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Report of: Corporate Director, TITLE: Draft City Fringe Opportunity Area Planning
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Originating Officer:
Jamie Ounan
Strategic Planning Manager

Ward(s) affected: St Katharine’s and Wapping,
Whitechapel, Spitalfields and Banglatown,
Weavers

1. SUMMARY

1.1 The draft City Fringe Opportunity Area Planning Framework (CF OAPF) (appendix 1)
sets out strategic planning guidance for the City Fringe proposed to be adopted by the
Mayor of London. It has been researched, developed and drafted by the Greater
London Authority (GLA). Although the document has been released for formal
consultation, Tower Hamlets officers have been told that GLA staff do not consider this
to be the final draft, but rather anticipate further joint working with boroughs to amend
the CF OAPF before adoption.

1.2 It is proposed that appendix 2 of this report, subject to comments from the Cabinet, is
Tower Hamlets’ response to the consultation draft document. Appendix 2 strongly
proposes that Tower Hamlets work with the Mayor and GLA staff to further develop the
CF OAPF with the aim of endorsing the plan locally if it can be revised to address local
priorities. However, Appendix 2 is also clear that the current draft CF OAPF cannot be
endorsed at this stage as it does not yet align with Tower Hamlets priorities. Future
endorsement will be subject to further review and Cabinet approval.

2 RECOMMENDATIONS
That Cabinet:-

Approve appendix 2 as Tower Hamlets formal response to the draft City Fringe
Opportunity Area Planning Framework.

Local Government Act, 1972 Section 100D (As amended)
List of “Background Papers” used in the preparation of this report

Brief description of “back ground papers” Name and telephone number of holder
and address where open to inspection.

Nil




3 BACKGROUND
THE ROLE OF OPPORTUNITY AREA PLANNING FRAMEWORKS (OAPFs)

3.1 OAPFs are proactive planning tools to guide the implementation of London Plan policy,
acting as aids to negotiation, consultation and implementation. OAPFs are strategic
planning documents and are not intended to go into the level of detail of local Area
Action Plans or master plans. OAPFs should not preclude the options appraisal process
that all boroughs must undertake as part of their Local Development Framework (LDF)
procedures’. OAPFs are well placed to plan for cross borough issues such as
infrastructure planning and delivery. Previous OAPFs, such as the Lower Lea Valley
OAPF, have successfully addressed these matters. In the case of that particular OAPF
it has been endorsed by Tower Hamlets.

DEVELOPING THE CITY FRINGE OPPORTUNITY AREA PLANNING FRAMEWORK

3.2 In 2004 the Mayor for London adopted the London Plan. That document named Aldgate
& Whitechapel and Bishopsgate & South Shoreditch as Opportunity Areas within which
substantial housing and employment growth could be achieved. As a council we
indicated our support for those opportunity areas, as well as our intention to manage the
growth through appropriate planning guidance. At the time, this was proposed to be a
City Fringe Area Action Plan (since adopted as interim guidance for the purposes of
development control). Tower Hamlets council planned for the City Fringe as a whole,
including the named Opportunity Areas, due to the commonalities and interconnections
between the issues, needs and places.

3.3 The GLA also recognised these interconnections between parts of Tower Hamlets’ city
fringe and our neighbouring authorities Hackney, Islington and the Corporation of
London. Consequently, in 2005 GLA officers called a meeting of relevant local authority
planning staff and stated their intention to deliver an Opportunity Area Planning
Framework for the whole City Fringe. Several meetings took place to discuss the
contents of a draft plan but no such meetings have taken place in the 3 years since
2005. The Cabinet should note that one of the main concerns raised in the attached
response (appendix 2) is that the review and redrafting of the CF OAPF should be
guided by a formal working group with borough representatives, using a model similar to
the Lower Lea Valley OAPF. This will enable boroughs and the GLA to more effectively
link regional and local priorities. Tower Hamlets officers have received confirmation from
GLA staff that they would welcome this approach.

MAIN CONTENT OF THE DRAFT CITY FRINGE OPPORTUNITY AREA PLANNING
FRAMEWORK

3.4 The CF OAPF includes the following chapters.
Implementing the London Plan

» This chapter sets outs the legal basis for OAPFs. It notes that the CF OAPF aims to
provide a further level of spatial detail from the generic London Plan policies. The
Mayor sees it as necessary to provide such detail because the City Fringe has been
identified as an area with significant opportunities for new homes and jobs which will
contribute to London’s growth as a whole. However, the vision, objectives and
priorities are not clear. Appendix 2 raises concerns about this lack of clarity and ask
the GLA to work with boroughs to agree the priorities, which must include the

' Please note: Tower Hamlets has been exploring and consulting upon key issues and options
for its revised Core Strategy since September 2007. This work is planned to culminate in a
general consultation exercise beginning at the end of July 2008.



priorities in Tower Hamlets City Fringe Area Action Plan (adopted as interim
guidance for the purposes of development control).

Profiling the City Fringe

This chapter sets outs some ward-level statistics and maps relating to the City
Fringe. Other existing spatial plans that affect the area are summarised. Historic
maps and a brief socio-economic history is provided. A list of development sites in
the area including permitted and refused schemes is included which is not
appropriate for a strategic document. Appendix 2 therefore request that this is
removed. The chapter concludes with a brief overview of some relevant local issues
including development densities, the need for well planned and designed open
space, energy usage and the reduction of carbon dioxide emissions. However,
these issues are not always fully addresses. Consequently, Appendix 2 suggests
that more joint work is undertaken to fully address these issues.

Connecting the City Fringe

This chapter focuses on implementing a pedestrian movement network linked to the
open space network in the City Fringe. This is the most detailed chapter and runs
over 28 pages. Very specific routes are highlighted to improve walking routes
between local destination points which will direct developments to facilitate specific
routes through sites that would otherwise act as barriers to movement. The routes
generally focus on linking designations such as major stations, open spaces and
tourist attractions, like the Tower of London, and will be helpful when considering
and shaping planning applications. The principle of creating a network of open
spaces is also supported but beyond requiring some space from particular
development opportunities, the way the green network will be delivered is not clear.
Appendix two asks for this to be address and for the work to take account of Tower
Hamlets vision for High Street 2012.

Tall and Large scale Buildings

This chapter sets out areas were tall buildings are considered appropriate based on
criteria. Areas include Broadgate / Bishopsgate, Aldgate and the News International
site in Wapping. Appendix 2 supports Aldgate as a site appropriate for Tall Buildings
as this will lead to substantial regeneration benefits. Appendix 2 questions whether
the whole of the News International site meets the criteria for tall buildings set in the
plan and raises protection of the setting of the Tower of London as a priority.

Mixed use policy in the City Fringe

This chapter sets out how London Plan mixed use policy 3B.4 applies in the City
Fringe. Several locations are defined as being exceptions to the mixed use policy
including Aldgate which is appropriate for purely commercial development. Appendix
2 broadly supports the sites identified as being consistent with our local planning
framework and evidence base.

Transport Strategy

This chapter gives an overview of potential new demand for public transport from
residential and employment growth but does not set out the specific implications for
the current transport network. It lists transport improvement projects already
committed or planned. Appendix 2 suggests the planned programme of transport
investment supported by TfL needs to be clearly set out based on evidence of future
demand. The CF OAPF also needs to help realise new opportunities arising from
planning transport investment such as regeneration in Whitechapel and prioritise
access to and between transport nodes including links at Whitechapel Station.

Creative Industries, culture, leisure and tourism



4.2

= This section very briefly sets out the importance of the creative industries cluster
currently operating from the city fringe and a summary of their needs (i.e. affordable
workspace). This is the least well worked up element of the document. It gives no
clarity regarding the future role of the City Fringe as an area for the creative
industries, culture or tourism or other small and medium sized enterprise.
Consequently, Appendix 2 asks for a comprehensive review of chapter with LDA and
local partners.

Housing and Social Infrastructure

» This chapter repeats relevant London Plan policies. It also sets out a series of broad
design principles for high density residential development in the City Fringe. The
chapter lists basic information regarding existing education facilities and some
planned improvements to and health facilities but the GLA have not undertaken any
research into the impact of housing growth on social infrastructure. Appendix 2
suggests Tower Hamlets (including colleagues in the Local Strategic Partnership)
work with the GLA and neighbouring boroughs to ensure population growth and
future demand for infrastructure is understood and planned for effectively.

Section 106 Strategy

= This chapter elaborates on the Mayor’s wishes to develop voluntary arrangements
with boroughs for the pooling of section 106 planning obligations. Specific values for
office and residential development are included. However, the existing data is
inaccurate and there is no justification for the rate of standard charges indicated in
the plan or pooling arrangements. Appendix 2 indicates that any work on section
106 planning obligations needs to benefit local residents and link with the council
priorities as set out in our Interim planning guidance for purposes of development
control, Master Plans and the Community Plan.

Sustainability and Waste

= This chapter repeats several priorities set out in the London Plan regarding energy
and waste management but actions to resolve these key issues are limited.
Appendix 2 suggests better links be made to Tower Hamlets research work on
appropriate locations for combined heat and power systems and, where possible,
take account of the council’s emerging priorities regarding waste management and
recycling.

IMPLICATIONS FOR THE COUNCIL

The CF OAPF is prepared under the Mayor’s general duty as set out in Section 30 of the
Greater London Authority Act 1999. The Council’s LDF documents are required to be in
general conformity with the London Plan. Whilst the CF OAPF does not have the same
legal weighting as the London Plan it will be a material consideration in the assessment
of a planning application. Moreover, OAPFs should help to guide investment decisions
and help secure funding for major projects such as infrastructure improvements.

The Council has agreed (Cabinet 5" December 2007) to prioritise the LDF Core Strategy
and to enhance its focus on spatially specific, local issues and hence not to further
progress the City Fringe Area Action Plan. Part of the reasoning was that much of the
principles of in the Area Action Plan will be brought up into the Core Strategy and site
specific information would be dealt with through a Site Specific Development Plan
Document to compliment the Core Strategy. Nevertheless, a robust CF OAPF could be
a useful, additional strategic planning tool, bringing together cross borough priorities and
infrastructure investment. It could also be an informative material consideration when



4.3

6.2

7.2

making decisions on planning applications. As it stands the draft CF OAPF requires
more work if it is to become a useful development control tool and forward planning tool.

Crucially, the document need to be consistent with Tower Hamlets interim planning
guidance and the emerging draft LDF Core Strategy. Without consistency it is likely to
lead to greater confusion on planning, regeneration and infrastructure delivery in one of
Tower Hamlets important regeneration areas. Without further joint working there is a
risk that the CF OAPF could lead to poorer quality development outcomes in the area.
However, if the CF OAPF can be revised, through a substantial research, development
and engagement process so that it does become a robust strategic planning tool, then
the council could endorse the CF OAPF as strategic planning guidance. Without a
robust redrafting process it will not be prudent to endorse the document.

CONCLUSIONS

The CF OAPF has the potential to be a useful, robust and proactive spatial planning tool.
However, in its current draft format, it addressed a wide range of topics with a variable
degree of success. It is also inconsistent with some local priorities and it is therefore at
risk of leading to confusion on planning, regeneration and infrastructure delivery in one
of Tower Hamlets important regeneration areas. Hence the council will need to engage
closely, but robustly, with the GLA to ensure the plan is revised to clearly reflect Tower
Hamlets aspirations and policy position for the City Fringe.

COMMENTS OF THE CHIEF FINANCIAL OFFICER

This report provides the background to the City Fringe Opportunity Area Planning
Framework (CF OAPF) issued by the Mayor of London in 2008 and seeks Members
approval for the council’s draft response to the consultation draft City Fringe Opportunity
Area Planning Framework.

A significant additional financial implication proposed in the CF OAPF is that
development in the City Fringe should contribute towards a pooled system of section
106 planning obligations. In any such system Tower Hamlets would be a major
contributor, given the level of development, along with the City of London. However, it is
not possible at this stage to ascertain whether this borough would be a net beneficiary
from the system given current information on infrastructure and other requirements in
comparison to our City Fringe neighbors. In the absence of details on how the voluntary
pooling arrangements would work in practice, the proposed response is, at this stage,
not to support the approach.

CONCURRENT REPORT OF THE ASSISTANT CHIEF EXECUTIVE (LEGAL)

The OAPF is a non statutory planning document prepared under the Mayor’s general
duty as set out in Section 30 of the Greater London Authority Act 1999. Due to its status
under the London Plan, the OAPF will have some material weight, and the Mayor
intends that the OAPF will be endorsed by boroughs as a material consideration for the
purposes of development control and plan making and would inform those processes..
For this reason it is important that the Council ensures that the OAPF reflects Tower
Hamlets’ aspirations and policy position.

The OAPF is not a Development Plan Document and therefore does not require the
approval of the Council.

EQUAL OPPORTUNITIES IMPLICATIONS
The GLA has undertaken an Equalities Impact Assessment (EqlA).
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ANTI-POVERTY IMPLICATIONS

The purpose of the should be CF OAPF is to attract inward investment and manage
development activity to ensure growth meets the needs of new and existing
communities. This needs to be made clearer in a revised draft.

SUSTAINABLE ACTION FOR A GREENER ENVIRONMENT
The GLA has undertaken a Sustainability Appraisal.
RISK MANAGEMENT IMPLICATIONS

No risk or regulatory impact assessment has been undertaken as part of the CF OAPF
development process. Nor was there any consistent approach to project management
to work through and manage risks with local stakeholders. Consequently, a formal
project management structure, including risk management mechanism, is proposed to
be put in place to undertake further development work on the CF OAPF.

APPENDICES

Appendix 1 - Consultation Draft City Fringe Opportunity Area Planning Framework
(2008).

Appendix 2 - Tower Hamlets proposed response to the consultation draft City Fringe
Opportunity Area Planning Framework (2008).



Appendix 1

Consultation Draft City Fringe Opportunity Area Planning Framework (2008)

Due to the size of the document and the related volume of printing, this document has been given a
limited distribution on CD Rom. The document can also be accessed on the following website:

http://www.london.gov.uk/mayor/planning/city-fringe.jsp

or alternatively a hard copy can be obtained from the Strategic Planning Team: 020 7364 5414
jamie.ounan@towerhamlets.gov.uk.




Appendix 2

Tower Hamlets proposed response to the consultation draft City Fringe Opportunity Area
Planning Framework (2008)
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