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planning report GLA/4559 & 4559a/02  

16 March 2020 

Recorder House and One Station Road 

in the London Borough of Redbridge  

planning application nos. 4570/18 and 4557/18  
  

Strategic planning application stage II referral 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; Town & Country Planning 
(Mayor of London) Order 2008. 

The proposal 

Recorder House: Erection of 6 – 13 storey building, comprising 134 residential units and flexible commercial floorspace at ground 
floor.  

One Station Road: Demolition of existing building and redevelopment to provide a part 4, 27, 32 and 42 storey building, 
comprising 370 Build to Rent units, with retail and office floorspace at ground floor. 

The applicant 
The applicant is Access Self Storage and the architect is Collado Collins Architect. 

Key dates 

Stage 1 considered: 21 January 2019   Redbridge Council Planning Committee: 18 July 2019 

Strategic issues 

Housing: One Station Road would provide 370 Built to Rent residential units on a well-connected, allocated Town Centre site. The 
S106 agreement holds the units in covenant of 15 years, contains a clawback mechanism to be triggered if any units are sold and 
meets the other criteria of Intend to Publish London Plan Policy H11.  

Affordable housing: It is proposed that Recorder House will provide the off-site affordable housing contribution for One Station 
Road. When considered together, the affordable housing offer would be 27% by unit or 33% by hab. rooms, comprised of 53% 
affordable rent and 47% shared ownership (by hab. room). In this instance, the off-site provision of affordable housing is 
acceptable as it enables a greater proportion of general needs affordable housing to be provided than would be provided on each 
site. The s106 agreements link the two developments and secure the affordable housing, as well as early and late stage viability 
reviews.  

Urban design: The applicant has since amended One Station Road to introduce a second shoulder, which provides the building 
with a more varied height profile.  

Energy: The energy strategies were not supported at consultation stage due to the reliance on Combined Heat and Power Systems 
for both sites. The applicant has engaged extensively with the GLA on this matter in order to address this issue and develop an 
alternative low-carbon heating strategy. Whilst the applicant has not revised the development to fully incorporate Air Source Heat 
Pumps, they have provided sufficient evidence to show that these could be incorporated within the current design. Furthermore, a 
comprehensive, rigorous condition has been secured, which requires a revised energy strategy to be provided. The condition is 
considered to be acceptable as it provides GLA officers with comfort that the alternative low-carbon strategy would be pursued. 

Matters relating to transport have also been addressed. 

The Council’s decision 
Redbridge Council has resolved to grant planning permission subject to conditions. 

Recommendations 
Redbridge Council be advised that the Mayor is content for the borough to determine the case themselves, subject to any action 
that the Secretary of State may take, and does not therefore wish to direct refusal, or that he is to be the local planning authority.  
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Context 

1 On 19 November 2018 the Mayor of London received documents from Redbridge Council 
notifying him of a planning application of potential strategic importance to develop the above 
site for the above uses.  
 
2 Recorder House (GLA ref: 4559 and LPA ref: 4570/18) is referable under Categories 1A 
and 1C of the Schedule to the Order 2008:  

• Category 1A: Development which comprises or includes the provision of more than 150 

houses, flats, or houses and flats. 

• Category 1C: Development which comprises or includes the erection of a building of one 
or more of the following descriptions - the building is more than 30 metres high and is 
outside the City of London. 

3 One Station Road (GLA ref: 4559a and LPA ref: 4557/18) is referable under Categories 
1A and 1C of the Schedule to the Order 2008:  

• Category 1A: Development which comprises or includes the provision of more than 150 

houses, flats, or houses and flats. 

• Category 1C: Development which comprises or includes the erection of a building of one 
or more of the following descriptions - the building is more than 30 metres high and is 
outside the City of London. 

4 On 21 January 2019, the Deputy Mayor for Planning, Regeneration & Skills (hereafter 
“the Deputy Mayor”) considered planning report GLA/4559&4559a/01, and subsequently 
advised Redbridge Council that the application did not comply with the London Plan, but that 
the possible remedies set out in paragraph 91 of that report could address these deficiencies.  

5 A copy of the above-mentioned report is attached. The essentials of the case with regard to 
the proposal, the site, case history, strategic planning issues and relevant policies and guidance are 
as set out therein, unless otherwise stated in this report.  

6 On 18 July 2019, Redbridge Council resolved to grant planning permission, in accordance 
with officer’s recommendation. On 4 March 2020 Redbridge Council advised the Mayor of their 
decision. Under the provisions of Article 5 of the Town & Country Planning (Mayor of London) 
Order 2008, the Mayor may allow the draft decision to proceed unchanged, direct the Council to 
refuse planning permission under Article 6, or issue a direction, under Section 2A of the Town and 
Country Planning Act 1990 in accordance with Article 7 of the 2008 Order, that he is to act as the 
local planning authority for the purpose of determining the application and any connected 
application. The Mayor has until 18 March 2020 to notify the Council of his decision and to issue 
any direction. 

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

8 On the 13th March 2020 the Secretary of State issued a set of Directions under Section 337 
of the Greater London Authority Act 1999 (as amended) and, to the extent that they are 
relevant to this particular application, have been taken into account by the Mayor as a material 

consideration when considering this report and the officer’s recommendation.” 
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Consultation stage issues summary 

9 At the consultation stage, Redbridge Council were advised that, whilst the application 
was broadly supported in strategic planning terms, it did not comply with the London Plan for 
the following reasons:  

• Principle of development: Both sites benefit from good accessibility and are both 
locally allocated for residential-led, mixed use development, whilst One Station Road 
also lies within the Ilford Town Centre. As such, the principle of residential-led 
redevelopment on both sites is supported; however, given each respective sites’ 
allocation and designations, the balance of commercial uses on each site should 
considered and further justification is required for the loss of over 6,000 sq.m of 
commercial floorspace at One Station Road and the limited commercial provision at the 
Recorder House. 

• Affordable housing: It is proposed that Recorder House, which will be 100% 
affordable, will provide the offsite affordable housing contribution for the entirely 
market Build to Rent scheme at One Station Road. When the sites are considered 
together, the affordable housing offer would be 33% by habitable room. The provision 
of offsite affordable housing is only acceptable in exceptional circumstances; as such, 
GLA officers will robustly assess the Financial Viability Assessments for each site to 
ascertain whether each scheme should provide affordable housing on site and, in turn, 
whether the viability provides exceptional circumstances for an offsite provision. Further 
information is also required on the London Shared Ownership units and London 
Affordable Rented units.  

• Urban design: Further justification and work is required to reduce the perceived bulk of 
One Station Square, particularly when viewed from the north and south, and to ensure 
sufficient activity and good residential quality. For Recorder House, further work is also 
required to ensure good levels of activation and passive surveillance at ground floor. 

• Energy: The energy strategies for both Recorder House and One Station Road have 
broadly followed the energy hierarchy, as set out in the London Plan and draft London 
Plan; however, further work is required, including selecting an alternative to the 
proposed CHP on each site and providing renewable energies on both sites.    

• Transport: For Recorder House various items are required, including the provision of 
additional Blue Badge car parking spaces. For One Station Road, the applicant must re-
run the trip generation assumptions, revise the servicing strategy and the provide Blue 
Badge spaces. For each scheme, various plans should be secured by condition or through 
s106 obligations. 

Mayoral policy update 

10 On 17 December 2019, the Mayor published the Intend to Publish version and issued this 
to the Secretary of State. The Intend to Publish Plan is the latest version of the plan.  

Proposed development update 

11 Since the consultation response was issued, the applicant has revised both scheme; the 
number of units within both schemes have reduced as a result of amendments to the scheme 
design. The GLA have engaged with the applicant, the Council and TfL to discuss the proposed 
amendments as well as address issues outstanding from consultation stage. These are discussed 
further below. 
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Principle of development 

12 As set out at Stage 1, the principle of the redevelopment of both sites was supported; 
however, further information was required on the proposed offsite affordable housing offer, as well 
as the commercial offer of both sites. This information has now been satisfactorily provided, as set 
out below. 

Commercial uses 

13 Each site is allocated as part of two separate, wider site allocations: Recorder House as part 
of Mixed Use Opportunity Site 51, allocated for 180 new homes and 1,300 sq.m of employment 
space; and One Station Road as part of Mixed Use Opportunity Site 37, allocated for 295 new 
homes and 2,500 sq.m of retail floorspace. 

14 Recorder House would provide 247 sq.m of flexible retail floorspace at ground floor. The 
small retail offer, adjacent to a Key Retail Parade, raises no strategic concerns as it compliment the 
residential uses.  

15 One Station Road would provide 2,023 sq.m of commercial floorspace, including 644 sq.m 
of retail uses and 1,379 sq.m of office floorspace. The Council’s Site Allocation expects 2,500 sq.m 
of retail within the area; however, the allocation also includes the shopping centre to the south of 
the site. In this context, and noting the provision of the office florrspace at the first and second 
floor level, it is considered that the commercial offer is acceptable and would contribute towards 
the success of the Ilford Town Centre. 

16 The office floorspace will be let by the Applicant themselves, who operate over 17 
workspaces at present. The applicant offer ‘licenses’, like a lease agreement, to use the workspace 
for a period of 1 month to 2 years, enabling flexibility for tenants. The detail of the licenses, the fit 
out, the rental levels, methods to engage local SMEs and the space’s management will be provided 
as part of the Workspace Provider Business Plan, which is required as part of the s106 legal 
agreement.  

Housing 

17 It is proposed that Recorder House will provide the off-site affordable housing contribution 
for One Station Road. Recorder House will provide 134 residential units, whilst Station Road is 
proposed to provide 370 residential units, all of which would be market Build to Rent; as such, 
when considered together, the affordable housing offer would be 27% by unit or 33% by hab. 
rooms. The tenure split is 53% affordable rent and 47% shared ownership (by hab. room). Rental 
levels, capped at Local Housing Allowance Levels, and income thresholds are secured within the 
s106 agreement. 

18 As set out at consultation stage, off-site affordable housing would only be acceptable in 
exceptional circumstances, as set out Mayor’s Affordable Housing & Viability SPG and Intend to 
Publish London Plan Policy H5. In this instance, the off-site provision of affordable housing is 
acceptable as it enables 134 general needs affordable homes to be provided at Recorder House 
and, therefore, meeting a local need; rather than providing a mix of Discount Market Rent Built to 
Rent units on One Station Road and mix of affordable and market homes at Recorder House. The 
applicant has stated that providing affordable housing on both sites, as discount market rent on 
One Station Road and general needs housing with market housing at Recorder House, would also 
provide a lower level of affordable housing overall.  

19 Schemes which propose offsite affordable housing cannot qualify for the Fast Track route 
and must provide a Financial Viability Appraisal (FVA). The FVA has been reviewed by GLA officers 
and it has been confirmed that the scheme provides the maximum reasonable. 
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20 Policy H11 of the Intend to Publish London Plan states that, for schemes to qualify as 
Build to Rent, the following criteria must be met: be comprised of over 50 units; held in a 
covenant for at least 15 years; be subject to a clawback mechanism to ensure that there is no 
financial incentive to break the covenant; under a unified management; and tenancies of three 
or more years must be made available. The scheme is held in covenant for 15 years, contains a 
clawback mechanism. All units will be let separately as self-contained units, under one 
management company, and will be offered on leases of 3 years (unless less is requested, with 
break clauses after 6 months). Furthermore, early and late stage review mechanisms have been 
secured in the s106 agreement. 

Urban design 

Recorder House 

21 At stage 1, concern was raised regarding the level of active frontage and residential quality. 
The applicant has maximised active frontage in the development and confirmed that the overhang 
on the High Road elevation will be suitable lit and will be overlooked by the residential unit.  

22 In terms of residential quality, there remains one north facing single aspect unit on each 
floor, which overlooks the railway line. The applicant has confirmed that all of the single aspect 
units meet the BRE guidance in terms of internal daylight and the unit on the first floor, which is 
the unit closest to the railway line, is 5 metres above the tracks and so is not directly looking out 
onto the railway line. A condition has also been secured requiring the applicant to provide details 
of the insulation of flats from external noise to the Council for their approval. In addition, all rooms 
meet or exceed the national internal space standards and provide sufficient amenity space and all 
cores serve 7 units on the lower levels and 5 units on the upper levels of the development. Given 
the above, the design is considered to be broadly in compliance with the relevant policies of the 
Intend to Publish London Plan.  

One Station Road 

23 At consultation stage, concern was raised regarding the active frontage of the building, the 
massing and bulk of the building, architecture and residential quality. Since the Mayor’s 
consultation response was issued, the applicant has amended the scheme to introduce a second 
shoulder, which provides the building with a more varied height profile and aides in reducing its 
bulk to a degree. Additional detail has been added to the building’s façade, including at ground 
floor to improve the pedestrian-level experience of the public realm surrounding the building, as 
well as the building itself.  

Energy 

24 The energy strategies were not supported at consultation stage due to the reliance on 
Combined Heat and Power Systems for both sites. The applicant has engaged extensively with the 
GLA on this matter since consultation stage in order to address this issue and develop an 
alternative low-carbon heating strategy. The application was determined by the Council’s planning 
committee prior to this issue being resolved, with the CHP-strategy remaining. Whilst the applicant 
has not revised the development to fully incorporate Air Source Heat Pumps (ASHP), they have 
provided sufficient evidence to show that these could be fully incorporated within the current 
design. 

25 A detailed condition has also been agreed with the applicant and GLA officers, which 
requires a revised comprehensive energy strategy to be provided, partially prior to commencement. 
The condition is considered to be acceptable as it is sufficiently detailed to provide GLA officers 
with comfort that the alternative low-carbon strategy would be persuaded, instead of the CHP 
system.  
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26 With the conditions and obligations secured, it is considered that the application complies 
with London Plan Policies 5.2, 5.10, 5.12 and 5.13 and Intend to Publish London Plan policies SI2, 
SI3 and SI13. 

Transport 

One Station Road 

27 At stage 1, concerns were raised regarding the delivery and servicing arrangements which 
did not comply with Policy T2 of the Intend to Publish London Plan and the Mayor’s Vision Zero 
approach. Some revisions have been made and the proposed conditions would introduce controls 
over this activity. amendments have been made to the proposed cycle parking arrangements; 
however, they are still not fully compliant with the London Cycling Design Standards (LCDS) and s 
Policy T5 of the Intend to Publish London Plan. The Trip Generation is also now considered to be 
acceptable. 

28 On balance and given the circumstances and conditions secured, the proposed 
arrangements/strategies are considered acceptable; The Council and the applicant must ensure 
that the detailed design of the cycle parking meets  the London Cycling Design Standards. The 
application is is broadly in accordance with the transport policies of the London Plan and its 
impacts adequately mitigated. 

Recorder House 

29 The requested transport conditions for Recorder House site have been secured therefore as 
the scheme is in accordance with transport policies.. 

Response to consultation  

Recorder House 

Response from neighbours 

30 Redbridge Council advertised the application with a local press notice, through site notices 
and through writing to 145 local residents. The Council received 3 objections. 

31 The objectors’ concerns include:  

• The development impacts the adjacent site’s development and buildings as it is too 
dense, the building line does not follow the adjacent site’s building and the design 
results in security issues due to lack of overlooking. Proposed development also 
contains too many single aspect units; 

• Affordable housing should be provided on-site; 

• Traffic impacts; and 

• Social infrastructure impacts – schools and surgeries are already under strain. 

Response from statutory and non-statutory organisations 

32 Representations were made from the following statutory organisations: 

• Environment Agency – No objection, subject to a condition requiring the proposed 
flood storage mitigation to be provided and informative to provide a flood resilient 
design. Relevant conditions and infromatives have been added to the decision notice. 

• Metropolitan Police – No objection, subject to Designing Out Crime condition. The 
condition has been added to the decision notice. 



 page 7 

• Greater London Archaeological Advisory Service – No objection, subject to pre-
commencement planning conditions. Relevant conditions have been added to the 
decision notice. 

• Natural England – No objection; 

• Essex and Suffolk Water – No objection; 

• London Fire Brigade – No objection but noted that compliance with Building 
Regulations is required. 

• Network Rail – No objection, subject to a condition requiring detailed landscaping 
works being submitted, as part of an agreement with Network Rail under an Asset 
Protection Agreement. 

• London City Airport – No objection; 

• NATS – No objection. 

 

One Station Road 

Response from neighbours 

33 Redbridge Council advertised the application with a local press notice, through site notices 
and through writing to 207 local residents. The Council received 7 objections and one letter of 
support.  

34 The objectors’ concerns can be broadly considered to fall within the following topics:  

• Loss of the well-known, local landmark which has social and heritage value; 

• Building is too tall, is out of character and will impact local views; 

• The scheme will create noise and disturbances; 

• Microclimatic impacts, such as wind, at ground level; 

• Design is poor; 

• Concern about lack of social infrastructure within the scheme; 

• Will impact land values and make homes more expensive; and 

• Residential development should not be close to busy roads with poor air quality. 

Response from statutory and non-statutory organisations 

35 Representations were made from the following statutory organisations: 

• Environment Agency – No objection. 

• Metropolitan Police – No objection, subject to Designing Out Crime condition and with 
amendments made by the applicant. The condition has been added to the decision 
notice. 

• Greater London Archaeological Advisory Service – No objection, subject to pre-
commencement planning conditions. Relevant conditions have been added to the 
decision notice. 

• Historic England – No objection; 

• Natural England – No comments; 

• Essex and Suffolk Water – No objection; 
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• Thames Water – No objection, subject to minimising groundwater discharged into the 
sewer and advising that a Trade Effluent Consent would be required for non-domestic 
discharge into sewer. These informatives have been added to the decision notice. 

• Network Rail – No objection as concerns are being addressed with the developer over 
the alterations to transfer loads over the railway line, the impact of demolition on the 
railway and for future inspection. Conditions are required to ensure a risk assessment 
relating to the interactions between the Overhead Line Electrification Equipment (OLE) 
and their electromagnetic fields (EMF) on the occupants of the developments. These 
conditions have been added. 

• NATS – No objection; 

• London Fire Brigade – No objection; 

Consultation summary 

36 It is noted that, having considered the above consultation responses, Redbridge Council 
have provided specific responses within its Committee Report or within draft decision notice. 

37 Having had regard to these, GLA officers are satisfied that the statutory and non-statutory 
responses to the Council’s consultation process do not raise any material planning issues of 
strategic importance that have not already been considered at consultation stage, and/or in this 
report.   

Heads of Terms 

38 Two separate s106 agreements have been prepared, one for each site. The two s106 
agreements are linked through clauses: in the One Station Road s106, a contract to construct the 
Recorder House development is required prior to commencement and occupation restrictions are 
also secured; and in the Recorder House s106, clauses link the occupation of One Station Road 
with the development of the units at Recorder House.  

Recorder House 

The following have been secured within the section 106: 

• Provision of 134 affordable dwellings, with the below unit mix: 

Unit type 
 

Studio 
(1b/1p) 

1 bed 
(1b/2p) 

2 bed 
(3 and 4 
person) 

3 bed (5 
and 6 
person) 

Total 

Affordable Rented 
Housing Units  

0 9 31 24 64  

Shared ownership Units  0 24 46 0 70  

Total 0 33 77 24 134 

 

• Carbon offset contribution to be confirmed once actual emissions known, capped at 
£223,300; 

• Habitats Mitigation Contribution of £4,020; 

• Local Procurement Strategy, seeking to ensure 20% of total employees are considered 
Local Labour. Labour Return monitoring also secured, requiring details of local labour 
recruited, employed and engaged throughout construction;  

• Residential Travel Plan and Business Space Travel Plan; and 

• Monitoring fee of £2,750. 
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One Station Road 

• Enter into a contract for either the Owner or another party to deliver the Recorder 
House dwellings (specified as above) prior to commencement and then limiting 
occupation of the Build to Rent units until the Recorder House dwellings are available.  

• Clawback mechanism should any of the units be sold within the 15-year covenant 
period. Clawback payment to be made to the Council to be used on general needs 
affordable housing in the borough. 

• Workspace Provider Business Plan, providing details of how the Workspace will be 
designed, fitted out, flexibly used as well as details of management and rental levels. 

• Carbon Offset Contribution of £1,117,000; 

• Habitats Mitigation Contribution of £11,1000; 

• Local Procurement Strategy, seeking to ensure 20% of total employees are considered 
Local Labour. Labour Return monitoring also secured, requiring details of local labour 
recruited, employed and engaged throughout construction;  

• Residential Travel Plan and Business Space Travel Plan; and 

• Monitoring fee of £4,055. 

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

22   Under Article 7 of the Order the Mayor could take over this application provided the policy 
tests set out in that Article are met. In this instance, the Councils have resolved to grant permission 
with conditions and planning obligations which satisfactorily addresses the matters raised at 
consultation stage. There are, therefore, no sound planning reasons for the Mayor to take over this 
application. 
 
Legal considerations 

23    Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008, the Mayor has the power to issue a direction under Article 7 that he is to act 
as the local planning authority for the purpose of determining the application. The Mayor may also 
leave the decision to the local authorities. If the Mayor decides to direct that he is to be the local 
planning authority, he must have regard to the matters set out in Article 7(3) and set out his 
reasons in the direction. 

24 The Mayor may also leave the decision to the local authority. In directing refusal the Mayor 
must have regard to the matters set out in Article 6(2) of the Order, including the principal 
purposes of the Greater London Authority, the effect on health and sustainable development, 
national policies and international obligations, regional planning guidance, and the use of the River 
Thames. The Mayor may direct refusal if he considers that to grant permission would be contrary to 
good strategic planning in Greater London. If he decides to direct refusal, the Mayor must set out 
his reasons, and the local planning authority must issue these with the refusal notice. If the Mayor 
decides to direct that he is to be the local planning authority, he must have regard to the matters 
set out in Article 7(3) and set out his reasons in the direction. 

Financial considerations 

25 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry.  Government Planning Practice Guidance emphasises that parties usually 
pay their own expenses arising from an appeal. Following an inquiry caused by a direction to 
refuse, costs may be awarded against the Mayor if he has either directed refusal unreasonably; 
handled a referral from a planning authority unreasonably; or behaved unreasonably during the 
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appeal.  A major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. Should the Mayor take over the 
application he would be responsible for holding a representation hearing and negotiating any 
planning obligation.  He would also be responsible for determining any reserved matters 
applications (unless he directs the council to do so) and determining any approval of details (unless 
the council agrees to do so). 

Conclusion 

26 The strategic issues raised at consultation stage regarding the principle of development, 
housing, affordable house, urban design, energy and transport have been satisfactorily addressed, 
and appropriate planning conditions and legal obligations have been secured. As such the 
application complies with the London Plan and Intend to Publish London Plan, and there are no 
sound reasons for the Mayor to intervene in this case.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Debbie Jackson, Director Built Environment 
020 7983 4500  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 
020 7084 2820     email Alison.Flight@London.gov.uk    
Kate Randell, Team Leader 
020 7983 4178   email kate.randell@london.gov.uk 
Vanessa Harrison, Principal Strategic Planner (Case Officer)  
020 7983 4467    email vanessa.harrison@london.gov.uk 
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