
 

 
 planning report GLA/5088/01  

   20 January 2020 

Former Poplar Bus Depot, Leven Road  
in the London Borough of Tower Hamlets  

planning application no. PA/19/02148 
  

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 
Part retention, part alteration, and part demolition of the existing boundary walls and the former tram shed 
depot arches, and retention of the three storey office building. Demolition of the remainder of the existing 
warehouse and the redevelopment of the site to provide 547 residential units (Class C3), 3,492sqm (GIA) of 
flexible space comprising of a mix of: office; retail; professional services; restaurant/bar; community space; 
and leisure space within buildings ranging from 3 storeys to 20 storeys, with associated parking, 
landscaping, public realm and all associated works.  

The applicant 

The applicants are Leven Road LLP, and the architects are CZWG 

Strategic issues 

Principle of development: The principle of a residential-led redevelopment of the non-designated 
industrial land is broadly supported and in line with the strategic objectives of the site. However, the 
proposal would result in a reduction of industrial land. Accordingly, the applicant is strongly advised to 
secure a quantum of new floorspace for industrial use only (paragraphs 16-29). 

Affordable housing:. 30% affordable housing by habitable room split 70:30 in favour of affordable rent. 
The offer fails to meet the threshold for fast track compliance, and is currently undergoing rigorous scrutiny 
by GLA officers. (Paragraphs 30-35). 

Urban design: The design responds well to the local context and proposes a high-quality redevelopment. 
The proposal would have less than substantial harm to the significance of heritage assets on the site and 
nearby (paragraphs 38-55). 

Sustainable development: The Energy Hierarchy has been followed as required in London Plan policy 5.2 
and policy SI3 of the Mayor’s intend to publish London Plan. The applicant should provide further detail on 
the proposed ASHP and PV provision. The shortfall in carbon dioxide reductions should be met through an 
offset contribution.  Further detail on the surface water drainage strategy and urban greening measures 
should be provided. (paragraphs 60-65). 

Transport: The applicant should seek to respond further to the Mayor’s intend to publish London Plan 
policy and should seek to reduce residential car parking and encourage active travel. The development may 
increase demand on bus services and a contribution may be sought as mitigation. Planning contributions, 
obligations and conditions are required as outlined in the report (paragraphs 66-78).  

Recommendation 

That Tower Hamlets Council be advised that while the scheme is generally supported in strategic planning 
terms, the application does not fully comply with the London Plan, for the reasons set out in paragraph 82 
of this report.  

 



 

Context 

1 On 23 October 2019 the Mayor of London received documents from Tower Hamlets 
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 must 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. 

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.”  

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

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

Site description 

6 The site is bounded by Leven Road to the west and south, the River Lea/Bow Creek to the 
east, and the Islay Wharf Industrial area to the north. The St Ives Place residential development 
bounds the south east corner of the site. A long brick wall runs along the site on Leven Road. The 
site originally operated as a bus garage up to 1985. The site was most recently use for document 
storage by Iron Mountain who bought the site in 2003. Leven Road LLP has recently acquired the 
site.   

7 The site is located in the Lower Lea Valley Opportunity Area and forms part of the Ailsa 
Street Site Allocation (11) in Tower Hamlets Council’s Development Management Document. The 
site is not in a conservation area but there are listed buildings in the vicinity. The brick wall along 
Leven Road and associated office building is considered as an undesignated heritage asset. 

8 Leven Road is part of the borough highway network. The nearest section of the 
Transport for London Road Network (TLRN) is the A12 Blackwall Tunnel Northern Approach, 
which runs parallel approximately 100 metres to the west of the site. The A12/A13/A102 
junction at Poplar is approximately 0.5 kilometres to the south west of the site. The nearest 
section of the Strategic Road Network (SRN) is the A124 and A1011 at Canning Town, 
approximately 1 kilometre east of the site. 
 
9 The nearest station is Langdon Park, served by the Stratford-Canary Wharf branch of the 
Docklands Light Railway (DLR), which is approximately 800 metres west of the site. The nearest 
bus stops to the site are the pair of 309 bus stops on Abbott Road, approximately 300 metres 
south of the site which provide a bus connection to/from Canning Town station. Also nearby 



 

(approximately 400 metres from the site) are bus stops for the D8 route on Blackwall Tunnel 
Northern Approach, which provide a connection to/from Canary Wharf. 
 
10 Due to the aforementioned public transport connections, the Public Transport Access 
Level (PTAL) of the site is 1b (on a scale of 0-6b where 6b is the highest). The area is also 
served by the Mayor’s cycle hire scheme with the nearest docking stations being on Aberfeldy 
Street, 600 metres south of the site; Teviot Street, 600 metres north west of the site; and 
Langdon Park, 800 metres west of the site.   
 

Details of the proposal 

11 A detailed planning application has been submitted for the comprehensive redevelopment 
of the site comprising part retention, part alteration, and part demolition of the existing boundary 
walls and the former tram shed depot arches, retention of the three storey office building, 
demolition of the remainder of the existing warehouse and redevelopment of the site to provide 
547 residential units (Class C3), 3,492sqm of flexible space commercial space comprising of a mix 
of: office; retail; professional services; restaurant/bar; community space; and leisure space within 
buildings ranging from 3 storeys to 20 storeys. 

Case history 

12 A series of pre-planning application meetings have been held between the applicant, Tower 
Hamlets Council and the Greater London Authority on the above proposal at the above site. An 
initial meeting was held with the GLA on 11 March 2019, with a follow up meeting held on 2 
October 2019. GLA officers concluded that whist the principle of the redevelopment of the site is 
supported in principle, the scheme should seek to re-provide as much industrial floorspace capacity 
as possible. Further information was required relating to employment uses, housing, urban design, 
and transport, prior to the submission of any application. 

Strategic planning issues and relevant policies and guidance 

13 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 Tower Hamlets Core Strategy (2010) and managing 
Development Document (2013) and the 2016 London Plan (Consolidated with Alterations since 
2011). 

14 The following are relevant material considerations:   

•  The revised National Planning Policy Framework;  

• National Planning Practice Guidance; and 

• The London Plan intend to publish version (December 2019). In line with paragraph 48 
of the NPPF, the weight attached to the intend to publish London Plan should reflect 
the stage of its preparation; the extent to which there are unresolved objections to 
relevant policies; and the degree of consistency of the relevant policies in the emerging 
Plan to the NPPF 
 

15 The relevant strategic issues and corresponding policies are as follows:  

• Opportunity Areas London Plan; 

• Employment/Industry London Plan; 

• Housing London Plan; Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG;  

• Affordable housing London Plan; Affordable Housing & Viability SPG;    



 

• Urban design   London Plan; Character and Context SPG; 

• Inclusive access   London Plan; Accessible London SPG; 

• Sustainable development London Plan; Sustainable Design and Construction SPG; 
Mayor’s Environment Strategy; 

• Transport London Plan; the Mayor’s Transport Strategy. 
 

Principle of development 

Opportunity Area and residential use 

16 The site is within the Lower Lea Valley Opportunity Area, which is expected to 
accommodate significant growth with a minimum of 32,000 new homes and 50,000 new jobs. 
The designation of the Poplar Riverside Housing Zone anticipates the creation of a minimum of 
6,404 new homes within its lifetime, representing a step change in the expectation for housing 
delivery in this area. The emerging Poplar Riverside Opportunity Area identifies capacity for 
9,000 new homes and 3,000 new jobs. 

17 The Council’s Managing Development Document identifies the site as part of the wider Ailsa 
Street Site Allocation (Site 11) for “a comprehensive mixed use scheme to provide a strategic 
housing development, a primary school and other compatible uses, including employment floor 
space”.  In the emerging Local Plan, the site again forms part of the Ailsa Street Site Allocation 
(Site 5), with the introduction of a public open space to the site.  A key objective of the site 
allocation to improve permeability and create stronger walking and cycling connections along 
the River Lea, to Bromley-by Bow, Aberfeldy and to Langdon Park DLR Station. 
 

18 The proposal to provide a high density residential-led mixed use development with 
provide 547 residential units and 3,492 sq.m. of employment floorspace is consistent with the 
policy aspirations of the Poplar Riverside area, the opportunity area and housing zone and has 
strategic support in principle. 

Industrial and employment floorspace  

19 The existing site comprises low-level warehouse buildings providing circa 10,000 sq.m. of 
storage space (Use Class B8), most recently used as a document storage facility. The site was 
originally constructed as a tram depot and remained a part of local transport infrastructure until 
1985 when the replacement bus garage use closed. 
  
20 Given the most recent and former land uses, the site is considered to be non-designated 
industrial land.  London Plan Policy 4.4 and policy E4 of the Mayor’s intend to publish London 
Plan seek to ensure a rigorous approach is required to ensure a sufficient stock of land and 
premises to meet the future needs of different types of industrial and related uses, including 
good quality and affordable space; and that any release of surplus industrial land must be 
planned, monitored and managed.  This applies to SIL, locally significant industrial sites, and 
non-designated industrial sites.  
 
21 Policy E7 of the Mayor’s intend to publish London Plan supports mixed use developments 
on non-designated industrial sites where the site has been allocated in the adopted local 
development plan document for residential or mixed-use development. The site is identified as part 
of the wider Ailsa Street allocation within the Council’s Managing Development Document, the site 
is identified for a mixed use scheme providing among other uses, strategic housing development 



 

and employment floorspace. As such, a residential-led redevelopment of the site follows a plan-led 
approach and is supported in principle. 

22 Notwithstanding the above, given the amount of industrial land released within Tower 
Hamlets, the potential loss of approximately 10,000 sqm of non-designated industrial floorspace 
through this application raises concern. To address the above concern and in recognising the wider 
benefits of the application, GLA officers advised, at pre-application stage, that the development 
should seek to secure minimum amount of dedicated industrial floorspace within the development. 
The current application proposes 3,271 sq.m of flexible commercial floorspace of which 70% is 
anticipated to comprise B1. Whilst the flexibility of the B1 floorspace includes capacity for 
occupation in industrial (B1c) use, this does not go far enough to address the above raised 
concern.  

23 The applicant is in partnership with Poplar HARCA to deliver 70% of the B1 commercial 
floorspace on the site as part of the emerging Leaside Fashion and Creative Cluster. The proposed 
floorspace is anticipated to comprise of fashion hub/creative industry workspace which would fall 
under class B1c. The applicant should clarify the location and extent of the proposed B1c 
floorspace anticipated and seek to secure this floorspace (a minimum of 70% of proposed B1 
floorspace) for industrial use only.  

24 The applicant should ensure that any industrial reprovision is not compromised in terms of 
its efficient function, access, service arrangements and days/hours of operation and that 
appropriate mitigation is provided in the residential element, ensuring agent of change principles 
are followed, particularly with regard to noise and general disturbance. 

25 Subject to clarity on the quantum and location of the potential industrial floorspace 
reprovision, having regard for the low employment yield of the current use, the proposed 
development would have a positive impact on the industrial capacity of the site and would be 
supported. 

Commercial and retail use 

26 As noted above, the site is within the Lower Lea Valley and emerging Poplar Riverside 
Opportunity areas identify the site as suitable for increased commercial capacity and seek the 
creation of new jobs. The development proposes a range of workspace and commercial 
typologies across the development plots, including flexible workspaces within the development 
which have flexibility to accommodate a variety of office based and/or light industrial uses. 
Notwithstanding the above concerns with regard to industrial capacity, the proposed provision 
of 3,492 sq.m. of new commercial workspace across the site is supported in principle in line with 
London Plan policies 2.7, 2.13 and 4.1.  

27 Workspace provision across the development site provides accommodation spaces for 
businesses of a range of different types and sizes, including micro, small and medium-sized 
enterprises which is in line with London Plan policy 4.1 and policies E2 and E4 of the Mayor’s 
intend to publish London Plan and is supported. 

28 As promoted by policy E3 of the Mayor’s intend to publish London Plan the provision of 
affordable workspace at rents below the market rent is encouraged. The proposed provision of 
10% of the total commercial floorspace as affordable workspace is strongly supported 
particularly given the creative industries likely to be based within the development. The 
applicant is encouraged to engage with the local authority to establish a level of discount that 
would meet low-cost workspace requirements in the area. The applicant should clarify if the 
affordable workspace will be secured in perpetuity. Details of the location of the affordable 



 

workspace, the level of discount and delivery mechanism should be secured in the Section 106 
agreement. 

29 The development provides a limited amount of retail and community/leisure floorspace 
at ground floor level within commercial units fronting onto the Riverwalk. The proposed range of 
retail and community uses facilitate a well-balanced mix of commercial activity and local services 
across the site. Given their limited scale, these additional uses are unlikely to impact on vitality 
or investment in local centres. 

Housing 

Affordable housing 

30 London Plan Policies 3.11 and 3.12 and policy H5 of the Mayor’s intend to publish London 
Plan seek to maximise the delivery of affordable housing, with the Mayor setting a strategic target 
of 50%. Policy H6 of the Mayor’s intend to publish London Plan identifies a minimum threshold of 
35% (by habitable room) affordable housing, with an upper threshold of 50% for industrial sites 
and public land, such as this site. Applications providing the relevant threshold level of affordable 
housing before public subsidy; with an appropriate tenure split; having explored potential 
additionality through grant funding; and, meeting all other relevant policy requirements and 
obligations to the satisfaction of the Mayor and the Local Planning Authority can follow the ‘Fast 
Track Route’. Such applications would not need to submit a viability assessment, and would not 
require a late stage viability review mechanism to be secured as part of any legal agreement 
attached to the permission.   

31 The GLA preferred tenure mix is outlined in policy H7 of the Mayor’s intend to publish 
London Plan as at least 30% low cost rent (social rent or London Affordable Rent), at least 30% 
intermediate (London Living Rent or shared ownership) and the remaining 40% as determined by 
the local planning authority. Tower Hamlets’ local plan requires development to maximise 
affordable housing in accordance with the Council’s tenure split of 70 % social/affordable rent and 
30% intermediate tenures. 

Unit type Market  
Housing  

Low-cost  
Rent 

Intermediate 
(shared 
ownership) 

Total  

Unit Hab 
room 

Unit Hab 
room 

Unit Hab 
room 

Unit Hab 
room 

unit mix 

Studio 78 78     78 78 14% 

One bed 148 296 3 7 24 48 175 351 32% 

Two bed 174 522 44 132 11 33 229 687 42% 

Three bed 18 72 27 108 12 48 57 228 11% 

Four bed   8 48   8 48 1% 

Total 418 968 82 285 47 129 547 1,392  

129 units  
(24% by unit) 
414 hab rooms 
30% by hab room) 

Table 1: Proposed affordable housing offer by tenure and unit size 

32 The applicant has proposed 30% affordable housing by habitable room, before any public 
subsidy. The affordable housing tenure mix comprises; 30% intermediate housing (composed of 
shared ownership) and 70% Low-cost Rent (comprised of a mix of London Affordable Rent and 
Tower Hamlets Living Rent), as shown in the table above.  



 

33 As the offer falls significantly short of the 50% Fast Track threshold for industrial land, as 
outlined in policies H5 and H6 of the Mayor’s intend to publish London Plan, and it must follow a 
viability tested route. The applicant has submitted a financial viability appraisal (FVA) and an initial 
review by GLA officers indicates that further provision of affordable housing can be reasonably 
achieved in the development. Detailed comments on the submitted FVA have been forwarded to 
the applicant under separate cover in this regard, and GLA officers will continue to robustly 
scrutinise the viability appraisal to ensure that the maximum amount of affordable housing is 
delivered. Both early and late stage review mechanisms must also be secured in accordance with 
the Mayor’s intend to publish London Plan. 

Affordability   

34 The Mayor is committed to the delivery of genuinely affordable housing and policy H7 of 
the Mayor’s intend to publish London Plan; the Mayor’s Affordable Housing and Viability SPG; 
and, the Mayor’s Affordable Homes Programme 2016-21 Funding Guidance set out the Mayor’s 
preferred affordable housing products. The applicant is advised that the Mayor’s preference is for 
affordable rent products to be secured at London Affordable Rent benchmark levels, and for 
intermediate products to be secured as affordable to a range of incomes below the upper limit of 
£90,000 per annum, and benchmarked against the monitoring figure in the London Plan Annual 
Monitoring Report. In addition to this, annual housing costs (including service charges, rent and 
any interest payment) should be no greater than 40% of net household income. The applicant 
must provide full details of the affordability of the shared ownership homes. The applicant must 
also provide full details of the affordability of the Tower Hamlets Living Rent, including target rent 
levels, and details of any service charges. All affordable housing must be robustly secured in 
perpetuity, within a Section 106 agreement. 

35 The applicant must investigate the potential for Mayoral grant funding (or any other 
available public subsidy) with a view to further increasing the affordable housing offer in 
accordance with policy H6 of the Mayor’s intend to publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG. 

Residential mix  

36 London Plan Policy 3.8 encourages new developments to offer a range of housing choices 
in terms of mix and size. Policy H10 of the Mayor’s intend to publish London Plan recognises that 
a higher proportion of one and two-bedroom units is generally more appropriate in more central or 
urban locations, it also states that guidance on the size of low cost rented homes should be based 
on evidence on need. The development proposes that 12% will be family sized units, which rises to 
36% within the affordable tenure. In strategic planning terms the mix (outlined above) is 
acceptable, and, GLA officers note the provision of family housing has been appropriately 
prioritised within the social/affordable rent component of the mix. The Council should confirm that 
the scheme housing mix meets the identified local need. 

Children’s playspace   

37 London Plan Policy 3.6 and policy S4 of the Mayor’s intend to publish London Plan 
require development proposals to make provisions for play and informal recreation based on the 
expected child population generated by the scheme. The Mayor’s Play and Recreation SPG and 
policy S4 of the Mayor’s intend to publish London Plan expects a minimum of 10 sq.m. per child 
to be provided in new developments. The applicant has calculated a playspace provision 
requirement of 1,912 sq.m. The development provides a total of 1,686 sq.m of children’s 
playspace is provided together with 240 sq.m. internal play space provided within the ‘Teenage 
Play Area’. The applicant should clarify the planning status of the proposed ‘Teenage Play Area’ 
and whether this would be secured solely to provide freely accessible play provision. In the event 



 

this space is solely for play use, the proposals meet the policy requirement. If the internal 
playspace has a more flexible use and would not be secured as play space in perpetuity, the 
proposals would fall short of the updated calculator requirement and the applicant should 
provide further information to show the extent to which this requirement could be met on site, 
noting that doorstep playspace for under-fives should be provided as a minimum, and the extent 
to which financial contributions are required to further enhance the existing off site provision in 
nearby parks and playing fields. In accordance with policy S4 of the Mayor’s intend to publish 
London Plan, it must be demonstrated that playspace and equipment within the development is 
not segregated by tenure. The total playspace provision and a mechanism to secure open access 
across tenures should be agreed with Tower Hamlets Council and secured by an appropriate 
planning condition/obligation. 
 

Urban design 
 
38 Good design is central to all objectives of the London Plan and is specifically promoted by 
the policies contained within chapter seven, which address both general design principles and 
specific design issues.  London Plan Policy 7.1 sets out a series of overarching design principles for 
development in London.  Other design polices in this chapter and elsewhere in the London Plan 
include specific design requirements relating to maximising the potential of sites, the quality of 
new housing provision, tall and large-scale buildings, built heritage, views, and the public realm.  
New development is also required to have regard to its context and make a positive contribution to 
local character within its neighbourhood (Policy 7.4). 

Density and design review 

39 The London Plan and the Mayor’s intend to publish London Plan seek to optimise housing 
capacity, taking into account a range of factors including local context, character, public transport 
provision and good design. Policies D1 and D3 of the Mayor’s intend to publish London Plan place 
a greater emphasis on a design-led approach being taken to optimising the development capacity 
of a particular site and to make the best use of land, whilst also considering the range of factors set 
out above. The residential density of the proposed development would equate to approximately 
1,070 dwellings per hectare, which triggers the additional design scrutiny requirement set out in 
Policy D2 of the Mayor’s intend to publish London Plan. The proposals have been subject to an 
independent Design Review Panel workshop as well as pre-application meetings with GLA and 
Tower Hamlets Council design officers. The pre-application process has positively informed the 
evolution of the proposals. The site is located within an area where the principle of high density 
development, including tall buildings, is supported. Accordingly, noting the positive evolution of 
the scheme in response to the above-mentioned pre-application process, and having regard to the 
urban design and residential quality considerations within this report more generally, the proposed 
density is supported. 

Design and Layout  

40 The layout principles of the proposed scheme are broadly supported. The blocks enable 
east west permeability through the site linking Leven Road with the Riverside Walk. North-south 
permeability through the site is limited; however, public realm works to the Riverside Walk will 
encourage pedestrian movement along the river edge of the site linking the development to 
emerging proposals to the north and south. 
 
41 Active frontages are also secured along Leven Road, the Riverside Walk and public realm 
spaces where increased levels of pedestrian activity are anticipated. Servicing to workspaces are 
proposed within the block at ground floor level and free up ground floor frontages for 
activation. The yard area to the north is to be active for vehicle loading, an entrance to the car 



 

park and B1c use. The yard will also serve as the primary route for two of the residential tower 
blocks entrances, as well as connect to the riverside walk. This relationship between industrial 
and residential requires careful management. Further clarity on the measures to mitigate vehicle 
movement for commercial operations should be provided to ensure that the east-west 
pedestrian access remains an attractive pedestrian environment. 
 
Massing, views and architecture 

42 London Plan policies 7.1 and 7.4 and the Mayor’s intend to publish London Plan policies 
D1 and D2 require development to have regard to the form, function and structure of an area 
and the scale, mass and orientation of surrounding buildings. The height strategy arranges the 
taller blocks along the west of the site along the River Lea, where it is expected that taller 
development will mark the location of a new footbridge across the River Lea, with buildings on 
this boundary rising to a maximum of 20 storeys on the central tower. The massing steps down 
to 17 storeys, either side of the central tower, remaining subservient to Islay Wharf (proposed at 
21 storeys) to the north and appropriately anticipates the emerging context to the south at 
Leven Road Gasworks. The scale of its perimeter buildings on Leven Road would be consistent 
with that generally prevalent found in the immediate context and provide a transition in scale 
towards the taller elements of the Development along the riverside. The form and massing of 
the perimeter buildings are well considered in relation to surrounding streets, giving space to the 
retained elements of the scheme. GLA officers are of the view that this represents a sound 
approach in terms of optimising the development potential of the site and responding to the 
nature of the surrounding emerging context along the River Lea.  

43 Verified images from local views surrounding the site demonstrate the scheme would 
have limited visual impact in the context of emerging development surrounding the site, 
particularly Leven Road Gasworks and Islay Wharf, which will dominate views. Accordingly, the 
overall height and massing of the scheme is acceptable in strategic planning terms, subject to 
considerations below with respect to architectural quality. 

44 The proposal would be visually distinctive with the curvilinear form and expression in 
alternating bands of windows and dark brick to the three tower elements. This distinctive design 
would reinforce sense of place at Poplar Riverside and enhance the visual interest in this 
evolving context. The form and expression of the perimeter buildings would complement the 
robust character of the retained street facing building and former bus depot façade element. 
The corten bracing to the bridge link over the new public entrance to the site ties in with the 
industrial-inspired expression of the development’s other buildings. 

45 The proposed pallet of stock and glazed brick and the use of Cor-Ten steel references 
the River Lea and historical industrial context and is supported.  Key details of window reveals, 
balconies, entrances and materiality should be secured as part of any permission. 
 
Residential quality 

46 London Plan Policy 3.5 ‘Quality and Design of Housing Developments’ and policy D6 of the 
Mayor’s intend to publish London Plan promote quality in new housing, with further guidance 
provided by the Mayor’s Housing SPG. In accordance with strategic priorities, it is essential that 
schemes deliver the highest standard of residential quality, and baseline standards are exceeded 
wherever possible. 

47 The quality of the residential accommodation proposed is generally considered to be high. 
All units would meet the London Plan, the Mayor’s intend to publish London Plan and the Mayor’s 
Housing SPG internal space standards. Additionally, there are efficient core to unit ratios, the 



 

provision of dual aspect units has been maximised and each of the proposed units has access to 
private amenity space as balconies or terraces. 

Agent of change  

48  In line with policy D13 of the Mayor’s intend to publish London Plan the applicant will 
need to demonstrate that there would be sufficient mitigation measures in place to ensure that: i) 
the proposed combination of future employment and residential uses at the site would successfully 
coexist as part of the proposed co-location; and, ii) surrounding businesses/industrial areas would 
not be compromised by the proposed development in terms of their function, access, servicing and 
hours of operation. 

Fire Safety 

49 In line with policy D12 of the Mayor’s intend to publish London Plan, development 
proposals must achieve the highest standards of fire safety and ensure that they: are designed to 
incorporate appropriate features which reduce the risk to life in the event of a fire; are constructed 
in an appropriate way to minimise the risk of fire spread; provide suitable and convenient means of 
escape for all building users; adopt a robust strategy for evacuation which all building users can 
have confidence in and provide suitable access and equipment for firefighting which is appropriate 
for the size and use of the development. 

50 The applicant is as such required to submit a Fire Statement by a third party suitably 
qualified assessor. The statement should detail how the development proposal will function in 
terms of: the building’s construction; the means of escape; access for fire service personnel and 
equipment, and the ongoing maintenance and monitoring of these how provision will be made 
within the site to enable fire appliances to gain access to the building. The Fire Statement should 
be submitted prior to determination. 

Heritage 

51   The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory 
duties for dealing with heritage assets in planning decisions. In relation to listed buildings, all 
planning decisions should ‘should have special regard to the desirability of preserving the building 
or its setting or any features of special architectural or historic interest which it possesses’ and in 
relation to conservation areas, special attention must be paid to ‘the desirability of preserving or 
enhancing the character or appearance of that area’. 

52 The NPPF states that when considering the impact of the proposal on the significance of 
the designated heritage asset, great weight should be given to the assets conservation. 
Significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. Significance is the value of the heritage asset because of its 
heritage interest, which may be archaeological, architectural, artistic or historic, and may derive 
from a heritage asset’s physical presence or its setting. Where a proposed development will lead to 
‘substantial harm’ to or total loss of the significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss. Where a 
development will lead to ‘less than substantial harm’, the harm should be weighed against the 
public benefits of the proposal, including securing its optimum viable use. Policy HC1 ‘Heritage 
conservation and growth’ of the Mayor’s intend to publish London Plan, as well as London Plan 
Policy 7.8, states that development should conserve heritage assets and avoid harm, which also 
applies to non-designated heritage assets. 



 

53 The site does not lie within a conservation area or contain any Listed Buildings or Locally 
Listed Buildings. The existing mid 20th Century building were constructed as part of the site’s 
historic use a bus depot and is considered by Tower Hamlets Council to be a non-designated 
heritage asset. A number of Listed Buildings and Conservation Areas lie within a 1km radius of the 
site. The closest Listed Buildings (lying within 250m) are the Former Bromley Hall School, Bromley 
Hall Road (grade II) lying immediately to the west of the site; Poplar Public Library, no. 45 
Gillender Street (grade II); and Bromley Hall, no. 43 Gillender Street (grade II*). The nearest 
Conservation Areas to the site (within 250 of the site) are the Balfron Tower Conservation Area to 
the south-west; Langdon Park Conservation Area to the west; and Limehouse Cut Conservation 
Area to the north-west. Given the scale, orientation and form of development surrounding the site, 
the proposed development has the potential to affect the setting of a number designated heritage 
assets in the wider area. 

54 The proposed development would appear prominently in the background of the Grade II 
Bromley Hall school in views looking east along Lochnager Street and Leven Road and views 
looking south east along Bromley Hall Road. The development would also appear prominently in 
the backdrop of the Grade II Poplar Public Library and Grade II* Bromley Hall looking east from 
Blackwall Tunnel Approach. The development and would be visible in limited views from within the 
Limehouse Cut and Balfron Tower Conservation Areas and would be visible from within Langdon 
Park Conservation Area in open views from Langdon Park, where it would be seen with some of the 
Conservation Area’s principal historic buildings (including St Michael and All Angels Church). 
However, whilst the development would appear prominently in views behind the nearby and 
adjacent listed buildings and conservation areas as described above, in all cases it would appear at 
a scale consistent with the emerging context in the surrounding built environment. It is therefore 
considered that any harm caused to these assets would be less than substantial. 

55 Regarding the heritage assets on site, whilst the proposed development would result in 
substantial loss to parts of the existing Edwardian boundary walls and the former tram depot 
building, the development would retain the existing three storey Edwardian building and the 
façade to the main depot. The proposed development would cause some harm to the 
significance of the heritage asset through the loss of historic fabric, however, this harm is 
considered to be less than substantial and outweighed by the public benefits of the scheme. 
Having regard to the statutory duty in respect of listed buildings in the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the NPPF in relation 
to non-designated heritage assets, GLA officers consider that the proposed development 
respond to the changing context of the area, and would retain and activate the characteristic 
arched entrances, opening up the arches and introducing new public realm to the front, giving 
this element greater prominence. The retained office building will be refurbished and brought 
into commercial use supporting the regeneration of the site and bringing about a substantial 
increase in homes and commercial workspaces, including affordable homes and affordable 
workspace. Whilst there would be some harm to the setting of the non-designated heritage 
assets on the site by reason through the loss of historic fabric, GLA officers consider this harm to 
be less than substantial, and decisively outweighed by the public benefits of the scheme as 
outlined above. The proposals therefore accord with Policy 7.8 of the London Plan and Policy 
HC1 of the Mayors intend to publish London Plan. 
 
56 Regarding the setting of nearby heritage assets, the supporting Built Heritage 
Assessment has considered these matters and concludes that the proposal would give rise to 
harm to the setting of the identified heritage assets due to the scale of the development that 
would be visible within the setting. However, this harm is less than substantial, should be seen in 
the context of the changing nature of the emerging Poplar Riverside Opportunity Area, and its 
committed developments of a similar scale, and is outweighed by the public benefits of the 
scheme. Having regard to the statutory duty in respect of listed buildings in the Planning (Listed 



 

Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the NPPF in relation 
to listed buildings and conservation areas, GLA officers consider that the proposed buildings 
respond to the changing context of the area, and would bring about substantial improvements in 
the quality of the existing environment by introducing permeable public routes through the site, 
the creation of a riverside route and connection to a new bridge crossing, and improved public 
realm. Additionally, the proposals would regenerate this part of the Lower Lea Valley 
Opportunity Area, and the emerging Poplar Riverside Opportunity Area, by bringing about a 
substantial increase in homes, including affordable homes. Whilst there would be some harm to 
the setting of heritage assets by reason of larger buildings becoming visible in the backdrop to 
nearby listed buildings and conservation areas, GLA officers consider this harm to be less than 
substantial, and decisively outweighed by the public benefits of the scheme as outlined above. 
The proposals therefore accord with Policy 7.8 of the London Plan and Policy HC1 of the 
Mayor’s intend to publish London Plan. 
  
57 The site is located approximately 3.5 km to the north of the Maritime Greenwich World 
Heritage Site (Maritime Greenwich WHS), which contains a number of listed buildings. World 
Heritage Sites are places of Outstanding Universal Value to the whole of humanity and the effect 
of the development on the Maritime Greenwich WHS is a key strategic consideration. The proposed 
development would be visible in limited views in the background of an established grouping of tall 
buildings at Blackwall. Given the distance of the development from the Greenwich WHS and its 
position beyond the substantial visual presence of modern tall buildings at Blackwall and the wider 
Ilse of Dogs cluster, the development would not adversely affect the visual integrity of the WHS 
and would have no impact on its Outstanding Universal Value. Furthermore, given it’s distance, the 
development would have no impact upon the listed structures within the WHS and therefore not 
harm their setting.  

Inclusive access   

58  London Plan Policy 7.2 and policy D4 of the Mayor’s intend to publish London Plan 
require that all new development achieves the highest standard of accessible and inclusive design. 
These policies seek to ensure that all new development can be used easily and with dignity by all.  

59 London Plan Policy 3.8 and policy D5 of the Mayor’s intend to publish London Plan require 
that 10% of new housing is delivered as designed to be wheelchair accessible and that the 
remaining 90% are easily adaptable for residents who are wheelchair users. The scheme proposes 
that 10% of units across the development, comprising a mix of unit sizes will be delivered as 
wheelchair user dwellings, the remaining units will be delivered to Building Regulation M4(2) 
specifications. This is supported and should be secured by condition, along with Building 
Regulations standards M4(2) and M4(3) in line with London Plan Policy 3.8 and Policy D5 of the 
Mayor’s intend to publish London Plan. 

Climate Change 

Energy 

60 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the Mayor’s 
intend to publish London Plan, the applicant has submitted an energy strategy, setting out how 
the development proposes to reduce carbon dioxide emissions. The strategy comprises a range 
of passive design features and demand reduction measures. The applicant reports that the 
development would achieve a 8% domestic and 6% non-domestic emissions reduction through 
energy efficiency measures. 
 



 

61 The applicant proposes a site wide hybrid heating network, led by Air Source Heat Pumps 
(ASHP) and supplemented direct electric top-up. Further information on the heat pumps are 
required in order to confirm conformity with London Plan policy requirements.  No PV 
installation is proposed. Despite an area suitable for 23kWp being identified at roof level, the 
applicant, do not propose to install it, citing additional complexity and cost and the presence of 
green roofs. The applicant is advised to review this provision and consider the installation of 
biosolar roofs to the identified roof spaces. Whilst the principles of the energy strategy are 
supported, the applicant must explore the potential for additional measures to deliver further 
carbon dioxide reductions. 
 
62 Based on the submitted energy assessment the on-site domestic and non/domestic 
exceed the on-site target set within Policy 5.2 of the London Plan for domestic/non-domestic 
uses. However, it is noted the carbon dioxide savings do not meet the target set by LBTH of a 
45% on-site reduction; the applicant should seek to incorporate further on-site measures to 
address this shortfall. The applicant should ensure that the remaining regulated carbon dioxide 
emissions will be met through a contribution to the borough’s offset fund and should confirm 
the tonnes carbon dioxide of shortfall and the associated contribution.  
 
Flood Risk 
 
63 The approach to flood risk management for the proposed development complies with 
London Plan policy 5.12 (and policy SI.12 of the Mayor’s intend to publish London Plan). 
 
64 The surface water drainage strategy for the proposed development does not comply with 
London Plan policy 5.13 (and policy SI.13 of the Mayor’s intend to publish London Plan), as it 
does not give appropriate regard to the drainage hierarchy. Further details on how green/blue 
roofs and rainwater harvesting will be included in the development should be provided. 
 
65 The Applicant should embed urban greening as a fundamental element of site and 
building design, in line with London Plan policy 5.10 and policy G1 and G5 of the Mayor’s 
intend to publish London Plan.  Features such as street trees, green roofs, green walls, rain 
gardens, wild flower meadows, woodland and hedgerows should all be considered for inclusion.  
The Applicant should calculate the proposed development’s Urban Greening Factor, as set out in 
Policy G5 of the Mayor’s intend to publish London Plan, and aim to achieve the specified target.    
 

Transport  

Healthy streets and Active Travel 

66 All developments are expected to deliver improvements that support the ten Healthy 
Streets Indicators in line with Policy T2 of the Mayor’s intend to publish London Plan. The 
development should support the Mayor’s aims for all Londoners to do 20 minutes of active 
travel each day and for at least 80 per cent of trips across London to be made by walking, 
cycling and public transport by 2041. New development is expected to make a greater 
contribution to achieving this aim, particularly in well-connected parts of London such as the 
application site. As such, the proposal to provide a walking and cycle route along the River Lea is 
strongly supported. This should connect seamlessly to adjacent sites. To the north, this should 
include a tie-in to the proposed development of Islay Wharf. To the south, this should include a 
tie-in to the existing Leaway, including removal of the wall along the site boundary.   
 
67 A development of the proposed scale should be supported by an Active Travel Zone 
(ATZ) assessment to identify measures that could support the expected high walking and cycling 
mode share of this car-free development. Any necessary mitigation identified through this work 



 

should be secured in the S106, S278 or by condition as appropriate. The trip generation 
assessment should also be amended to consider all trips from the development and not just the 
uplift from new dwellings. Depending on the outcome, further mitigation for the public 
transport network may be required.   
 
68 Collision data should also be included for the A12 / A13 / A102 area, and in particular 
identifying collisions where people have been killed or seriously injured. Accordingly, the TA 
must be updated to address these points. 
 
Car Parking and Cycling 

69 The applicant proposes providing 54 car parking spaces: 28 general car parking spaces, 
24 disabled persons parking spaces, and 2 car club spaces. Considering the potential investment 
in the local walking and cycling network, the need for the efficient use of land, and the 
cumulative impact of development in the area car parking should be reduced. The site is located 
in Poplar Riverside Housing Zone and Poplar Riverside Opportunity Area – residential 
development in inner London Opportunity Areas should be car free, as set out in the Mayor’s 
intend to publish London Plan.   
  
70 All general car parking should be removed and disabled persons parking should be 
provided at a rate of one space for 3 per cent of dwellings. For 547 dwellings, this means that 17 
disabled persons parking spaces should be provided. It is recommended that these be provided 
in the proposed north car park areas, and that the proposed south car park area contain no car 
parking.   
 
71 Officers welcome that new residents and business be restricted from applying for 
parking permits. This will help protect the residential amenity of the existing community.  As set 
out in the Mayor’s intend to publish London Plan London Plan, no car parking spaces should be 
allocated to any homes and should instead be leased. 
 
Cycle Parking 
 
72 The proposed cycle parking provision will meet minimum standards as set out in the 
Mayor’s intend to publish London Plan. Given the density of the proposed development and the 
need to achieve a high level of active travel, the applicant is encouraged to provide cycle parking 
above these minimum standards. Space that is currently proposed to be given over to car 
parking could be repurposed for a higher quality cycle parking offering, including more space for 
larger cycles, adapted cycles and cargo cycles. The remaining spaces should be provided via a 
combination of Sheffield stands and two-tier stands, in line with the London Cycling Design 
Standards.   
 
73 The applicant should review the design and location of proposed cycle parking to 
ensure that it is convenient and attractive for all users; currently it is relegated to the rear of the 
car parking areas. There should be no more than two doors to pass through to access cycle 
parking, and all doors to cycle parking areas should be automatically operated.   
  
74 Cycle parking should be provided at least to the Mayor’s intend to publish London Plan 
minimum standards for the commercial uses, once the final quantum of development is agreed. 
This should be designed as set out above and as set out in the London Cycling Design 
Standards. 
 
Public Transport 
 



 

75 The site must be integrated into the bus network to support the high proportion of 
trips being made by sustainable modes. As stated above, a contribution for improving bus 
services is likely to be required, the applicant must discuss this and the content of any obligation 
or triggers further with Transport for London. Any contribution agreed to improved services 
should be secured through a section 106 agreement.   
 
76 The Transport Assessment does not include any assessment of how the number of rail 
trips will be divided between lines and stations, or the impact of the extra trips on lines or 
stations. This should be addressed.   
 
Managing travel demand 

77 Construction works and delivery and servicing will need careful management to deliver 
Vision Zero objectives. A full Delivery and Servicing Plan (DSP) and Construction Logistics Plan 
(CLP), both in accordance with TfL guidance, should therefore be secured by condition. The CLP 
should be in place before construction commences and the DSP prior to occupation.   
 
78 A Parking Design and Management Plan and a full Travel Plan should also be secured 
by condition and discharged prior to occupation. 
 

Local planning authority’s position 

79 Tower Hamlets Council officers are currently assessing the application.  

Legal considerations 

80 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  and any connected 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 

81 There are no financial considerations at this stage. 

Conclusion 

82 London Plan policies on opportunity areas, industrial land, employment, housing, design, heritage, 
access, energy, and transport are relevant to this application. The application is broadly supported 
in strategic planning terms, but the following matters should be addressed to ensure full 
compliance with the London Plan and the Mayor’s intend to publish London Plan: 



 

• Principle of development: The principle of a residential-led redevelopment of the non-
designated industrial land is broadly supported and in line with the strategic objectives of 
the site. However, the proposal would result in a reduction of industrial land in an area 
where industrial provision is uncertain. Accordingly, the applicant is strongly advised to 
secure a quantum of new floorspace for industrial use only in order to achieve compliance 
with policies E4 and E7 of the Mayor’s intend to publish London Plan in this regard.  

• Affordable housing: The development proposes 30% affordable housing by habitable 
room split 70:30 in favour of affordable rent. Policy H6 of the Mayor’s intend to publish 
London Plan sets a threshold of 50% for industrial sites, as such, the application must 
follow a viability tested route. GLA officers will continue to robustly scrutinise the viability 
appraisal to ensure that the maximum amount of affordable housing is delivered. Details of 
the affordability of the shared ownership and LBTH Living Rent must be provided. Early 
implementation and late stage review mechanisms must be secured. 

• Urban design and heritage: The design responds well to the local context and proposes a 
high-quality redevelopment. The proposal would represent less than substantial harm to 
the significance of heritage assets on the site and nearby. 

• Inclusive access: The scheme provides appropriate levels of accessible accommodation. 
This is supported and should be secured by condition, along with Building Regulations 
standards M4(2) and M4(3) in line with London Plan Policy 7.2 and policy D3 of the 
Mayor’s intend to publish London Plan. 

• Sustainable development: The Energy Hierarchy has been followed as required in 
London Plan policy 5.2 and policy SI3 of the Mayor’s intend to publish London Plan. The 
applicant should provide further detail on the proposed ASHP and PV provision. The 
shortfall in CO2 reductions should be met through an offset contribution. Further detail on 
the surface water drainage strategy and urban greening measures should be provided. 

• Transport: The applicant should seek to respond further to London Plan of the Mayor’s 
intend to publish London Plan policy and should seek to reduce residential car parking and 
encourage active travel. The development may increase demand on bus services and a 
contribution may be sought as mitigation. Planning contributions, obligations and 
conditions are required as outlined in the report. 

 

 

 

 

for further information, contact GLA Planning Unit (Development Management Team): 
Debbie Jackson, Director, Built Environment  
020 7983 5000     email Debbie.Jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632  email John.Finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
078 4004 6318  email Alison.Flight@london.gov.uk    
Matt Christie, Team Leader – Development Management 
020 7983 4409  email matt.christie@london.gov.uk  
Toyin Omodara, Senior Strategic Planner 

020 8039 1272  email Toyin.Omodara@london.gov.uk  
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