevation drawings, provide an indication of how these structures would look in relation to the 
existing sewage treatment infrastructure within the site. The new buildings are an integral part of 
an industrial type process and their form reflects this. 



 page 10 

48 The new structures proposed for the Beckton STW enhanced digestion facility contain and 
/or protect the sludge treatment process. The buildings are not intended for occupation for 
prolonged periods of time, so there is little requirement for fenestration. The materials that have 
been selected for the construction of the buildings have been chosen to retain a consistency of 
appearance with other existing built structures in this vicinity of the STW. In particular, the sludge 
cake storage building has taken strong design cues from the existing design and appearance of the 
sludge powered generator, which it shall be located adjacent to 

49 The remaining plant and structures will be constructed using a combination of stainless 
steel, concrete and glass reinforced panels. 

Transport for London’s comments 

50 TfL notes that the applicant has recently provided a response to TfL’s initial and detailed 
comments dated 9 September 2010, sent to the borough and further summarised below. TfL is 
currently reviewing this response and will be commenting on it directly to the applicant in due 
course. 

51 Due to the nature of the proposed development during the operational phase, it is 
accepted that the likely impact of the proposals on both the public transport and highway network 
will be limited. TfL is satisfied that the 128 one-way vehicle trips expected to be generated during 
the peak of the construction phase, is unlikely to have a significant negative impact on the 
operation of the Transport for London Road Network (TLRN). 

52 TfL supports both the provision of 30 temporary HGV parking spaces on site during the 
construction phase. TfL also supports the lack of car parking for the operational phase, given the 
proximity of an existing car park for the sludge powered generator, in line with London Plan 3C.23 
‘Parking strategy’ and draft replacement London Plan policy 6.13 ‘Parking’.  

53 TfL supports the proposed provision of 15 cycle parking spaces during the construction 
phase of the development. Given the limited number of staff, in this instance, the proposed use of 
existing adjacent cycle parking spaces on the BSTW site during the operational phase is also 
supported, in line with London Plan policy 3C.22 ‘Improving conditions for cycling’ and draft 
replacement London Plan policy 6.9 ‘Cycling’.  

54 TfL notes that the applicant is a signatory to an agreement with Docklands Light Railway 
(DLR), dated 30 November 2009, which requires the need to take account of future DLR extension 
plans when proposing any development in the BSTW site. TfL would therefore require the 
applicant to comply with the terms of this land safeguarding, in line with London Plan policy 3C.4 
‘Land for transport’ and draft replacement London Plan policy 6.2 ‘Providing public transport 
capacity and safeguarding land for transport’. Similarly, TfL would remind the applicant that a strip 
of land to the west of the site is currently safeguarded by the Secretary of State, for the provision 
of the Thames Gateway Bridge. While this scheme is no longer part of TfL’s current Business Plan 
to 2017/18, this safeguarding still remains in place. Therefore, while there does not appear to be 
any intention to use this land as part of these development proposals, regard should still be given 
to clause 17 contained in the Heads of Terms of the LTGDC’s committee report for the main BSTW 
application (reference 08/01159/LTGDC), which restricts development (other than temporary 
works and landscaping) in the safeguarded area, for the duration of the safeguarding. 

55  Given the size of the site and the number of employees forecast to be working at the site 
over its four year construction programme, a travel plan is considered necessary in line with 
London Plan policy 3C.2 ‘Matching development to transport capacity’ and draft replacement 
London Plan policy 6.3 ‘Assessing transport capacity’. TfL currently considers the travel planning 
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information provided alongside the application inadequate. TfL therefore recommends that a travel 
plan covering both the construction and operational phase of the site is developed in line with 
Guidance for workplace travel plans for development (March 2008). Consideration should also be 
given to the measures implemented as part of the wider redevelopment of the BSTW site. TfL also 
recommends that the operational travel plan (covering the operation beyond the construction 
phase) gives consideration to the future servicing and delivery arrangements for the site.  TfL 
advises that the applicant uses ATTrBuTE to build and evaluate the plan prior to submission. 

56 In line with London Plan policy 3C.25 ‘freight strategy’, and draft replacement London Plan 
policy 6.14 ‘Freight’, the development will need to be supported by a construction logistics plan, 
and a delivery and servicing plan, both of which should be secured for the site by condition. 
Further information on what these should contain is included within TfL’s initial comments. 

57 In summary, the applicant should comply with the terms of the land safeguarding 
agreement with DLR and the safeguarding for future river crossing. A travel plan covering both the 
construction and operational phases, a CLP and a DSP should all be secured by S106. 

Climate change mitigation 
 
58 The London Plan climate change policies as set out in chapter 4A collectively require 
developments to make the fullest contribution to tackling climate change by minimising carbon 
dioxide emissions, adopting sustainable design and construction measures, prioritizing 
decentralised energy supply, and incorporating renewable energy technologies with a target of 
20% carbon reductions from on-site renewable energy. The policies set out ways in which 
developers must address mitigation of and adaptation to the effects of climate change. 

Energy 

59 Policies 4A.1 to 4A.8 of the London Plan focus on how to mitigate climate change, and the 
carbon dioxide reduction targets that are necessary across London to achieve it. 

Be Lean   
 
Energy efficiency standards 
 
60 The energy use and carbon dioxide emissions of the development are dominated by process 
loads i.e. energy use not regulated by Building Regulations. Given the energy intensity and, hence, 
cost of operating the processes on the site, it is in the applicant’s clear financial interest to 
maximise energy efficiency. As such, the applicant is adopting a number of measures to minimise 
energy use on site including: reducing the distance sludge has to be pumped around the site and 
adopting gravity feed systems. 

61 After energy efficiency measures, the enhanced sludge digestion facility is estimated to 
emit an additional 7,103 tonnes of CO2 per annum. 

Be clean and green 

District heating 

62 The applicant should clarify whether there will be any surplus heat available from the 
processes on site e.g. low temperature hot water from CHP. If there is, the applicant should 
consider whether there is any possibility to export surplus heat to buildings in the area. This should 
include thorough investigation of whether heat could be supplied to any of the planned district 
heating infrastructure west and north of the Beckton STW. 
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Combined heat and power 

63  On-site anaerobic digestion will produce significant quantities of biogas. This will be used 
to feed three 1.4MWe CHP engines (4.2MWe total capacity). Power from the engines will be used 
within the Beckton STW. Heat from the CHP will be used in the processes. The high-grade heat 
will be used to raise steam for the thermal hydrolysis plant (THP). The residual heat from the THP 
process then maintains the digestion tanks at the optimum temperature. The applicant should 
provide further information on how the low temperature hot water from the CHP engines will be 
used. The electricity generated by the CHP plant will avoid the emission of 16,340 tonnes of CO2 
per annum due to the displacement of imported grid electricity. 

Cooling  

64 The building will be naturally ventilated. However, fans are used to cool the temperature of 
the product emerging from the THP process. The applicant should clarify whether there is scope to 
adopt a less energy intensive forming of cooling. 

Summary 

65 Overall, a net reduction in CO2 emissions of 9,237 tonnes of CO2 per annum will be 
achieved through the enhanced scheme. This benefit will primarily be realised through a reduction 
in emissions of the overall Beckton STW. 

66 The applicant has broadly followed the energy hierarchy. Sufficient information has been 
provided to understand the proposals as a whole. Further information is required before the 
proposals can be accepted and carbon dioxide savings verified. 

Climate change adaptation 

67 Developments are required to be adaptable to the climate they will face over their lifetime 
and to address the five principles set out in policy 4A.9 of the London Plan. These are: to minimise 
overheating and contribution to heat island effects; minimise solar gain in summer; contribute to 
flood risk reductions, including the application of sustainable drainage principles; minimise water 
use; and protect and enhance green infrastructure. Specific policies cover overheating, living roofs 
and walls, and water conservation. 

68 Chapter 5 of the consultation draft replacement London Plan also considers climate change 
adaptation, specifically in policies 5.9 to 5.15. 

Flood risk reduction 

69 Flood risk assessments have been undertaken in relation to a series of proposed 
developments on the site, including the completed water desalination plant and an extension of 
the sewage treatment plant in anticipation of the Thames Tideway Tunnel development. The 
applicant has, nonetheless submitted a flood risk assessment report in support of the latest 
proposals. 

70 The site is in zone 3 on the Environment Agency flood map and therefore, has a high i.e. 
greater than 1% (1 in 100 year) annual probability of river flooding; or a greater than 0.5% annual 
probability of tidal flooding in any year. The proposed works are, however, classified as ‘less 
vulnerable development’ and in their proposed location, likely to fulfil the sequential test described 
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in PPS25, given their special need for proximity to the existing sewage treatment plant and its 
associated facilities.  

71  Whilst the site is within the indicative tidal flood plain, it is defended to a high standard by 
existing Thames Tideway flood defences, most notably the Barking Creek Barrier. Thus flood risk 
from tidal inundation, overtopping, overland flow and groundwater flooding are considered 
negligible, due to the absence of a significant pathway. As a result no mitigation is required or 
proposed for these sources. 

72 Although the Barking Creek Barrier adds to the potential risk of fluvial flooding from the 
River Roding, flood defences, such as the Roding Embankment, situated upstream of the 
application site is believed to protect the site to at least the 1% annual probability standard. As 
such, the site is also deemed to be at negligible risk from a tidal flood event. 

73 In addition, breach modelling undertaken as part of the East London Strategic Flood Risk 
Assessment indicates that whilst some residual flooding does occur, it is not sufficient for 
floodwater to reach the operational site. The flood risk posed to the site from residual fluvial 
flooding is therefore considered negligible. 

Surface water flooding/sustainable drainage techniques  

74 The London Plan (policy 4A.14) requires the use of sustainable drainage systems in new 
developments.  

75 The proposed facilities would be located on both greenfield and previously developed parts 
of the site. PPS25 requires drainage systems to be designed to ensure that surface water run-off 
rates and volumes generated by the new development during the 1% annual probability storm 
(inclusive of climate change), do not exceed those generated by the existing development. 

76 Beckton STW is situated adjacent to the Thames Tideway and Roding River confluence and 
is therefore considered the lowest point of the catchment area, with no downstream areas liable to 
flooding from an increase in surface water runoff generated by the proposed development. 
Furthermore, given the longstanding use of the site for sewage treatment and associated 
infrastructure, contaminants are likely to be present beneath the surface, which could potentially 
be mobilised if infiltration techniques were implemented.  

77 To provide adequate attenuation, the applicant has indicated that approximately 713 cu.m. 
of storage would be required. It is intended that this would be provided by storage tanks with the 
potential for re-using the stored water for washing facilities or similar uses, to enhance the 
sustainability of the development. This proposal is in line with the requirements of London Plan 
policy 4A.14, but may have to be secured by an appropriate planning condition. 

Minimising water use 

78 The applicant proposes to reduce the consumption of potable water in administrative areas 
through the installation of low-flow taps, showers, waterless or low-flow urinals and low capacity 
toilet cisterns. 

79 Given that the sludge product is too thick to digest prior to processing by the proposed 
thermal hydrolysis plant, final effluent heated by low-grade heat from the CHP plant would be used 
as dilution and heating water in the main process; and to cool off foul gas during the thermal 
hydrolysis process. Following the thermal hydrolysis process, ultra violet-disinfected final effluent 
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would help cool the sludge to a temperature suitable for sludge digestion. Final effluent would also 
be used for washing down purposes, such as vehicle wheel washing. 

Air quality and odour control 

Air quality (impact of the CHP facility)  
 

80 London Plan policy 4A.19 (and policy 7.14 of its consultation draft replacement) provides 
backing for the Mayor’s Air Quality Strategy and seeks to achieve reductions in pollutant emissions 
and public exposure to pollution by ensuring, amongst other things, that air quality is taken into 
account at the planning application stage along with other material considerations.    

81 Owing to the size and nature of the proposed CHP facility, it will be regulated by the 
Environmental Permitting Regulations 2010, which will include the setting of emissions limits for 
atmospheric emissions from the stack. However, whilst it is acknowledged that a full impact 
assessment will have to be submitted with a future Environmental Permit application, it is 
considered that an appropriate level of assessment is required at the planning stage in order to 
inform the decision making process.  

82 Information is, therefore, sought from the applicant on the combined air quality effects of 
the CHP engine and boiler emissions with those from the sludge energy-from-waste (EfW) plant 
operating on the Beckton STW site.  Whilst it could be argued that the baseline monitoring has 
'captured' the effect of the EfW plant emissions upon local air quality, this would only relate to the 
annual average NO2 concentrations and not the short-term ground level concentrations.  This 
should be conducted at the planning stage. In addition, it would be normal and appropriate in this 
case to make an assessment of the magnitude and significance of the air quality effects at these 
locations using, for example the Environmental Protection UK Guidance. 

83 Finally, no mention is made in the assessment documentation of the effects of the 
emissions from the CHP engine/boilers upon ecological sites in the vicinity (Epping Forest Special 
Area of Conservation is within a 10km radius of the proposed development). 

Odour control 

84 The odour assessment has demonstrated that if the site is properly operated, there would 
be a definite improvement in odour levels. Therefore, there are no outstanding issues.  

Noise and vibration issues 

85  The London Plan addresses these issues in policy 4A.20 (which is supported in the draft 
replacement policy 7.15). 

Vibration 

86 Operational vibration has been scoped out of assessment due to the relatively large 
distances to nearest sensitive receptors. This is appropriate. Construction vibration (i.e. due to 
piling) is also unlikely to have a significant impact on the nearest residential receptors.  
Although not included in the assessment, it is in the interest of the treatment works that vibration 
impact on nearby existing industrial facilities will be considered and controlled. 

Construction phase 

87 The assessment indicates that construction could last up to 2 years during which time the 
developer and the Newham Council has agreed that construction noise is not to be audible at 
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nearest receptors outside the stated working hours. It is inferred from the report that construction 
noise impact will be due to construction (i.e. road) traffic, not from the actual construction activity, 
which will be appropriately controlled by the construction environmental management plan 
(CEMP). During working hours, for most part of the construction phase, road traffic noise levels at 
residential receptors are predicted to be less than 1dB above baseline levels (LAeq), i.e. no 
significant impact. Peak construction activity is expected to last approximately one month, during 
which time there may be up to 128 HGV movements/day. The report does not quantify the 
possible impact, though it is unlikely to be very significant if construction traffic is restricted to 
main roads. 

Operational noise 

88 Newham Council has indicated that predicted operational noise (including a penalty for 
tonal noise) should not exceed the existing measured background noise level at the closest 
receptors. This means plant noise will be audible but of less than marginal significance according to 
BS4142. It does not, however, represent 'a positive indication that complaints will be unlikely', 
according to the standard. 

89  A planning condition is proposed to require that noise predictions are made when 
sufficient information is available, however, no mention is made of measures to control actual 
operational noise to meet the noise limits. Presumably this is to afford Newham Council some 
flexibility in how enforces the noise limits.  

90 Clarification is therefore sought on the likely noise impact during peak construction activity 
due to HGV movements, and the Council’s approach to controlling actual operational noise. 

Blue Ribbon Network 

91 Policy 4C.8 of the London Plan (7.26 of the draft replacement London Plan) requires 
developments to make the maximum use of water transport wherever it is feasible to do so. 

92 A condition of the planning approval for the Lee Tunnel and Beckton Extension Projects 
requires the contractors to seek maximum use of the River Thames and River Lee for the transport 
of construction and waste materials to and from the construction sites.  

93 The strategy for the transport of construction and other bulk materials for the enhanced 
digestion plant project should, therefore, take full account of the strategy adopted for the Lee 
Tunnel and Beckton STW extension, as the construction periods are scheduled to overlap. 

Biodiversity issues 
 
94 London Plan Policy 3D.14 (and 7.19 of its consultation draft replacement) requires new 
development to have regard to nature conservation and biodiversity, and to take opportunities to 
achieve gains for conservation. This can be achieved through the incorporation of measures to 
encourage biological enhancement of the proposed development site at Beckton. 

95 Beckton STW is located within this loose network of green spaces, chains, corridors and 
grid, although it is entirely an operational site and does not function as a public open space. The 
land around the perimeter of the Beckton STW and parts of the STW adjacent to the current 
application site are designated as Sites of Importance for Nature Conservation (SNCI), as are the 
River Thames and Roding. 
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96  Overall, the site of the proposed new sludge digestion plant at Beckton is considered to be 
of low ecological value, as habitats are of poor biodiversity quality and are common, e.g. amenity 
grassland and hard standing. No protected or other notable species have been identified to occur 
within the proposed main development area, although bats are known to roost within the wider 
STW site.  

97 The current proposals do, however, include habitat creation measures to complement the 
landscape and the ecological masterplan recently submitted to Newham Council and the LTGDC for 
their approval in accordance with conditions attached to the planning permissions for the Lee 
Tunnel and Beckton STW Extension development. 

98 The known roost, located on the water tower, would require measures to protect it from 
any temporary impacts associated with the contractors compound, e.g. vegetation clearance and 
lighting. In addition, two trees along the south-western boundary of the STW have the potential to 
support roosting bats, although the proposals would only require the removal of one of them 
within this area. Precautionary mitigation would need to be put in place to avoid any adverse 
impact in the unlikely event that bats are present. It is also not anticipated that construction would 
have a significant effect on surrounding habitats and species in the wider area, including the River 
Thames and its associated species.  

99 Taking into consideration the relevant policy framework, the surrounding habitat of the 
Beckton STW and the nature of the proposed development, suitable biodiversity enhancement 
measures would be: 

 The installation of bat boxes. Bats are known to use the Beckton STW site as a foraging 
and roosting resource. The provision of bat boxes in suitable locations would complement 
and increase the value of the area for bats by providing suitable roosting locations. Bats are 
a protected species in the UK and London Biodiversity Action Plans (BAP); with pipistrelle 
bats known to utilise bat boxes elsewhere within the Beckton STW site (the water tower). 

 The installation of specialised bird nesting boxes aimed at various species. The surveys in 
2009 for the Beckton STW extension demonstrated the presence of song thrush (Turdus 
philomelos) in the vicinity of the site; the latter is a London BAP species and red listed 
species of conservation concern. In addition starling and reed bunting, also London BAP 
species, were recorded. 

 The installation of insect boxes. The surveys for the Beckton STW extension did not record 
any protected invertebrates within the STW; however, the site’s value could be improved 
for invertebrates through the installation of well-placed insect boxes. 

100 With ecological enhancements built into the scheme design, a net gain in biodiversity value 
of the site would occur, providing a benefit to locally occurring species, such as common birds, 
bats and some terrestrial invertebrates; thereby complying with the requirements of London Plan 
policy 3D.14 and the Mayor’s Biodiversity Strategy.  

Local planning authority’s position 

101 The principle of development is supported at the strategic and local level, however, it could 
not be ascertained at the time of writing whether Newham Council and the London Thames 
Gateway Development Corporation were sufficiently satisfied with the details of development to 
recommend the application for approval, and if so, when the application was likely to be reported 
to the relevant planning committees for a resolution.     
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Legal considerations 

102 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 Corporation 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 Corporation under Article 6 of the Order to refuse 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 

103 There are no financial considerations at this stage. 

Conclusion 

104 London Plan policies on water and sewerage infrastructure, MOL, design quality, transport, 
climate change (including energy), air quality/odour control, noise and vibration, the Blue Ribbon 
Network and biodiversity are relevant to this application. The application complies with some of 
these policies but not with others, for the following reasons: 

 Transport: The application provides no written confirmation that Thames Water would 
comply with its agreement with Docklands Light Railway (DLR) to take account of future 
DLR extension plans when proposing any development in the BSTW site; in line with 
London Plan policy 3C.4 ‘Land for transport’ and draft replacement London Plan policy 6.2 
‘Providing public transport capacity and safeguarding land for transport’. A travel plan, 
construction logistics plan and a delivery service plan are required to fulfil London Plan 
policies 3C.2 and 3C.25 (policies 6.3 and 6.14 of the draft replacement London Plan).  

 Energy: The applicant’s energy strategy fails to explore the feasibility of exporting any 
surplus heat to buildings within the area or to any of the planned district-heating 
infrastructure west and north of the Beckton STW site; it has not explored the scope to 
adopt less energy-intensive cooling. It also lacks information as to how the low 
temperature hot water from the CHP engines would be used. (London Plan policies 4A.1 to 
4A.8) 

 Air quality and odour control: The application lacks information on the combined air 
quality effects of the CHP engine and boiler emissions. No mention is made of the effect of 
emissions from the CHP plant on ecological sites (such as the Epping Forest Special Area of 
Conservation). 

 Noise and vibration: The submitted details lack clarification on the likely noise impacts of 
the development during peak construction activity due to heavy goods vehicles. 

 
105 Whilst the application is broadly acceptable in strategic planning terms, on balance, it does 
not fully comply with the London Plan. 
 

106 The following changes might, however, remedy the above-mentioned deficiencies, and 
could possibly lead to the application becoming compliant with the London Plan: 
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 Transport: The submission of a written commitment to comply with the safeguarding 
requirements specified in the comments provided by TfL; together with a travel plan, a 
constructions logistics plan and a delivery and servicing plan as required in paragraphs 50 
to 57 of this report.   

 Energy: The applicant should respond to the requirements for additional information 
requested in the energy section of this report. 

 Air quality: Thames Water should provide the information requested. 

 Noise and vibration:  Additional information should be provided on construction noise by 
heavy goods vehicles during peak construction hours.  

                    

 

for further information, contact Planning Decisions Unit: 
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