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planning report PDU/2464a/01 

7 November 2012 

Abbey Mills Riverine Centre, West Ham, E15 

in the London Borough of Newham 

planning application no. 12/00358/LTGOUT  

  

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 

Outline planning permission (with all matters reserved apart from layout), for the construction of 
a mosque and ancillary facilities including eight accommodation units for guests and imam, 
library, dining hall, multi-use game areas, tennis courts, sports pavilion, open space, access, 
parking and landscaping; together with continued use of the existing mosque and temporary use 
of the ancillary facilities as a mosque during the construction phase. 

The applicant 

The Trustees of the Anjuman-E-Islahul-Muslimeen of (London) UK 

Strategic issues 

The proposal raises issues in respect of the 2012 Games & their legacy, social infrastructure, 
town centres, urban design, inclusive design, transport, equal opportunities, sustainable 
development and the Blue Ribbon Network. 

Recommendation 

That Newham Council be advised that whilst elements of the proposal are acceptable, the 
application does not comply with the London Plan for the reasons set out in this report; but that 
the possible remedies set out in paragraph 145 of this report could address these deficiencies. 

Context 

1 On the 27 September 2012, the Mayor of London received documents from Newham 
Council notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008, the Mayor has until the 7 November 2012 to provide the Council with a 
statement setting out whether he considers that the application complies with the London Plan, 
and his reasons for taking that view. The Mayor may also provide other comments. This report sets 
out information for the Mayor’s use in deciding what decision to make. 
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2 The application is referable under Categories 1Bc (Development outside Central London 
and with a total floorspace of more than 15,000 square metres), 1Cc (a building more than 30 
metres high outside the City of London), and 3F (Development which includes the provision of 
more than 200 car parking spaces) of the Schedule to the Order 2008. 

3 Once Newham 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 2011 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 

Location 

6 The application site lies towards the western edge of the London Borough of Newham, to 
the west of West Ham Station. It is broadly triangular in shape and is approximately 6.23 hectares 
in size. It is bounded to the north-west by the Channelsea River and by the Greenway to the north-
east and to the east by London Underground (LU) Jubilee line and Docklands Light Railway (DLR). 
Its southern boundary is established by a railway embankment carrying C2C National Rail services 
and LU District and Hammersmith & City lines and Crows Road. The GLA owns the Parcelforce site, 
the vacant land south of the C2C, District and Hammersmith & City railway lines. West Ham Bus 
Garage is located to the south of this site.  

Current layout 

7 The site is largely devoid of vegetation other than perimeter scrub and trees around its 
south, east and northern boundaries. Surfacing comprises largely compacted sub-base material 
covering extensive contamination. A series of buildings and structures are situated within the 
north-eastern section of the site, the principal building being used as a temporary mosque with 
capacity for 2,500 worshippers. Other uses include kitchen/dining facilities, stores, a meeting room 
and security offices.  

Current parking 

8 Existing access to the site is controlled by a staffed gatehouse. Parking is currently 
controlled by stewards and limited to 300 vehicles by the existing temporary permission, though 
higher numbers of vehicles have parked on the site in the past. 

Current vehicle access 

9 The site historically has had two highway access points – from Canning Road to the north, 
and from Crows Road to the south. The Canning Road entrance is now the site’s only access and, 
as set out in the application material, the Crows Road access onto Manor Road is currently closed 
under a temporary Traffic Management Order put in place by Newham Council for public safety 
reasons. In addition, there are complex property interests and rights associated with the use of this 
road, on which negotiations are underway between the applicant and NR/DLR as owners of the 
section on the bridge over the railway.  
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10 The nearest sections of the Transport for London Road Network (TLRN) are the A12 
located approximately 1.7km away to the west via Stratford High Street and the A13 located 
approximately 2.5km away to the south via Manor Road, while the nearest sections of the Strategic 
Road Network are the A112 New Plaistow Road approximately 700m to the north east and 
Stratford High Street approximately 800m to the north west. 

Current pedestrian and cycle access  

11 Pedestrian and cycle access is via the Greenway which provides strategic connections to 
east London and is the main pedestrian link between the site and West Ham station, via a ramp and 
stairs at Manor Road. The temporary access improvements between the Greenway and West Ham 
station/Manor Road for the Olympic and Paralympic Games have now been removed. 

Public transport  

12 Abbey Road DLR station on the line connecting Stratford International and Canning Town, 
is 330 metres from the existing entrance to the site, and West Ham station (served by C2C, DLR, 
LU District, Jubilee and Hammersmith & City lines) is located approximately 700 metres (via the 
Greenway) from this existing entrance. The closest bus stops are on Manor Road; just over 400m 
away from the existing entrance, and are served by route 276.  

13 The submitted Transport Assessment assesses the entrance’s Public Transport Accessibility 
Level (PTAL) as 6a (where 6 is excellent and 1 is poor).TfL assesses that the PTAL drops away 
gradually across the site as a consequence of distance from public transport.  

Surrounding area  

14 Bromley by Bow Gas Works is beyond the railway embankment to the south of the site, 
whose gasholders are still operational. In addition, there is a variety of modern industrial estates 
and older industrial/warehousing accommodation as well as West Ham Bus Garage. Housing and a 
police station are located to the east of Manor Road.  

15 Channelsea House, a six storey 1960’s office building is located on Canning Road just to 
the northwest of the site and industrial units including a compressor works (GTEC House) and a 
furniture manufacture (Paragon Interior) adjoin Channelsea House. These buildings were once part 
of the chemical works that was located on the application site.  

16 Channelsea Island is located to the north of the site and was also once used for chemical 
production and storage. A footbridge extending from the application site to the southern area of 
the island used to provide a link between the two, however this is now closed. The island is owned 
by the applicant although it is outside the application boundary. 

17 The Grade 2 Listed Abbey Mills former pumping station is situated to the north of the 
application site, as is land currently being used by Thames Water to construct the Lee Tunnel which 
when completed will provide additional sewage capacity and significantly reduce effluent 
discharges into the area’s waterways. 

18 Prescott Channel and locks are located towards the south-western spur of the site leading 
north from Channelsea River. Three Mills Island including the television studios are also on the 
western side of the Channelsea River. 
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Current religious activities  

19 The primary existing use of the site is as a mosque, which can accommodate up to 2,500 
worshippers. It currently has no prayer facilities for women, who in religious terms are required to 
worship separately. The site also provides a meeting room and basic catering facilities. The mosque 
acts as the London centre for the Tablighi Jamaat (TJ) followers of the Islamic faith and the 
following activities currently take place on the site:  

Daily prayers  

 Five daily prayers are spread across the day from sunrise to a few hours after sunset. The 
time of each prayer varies depending upon the season and the applicant advises that 
average attendance at these prayers is between 5-50 people, depending upon time of the 
day or week and weather conditions.  

Friday (Jumah) prayer  

 This takes place once a week, at around lunchtimes on Fridays. The applicant advises that 
attendance ranges from around 400 to 1,100 depending upon weather conditions and 
holidays, and that extra stewards are in place for security and health and safety 
requirements.  

Thursday evening (Ijtimah) gathering  

 This takes place once a week, usually commencing around 8pm on a Thursday evening. 
The applicant advises that worshippers start to arrive around 7pm and start to leave at 
around 9.45pm, that current attendance is between 1,500 - 2,000, and that a full team of 
stewards is in place to secure the car park and control traffic flow in and out of the site.  

 Other religious events take place such as Eid, where the applicant advises attendance 
ranges between 300 and 700 people. 

Details of the proposal 

20 The applicant is firstly seeking to continue to use the site and its buildings as a mosque 
until a new facility is provided, and secondly seeking outline planning permission to build a new 
mosque together with the following ancillary facilities. 

Use Gross Internal Area (sq.m.) 
Mosque  29,227  
Car Park  9,138  
Dining Area  4,483  
Plant  2,609  
Library  2,022  
Visitors’ Centre  1,034  
Residential Accommodation  415  
Overnight Accommodation  1,245  
Family room  767  
Meeting Rooms  391  
Sports Pavilion  265  
Total  51,596  
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Mosque  

21 The new mosque would form the centre piece of the proposed development and contain a 
prayer hall capable of accommodating up to 7,440 men. A separate prayer facility on an upper level 
is proposed which could accommodate 1,872 women. The mosque would therefore have the 
potential capacity to around accommodate 9,300 worshippers.  

22 The applicant advises that the new mosque would provide five prayer services spaced out 
throughout the day, with the first service being held around sunrise and the final service being held 
around sunset. Each prayer session would last between 20 and 40 minutes and additional prayers 
are also envisaged at other times of the day. 

23 In addition to the regular prayer sessions, the mosque would be used for two major weekly 
prayer and lecture sessions. The first would be held on Thursday evenings (Shab e Juma’a) and last 
between 4 and 10 hours, and the second on Friday lunchtimes (Juma’a), which would last between 
40 and 50 minutes. There would also be a session each Thursday called Mashwara, a weekly 
consultation between the community and its elders and which usually lasts between 2 and 3 hours.  

24 In addition to regular prayers, there would also be prayers recited during the month of 
Ramadan, which would begin at sunset and continue until sunrise the following day. The same 
prayers are also said on one other night during the year. At the end of Ramadan, special prayers 
are also said on the festival of Eid. The Eid prayer is said after the early Morning Prayer and lasts 
for between 40 and 50 minutes. The applicant advises that Ramadan is generally the busiest month 
of the Islamic calendar as there are more prayer sessions and worshippers make an extra effort to 
attend prayers.  

Prayer  Duration  Frequency  
5 daily prayer sessions  20-40 mins  7 days per week  
Additional daily prayers  Dependant on worshipper  Occasional  
Shaab e Juma'a  4-10 hours  Thursday evening  
Juma'a  40-50 minutes  Friday lunchtime  
Mashwara  2-3 hours  Tuesday  
Taraweeh  1 -1½ hours  Every night during Ramadan  
Laylatul Qadr  All night  1 night per year  
Eid  40-50 minutes  Twice per year  

 
25 The new mosque would also host occasional lectures for example on Islamic law. The 
applicant advises that these lectures would increase in frequency as the lecture programme became 
more established and would normally be integrated with the weekly Shaab e Juma prayer on 
Thursdays.  

The library  

26 A dedicated Islamic library is proposed within the development which is intended would 
become a recognised source for Islamic written works and a destination for studying and learning 
of the Islamic faith. The library’s collection would include ‘core’ books such as the Quran, books on 
Islamic law, a family-orientated section and inter-faith books. 
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Dining hall 

27 The proposed ancillary dining hall would be designed to allow worshippers and members of 
the community to bring their own food and hold informal meals. The applicant advises that it 
would not act as a restaurant as food would not be cooked or sold, its maximum capacity would be 
2,000 people, and be mainly used by people who had attended events at the mosque.  

Family room  

28 This would be used by families attending the mosque and includes children’s play and 
relaxation facilities. 

Residential and overnight accommodation 

29 The application envisages overnight accommodation for visiting guests and dignitaries in 
the form of 3 x 5 bedroom and 3 x 3 bedroom units. Two further units, (1 x 4 bedroom and 1 x 2 
bedroom) would be provided for the Imam and his family. These are being treated as ancillary by 
GLA officers. 

Visitor centre  

30 The visitor centre is intended to act as a place where people outside the mosque’s religious 
community could come to learn more about the building and those that built it, and is designed to 
accommodate organised school trips, interest groups, individuals, other faith groups and 
academics.  

Open space  

31 The following open spaces are proposed:  

Riverine Square: a shared entrance space from Canning Road and the Greenway leading to the 
Riverine Square. The Square would act as the main public space on the approach to the mosque 
and related facilities.  

Riverside Terrace: accessed from the entrance ramp, the Riverside Terrace would form the largest 
open pedestrian space within the development, acting as the key focal space overlooking the 
Channelsea Island. The Terrace would be at the same level as the main mosque and create a central 
gathering space that could also be used by the library and visitor accommodation.  

Riverine Garden: the garden would connect the Riverside Walk to Crows Road and the south of the 
Site. It is perceived as a key green public resource, facilitate views along its length and offer 
opportunities to provide an accessible space usable by all age groups including children.  

Riverside Walk: the walk would run along the length of the Channelsea River providing a 
recreational nature trail, connecting to the wider area and River Lea Park, via the Greenway. It 
would be 16m wide and act as a green corridor for pedestrians and cyclists.  

Multi-Use Games Areas (MUGAs) and Tennis Courts: Two MUGAs and 4 tennis courts would be 
provided within the south of the site for public use at all reasonable times together with a sports 
pavilion managed by volunteers from the community.  



 page 7 

Proposed vehicular, cyclist and pedestrian access  

32 The applicant proposes that access arrangements for the site would operate as they 
currently do, with all access being via the Canning Road entrance. The application envisages the 
possible re-opening of Crows Road as a pedestrian/cycle link, or as an exit only vehicular link. The 
main parking area of the mosque would be within an undercroft under the main structure and 
provide spaces for 300 cycles, 10 motorbikes and 300 vehicles. Thirty-six of the car parking spaces 
would be for disabled drivers, 10% would have electric charging facilities, and a further 10% would 
be provided with passive charging facilities. A further 2 Blue Badge parking spaces and 20 cycle 
spaces would be provided adjacent to the sports pavilion for those using the sports facilities and a 
further 16 cycle spaces would be provided in a shared area outside the mosque.  

33 The application proposes a drop off facility to the east of the mosque in the form of a 
shared surface, which includes two lay-bys, which could each accommodate up to two coaches and 
could be used for short term coach parking during events. The applicant also envisages it would be 
possible to park up to six coaches along an internal access road.  

Case history 

34 The application site originally contained the former Abbey Mills Chemical Works, built in 
the mid 1860s to produce sulphuric acid. A variety of industrial activities have been carried out on 
the site since then including naptha (flammable liquid mixtures of hydrocarbon), oil, stearine and 
manure processing. The site was used for chemical manufacture and storage until around 1990, 
when the all buildings on the site apart from the gatehouse and a two storey office building were 
cleared and limited remediation and capping works carried out. Further remediation works were 
undertaken between 1992 and 1995, though the site remains severely contaminated.  

35 The site was acquired by the applicant in 1996 and following a series of applications and 
enforcements, secured temporary planning permission on appeal for the current use. This expires in 
May 2013. The applicant also entered into a Project Planning Performance Agreement with 
Newham Council, the London Thames Gateway Development Corporation and the GLA in March 
2011, which required it to submit a “policy compliant” application, (i.e. mixed use development 
with a smaller religious facility). This requirement was however not met and the applicant now 
contends that this form of development would not be economically viable. 

Strategic planning issues and relevant policies and guidance 

36 The relevant issues and corresponding policies are as follows:  

 2012 Games & their legacy London Plan; 
 Social infrastructure London Plan; 
 Town centres London Plan; 
 Urban design London Plan; 
 Inclusive design London Plan; Accessible London: achieving an inclusive 

environment SPG; Planning and Access for Disabled 
People: a good practice guide (ODPM); 

 Transport London Plan; the Mayor’s Transport Strategy; 
 Equal opportunities London Plan; Planning for Equality and Diversity in 

London SPG; Equal Life Chances for All (Mayor’s 
Equalities Framework); Equalities Act 2010;  
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 Sustainable development London Plan; Sustainable Design and Construction SPG; 
Mayor’s Climate Change Adaptation Strategy; Mayor’s 
Climate Change Mitigation and Energy Strategy; Mayor’s 
Water Strategy;  

 Blue Ribbon Network London Plan. 
 

37 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 2012 Newham Core Strategy, the saved policies of 
Newham’s 2001 Unitary Development Plan and the 2011 London Plan.  

38 The following are also relevant material considerations:  

 The National Planning Policy Framework and Technical Guide to the National 
Planning Policy Framework. 

 The Mayor’s Olympic Legacy Supplementary planning Guidance. 

 The draft Revised Early Minor Alteration to the London Plan. 

Olympic Legacy Supplementary Planning Guidance (OLSPG) 

39 The London Plan sets out the Mayor’s vision for the sustainable development of the capital 
and paragraph 1.54 confirms that he will apply the Plan’s objectives and principles to the new and 
existing neighbourhoods in the Lea Valley associated with the 2012 Games. Policy 1.1 confirms 
that the development of east London will be a priority for the Mayor and reinforces his objective to 
promote social and economic convergence between east London and other parts of the city. 

40 Policy 2.4 of the London Plan commits the Mayor’s to use the 2012 Games to deliver 
fundamental economic, social and environmental change within east London and to close the 
deprivation gap between the Olympic Host Boroughs and the rest of London. This is known as 
convergence. The policy also committed the Mayor to prepare the OLSPG. 

41 As set out above, the site is within the area covered by the Mayor’s OLSPG, which provides 
advice on how he wishes his strategic planning priorities to be applied to the area it covers. The 
Mayor estimates that the OLSPG area as a whole has the potential to provide around 32,000 new 
homes and 1.35 million sq.m. of new and improved commercial floorspace, and confirms 
Metropolitan Stratford as a focus for regeneration and change. 

42 The OLSPG also sets out a vision for the area, which includes making it one of the best 
places to live and work in London, improving connectivity across and into the new Queen Elizabeth 
Olympic Park, and creating new family housing and schools. It then includes a series of 
development principles that are expected to be applied to planning applications and includes more 
detailed guidance for each of its 5 sub areas. 

43 The application site is within the OLSPG’s Southern Olympic Fringe sub-area, which seeks 
restoration of the area’s heritage and water assets to create a network of new mixed use 
neighbourhoods. It also envisages the currently vacant and underused sites around West Ham 
station being brought back into permanent use to provide housing, community and employment 
uses. 

44 The OLSPG notes that the sub-area also contains the application site “where Newham’s 
adopted core strategy looks to develop the site for a mix of residential and employment uses that 
contributes to the creation of a new local centre and secures site access improvements and a link to 
West Ham station”. The OLSPG does however state that “an element of community use would be 
appropriate (on the application site) provided it was of a scale that did not dominate the overall 
mix and was well connected to the new local centre and station”.  
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45 The OLSPG also states that the Riverine site could potentially accommodate family housing 
possibly fronting the Channelsea River, “although employment and community uses will be 
prominent, particularly near the station and substantial industrial contamination will need to be 
remediated and new and enhanced connections created into and across the area”. 

46 The OLSPG therefore anticipates a mixed use redevelopment of the application site that 
included a significant amount of residential and employment uses in addition to a community use 
such as a mosque, and suggests a general scale of 4 to 6 storeys. The principle of community use in 
the form of a mosque on the site is therefore supported by the OLSPG, as is the introduction of 
additional community facilities and pedestrian and cycle connections across the site, though as set 
out below, further information is needed on how these might be achieved and would operate.  

47 The use of the entire site as a mosque is therefore contrary to the OLSPG, notwithstanding 
the applicant’s assertion that no other use is viable - which is discussed further below. 

48 The OLSPG’s Core development principle addresses convergence and states that planning 
applications in the OLSPG area should demonstrate how they will help close the deprivation gap 
between the Olympic host boroughs and the rest of London and that one way this can done is for 
planning applications in the OLSPG area that propose more than 100 residential units or 1,000 
sq.m. of new floorspace or uses to include a statement setting out how they will help achieve 
convergence outcomes. The application does not include such a statement, nor has it separately 
demonstrated how it will help achieve convergence outcomes.  

49 As currently configured the proposal does not comply with London Plan policies 1.1 
(Delivering the strategic vision an objectives for London) and 2.4 (The 2012 Games and their 
legacy).  

Social infrastructure 

50 The London Plan classifies places of worship as social infrastructure and policy 3.16 of the 
London Plan (Protection and enhancement of social infrastructure), confirms that London requires 
additional and enhanced social infrastructure provision to meet the needs of its growing and 
diverse population. 

51 The policy also confirms that development proposals which provide high quality social 
infrastructure will be supported in light of local and strategic needs assessments; that facilities 
should be accessible to all sections of the community (including disabled and older people); and be 
located within easy reach by walking, cycling and public transport. Finally it goes on to say that 
wherever possible, the multiple use of premises should be encouraged, and that LDFs should 
provide a framework for collaborative engagement with social infrastructure providers and 
community organisations. 

52 In this case, as set out below, the Mayor notes that Newham’s Muslim population is 
growing and that additional faith facilities are likely to be required. The location of a new mosque 
in the highly accessible vicinity of West Ham station is therefore supported in principle in strategic 
planning terms, providing its scale and impact are acceptable.  

53 The London Plan states that boroughs should ensure that adequate social infrastructure 
provision is made to support new development and Newham Council’s Core Strategy policy INF8 
'Community Facilities', stresses that the Council will ensure that a suitable range of community 
facilities, (including places of worship), are provided to meet demonstrated local need. The policy 
also requires new community facilities to be inclusive and open to all members of the community.  

54 This policy and its approach to this site has been tested through its Core Strategy process 
and was found to be sound at an Examination in Public. It is therefore considered that Newham’s 
policy that the application site provide a mixture of housing, employment and community uses is 
appropriate and in general conformity with London Plan policy 3.16.  
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55 As set out above, the Mayor’s OLSPG is consistent with this approach and it is 
recommended that the applicant engage positively with the Council to seek to achieve a locally 
appropriate mixed use redevelopment of the site that would achieve the applicant’s and the 
Council’s ambitions. 

56 As currently configured the proposal does not comply with London Plan policy 3.16 (Social 
infrastructure).  

Town centres 

57 West Ham is identified as a District Town Centre in the London Plan and in Newham 
Council’s Core Strategy. London Plan policy 2.15 (Town centres) is therefore relevant to this 
proposal and states that town centres should be a foci for commercial development and 
intensification (including residential development), sustain and improve a competitive choice of 
goods and services conveniently accessible to all Londoners (particularly by public transport, 
cycling and walking), and be the main foci for most Londoners’ sense of place and local identity 
within the capital.  

58 The policy goes on to state that development proposals in town centres should: 

 Sustain and enhance the vitality and viability of the centre. 

 Accommodate economic and/or housing growth through intensification and 
selective expansion in appropriate locations. 

 Support and enhance the competitiveness, quality and diversity of town centre 
retail, leisure, arts and cultural, other consumer services and public services. 

 Be in scale with the centre. 

 Promote access by public transport, walking and cycling. 

 Promote safety, security and lifetime neighbourhoods. 

 Contribute towards an enhanced environment, urban greening, public realm and 
links to green infrastructure. 

 Reduce delivery, servicing and road user conflict. 

59  Whilst the application could potentially achieve elements of this policy – for example by 
promoting access by public transport, walking and cycling; contributing towards an enhanced 
environment, urban greening, public realm and links to green infrastructure; and reduce delivery, 
servicing and road user conflict, there are concerns about its scale, and by proposing a single land 
use, it does not provide the additional town centre uses such as retail, employment or housing the 
policy seeks, and there is a risk that it could hinder the achievement of the new District centre 
sought by strategic and local policy.  

60 As currently configured the proposal does not comply with London Plan policy 2.15 (Town 
Centres). 

Viability 

61 The applicant has submitted viability documentation to support its contention that only its 
scheme is viable, and hence the only realistic option for the site to be developed. This contention is 
however not supported by Newham Council who have commissioned consultants to advice on this 
aspect of the application. This is supported and it is suggested that a proactive and open approach 
is adopted by the applicant and by Newham Council to allow the Mayor to fully understand this 
important issue should the application come before him at Stage 2. 
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Urban design 

62 The proposed development incorporates a number of public spaces and a riverside walk. 
The design also allows for the possible future re-opening of the Crows Road access onto Manor 
Road and a route to an existing underpass beneath the District Line railway embankment. This 
would enable a link to be created between the application site and the area to its south, and is 
identified as a key strategic connection in the OLSPG.  

63 In principle these aspects of the proposals are therefore strongly supported, as they would 
improve the permeability of the landlocked application site and that of the wider area in line with 
the OLSPG. However, the use of these routes is dependant on resolving a range of property and 
safety matters, and the applicant has also not identified how it would make the connections across 
and within its site accessible to the general public. 

64 Furthermore as currently depicted the layout of development does not yet ensure the 
quality or legibility of these important connections. This is a particular concern in respect of the 
southern part of the site, which is flanked by the railway embankment to the south and the 
entrance to the development’s car park to the north. It also does not provide definition, enclosure 
or animation onto this route, which are important to make it feel safe and attractive, and thereby 
well used, especially if an access to Crows Road and/or the south of the railway embankment is 
provided in the future. The issue of Crows Road access is addressed in more detail in the transport 
section below.  

65 Due to the scale and location of the proposed development, the scheme is likely to have a 
significant visual impact on the Three Mills Conservation Area to the north-west of the application 
site and the setting of the Listed Buildings at Three Mills and the Abbey Mills and West Ham 
pumping stations. This would be particularly noticeable given the open nature of much of the land 
and views surrounding the site from the north and west.  

66 Hence for a building of such size and bulk to be acceptable in this context, it would need to 
be of outstanding architectural quality, materials and detailing and it is not clear at this stage how 
this will be achieved. A smaller mosque (as part of a policy compliant mixed use development), 
could address size and bulk concerns and would have less visual impact. 

67 As currently configured, the proposal does not comply with London Plan policies 7.1 
(Building London’s neighbourhoods and communities) and 7.4 (Local character). 

Inclusive design  

68 Landscaping and public realm design is crucial to how inclusive a development would be. 
Proposals should therefore ensure that routes from public transport facilities to entrance points are 
legible and clearly identifiable, and that way finding is easy to make access easy, safe and 
comfortable. Design and access statements should show how disabled people access each of the 
entrances safely, including details of levels, gradients, widths and surface materials of the paths 
and how they are segregated from traffic and turning vehicles etc, and how any level changes on 
the routes will be addressed.  
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69 In this case, there are concerns regarding some of the levels proposed around the site and 
all level changes should be minimised. External steps and ramps are proposed in places, and if 
these are absolutely unavoidable, they should be designed in accordance with the latest design 
guidance on steps and ramps which comes in the form of BS8300:209 + A1:2010 5.8, 5.9 and 5.10. 
Confirmation of this should be provided, as the plans provided do not appear to reflect this 
guidance. The proposed riverside walk route should also be accessible and appropriate details 
provided to demonstrate this. 

70 Shared surfaces for pedestrians, cycles and visitors are mentioned in the design and access 
statement. The applicant should illustrate why such an approach will be suitable on this site, as 
there are concerns regarding access for disabled people from this approach. Furthermore, 
segregated pedestrian access onto the site (segregated from vehicles) would be far preferable to a 
shared access point, and segregated pedestrian routes up to the various entrances would also be 
preferable. These matters should be addressed to ensure full compliance with the London Plan; in 
particular paragraphs 6.37 and 6.38. 

71 The applicant should therefore illustrate how each of the ancillary accommodation units will 
be accessible, what design standards will be applied to each of the units i.e. Lifetime Homes or 
Wheelchair Accessible Housing standards, to ensure that they are usable for as many potential 
occupants or visitors as possible. 

72 The sports facilities including the external sports areas/pitches should be accessible and 
changing and toilet facilities for disabled people should also be provided. Sport England’s design 
guidance note “Accessible Sports Facilities” updated 2010 guidance may be helpful in ensuring this 
is the case. The applicant may wish to consider providing a ‘Changing Places’ toilet, given the scale 
of development proposed. BS8300:2009 + A1:2010 12.7 provides further information on Changing 
Places toilets. 

73 As currently configured, the proposal does not comply with London Plan policy 7.2 (An 
inclusive environment). 

Transport  

Site accessibility  

74 Transport for London (TfL) advise that issues concerned with the use of Crows Road have 
been the subject of separate and ongoing discussion between the applicant and third parties, 
including Network Rail Infrastructure Limited, (as current owner of the bridge), Docklands Light 
Railway Limited, (as contracted purchaser), and Newham Council, (as highway authority). This 
report should not be interpreted as having any bearing or influence on these matters. 

75 TfL also notes that the scheme has been designed so that the development can function 
with all access via Canning Road, albeit that the submitted Transport Assessment (TA), assesses the 
sensitivity of using Crows Road as an exit route for light vehicles. The submitted documents also 
make reference to the potential to create a pedestrian link along Crows Road, and the internal site 
design allows for this, though as set out above, it is not clear how this connection would be 
provided or made available to the public, as this route is currently closed. 
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Site connectivity  

76 The Connectivity and Transport chapter of the OLSPG describes the transport issues in the 
area and strategic interventions required to enable the development it promotes to be delivered. 
The OLSPG describes different connections that are needed and also highlights that there is 
crowding and congestion on parts of the area’s public transport and highway networks, rail 
crowding on some routes into central London and at some key public transport interchanges. There 
is also significant highway congestion on some of the area’s strategic roads and junctions, 
particularly in the evening peak, which has a negative impact on journey times for all road users 
including buses and freight.  

77 The capacity and smooth running of highway network, (especially its strategic sections), is 
a key concern identified in the OLSPG in order to accommodate the quantum of development it 
promotes. Specifically, the OLSPG and its Transport Study both highlight the need for significant 
mitigation measures to maintain and safeguard the current and future performance of the road 
network. These should be identified and fully funded, as the road network includes key corridors 
serving the whole of London. Demand also needs to be managed through complementary 
mitigation measures to smooth traffic flow and tackle congestion. The OLSPG therefore highlights 
a number of interventions that are required to improve strategic connectivity and capacity. A key 
concern of this application is the potential impact of its Thursday evening gatherings coinciding 
with the evening traffic peak and other regular events in the wider area. 

On site provision  

78 The level of on-site car parking proposed, 300 spaces, is the same as the current permission 
and there are no specific parking standards that apply to this use. In the context of the site’s high 
PTAL and the modal split set out in the TA, this provision seems acceptable, however given the 
predicted large attendances, the total approach to car parking on site and off-site will need to be 
covered by a car parking management strategy and in the travel plan (considered in detail below) 
both of which should be secured by condition or S106 agreement in order to comply with London 
Plan policy 6.13.  

79 Given the high level of accessibility of the site the car parking management strategy and 
travel plan should also address the means of reducing available car parking for the mosque when 
not attracting a large number of visitors. This would encourage a mode shift and increased travel 
by sustainable modes for all events. Car use is the current dominant mode of travel to the mosque 
and this should change, for both large events and smaller daily activities. 

80 It is noted that 36 spaces (12%) will be designated for Blue Badge holders and that 30 
spaces (10%) will have active provision and a further 30 spaces (10%) will have passive provision 
for electric vehicle charging points (EVCPs). This is in line with London Plan policy 6.13, and 
should be secured through condition.  

81 Ways of increasing Blue Badge parking to cater for demand for such spaces by those 
attending large events should be provided in line with London Plan policy 6.13 (Parking) and Table 
6.2. It is also recommended that some of the disabled persons parking bays incorporate a 2.6m 
vertical clearance.  
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82 Three hundred cycle parking spaces are to be provided in the secure lower ground floor car 
park at the mosque, with a further 16 spaces in the shared area outside the mosque and 20 spaces 
by the sports pavilion. The external cycle parking should be covered, and it is recommended that 
lockers or storage facilities are provided for cyclists. There are no specific cycle parking standards 
that apply to this use, and, related to the further comments about modal split, trip generation and 
travel planning, it may prove necessary to provide additional cycle parking at the site especially to 
cater for large numbers of visitors. This should be subject to ongoing review, ideally through the 
travel plan monitoring, in order to comply with London Plan policy 6.9. 

83 Given the competing and potentially conflicting uses of the access to the site and the 
internal areas, particularly at peak times, it is recommended that an on site all modes movement 
management strategy, a coach parking management strategy, and a strategy for managing access 
to/from the site should be secured by condition. A Section 106 obligation should also be 
considered to ensure the safe and efficient management at the stations and on the immediate 
accesses to the site of those coming to/going from events, especially those with high attendances 
or where there is more than one smaller event on at the same time. 

Trip generation, mode share and distribution  

84 The forecast trip generation is based on the existing operation of the temporary mosque 
and the constraints imposed by limiting car parking for the proposed much larger mosque to the 
same number as exists currently. For the forecast mode share, the TA assumes 300 spaces on site 
and up to 232 cars being parked on local streets. The applicant should include a car parking 
accumulation study for the scenarios it assesses and confirm local on street car parking capacity 
and opportunities for car parking on private land. It is suggested in the TA that local car parking 
controls could be strengthened and this would reduce capacity to park off site. This would help 
reduce traffic generation and encourage more sustainable travel, and could be secured for example 
though the applicant working with Newham Council to extend controlled parking (CPZ) coverage. 
The applicant should also confirm how existing and potential reduced on street capacity has been 
assessed.  

85 For the largest events, it is predicted that 4,000 visitors will arrive by rail, underground or 
DLR, 1,230 will arrive by bus, and 532 by cars with a total of 848 passengers. The modal shift from 
72% by car to 17% by car is a reflection of the absolute numbers involved, however it implies a 
significant change in travel behaviour, especially on a Thursday evening when departures home will 
be late in the evening. The TA proposes that this behaviour should be confirmed by undertaking 
surveys of the attitudes of existing car users and their propensity to shift. To ensure that the 
limited provision of on site car parking is best used measures should be put in place to limit its use 
to high occupancy vehicles and mobility impaired people. These should be included in the car 
parking management strategy. 

86 TfL agrees that the mode target suggested by the TA is a welcome aim. However, it 
represents a significant change in travel behaviour and TfL is concerned this may not be achieved 
and requires evidence that it could with reference to examples from elsewhere. A mechanism to 
ensure satisfactory compliance should also be proposed. In addition it should be demonstrated that 
the public transport network and stations have the capacity and can be managed to cope with the 
significant additional demand the application would generate. Section 106 obligations should be 
secured to address these issues. 

87 Finally, any assessment should refer to contingency planning around other major local 
events such as events in the Queen Elizabeth Olympic Park at Stratford and/or other events along 
the public transport routes serving West Ham station including Upton Park and North Greenwich. 
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Impact on highways and off-site parking 

88 Further to the comments above, TfL would like to understand the likely volume of traffic on 
the wider road network arising from this development, TfL’s prime concern being the need to avoid 
impeding local bus services and the general movement of traffic. The submitted TA indicates that 
local junctions will operate within capacity.  

89 However, other factors such as pedestrian demand, drop-off and pick-up activity and 
inappropriate car parking may cause local traffic problems and TfL would welcome information on 
this aspect and how this might be mitigated and managed. It is disappointing that a lower number 
of junctions have been assessed than were discussed at the pre-application stage. Whilst this has 
been justified in the TA by the removal from the proposals of all but the mosque since the pre-
application discussions, impact on the further distant junctions should still be provided given that 
the mosque was by far the dominant use at the pre-application stage.  

90 For the development to be acceptable the applicant would have to achieve the mode split 
being predicted and show clear/strong measures to support this shift and manage the impacts on 
the other modes. The proposals to restrict on-site car parking and support for a Controlled Parking 
Zone (CPZ) are a step in the right direction, but as set out elsewhere in this report, the public 
transport impact also needs also to be addressed. 

91 TfL could judge if further wider highway network modelling is required if the information 
requested above related to the volume of traffic on the wider network is provided. However, TfL’s 
view, in line with the OLSPG development principles, is that the most appropriate highway 
mitigation is: promotion of other modes, car parking restraint and travel demand management, as 
well as stewarding and enforcement of on and off site parking controls.  

Public transport impact 

92 In order to comply with London Plan policy 6.3, there will need to be further analysis and 
information provided about the network effects on other lines beyond those at West Ham and 
Abbey Road stations, given the opportunities for interchange onto other Underground and 
National Rail lines for example at Stratford station, in particular the effects arising from major 
events at the site. The assumption for the distribution that all trips to/from the north will use 
Abbey Road, and all those in other directions to/from will use West Ham may not be realistic as it 
is likely that Abbey Road station may well be used as the first stage of a journey or a whole journey 
to trips to the west, south and east. Further evidence and justification should therefore be 
presented on the TA assumptions to inform likely station and line impacts. In addition, if the 
narrow pavements near West Ham station become too crowded visitors may also transfer to Abbey 
Road station. 

93 TfL would prefer that rather than DAISY (Dockland Arrival Information Systems) boards as 
suggested in the TA, the applicant provides a real time transport update system at each major exit 
from the mosque building. This should take the form of electronic status update boards (ESUBs) 
and this should be secured in any section 106 agreement.  

Network capacity 

94 The existing demand presented in the TA is for the current year, and this is likely to have 
increased by the time the mosque is expected to open in 2018 and further by 2031, particularly 
given the other consented or proposed developments in the local area.  
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95 There is no assessment of the impact of the extra demand on line crowding across the 
network, which will need to be provided. The Jubilee and Hammersmith & City/District lines 
experience crowding in the eastbound direction during the PM peak, which partly coincides with 
travel to the Thursday evening gathering, and potentially also with early morning arrivals. The 
assessment should consider the origins of journeys to the mosque during peak periods, as it is 
likely that they will be made through busy sections of LU lines.  

West Ham station capacity 

96 The station crowding assessment undertaken in the TA does not adequately consider the 
impact on gateline capacity. TfL has undertaken analysis which shows that while the residual 
capacity is proportionately less than previously stated (though may be expected to increase by 
2018) if passengers were to arrive at the station in large groups there could be some congestion as 
they pass through the gates. However, as the existing demand is low at the moment it would 
require very high growth (+12% pa) to create an over capacity situation. 

97 The proposed development does not take the gateline over capacity but it does get close to 
capacity. If the arrival and departure profile becomes excessively peaked, with passengers arriving 
in large groups for example, it may be necessary to switch the direction of one of the minor flow 
gates to reduce crowding. The minor flow demand is very low and TfL expects that the minor flow 
could easily be accommodated by the remaining two gates. 

98 Existing LU station staffing requirements are unlikely to be affected by the extra demand, 
although this will need to be reviewed by TfL once the mosque has opened, and LU would expect 
to liaise with the Trustees through the Travel Plan and event planning process. LU would expect 
the applicant to cover the extra costs should additional staffing be required.  

Docklands Light Railway 

99 No assessment has been presented about potential usage and any impacts on DLR services 
at Abbey Road. This assessment should be provided. The station entrance assists in managing the 
throughput of additional passengers, in that just 75 people per minute are able to enter or leave 
the station. However whilst this would control platform crowding (subject to frequency and 
capacity on DLR services) it is likely that there would be an impact at street level and especially 
given the narrow pavements in the vicinity of the station entrance and the use of Canning Road by 
vehicles going to/from the mosque. These issues highlight the need for temporary stewarding 
during peak periods. This should be secured through the section 106 agreement and would not be 
the responsibility of DLR. 

Infrastructure protection 

100 The site is adjacent to the District line/Hammersmith & City line and National Rail lines 
running west-east on a Network Rail embankment, and the Jubilee line and DLR running north-
south. Conditions should be secured relating to infrastructure, as well as measures to prevent 
errant vehicles from breaching the railway boundary and to agree landscaping to ensure that trees 
and other planting are not detrimental to railway assets and operations 
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Buses 

101 The bus assessment will need to be revisited, as it calculates bus capacity provision and 
service frequency incorrectly. The TA predicts, in a worse case scenario, a demand of 200-230 trips 
northbound in an hour, and acknowledges a risk of insufficient capacity on the bus network. There 
will be a range of options to provide enhanced bus provision to mitigate the development, 
including additional capacity on the bus network, which would require a financial contribution 
secured in a section 106 agreement and/or shuttle buses provided directly by the applicant. TfL 
would be happy to meet to discuss further how best this capacity issue might be resolved to ensure 
the proposal fully complies with London Plan policy 6.7. 

102 To reduce overcrowding in the vicinity of the West Ham station bus stops, the TA identifies 
directing bus users to the bus stops to the north of the Greenway on Manor Road. This should be 
undertaken actively by stewards especially for large events and secured as part of an event 
management plan. The PERS audit has not included any detailed assessment of the existing bus 
stops, and this assessment should be undertaken, especially to identify the need to provide 
additional capacity/or footway width or improved provision commensurate with the significant 
extra usage anticipated. If enhancements to any bus stops are required, TfL would request a 
contribution of up to £20,000 per bus stop in the vicinity of the site over and above any 
improvements required to the pedestrian links between the stops and the site. 

Walking and pedestrians 

103 The OLSPG identifies the potential to improve levels of walking trips in the area, and with 
the Greenway running adjacent to the site and other existing or potential strategic walking routes, 
there is the potential to promote walking and to relieve pressure on the highway and public 
transport network. This is already reflected well in the existing modal share of 39%, although in 
line with the general comments made above about modal split clarification and justification is 
sought. 

104 The applicant has provided a PERS audit as an appendix to the TA, however, there is no 
supporting commentary to back up the presented charts, and the FRUIN assessment undertaken 
relates to the general width of the footways and not the pinch-points. It should be noted that 
Legion modelling was undertaken for planning for the Olympic Games, which designed artificial 
pinch points on the Greenway, to restrict access to West Ham station during the PM peak and 
when Park events ended to avoid congestion within West Ham station.  

105 TfL has a particular concern about the impact at peak time on the pavements within close 
proximity of the site, and especially potential impact on Manor Road and the network performance 
of bus service 276 (which did not run along this section of Manor Road during the London 2012 
Games), and will expect further work and assessment to be undertaken, and opportunities for 
mitigation. These should also be consistent with TfL’s pedestrian comfort guidance. 

106 Further assessment will need to include: 

 Assessment of pavements on Canning Road, for access to/from Abbey Road DLR 
station and the Greenway. 

 Justifying the assumption for the split of trip distribution to either West Ham or 
Abbey Road DLR, when many trips to/from the west, south and east may begin or be 
feasible starting at Abbey Road, which may increase demand on Canning Road and 
Abbey Road. 

 Assessment of pavements on Abbey Road to the west of Abbey Road DLR station. 
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107 It is noted that, in the suggested draft section 106 Heads of Terms, that the applicant is 
offering highway works, which would benefit pedestrians. It will be for Newham Council, as local 
highway authority, to agree any highway improvements to benefit pedestrians on local highways, 
and also how the access to the other properties on Canning Road will be designed and managed. It 
may be necessary to provide measures such as marshalling and the creation of managed “pinch-
points” on and off the site to limit the flow of pedestrians and to help avoid overloading nearby 
highway junctions or public transport stops and stations. The applicant should also consider 
providing lighting, either temporary or permanent, for the section of the Greenway between 
Canning Road and the Manor Road access, to assist those attending the mosque when it is dark, 
subject to agreement with other stakeholders.  

108 The conclusion in the TA that the footways that provide access to the Riverine centre can 
reasonably accommodate even the highest flows will need further justification to demonstrate that 
the proposals and any mitigation would comply with London Plan policies 6.1 and 6.10. 

Cycling 

109 The OLSPG identifies the potential to improve levels of cycling trips in the area, and with 
the Greenway running adjacent to the site and other existing or potential strategic cycling routes, 
there is the potential to promote cycling and to relieve pressure on the highway and public 
transport network.  

110 It is noted that cycling currently only has a mode share of 1% on Thursdays and Fridays, 
and there may the potential to increase this share of trips, particularly to help to mitigate the 
impact on the local highway and public transport network, which should be strongly encouraged in 
the Travel Planning process to comply with London Plan policy 6.9. 

Travel Plan and event management planning 

111 It is noted that a full Travel Plan is in use for the existing mosque. The TA acknowledges 
that this Travel Plan will need to be updated, and a Framework Travel Plan has been prepared. The 
existing use is dependent on travel planning to ensure that the parking limits are met and the 
proposed development will be even more dependent on travel planning and hence is very 
important that concerns on this aspect of the development can be fully addressed. 

112 The figures and targets presented in the Travel Plan will need to be re-assessed given the 
comments raised in the TA about the trip generation and mode share estimates, and subject to 
their change in consequence, will need to be included in further updates to the Travel Plan. Given 
the concerns expressed about the trip generation and mode share and therefore its relationship 
with the targets, and the absence of details about how the Travel Plan and its monitoring will be 
secured and financed, the Travel Plan has not passed the assessment. 

113 The full Travel Plan should be secured as part of the Section 106 agreement, and regular 
monitoring and surveys will need to be undertaken. The Travel Plan will also be important to 
ensure that lower car parking provision should be considered for the site when not attracting a 
large number of visitors. This would encourage a mode shift and increased travel by sustainable 
modes. 
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114 It is recommended that the Travel Plan process and monitoring will include particular 
reference to major events, such as annual events, which may attract larger crowds from a wider 
catchment area who may not be familiar with the site and its context. An Event Management Plan 
should be secured by condition and/or Section 106 obligation, to establish the plans and 
mitigation, such as pre-event meetings with transport providers and the marshalling of routes near 
the site, which should be provided at the applicant’s expense, to determine the responsibilities of 
the applicant and other stakeholders. 

Construction and servicing 

115 An outline Construction Logistics Plan (CLP) is included in the TA, which refers to TfL 
guidance, which is welcomed, and a full CLP will need to be secured by condition. The outline CLP 
identifies that there may be opportunities to use the Channelsea River/Abbey Creek for the 
transportation of construction and waste materials, which TfL would strongly support, especially to 
reduce impact on the local highway network during the works. TfL recommends that a feasibility 
study to investigate this opportunity further should be secured by condition, which should be 
undertaken prior to selection of a contractor.  

116 In line with London Plan policy 6.3, a Delivery and Servicing Plan (DSP) should also be 
secured by condition and submitted to the Borough for approval under consultation with TfL. The 
DSP should contain items such as set delivery times.  

Mitigation and S106 contributions 

117 The assessment from the submitted TA has identified that there will need to be mitigation 
of a number of transport impacts, some of which will need to be agreed further with Newham 
Council. In summary, the financial mitigation measures, based on the information and trip 
generation figures submitted to date (and thus which could change) considered necessary by TfL, 
are, in no particular order of priority: 

Bus Capacity Enhancements To be discussed between TfL and the applicant 
Bus Stop Enhancements Up to £20,000 per bus stop 
Highway Improvements To be agreed with Newham Council 
Off-site parking controls To be agreed with Newham Council 
DLR/LU station management To be discussed between TfL and the applicant 
Pedestrian/cycle improvements To be agreed with Newham Council/TfL/GLA 
ESUB screens To be provided by the applicant 

  
Summary 

118 Based on the information provided in the application, TfL is unable to make a firm 
recommendation on this application until the issues set out above are satisfactorily addressed. 
Further information will therefore need to be provided in particular about the highway junctions 
near the site, pedestrian impact on pavements, the network impact on all forms of public transport 
and approach to securing bus capacity enhancements. TfL will be pleased to meet with the 
applicant to discuss these matters further. 

119 As currently configured the proposal does not comply with London Plan policies 6.1 
(Strategic approach), 6.3 (Assessing effects of development on transport capacity), 6.7 (Better 
streets and surface transport), 6.9 (Cycling), 6.10 (Walking) and 6.13 (Parking). 
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Equalities 

120 The 2010 Equality Act places a duty on public bodies, including the GLA, in the exercise of 
their functions, to have due regard to the need to advance equality of opportunity between 
persons who share a relevant protected characteristic and persons who do not share it. This 
requirement includes removing or minimising disadvantages suffered by persons who share a 
relevant protected characteristic that are connected to that characteristic and taking steps to meet 
the needs of persons who share a relevant protected characteristic that are different from the 
needs of persons who do not share it. The Act defines protected characteristics and includes 
religion or belief. The GLA in the discharge of its planning function must engage this duty, in so far 
as it is applicable to a particular case. 

121 The Integrated Impact Assessment carried out as part of the OLSPG process noted that one 
of the key issues in examining faith inequality is the lack of current and accurate information, and 
that there was no up to date data available on religious groups in London, with the 2001 Census 
providing the most accurate source of data. This census showed that London had a wide diversity 
of faiths, with Christians representing the largest group (58% of Londoners), followed by Muslims 
(8%), Hindus (4%), Jews (2%) and Sikhs (1%). There was also significant Baha’i, Jain and 
Zoroastrian communities in London and around 16% of Londoners stated that they followed no 
faith. 

122 The IIA noted that analysis of London’s faith population broken down by borough showed 
that London’s Muslim population was spread widely across several London boroughs, with 
significant proportions living in Newham, Tower Hamlets and Waltham Forest.  

123 The applicant has submitted a “Riverine Centre Needs Assessment” that considers the need 
for additional mosques in Newham and east London and concluded that demographic changes 
were likely to increase demand for such facilities.  

124 This conclusion is supported by GLA officers, who for the reasons set out above, support 
the principle of a new mosque in this location, subject to scale, impact and local circumstances. 

Sustainable development and energy 

125 The applicant has submitted detailed environmental material to address the Mayor’s 
sustainable development objectives as set out in the London Plan. These include air-quality, noise 
and vibration, water resources and floodrisk, ecology and biodiversity. These are considered 
acceptable in strategic terms.  

126 In respect of energy, the applicant has followed the energy hierarchy required by the 
London plan to reduce carbon dioxide (CO2) emissions and the proposals are broadly acceptable; 
however, further information is required as set out below before the CO2 savings can be verified. 

BE LEAN 

Energy efficiency standards  

127 A range of passive design features and demand reduction measures are proposed to reduce 
the CO2 emissions of the proposed development. Both air permeability and heat loss parameters 
will be improved beyond the minimum backstop values required by building regulations. Other 
features include energy efficient lighting and mechanical ventilation with heat recovery. The 
demand for cooling will be minimised through the use of solar shading and high performance 
glazing.  
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128 The development is estimated to achieve a reduction of 85 tonnes per annum (4%) in 
regulated CO2 emissions compared to a 2010 Building Regulations compliant development, as 
shown in the table below.  

BE CLEAN 

District heating 

129 The applicant has carried out an investigation and there are no existing or planned district 
heating networks within the vicinity of the proposed development. The applicant has however 
provided a commitment to ensuring that the development is designed to allow future connection 
to a district heating network should one become available.  

130 The applicant should confirm that all apartments and non-domestic building uses would be 
connected via a communal heating system served from the proposed energy centre located on the 
lower ground floor. Further information on the floor area of the energy centre should be provided. 

Combined Heat and Power 

131 The applicant has investigated and discounted the feasibility of CHP due the intermittent 
nature of the heat load. This is accepted in this instance. 

BE GREEN 

Renewable energy technologies 

132 The applicant has investigated the feasibility of a range of renewable energy technologies 
and is proposing to install a 600kW biomass boiler to provide renewable heat. 

133 The applicant should provide further information on the biomass boiler installation 
proposed including details of fuel supply, storage arrangement. Please refer to the GLA energy 
assessment guidance, September 2011 for further details on the information that should be 
provided. An air quality assessment should also be submitted.  

134 A reduction in regulated CO2 emissions of 384 tonnes per annum (21%) will be achieved 
through this third element of the energy hierarchy (see table below). 

OVERALL CO2 SAVINGS 

135 A reduction of 518 tonnes of CO2 per year in regulated emissions compared to a 2010 
Building Regulations compliant development is expected, which is equivalent to an overall saving 
of 26%. The CO2 savings exceed the targets set within Policy 5.2 of the London Plan. 

136 As currently configured the proposal does not comply with London Plan policies 5.1- 5.8 
(London’s response to climate change). 

Blue Ribbon Network 

137 Policies 7.27 and 7.28 of the London Plan support the recreational use of the Blue Ribbon 
Network (which includes the ea and Channelsea Rivers) and seek to increase habitat value and 
access. The proposed Riverside Walk would help achieve this objective and is supported, though as 
set out above, clarity is required on how public access would be assured. 

138 As currently configured the proposal does not comply with London Plan policies 7.27 (Blue 
Ribbon Network: supporting infrastructure and recreational use) and 7.28 (Restoration of the Blue 
Ribbon Network). 
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Community Infrastructure Levy 

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

140 The Mayor has arranged boroughs into three charging bands. The rate for Newham Council 
is £20/sq.m. The required CIL should be confirmed by the applicant and council once the 
components of the development or phase thereof have themselves been finalised. See the 2010 
regulations: http://www.legislation.gov.uk/ukdsi/2010/9780111492390/contents as amended by 
the 2011 regulations: http://www.legislation.gov.uk/uksi/2011/987/made 

141 London borough councils are also able to introduce CIL charges which are payable in 
addition to the Mayor’s CIL. Newham Council has yet to adopt a scheme. 

Local planning authority’s position 

142 This is not known at this stage 

Legal considerations  

143 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008, the Mayor is required to provide the local planning authority with a 
statement setting out whether he considers that the application complies with the London Plan, 
and his reasons for taking that view. Unless notified otherwise by the Mayor, the Council must 
consult the Mayor again under Article 5 of the Order if it subsequently resolves to make a draft 
decision on the application, in order that the Mayor may decide whether to allow the draft decision 
to proceed unchanged, or direct the Council under Article 6 of the Order to refuse the application, 
or issue a direction under Article 7 of the Order that he is to act as the local planning authority for 
the purpose of determining the application. There is no obligation at this present stage for the 
Mayor to indicate his intentions regarding a possible direction, and no such decision should be 
inferred from the Mayor’s statement and comments. 

Financial considerations 

144 There are no financial considerations at this stage. 

Conclusion 

145  London Plan policies on the 2012 Games & their legacy, social infrastructure, town centres, 
urban design, inclusive design, transport, equal opportunities, sustainable development and the 
Blue Ribbon Network are relevant to this application. The application complies with some of these 
policies but not with others and on balance does not comply with the London Plan. The reasons 
and potential remedies to issues of none compliance are set out below: 

 The 2012 Games & their legacy: The proposal does not comply with London Plan 
policies 1.1 and 2.4 and should demonstrate how it will help deliver convergence. 

 Social infrastructure: The proposal does not comply with London Plan policy 3.16 and 
should provide an appropriate mixture of housing, employment and community uses. 
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 Town centres: The proposal does not comply with London Plan policy 2.15 and should 
provide a wider range of Town Centre uses.  

 Urban design: The proposal does not comply with London Plan policies 7.1 and 7.4. Its 
design should be changed it should show how the proposed connections to the wider area 
would be delivered and made available to the public.  

 Inclusive design: The proposal does not comply with London Plan policy 7.2 and should 
be amended to demonstrate compliance with relevant London Plan inclusive design policies 
and requirements. 

 Transport: The proposal does not comply with London Plan policies 6.1, 6.3, 6.7, 6.9, 6.10 
and 6.13, and should demonstrate compliance with all relevant London Plan transport 
policies. 

 Equal opportunities: The principle of a new mosque in this location is supported subject 
to scale, impact and local circumstances. 

 Sustainable development: The proposal does not comply with London Plan policies 5.1- 
5.8 and should demonstrate compliance with all relevant London Plan energy policies. 

 Blue Ribbon Network: The proposal does not comply with London Plan policies 7.27 and 
7.28, and should demonstrate how the proposed riverside connections to the wider area 
would be delivered and made available to the public. 

 

 
 

for further information, contact Planning Decisions Unit: 
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Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895 email justin.carr@london.gov.uk 
Lyndon Fothergill, Principal Strategic Planner 
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