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planning report GLA/3617/02 

11 February 2019 

Hackney Wick Central  

in the London Boroughs of Hackney and Tower Hamlets  

(London Legacy Development Corporation) 

planning application no. 16/00166/OUT  

 

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  

Outline planning permission (with all matters reserved, except access) for up to 78,931 sq.m. residential 
(Class C3) floorspace (approximately 877 units), a minimum of 29,908 sq.m. of employment space (Classes 
B1a and B1c), up to 4,493 sq.m. of retail uses (Classes A1-A4), a minimum of 381 sq.m. and up to 2,318 
sq.m. of community space (Class D1/D2), together with car parking, public realm and playspace. 

The applicant 

The applicants are the London Legacy Development Corporation (LLDC) and the London Borough 
of Hackney and the architects are Karakusevic Carson Architects and Witherford Watson Mann 
Architects 

Key dates 

Pre-applications: 31 March 2015 and 17 December 2015 

Stage 1 report: 24 April 2017 

Corporation’s committee meeting: 25 April 2017 

Strategic issues summary 

Principle of development: The proposed mixed-use redevelopment and provision of housing and low- 
cost workspace is strongly supported. The reprovision of a community (theatre) space has also been 
secured. 

Affordable housing: The application is in outline form and proposes a minimum of 50% affordable 
housing by habitable rooms on all LLDC owned sites, a minimum of 35% on specified (higher value) private 
sites, and a minimum of 20% affordable housing on specified (lower value) private sites. This would deliver 
around 28% affordable housing by habitable rooms across all the sites (27% by units) and has been 
robustly interrogated and confirmed as the maximum level of affordable housing each plot could 
reasonably provide. The S106 agreement includes early and late stage reviews and affordable housing 
eligibility criteria and definitions that fully comply with the Mayor’s Affordable Housing and Viability SPG. 

Outstanding issues relating to urban design, heritage, inclusive design, climate change and 
transport have been resolved.  

The Corporation’s decision 

In this instance, the London Legacy Development Corporation planning authority has resolved to grant 
planning permission, subject to conditions and a section 106 agreement. 

Recommendation 

That the London Legacy Development Corporation planning authority 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. 
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Context 

1 On 12 May 2016 the Mayor of London received documents from the London Legacy 
Development Corporation planning authority notifying him of a planning application to develop the 
above site for the above uses. This was referred to the Mayor under Categories 1A, 1B and 1C of the 
Schedule to the Order 2008:  

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

• 1B(c) – Development (other than development which only comprises the provision of houses, 
flats or houses and flats) which comprises or includes the erection of a building or buildings 
outside of Central London and with a total floorspace of more than 15,000 square metres.” 

 

• 1C – “Development which comprises or includes the erection of a building more than 30 metres 
high outside the City of London.” 

2 On 24 April 2017 the Mayor considered planning report D&P/3617/01, and subsequently 
advised the London Legacy Development Corporation planning authority that while the application was 
generally acceptable in strategic planning terms, it did not yet comply with the London Plan, for the 
reasons set out in paragraph 69 of the above-mentioned report; but that the possible remedies set out 
in the report could address these deficiencies.  

3 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 25 April 2017 the London Legacy Development 
Corporation planning committee resolved to grant planning permission and on 29 January 2019 the 
London Legacy Development Corporation provided the Mayor with the final associated documents 
relating to this decision. 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 or direct the 
London Legacy Development Corporation under Article 6 to refuse the application. The Mayor must 
provide the London Legacy Development Corporation with a statement setting out his decision and his 
reasons for taking that view and has until 11 February 2019 to notify the Corporation of his decision 
and issue any direction.  

4 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 has been taken into account in the consideration 
of this case.  

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

Strategic planning policy and guidance update 

6 The following draft policy and guidance are now material considerations: 

• The National Planning Policy Framework 2018 and National Planning Practice Guidance. 

• The draft London Plan 2017 and the Mayor’s Minor Suggested Changes, which should be 
taken into account on the basis explained in the NPPF. 

• In August 2017, the Mayor published his Affordable Housing and Viability Supplementary 
Planning Guidance. This must now be read subject to the decision in R(McCarthy & Stone) v. 
Mayor of London. 

  

http://www.london.gov.uk/
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Consultation stage issues summary 

7 At the consultation stage the London Legacy Development Corporation was advised that the 
application did not yet comply with the London Plan, for the reasons set out in paragraph 69 of the 
above-mentioned report; but that the possible remedies set out in paragraph 69 of that report could 
address these deficiencies.  

• Principle of development: The proposed mixed-use redevelopment and employment 
intensification of the site, as well as the provision of low cost workspace is strongly 
supported. The deliverability and affordability of the workspace should be robustly secured.  

• Affordable housing: A minimum provision of 20% affordable housing is proposed (based on 
habitable rooms) with a tenure split of 40% rented and 60% intermediate. The applicant’s 
financial viability assessment has been robustly and independently assessed. The affordable 
housing offer is low but the prioritisation of low cost workspace in the area is accepted. Robust 
review mechanisms should be agreed and secured through the S106 in accordance with the 
Mayor’s draft Affordable Housing and Viability SPG to seek to increase the affordable housing 
offer of the individual plots coming forward in the masterplan area.  

• Urban design: The design approach is supported, and the set of codes and parameter plans will 
help achieve a high-quality standard of place making and architecture. The S106 agreement 
should ensure that the identified heritage assets are retained and that the required works to 
refurbish the buildings are also secured in the outline application and any future detailed 
applications.  

• Inclusive design: The M4(2) and M4(3) requirements should be secured by LLDC planning 
authority by condition.  

• Climate change: The proposals are broadly acceptable; however, further information is required 
before the carbon savings can be verified. The applicant should prioritise Option 1 for energy. 
The approach to flood risk management is acceptable and in line with London Plan Policy 5.12. 
The approach to sustainable drainage requires further work to be in line with London Plan Policy 
5.13. 

• Air quality: The proposal is acceptable in air quality terms, but more detailed review will be 
needed at the reserved matters stage. 

• Transport: In order to comply with the transport policies of the London Plan, the following is 
sought: car parking management plan, blue badge and EVCP, delivery and servicing plan and 
construction logistics plan should be secured via condition; car club space and membership and 
framework travel plan secured by Section 106 agreement; updates to design code and 
parameter plans for wayfinding, bus infrastructure and access; financial contributions for 
£115,000 towards a cycle hire docking station and £375,000 towards an AM peak bus journey 
on route 339 and £25,000 to Legible London 

Update 

8 Since Stage 1, GLA officers have received further information and engaged in discussions with 
the London Legacy Development Corporation planning authority and the applicant with a view of 
addressing the above matters. Furthermore, as part of the Corporation’s draft decision on the case, 
various planning conditions and obligations have been proposed to ensure that the development is 
acceptable in planning terms. 
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Principle of development 

Employment 
 
9 At consultation stage the proposed mixed-use intensification of the site and the reprovision 
of existing workspace and low-cost workspace was strongly supported, subject to satisfactory 
guarantees on deliverability and affordability.  
 
10 As requested at Stage 1, various mechanisms have been secured through the S106 agreement 
and planning conditions to reprovide the existing low-cost creative workspace. A total of 80% of the 
light industrial (B1c) floorspace is to be provided as low-cost workspace, totalling 8,439 sq.m. across 
the application sites, which would result in no net loss of low-cost workspace. 
 
11  The S106 agreement and draft decision secure the following matters: location and amount of 
low cost workspace; an approved phasing plan; guarantee that low-cost workspace is offered in 
perpetuity with initial capped Affordable Rent at £8 per square foot (indexed from 2016) for 
workspace providers with capped service charges to be agreed with the Local Planning Authority; end 
user rents (made up of Affordable Rent plus service charge and management fee) to be reasonable, 
evidenced, and agreed with the Local Planning Authority; and requirements to demonstrate how the 
affordable workspace is designed and managed (e.g. to ensure a range of spaces is made available for 
artists and small makers and business start-ups).  
 
12 The above mechanisms will ensure the reprovision of low cost workspace that supports the 
creative industries sector. This is strongly supported by London Plan Policies 4.4 and 4.10 and draft 
London Plan Policies E2 and E3. 

 
Community infrastructure 
 
13 As set out in the Stage 1 report, the application site includes the Yard Theatre, which is an 
important community space in the area. The applicant proposes to reprovide a new theatre as the 
primary community space which will include dedicated space for community use and public access. 
This is secured through community space obligations in the S106 agreement. In the event this 
arrangement does not happen the applicant is required to provide an alternative community space to 
meet the needs of the development. This is also secured through the S106 agreement. 

Housing 

14 The application is in outline form and seeks planning permission for maximum residential 
floorspaces for each plot - with minimum levels of affordable housing now prescribed within the 
S106. This results in the following indicative breakdown. 
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Min % AH Plot Owner Total Units Total HR AH - Units AH - Hab Rooms 

35 A Private 39 107 13 37 

20 B Private 57 167 11 33 

20 C Private 44 139 9 28 

20 D Private 73 190 15 38 

50 EF LLDC 91 249 48 144 

20 GHI Private 132 371 26 74 

50 J LLDC 33 92 18 62 

35 J (Other) Private 26 79 9 28 

35 K (Other) Private 18 50 6 17 

35 K1 Private 30 83 11 29 

50 K2 LLDC 72 171 16 48 

35 LM Private 142 401 28 80 

20 N Private 120 341 22 68 

Totals 
  

877 2,440 233 687 

 

Affordable housing  

15 As set out in the attached Stage 1 report, two pre-application meetings were held with the 
applicant as it developed its proposals. At the first meeting, 10% affordable housing was proposed. 
At the second meeting no affordable housing was proposed at all with the applicant confirming a 
preference for affordable workspace over affordable housing.  

16 When the application was originally submitted, the applicant’s financial viability report 
showed that the scheme was not able to deliver any affordable housing. The applicant’s approach to 
affordable housing was extensively interrogated by GLA officers, and the applicant increased its level 
of affordable housing to 20% which the Mayor considered at Stage 1 on 24 April 2017. 

17 The Mayor confirmed that whilst this 20% affordable offer was low, given strategic and local 
planning policy sought to protect and build upon the area’s existing creative and cultural industries, 
the prioritisation of subsidised workspace was accepted. The applicant was however also advised that 
GLA officers expected the applicant’s final approach affordable housing to include the following 
elements: 

• A minimum 20% affordable housing provision on each plot with an expectation to work towards 
achieving 35%. 

• Robust review mechanisms in accordance with the Mayor’s draft Affordable Housing and 
Viability draft SPG to further increase levels of affordable housing. 

• Rents and income levels based on the benchmarks set out in the Mayor’s Affordable Homes 
2016-21 Funding Guidance or any subsequence guidance or annual monitoring reports (AMRs) 
issued by the GLA; 

• Use of grant or other public subsidy to further increase the level of affordable housing in 
accordance with the Mayor’s draft Affordable Housing and Viability SPG.  

18 GLA officers therefore worked with the applicant and the LLDC (Planning Authority) to 
maximise affordable housing, particularly on LLDC land where Policy 4.5.4B of the draft London Plan 
confirms that the Mayor expects residential proposals on public land to deliver at least 50 per cent 
affordable housing on each site.  

19 As a result, the following approach to affordable housing is now proposed: 

• A minimum of 50% affordable housing on all LLDC owned sites. 



 page 6 

• A minimum of 35% affordable housing on specified (higher value) private sites. 

• A minimum of 20% affordable housing on specified (lower value) private sites where existing 
permissions and proposed uses (such as affordable workspace and community facilities) 
preclude higher levels of affordable housing at this stage. 

• Sites delivering minimum levels of 20% and 35% affordable housing will be viability tested at 
reserved matters stage, will be expected to provide 60% London affordable Rented and 40% 
intermediate and will be subject to early and late reviews. 

• Sites delivering a minimum level of 50% affordable housing will provide a tenure split of 60% 
London Affordable Rented and 40% intermediate on the initial 35 per cent affordable 
housing with the additional homes being intermediate tenure in line with draft London Plan 
Policy H7. These sites will be subject to an early review mechanism. 

 
20 This approach and the respective levels of affordable housing has been robustly integrated 
and extensively negotiated with the applicant, and the GLA’s Viability Team has confirmed that each 
plot will provide the maximum reasonable level of affordable it can. This will be secured through an 
appropriately worded S106 agreement that also confirms that the London Affordable Rented and 
intermediate units will comply with the Mayoral affordability criteria. Early and late stage reviews 
have also been secured within the S106 and accord with the Mayor’s Affordable Housing and 
Viability SPG. The S106 also requires all reserved matter applications to use reasonable endeavours to 
secure grant funding to further increase levels of affordable housing. 

21 The application therefore complies with London Plan Policy 3.12, draft London Plan Policies 
H6 and 4.5.4B and the Mayor’s Affordable Housing and Viability SPG.  

Children’s play space 
 
22 The applicant’s approach to play space was supported at consultation stage. A condition 
secures the delivery of all doorstep play space on site and Section 106 contributions will be collected 
to contribute towards off-site local play space. 

 
Urban design 

23 The overall design approach was supported at Stage 1. Along with the submitted design code, 
a set of obligations and conditions will ensure a high-quality standard of place making and 
architecture is achieved as part of any future Reserved Matters (RM) development. These include: a 
planning obligation securing a design strategy for the appointment of future architects; conditions on 
materials and on residential standards to ensure high standards of urban design, residential amenity 
and landscaping are achieved. Alongside these, a condition secures a minimum requirement for new 
public realm, small open space, linear open space, pocket parks according to each plot. 

Heritage 

24 At consultation stage it was welcomed that the eight non-designated heritage assets 
identified on the site be retained in employment use and refurbished to improve their accessibility 
and obligations and conditions were sought to secure the applicant’s commitment. 

25  A heritage asset contribution fund has been secured by obligation to refurbish and bring 
back into viable use the retained assets, which is welcomed and supported. 
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Inclusive design  

26 As requested at Stage 1 a condition has been imposed by the Corporation planning authority 
to secure the M4(2) and M4 (3) requirement together with a commitment to spread the wheelchair 
units proportionally across tenures and unit sizes. This complies with London Plan Policy 3.8 and 
Policy D5 of the draft London Plan. 

Climate change  

27 The whole development will aim to meet at least the current 35% London Plan reduction in 
regulated CO2 emissions via on site measures and to reduce the regulated CO2 emissions for 
dwellings to zero via a combination of off-set payments and, if viable, additional savings on site. The 
Reserved Matters Applications will be required to pay LLDC’s carbon off-set payment if they do not 
meet these targets. This has been secured in the S106 agreement. The information required at 
consultation stage on energy efficiency, district heating and renewable energy technologies to assess 
whether the energy strategy complied with London Plan policy and to verify the saving claimed has 
been provided, and conditions and obligations have been imposed to secure the implementation of 
the energy strategy. 
28 An obligation on district heating network will enable future connection to the local district 
heating network, should it be financially and technically feasible, which is welcomed. In the event 
such connection is not achieved options for providing CHP for the Proposed Development will be 
explored, or if this is not financially or technically feasible, then plots will need to provide on-site 
facilities to help achieve carbon reduction targets. The matters raised in relation to energy have all 
been addressed. 

29 The matters raised at consultation stage on flood risk and sustainable drainage and air quality 
have also been addressed and relevant conditions have been secured.  

30 The scheme therefore meets the relevant London Plan and draft London Plan policies.  

Transport 

31 At Stage 1 matters raised included contributions towards bus services, cycle hire and 
wayfinding. 
 
32 The proposed S106 apportions a total of £375,000 towards bus service enhancement, 
£780,000 towards local highway works, £25,000 for Legible London wayfinding, and for any highway 
works agreements for bus stop relocations. Reserved matters applications for a Site Wide Public 
Realm Detailed Illustrative Design will also identify and safeguard a cycle hire docking station. This 
package of measures is acceptable to Transport for London. 
 
33 Cycle and car parking for blue badge holders only is provided within adopted London Plan 
standards, which is acceptable given the application pre-dates the publication of the draft London 
Plan. 
 
34 A Travel Plan, a Delivery and Servicing Management Plan and conditions relating to car and 
cycle parking (including electric vehicle charging points, blue badge provision, restricting application 
for residential parking permits and cycle facilities), construction logistics and National Rail 
infrastructure protection have also been secured.  
 
35 The scheme’s conditions and s106 agreement now comply with the transport policies of the 
London Plan. 

 



 page 8 

 

Draft section 106 agreement  

36 The draft S106 agreement includes the following provisions: 

• Provision of creative low-cost workspace  

• A relocation strategy for existing tenants and a relocation manager 

• Provision of community space 

• Minimum of 50% affordable housing by habitable rooms on all publicly (LLDC) owned sites, a 
minimum of 35% on specified (higher value) private sites, and a minimum of 20% affordable 
housing on specified (lower value) private sites 

• Early implementation and late stage review mechanisms 

• On-site play space and contribution towards off-site play space 

• Delivery of public real/open space 

• Heritage assets contributions 

• Employment and training opportunities 

• Connection to district heating network 

• Contribution to Legacy Corporation Carbon Off-setting Fund 

• Contributions of £375,000 for bus service enhancement; £780,000 for local highway works, a 
safeguarded area for the cycle docking station, and £25,000 for Legible London signage. 

 

Response to consultation 

37 The application has been subject to three rounds of formal public consultations between May 
2016 and April 2017, with the Corporation seeking views from statutory and non-statutory public 
bodies, stakeholders, and local residents, businesses and interest groups through letters and press and 
site notices. Two drop-in events were also held. 

Responses from statutory and non-statutory bodies 

38 The following representations were received: 

• Canal and River Trust: Requested conditions requiring a waterway wall survey and repairs, a 
lighting strategy and informatives on discharges to the Navigation.  

• Environment Agency: No objection subject to conditions being secured. 

• Greater London Archaeology (GLAAS): No objection subject to investigation condition.  

• Historic England: No objection subject to a demolition condition being secured. 

• LB Hackney Planning: No objections. 

• LB Tower Hamlets Environmental Health: No objection subject to conditions on 
contaminated land and air quality being secured 

• LB Tower Hamlets Planning: Supported the redevelopment of Hackney Wick but objected to 
the overall level of affordable housing, housing mix and affordability of the units. 

• Lee Valley Regional Park Authority: Supported the application and requested a condition to 

enhance ecological value. 

• London City Airport: No objection, subject to Construction Environment Management Plan 
conditions.  

• Metropolitan Police: No objection subject to a condition on Secured by Design. 

• Natural England: No objection subject to various conditions on biodiversity being secured.  
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• Network Rail (High Speed 1): No objection subject to conditions and informatives being 
secured on foundation design; construction safety; demolition; site investigation, excavations; 
vibration; and imposed loads. 

• Network Rail: Requested that Network Rail land, railway and infrastructure be protected.  

• Port of London Authority: No objection. 

• Theatres Trust: Support the application, the retention and promotion of the cultural industries 

currently operating in the area and the provision of a new theatre. 

• Twentieth Century Society: Objected to the loss of local buildings of interest and impact on 
the Hackney Wick Conservation Area. 

Responses from local businesses, interest groups and landowners: 

39 The following representations were received: 

• 68 Wallis Road: Objected to the proposed servicing route to the south of 68 Wallis Road. 

• Atlas Wharf: Supported the proposals but sought greater flexibility in terms of the range of 
employment uses that could be accommodated. 

• Cell Studios: Supported the application. 

• Creative Studio Provider: Welcomed the application and proposed workspace rents. 

• Hamlet Industrial Estate and 20-22 Rothbury Road: Support the proposals and 
suggested that more tall buildings are introduced to improve viability. 

• Hatton Gardens Properties: Questioned viability. 

• Here East: Supported the application. 

• Isokon Plus: Objected to the proposal and replacement and reprovision of existing 
employment space. 

• Lea Rowing Club: Commented on rowing use of the site.  

• Queens Yard: Confirmed that the application site and the masterplan application are in 
broad conformity. 

• Sadlers Wells: Supported the application. 

• SPACE Studios: Supported the application.  

• Studio Occupier: Commented on the difficulty to access studio space at affordable rates in 
London. 

• Tenants of Mother Studios: Supported the application. 

• Unit Architecture, Planning and Development (APD): Supported the application and 
suggested conditions. Representations supported by 90 Main Yard. 

• University of the Arts London: Supported the application. 

• Yard Theatre: Supported the application and the provision of a new theatre site.  

Responses from residents and members of the public 

40 A total of 4 representations were received in response to the consultation on the application. 3 
representations expressed support for the proposals and 1 representation noted concerns, although did 
not object to the application. All were received from residents of Hackney Wick and the local area. 
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41 Concerns were raised on the extent of the development and impact on existing businesses; the 
lack of affordable housing and affordable workspaces; the proposed demolition of bars and clubs; the 
massing of the buildings. 

Response to consultation - Conclusion 

42 Having considered the responses to public consultation, the LLDC Planning Authority have 
proposed various planning obligations and conditions in response to the issues raised in its 
Committee Report of 24 April 2017. Having had regard to these, GLA officers are satisfied that the 
statutory and non-statutory responses to the public consultation process do not raise any material 
planning issues of strategic importance that have not already been considered in this report, or 
consultation stage report GLA/3617/01. 

Legal considerations 

43 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. 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.  

44 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. 

Financial considerations 

45 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry. Government guidance emphasises that parties usually pay their own 
expenses arising from an appeal.  
 
46 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. 

Conclusion 

47 The strategic issues raised at consultation stage regarding the principle of development, 
affordable workspace, affordable housing, urban design, heritage and inclusive design, climate change, 
and transport have been satisfactorily addressed, and appropriate planning conditions and obligations 
have been secured. As such the application complies with the London Plan, and there are no sound 
reasons for the Mayor to intervene in this case. 
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for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271  email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management 
020 7983 2632  email john.finlayson@london.gov.uk 
Lyndon Fothergill, Team Leader, Development Management  
020 7983 4512 email lyndon.fothergill@london.gov.uk 
Hermine Sanson, Case Officer 
020 7983 4290  email hermine.sanson@london.gov.uk 
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