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1. APPLICATION DETAILS 
  
 Location: Site at North Dock Isle of Dogs Crossrail Station, Upper Bank Street, 

London 
 

 Existing Use: Dock with deemed approval for Isle of Dogs Crossrail Station under 
The Crossrail Act 2008. 
 

 Proposal: Erection of building sitting over Isle of Dogs Crossrail Station 
comprising 9,471m2 NIA of retail floorspace (A1, A3 and A4 Use 
Classes) and 1,860m2 NIA of community use floorspace (D1 and D2) 
and a publicly accessible park, as well as elements of the Isle of Dogs 
Crossrail Station which fall outside the vertical limits of deviation as 
defined by The Crossrail Act 2008. 
 

 Drawing Nos: S 5000 00 (Location Plan), S 5001 00 (Site Plan), S 5002 00 (Ticket 
Hall Level Plan), S 5003 00 (Lower Concourse Level Plan), S 5004 00 
(Upper Concourse Level Plan), S 5005 00 (Promenade Level Plan), S 
5006 01 (Ground Level Plan), S 5007 01 (Park Level Plan), S 5008 00 
(Roof Plan), S 5009 00 (South Elevation), S 5010 00 (North Elevation), 
S 5011 00 (East and West Elevation), S 5012 01 (Longitudinal 
Section) and S 5013 00 (Sections) 
 

 Supporting 
Documents: 

Design and Access Statement received 05/08/2008 
Planning Statement received 05/08/2008 
Transport Assessment received 05/08/2008 
Travel Plan received 05/08/2008 
Retail Assessment received 05/08/2008 
Energy Statement received 05/08/2008 
Resource Waste Strategy received 05/08/2008 
Sustainability Statement received 05/08/2008 
Open Space Statement received 05/08/2008 
Environmental Statement (Volumes 1-4) received 05/08/2008 
Environmental Statement (Volumes 5) received 10/10/2008 
Further comments Regarding the Impact of the OSD on the Listed 
Docks received 05/11/2008 
 

 Applicant: Canary Wharf Properties (RT5) Limited 
 

 Owner: British Waterways 
Cross London Rail Links 
 

 Historic Building: Grade I listed dock walls. 
 

 Conservation Area: The site is not located within a Conservation Area 
 



 
 
 
2. SUMMARY OF MATERIAL PLANNING CONSIDERATIONS 
  
2.1 The Local Planning Authority has considered the particular circumstances of this application 

against the Council's approved planning policies contained in the London Plan 2008, the 
London Borough of Tower Hamlets Unitary Development Plan 1998, the Council’s Interim 
Planning Guidance 2007 and associated supplementary planning guidance, and 
Government Planning Policy Guidance and has found that: 
 

2.2 The proposal is in line with the Mayor and Council’s policy, as well as Government guidance 
which seek to maximise the development potential of sites. As such, the development 
complies with policy 3A.3 of the London Plan 2008 (Consolidated with Alterations since 
2004) which seeks to ensure this. 
 

2.3 The Overstation development within the Blue Ribbon Network is considered acceptable as 
the development would maintain an acceptable navigational channel, while building on the 
consented Crossrail Station with an exceptional quality development that incorporates a 
publicly accessible park to replace the leisure opportunities lost from the dock.  The 
proposal, due to the unique circumstance of the consenting of the Crossrail Station under the 
Crossrail Act 2008 is considered to be acceptable in terms of policies 3D.8, 4C.1, 4C.3, 
4C.4, 4C.6, 4C.7, 4C.8, 4C.10, 4C.12 and 4C.14 of the London Plan 2008 (Consolidated with 
Alterations since 2004) and policies OS7 and T26 of the Unitary Development Plan (1998) 
and policies CP30, CP36, CP44, OSN2 and OSN3 of the Interim Planning Guidance (2007), 
which seek to protect the Blue Ribbon Network from inappropriate development and promote 
the use of the Blue Ribbon Network for transport and leisure uses. 
 

2.4 The proposed retail land use is considered acceptable in principle, as in accordance with 
regional and local planning policy, both a quantitative and qualitative need for the retail 
floorspace can be demonstrated and there will be no adverse impacts on other centres 
arising from the proposal.  The retail land use of the development would be acceptable in 
terms of policies ST34  S1 and S7of the Unitary Development Plan (1998), policies CP15, 
CP16, CP17, RT4 and RT5 of the Interim Planning Guidance (2007) and policies 2A.4, 3D.1, 
3D.2 and 3D.3 of the London Plan 2008 (Consolidated with Alterations since 2004) which 
seek to provide balance in town centre uses to encourage the vitality and viability of town 
centres and promote economic and job growth without adversely impacting on other 
established town centres. 
 

2.5 The proposed community uses within the proposed development are acceptable in principle 
as they would be located in an area well located in relation to public transport and connected 
to a wide range of uses.  The proposed community facilities would be in accordance with 
policy 3A.18 of the London Plan 2008 (Consolidated with Alterations since 2004) policies 
ST49, SCF8 and SCF11 of the Unitary Development Plan 1998 and policy SCF1 of the 
Interim Planning Guidance 2007, which seek to provide community facilities in areas well 
located and accessible and of high quality. 
 

2.6 The development’s height, scale, bulk and design is acceptable and in line with policies 4B.1, 
4B.2 and 4B.10 of the London Plan 2008 (Consolidated with Alterations since 2004), policies 
DEV1 and DEV2 of the Council’s Unitary Development Plan 1998 and policies CP4, DEV1 
and DEV2 of the Council’s Interim Planning Guidance (2007), which seek to ensure buildings 
are of a high quality design and suitably located. 
 

2.7 Transport matters, including parking, access and servicing, are acceptable and in line with 
London Plan 2008 (Consolidated with Alterations since 2004) policies 3C.1 and 3C.23, 
policies T16 and T19 of the Council’s Unitary Development Plan 1998 and policies DEV18 
and DEV19 of the Council’s Interim Planning Guidance (2007), which seek to ensure 



developments minimise parking and promote sustainable transport options. 
 

2.8 Sustainability matters, including energy, are acceptable.  This is in line with London Plan 
2008 (Consolidated with Alterations since 2004) policies 4A.4 and 4A.7 and policies DEV5 to 
DEV9 of the Council’s Interim Planning Guidance (2007), these policies seek to promote 
sustainable development practices. 
 

2.9 The proposed development will not involve works to the physical structure of the Grade I 
listed dock wall and is not considered to significantly impact upon the legibility of the historic 
conservation priorities in the area.  As such, the scheme is in line with and policies 4B.11 
and 4B.12 of the London Plan 2008 (Consolidated with Alterations since 2004) and policy 
CON1 of the Council’s Interim Planning Guidance (2007), which seek to protect listed 
buildings and structures within the Borough and London. 
 

2.10 The development will mitigate potential impacts upon the ecology and nature conservation 
area in accordance with 4C.13 of the London Plan 2008 (Consolidated with Alterations since 
2004), policies DEV57, DEV61 of the Unitary Development Plan 1998 and CP31 and CP33 
of the Interim Planning Guidance (2007), which seek to protect and enhance all sites of 
importance for nature conservation. 
 

2.11 Contributions have been secured towards the provision of community facilities, employment 
and training, cycleway and cycling facilities improvements and access improvements in line 
with Government Circular 05/05, policy DEV4 of the Council’s Unitary Development Plan 
1998 and policy IMP1 of the Council’s Interim Planning Guidance (2007), which seek to 
secure contributions toward infrastructure and services required to facilitate proposed 
development. 
 

2.12 Consideration has been given to the objections made to the scheme, but none of these are 
considered sufficient to outweigh the reasons for granting planning permission. 
 

 
3. RECOMMENDATION 
  
3.1 That the Committee resolve to GRANT planning permission subject to: 
  
 A. Any direction by The Mayor 
   
 B. Any direction by The Secretary of State pursuant to the Shopping Development 

Direction  
   
 C. The prior completion of a legal agreement, to the satisfaction of the Assistant Chief 

Executive (Legal Services), to secure the following: 
 

  Education and Training 
 

  A financial contribution of £150,000 towards local employment and training including 
Local Employment Access and Skillsmatch to maximise the employment of local 
residents. 
 

  Improvements to Connectivity and Integration 
 

  A financial contribution of £45,000 towards the Preston Road/Trafalgar Way cycle 
improvement scheme. This involves widening the cycle lane on Blackwall Way, 
Preston's Road and Trafalgar Way. 
 
A financial contribution of £35,000 towards the Westferry Road, Narrow Street and 
Locksfield cycle route improvement and cycle parking/cycle hire provision along this 



route to Canary Wharf and around the proposed development. 
 
A financial contribution of £70,000 towards the modification and improvements to the 
existing cycle by-pass lane and cycle lane improvements on Poplar High Street to 
improve the link to the development from the North of Canary Wharf. 
 

  A works contribution towards the provision of step free access improvements to the 
route from Poplar High Street to the eastern entrance of the development prior to the 
opening of the development, to a minimum value of £2,000,000.   
 
Delivery of an acceptable signage strategy for the routes from Poplar High Street and 
the Preston’s Road Roundabout to the proposed Crossrail Station and Overstation 
Development. 
 

  Community 
 

  Delivery of an on-site provision of 930m2 floor space to accommodate community 
purposes as the Council may consider appropriate to a minimum construction value of 
£2,000,000. 
 
Delivery of a publicly accessible Community Park, including management and 
maintenance, to a minimum construction value of £5,400,000. 
 
Preparation, implementation and monitoring of a Management Plan for the Community 
Park, including the provision for community events and education programmes. 
 

  Highways 
 

  A Car Free development by changing of the Traffic Management Order to exclude 
occupiers of the development from obtaining parking permits 
 
Preparation, implementation and monitoring of a Workplace Travel Plan (including 
welcome pack for occupiers). 
 
Preparation, implementation and monitoring of a Servicing and Deliveries Management 
Plan for servicing and deliveries associated with the proposed development. 
 

  Construction 
 

  Obligations in relation to construction works (noise levels, hours of work, transport 
arrangements, air quality, method statements) to be secured through a Code of 
Construction Practice. 
 

  
3.2 That the Head of Development Decisions be delegated power to impose conditions [and 

informatives] on the planning permission to secure the following: 
  
 Conditions 
  
 1) Time Period 

2) Restriction on opening of development 
3) Cladding Types Layout 
4) External Materials Samples 
5) ETFE Scale Mock-up  
6) Landscaping Plan 
7) Landscaping Management Plan 
8) Planting restricted to native species  



9) Petrol/Oil Interceptors  
10) Lighting near waterways 
11) Flood storage scheme 
12) Oil, Fuel and Chemicals Storage 
13) Water Efficiency 
14) Barge usage 
15) Security Management Plan 
16) Site Waste Management Plan 
17) Construction Management Plan 
18) Noise attenuation measures  
19) Ventilation and Extraction System Details 
20) CCHP provision 
21) Rainwater Harvesting Provisions and Details 
22) Water saving technologies 
 

  
 Informatives 
  
 1) Thames Water Informative 

2) Environment Agency Informatives 
3) S106 
 

  
3.3 That, if by 06 February 2008 the legal agreement has not been completed to the satisfaction 

of the Assistant Chief Executive (Legal Services), the Head of Development Decisions be 
delegated authority to refuse planning permission. 

 
4. ENVIRONMENTAL IMPACT ASSESSMENT 
  
4.1 The application relates to an urban development project with a development area of more 

than 0.5 hectares. It thus falls within paragraph 10 of Schedule 2 to the Town and Country 
Planning (Environmental Impact Assessment) Regulations 1999 (as amended). As the 
project is likely to have significant effects on the environment, it is required to be subject to 
environmental impact assessment before planning permission is granted. Regulation 3 of the 
EIA Regulations precludes the grant of planning permission unless prior to doing so, the 
Council has taken the ‘environmental information’ into account. The environmental 
information comprises the applicant’s environmental statement (ES), any further information 
submitted following request under Regulation 19 of the EIA Regulations, any other 
substantive information relating to the ES and provided by the applicant and any 
representations received from consultation bodies or duly made by any person about the 
environmental effects of the development. 
 

4.2 An ES was submitted by the applicant with the planning application.  The Council appointed 
consultants, Bureau Veritas, to examine the ES and to confirm whether it satisfied the 
requirements of the EIA Regulations.  Following that exercise, Bureau Veritas detailed that in 
their view the report failed to provide sufficient information in several areas. A Regulation 19 
request was therefore served on the applicant requesting further information and the further 
information was submitted to the Council on 14th October 2008, following which it was 
publicised in the required manner. Council’s Environmental Impact Assessment officer has 
reviewed the response and is satisfied that the further information satisfactorily addresses 
the issues raised in the Regulation 19 request so as to complete the ES.  
 

4.3 The ES addresses the following areas of impact (in the order they appear in the ES): 
  
 Volume 1:Main Report 

• Chapter 1 Background to the EIA 
• Chapter 2 Alternatives  



• Chapter 3 The Site and the Proposed Scheme Description  
• Chapter 4 Construction Environmental Management   
• Chapter 5 Townscape and Views  
• Chapter 6 Cultural Heritage  
• Chapter 7 Transport  
• Chapter 8 Noise and Vibration  
• Chapter 9 Air Quality  
• Chapter 10 Climate Change  
• Chapter 11 Water Resources, Water Quality and Flood Risk  
• Chapter 12 Ground Conditions and Land Contamination 
• Chapter 13 Ecology  
• Chapter 14 Socio-economics  
• Chapter 15 Wind  
• Chapter 16 Overshadowing  
• Chapter 17 Cumulative Effects  
 
Volume 2:Figures 
 
Volume 3:Appendices 
• 1.1 EIA Scoping Report  
• 1.1 EIA Scoping Report 
• 1.2 EIA Scoping Opinion 
• 1.3 Scoping Response Table 
• 3.1 Detailed Floor Space Schedule (Station Only Scheme and Proposed over Site 

Development) 
• 3.2 Proposed Plant Species List 
• 3.3 Assumptions about the CCHP 
• 6.1 Gazetteer of Known Archaeological Sites and Listed Buildings 
• 6.2 Import Dock and Export Dock Listing 
• 7.1 Future Development Schemes for the Assessment of Transport Effects 
• 7.2 Traffic Data 
• 8.1 Extract from Crossrail Bill Supporting Documents, Section STR08 Noise and 

Vibration, Volume 03 Baseline Pt2, 2002_F_Baseline Noise Tables 
• 8.2 Traffic Noise Data 
• 8.3 Construction Noise Assumptions 
• 8.4 Construction Noise Levels at Nearest Receptors 
• 8.5 Extract from Draft Environmental Minimum Requirements, EMR Annex 1 - 

Construction Code - Draft 5.0, 12/05/08 
• 9.1 Traffic Data Used for Air Quality Assessment 
• 9.2 Model Verification 
• 11.1 Flood Risk Assessment 
• 15.1 Wind Technical Report 
• 16.1 Permanent Overshadowing Results Drawings 
• 16.2 Transient Overshadowing Results Drawings 
 
Volume 4: Visual Impact Study 
 

4.4 The ES and further information address the likely significant effects of the development, 
what the impacts are and their proposed mitigation. The various sections of the ES have 
been reviewed by officers. The various environmental impacts are dealt with in relevant 
sections of this report with conclusions given with proposals for mitigation of impacts by way 
of conditions and or planning obligations as appropriate. 
 



4.5 In summary, having regard to the ES and other environmental information in relation to the 
development, officers are satisfied that the environmental impacts are acceptable in the 
context of the overall scheme, subject to conditions/obligations providing for appropriate 
mitigation measures.  
 

 
5. PROPOSAL AND LOCATION DETAILS 
  
 Background 
  
5.1 The Crossrail Act 2008, which received Royal Assent on 22 July 2008, provides for the 

construction, maintenance and operation of Crossrail.  Crossrail is a major new cross-
London rail link project that has been developed to serve London and the southeast of 
England.   The project includes the construction of a twin-bore tunnel on a west-east 
alignment under central London and the upgrading of existing National Rail lines to the east 
and west of central London. 
 

5.2 The project will enable the introduction of a range of new rail journeys into and through 
London. It includes the construction of seven central area stations, providing interchange 
with London Underground, National Rail and London bus services, and the upgrading or 
renewal of existing stations outside central London. Crossrail will provide rail access to the 
West End and the City by linking existing routes from Shenfield and Abbey Wood in the east, 
with Maidenhead and Heathrow in the west. 
 

5.3 Schedule 1 of The Crossrail Act 2008 describes the 'scheduled works' that the nominated 
undertaker will be authorised to carry out. A number of the scheduled works included in the 
Act are in relation to provision of a station on Crossrail at the Isle of Dogs. The Crossrail Act 
2008 deems planning permission to be granted for the works authorised by it, subject to the 
conditions set out in Schedule 7 of the Crossrail Act 2008. Schedule 7 includes conditions 
requiring various matters be subject to the approval of the relevant local authority. 
 

5.4 There are two types of submission that can be made by the nominated undertaker under 
Schedule 7:  
• Plans and Specifications (permanent works); and 
• Construction Arrangements (temporary works) 
 

5.5 The Nominated Undertaker has received approval under Schedule 7 of the Crossrail Act 
2008 of the Plans and Specifications and Construction Arrangements Applications for the 
proposed Isle of Dogs Crossrail Station. 
 

5.6 For proposed development of the station outside the Limits of Deviation of the Crossrail Act 
2008 and the Overstation Development additional planning permission under the Town and 
Country Planning Act 1990 is required.  This planning permission is therefore sought by the 
applicant and the officer’s assessment of the application is the subject of this report. 
 

5.7 Figures 5.1 and 5.2 below show the sections of the approved station only application and the 
proposed Overstation Development design.   
 

 

 



 
Figure 5.1 – Section of the approved Crossrail Isle of Dogs Station Only Scheme 
 

 

  
Figure 5.2 – Section of the approved Crossrail Station with proposed Overstation Development 
Scheme 

 
  
 Proposal 
  
5.8 The applicant proposes to erect a building sitting over the proposed Isle of Dogs Crossrail 

station comprising A1, A3, A4, D1 and D2 uses and a publicly accessible semi open indoor 
park.  In addition the proposed development will include elements of the Isle of Dogs 
Crossrail station which fall outside the vertical limits of deviation as defined by the Crossrail 
Act 2008.  The building will be 26.78m (AOD) in height and 311m long running east to west 
within the North Dock.  
 

5.9 The applicant is making a major financial commitment to the Crossrail project and will be 
responsible for the construction of the Isle of Dogs station, bearing a significant contribution 
to the costs of the development of the Isle of Dogs station, which would otherwise be 
required to be funded by public money.  The Overstation Development is proposed in order 
to mitigate the costs on the applicant of this commitment and bring additional benefits to the 
community, in the form of improved access links, new community facilities and a publicly 
accessible park space. 
  

5.10 Floorspace within the Overstation Development can be identified as follows: 
• Shops (A1 use) – 4,672m2 Net Internal Area (NIA) 
• Restaurants and cafes (A3 use) - 2,016m2 NIA 
• Drinking establishments (A4 use) – 2,783m2 NIA 
• Non residential institutions/assembly and leisure (D1/D2 use) – 1,860m2 NIA 
 

5.11 The floorspace is proposed to be distributed on a floor by floor basis as follows: 
 

  Floor Unit Type Net Internal Area (m2) 
Lower Concourse A1 460 
 A1 422 
 A1 420 
 A1 421 
Upper Concourse A3 144 
 A3 1,222 Be

lo
w 

wa
te

r 

 D1/D2 930 
Promenade A1 64 
 A1 691 
 A1 2,194 
Ground level A4 2,475 
 A4 308 
Park Level A3 650 Ab

ov
e 

wa
te

r 

 D1/D2 930 
 Total  11,331 



 
Table 5.1 – Proposed floorspace distribution within the proposed development 
 

5.12 The semi open indoor publicly accessible park will be located on top of the Overstation 
Development at ‘Park Level’. It will occupy an area of approximately 5,000m2 and be located 
between the restaurant at the western end and the flexible D1/D2 uses at the eastern end. 
The park will be open to the public during the normal business hours of the retail centre. 
 

5.13 The proposed building will sit on top of the Isle of Dogs Crossrail station, which has deemed 
consent provided by the Crossrail Act 2008, within the specified limits of deviation.  Figure 
5.3 shows the proposed scope of the building in relation to the Crossrail station as consented 
by the Crossrail Act 2008. 
 

 

  
Figure 5.3 – Showing the scope of the proposed over site retail and park development and consented 
Isle of Dogs Crossrail Station below. 
 

5.14 The proposed Overstation Development will consist of two levels of retail below the waterline 
and two levels above the waterline, between the entrance islands at the ends of the station.  
The park would sit on top of the station.  The proposed Overstation Development would 
increase the overall height of the development from 17.75m AOD to 26.78m AOD at the 
highest points. 
 

5.15 The external appearance of the building is proposed to be wrapped in a shell of exposed 
timber lattice structure incorporating a range of cladding panels as required by the design, 
internal layout and use of the building.  Figure 5.4 shows the concept of the external cladding 
for the above ground portion of the development. 
 



 

  
Figure 5.4 – Showing the concept of the external cladding 
 

5.16 In addition to the building the development proposes the replacement of the Upper Bank 
Street bridge to pass through the eastern end of the development and the introduction of a 
pedestrian promenade along the southern side of the development. 
 

  
 Site and Surroundings 
  
5.17 The subject site is a 0.92 hectare site and is located at the northern end of the Canary Wharf 

estate and to the south of Poplar, within North Dock. The majority of buildings in the 
immediate vicinity of the Canary Wharf estate are commercial; however Poplar, which lies to 
the north of Aspen Way, is generally residential in nature. North Dock is connected by water 
to the surrounding dock network including Middle Dock, South Dock, the Blackwall Basin and 
Poplar Dock. The River Thames is linked to this network by locks which sit within the 
Blackwall Basin and South Quay. 
 

5.18 Immediately to the north of the site is the North Quay site which benefits from an extant 
planning permission for an office led mixed use development comprising 377,984 m2 of 
floorspace within three towers extending 43, 37, and 23 storeys (ref PA/03/00379). To the 
North east is Billingsgate Market. To the east lies the Upper Bank Street road bridge which 
links Canada Square to Aspen Way to the north. To the south lies the Canary Wharf estate, 
the HSBC and Bank of America buildings which are 210 m and 97 m high respectively. To 
the west is the DLR bridge which links West India Quay DLR station with Canary Wharf DLR 
station.  
 

5.19 The site is well located for public transport, being a short walk from Canary Wharf Jubilee 
Line station, West India Quay, Poplar, Heron Quays, Canary Wharf and Westferry DLR 
stations and within easy walking distance of numerous bus routes including 135, 277, D3, 
D7, D8 and N50. 
 

5.20 The site is dominated by the connection with water and navigation.  The banana walls of the 
dock are listed as grade I and to the west of the subject site on the north side of the dock are 
listed warehouses contributing to the dockland heritage and character that permeates the 
area. 
 

  
 Planning History 
  



5.21 PA/08/01651 Erection of elements of Isle of Dogs Crossrail station, which fall outside 
the vertical limits of deviation as defined by the Crossrail Act 2008. 
 
Town and Country Planning Act 1990 application for the portions of the station 
only design that fall outside of the Limits of Deviation as defined in the Crossrail 
Act 2008. 
 
Granted – 13/11/2008  
 

5.22 PA/08/01641 Submission for approval of Construction Arrangement for the Isle of 
Dogs Crossrail Station pursuant to Schedule 7 of the Crossrail Act 2008. 
 
Application submitted under Schedule 7 of the Crossrail Act 2008.  Relates to 
the construction arrangements for the construction of the Isle of Dogs Crossrail 
Station within the Limits of Deviation as detailed in the Crossrail Act 2008. 
 
Granted – 20/10/2008 
 

5.23 PA/08/01642 Submission for approval of plans and specifications for the Isle of Dogs 
Crossrail Station to accommodate Overstation development pursuant to 
Schedule 7 of the Crossrail Act 2008 
 
Application submitted under Schedule 7 of the Crossrail Act 2008.  Relates to 
the permanent station and associated structures for the station within the Limits 
of Deviation detailed in the Crossrail Act 2008, for a design which includes 
Overstation development outside the Limits of Deviation as applied for in this 
application PA/08/01666. 
 
Granted – 20/10/2008 
 

5.24 PA/08/01643 Submission for approval of plans and specifications for the Isle of Dogs 
Crossrail Station (main design) pursuant to Schedule 7 of the Crossrail 
Act 2008. 
 
Application submitted under Schedule 7 of the Crossrail Act 2008.  Relates to 
the permanent station and associated structures for the station within the Limits 
of Deviation detailed in the Crossrail Act 2008, for the station only design. 
 
Granted – 20/10/2008 
 

5.25 PA/08/01667 Erection of replacement Upper Bank Street Road bridge linking Canada 
Square to Aspen Way. 
 
Town and Country Planning Act 1990 application for the erection of a 
replacement Upper Bank Street road bridge, as this bridge is required to be 
removed to facilitate construction of the Crossrail Station. 
  
Granted - 10/10/2008 
 

5.26 Crossrail Act 2008 Provides deemed consent for the proposed Isle of Dogs Crossrail 
Station within the limits of deviation 
 
Royal Assent Received - 22 July 2008 
 

5.28 T/91/251 Construction of a road junction onto Aspen Way including a new road 
bridge and a palisade fence around the area adjoining Billingsgate 
Market 
 
Granted by London Docklands Development Corporation 13 March 1992 



 
6. POLICY FRAMEWORK 
  
6.1 For details of the status of relevant policies see the front sheet for “Planning Applications for 

Decision” agenda items. The following policies are relevant to the application: 
  
 The London Plan Spatial Development Strategy for Greater London Consolidated with 

Alterations since 2004 (February 2008) 
  
  2A.1 Sustainability Criteria 
  2A.8 Town Centres 
  2A.9 The Suburbs: Supporting Sustainable Communities 
  3A.3 Maximising the Potential of Sites 
  3A.18 Protection and enhancement of Social Infrastructure and 

Community facilities 
  3B.1 Developing London’s Economy 
  3C.1 Integrating Transport and Development 
  3C.2 Matching Development to Transport Capacity 
  3C.3 Sustainable Transport in London 
  3C.21 Improving Conditions for Walking 
  3C.23 Parking Strategy 
  3D.1 Supporting Town Centres 
  3D.2 Town Centre Development 
  3D.8 Realising the Value of Open Space and Green Infrastructure 
  3D.11 Open Space Provision In DPDs 
  3D.14 Biodiversity and Nature Conservation 
  3D.15 Trees and Woodland 
  4A.1 Tackling Climate Change 
  4A.3 Mitigating Climate Change 
  4A.4 Energy Assessment 
  4A.5 Provision of Heating and Cooling Networks 
  4A.6 Decentralised Energy: Heating, Cooling and Power 
  4A.7 Renewable Energy 
  4A.9 Adaptation to Climate Change 
  4A.10 Overheating 
  4A.11 Living Roofs and Walls 
  4A.12 Flooding 
  4A.13 Flood Risk Management 
  4A.14 Sustainable Drainage 
  4A.16 Water Supplies and Resources 
  4A.17 Water Quality 
  4A.19 Improving Air Quality 
  4A.20  Reducing Noise and Enhancing Soundscapes 
  4A.28 Construction, Excavation and Demolition Waste 
  4B.1 Design Principles for a Compact City 
  4B.2 Promoting World Class Architecture and Design 
  4B.3 Enhancing the Quality of the Public Realm 
  4B.5 Creating an Inclusive Environment  
  4B.6 Safety, Security and Five Prevention and Protection 
  4B.8 Respect Local Context and Communities 
  4B.10 Large-scale buildings – Design and Impact 
  4B.11 London’s Built Heritage 
  4C.1 The Strategic Importance of The Blue Ribbon Network 
  4C.2 Context For Sustainable Growth 
  4C.3 The Natural Value of The Blue Ribbon Network 
  4C.4 Natural Landscapes 
  4C.6 Sustainable Growth Priorities for the Blue Ribbon Network 



  4C.8 Freight Uses on the Blue Ribbon Network 
  4C.13 Moorings facilities on the Blue Ribbon Network 
  4C.14 Structures Over and Into the Blue Ribbon Network 
  4C.15 Safety On and Near to the Blue Ribbon Network 
  4C.23 Docks 
  
  
 Unitary Development Plan 1998 (as saved September 2007) 
  
 Proposals:   
  FPA Flood Protection Area 
  CAZ Central Area Zone 
  WPA Water Protection Area 
  SNI Site of Nature Importance 
    
 Policies:   
  ST1 Effective and Fair Planning Service 
  ST12 Availability and Accessibility  
  ST15 Expansion and Diversification of Local Economy 
  ST17 High Quality Work Environments 
  ST28 Restrain Use of Private Cars 
  ST30 Improve Road Safety 
  ST34 Improved Provision of Shopping 
  ST35 Retention of Local Shops 
  ST37 Attractive Environment 
  ST43 Public Art 
  ST49 Social and Community Facilities 
  DEV1 Design Requirements 
  DEV2  Environmental Requirements 
  DEV3  Mixed Use Development 
  DEV4 Planning Obligations 
  DEV12  Provision of Landscaping in Development 
  DEV37 Alteration of Listed Buildings 
  DEV46 Protection of Waterway Corridors 
  DEV48 Strategic Riverside Walkways and New Development 
  DEV49 Moored Vessels and Structures 
  DEV50 Noise 
  DEV55 Development and Waste Disposal 
  DEV56 Waste Recycling 
  DEV57 Development Affecting Nature Conservation Areas 
  DEV69 Efficient Use of Water 
  CAZ1 Location of Central London Core Activities 
  EMP6 Employing Local People 
  T1 Improvements and Extensions to the Underground 
  T16 Traffic Priorities for New Development 
  T18 Pedestrians and the Road Network 
  T19 Priorities for Pedestrian Initiatives 
  T21 Pedestrian Needs in New Development 
  T26 Use of the Waterways for Freight 
  S7 Considerations for Development of Special Uses 
  U2 Development in Areas at Risk From Flooding 
  U3 Flood Protection Measures 
  
 Interim Planning Guidance for the purpose of Development Control(October 2007) 
  
 Proposals:   
  IODAAP Isle of Dogs Area Action Plan 



  SINC Site of Importance for Nature Conservation 
  FRA Flood Risk Area 
  MC Major Centre 
  DCB Draft Crossrail Boundary 
  BRN Blue Ribbon Network 
    
 Core Strategies:   
  CP 1 Creating Sustainable Communities 
  CP 3 Sustainable Environment 
  CP 4 Good Design 
  CP 5 Supporting Infrastructure  
  CP 7 Job Creation and Growth 
  CP8 Tower Hamlets’ Global Financial and Business Centre and the 

Central Activities Zone 
  CP 15 Provision of a Range of Shops 
  CP16 Vitality and Viability of Town Centres 
  CP17 Evening and Night-time Economy 
  CP 27 High Quality Social and Community Facilities to Support 

Growth 
  CP 30 Improving the Quality and Quantity of Open Spaces 
  CP 31 Biodiversity 
  CP 33 Sites of Importance for Nature Conservation 
  CP 36 The Water Environment and Waterside Walkways 
  CP 37 Flood Alleviations 
  CP 38 Energy Efficiency and Production of Renewable Energy 
  CP 39 Sustainable Waste Management 
  CP40 A Sustainable Transport Network 
  CP 41 Integrating Development with Transport 
  CP43 Better Public Transport 
  CP 46 Accessible and Inclusive Environments 
  CP 47 Community Safety 
  CP 49 Historic Environment 
    
 Policies:   
  DEV 1  Amenity 
  DEV 2 Character and Design 
  DEV 3 Accessibility and inclusive Design 
  DEV 4 Safety and Security 
  DEV 5 Sustainable Design 
  DEV 6 Energy Efficiency and Renewable 
  DEV 7 Water Quality and Conservation  
  DEV 8 Sustainable Drainage 
  DEV 9 Sustainable Construction Materials 
  DEV 10 Disturbance from Noise Pollution  
  DEV 11 Air Pollution and Air Quality 
  DEV 12 Management of Demolition and Construction 
  DEV 13 Landscaping and Tree Preservation 
  DEV 14 Public Art 
  DEV 15 Waste and Recyclables Storage 
  DEV 16 Walking and Cycling Routes and Facilities  
  DEV 17 Transport Assessments 
  DEV 18 Travel Plans 
  DEV 19 Parking for Motor Vehicles 
  DEV 20 Capacity of Utility Infrastructure 
  DEV 21 Flood Risk Management 
  DEV 24 Accessible Amenities and Services 
  DEV 25 Social Impact Assessment 



  RT 4 Retail Development and the Sequential Approach 
  RT 5 Evening and Night-time Economy  
  SCF1 Social and Community Facilities 
  OSN2 Open Space 
  OSN 3 Blue Ribbon Network and the Thames Policy Area 
  IOD 15 Retail and Leisure Uses in the Northern Sub-Area 
  IOD 16 Design and built form in the Northern Sub-Area 
  
 Supplementary Planning Guidance/Documents 
  
  Designing Out Crime – SPG 2002 
  Riverside Walkways – SPG 1998 
  Landscape Requirements – SPG 1998 
  
 Government Planning Policy Guidance/Statements 
  
  PPS 1 Delivering Sustainable Development 
  PPS 6  Planning for Town Centres 
  PPG 13 Transport 
  PPG 22 Renewable Energy 
  PPG 24 Planning and Noise 
  
 Community Plan –One Tower Hamlets 
  
 The following Community Plan objectives relate to the application: 
  A Great Place To Be 
  Healthy Communities 
  Prosperous Communities 
  Safe and Supportive Communities 
   
   
7. CONSULTATION RESPONSE 
  
7.1 The views of officers within the Directorate of Development and Renewal are expressed in 

the MATERIAL PLANNING CONSIDERATIONS section below. The following were consulted 
regarding the application:  
 

 LBTH Access Officer 
 

7.2 The following concerns regarding the development are raised: 
 • Access to the station from the north via the current road has an adverse gradient; this 

makes it very difficult for people with mobility impairments. 
• The proposed interface between the road and the station entrance could adversely 

affect  users – it does not conform to latest best practice, DFT Manual for Streets, 
which requires that the street hierarchy of use is Pedestrian first then cyclist and 
lastly vehicle traffic this proposal is the reverse and as the road to the South has a 
vehicle check point and the road north has traffic lights at the station entrance 
staggered priority or other such method of slowing and containing traffic should be 
considered. 

• Lift access to the garden to the west is not obvious it should be adjacent to the 
escalator access as that is more logical.  

• Lift access from the promenade on the east is not obvious. 
• It is vital that the walking routes to the north are strengthened, preferably at grade 

and given priority. 
 

 Officer’s Comments 
 



7.3 The applicant has provided schemes for improvements to the route to the north through to 
Poplar High Street, improving the gradient and providing step free access.  It is considered 
that this would remove the issues with the gradient on Upper Bank Street.  These matters 
would be secured via the S106 agreement. 
 

7.4 The applicant has proposed alterations to the eastern entrance to assist with the conflict 
between the road and pedestrians.  A pedestrian crossing is proposed to be introduced to 
the south of the development providing for pedestrians to cross Upper Bank Street.  A speed 
table within the undercroft of the development was considered by the applicant however was 
dismissed as the implementation was considered to impact on road safety and the 
engineering design of the building. 
 

7.5 Due to the constraints of the design and having the station entrances located at the ends of 
the development the lifts from the promenade level to park level are not well connected.  
These lifts have been designed with the primary purpose of servicing the Crossrail Station.  
Lifts are provided to enable mobility impaired persons to access between the promenade 
level and the ground level and good links are provided from the ground level to the park at 
either end of the development.  In addition there is a lift access with the centre of the park 
from the retail development below. 
 

 LBTH Energy Efficiency Unit 
 

7.6 No objections received 
 

 LBTH Environmental Health 
 

7.7 The Environmental Health Team has reviewed the proposal.  After discussions with the 
applicants and receiving further technical information the Environmental Health Team 
consider that adequate ventilation and extraction systems can be incorporated within the 
proposed development without adversely impacting on the amenity of the area or the 
occupiers.  While final details of the proposals for ventilation and extraction systems have not 
been provided it is considered that conditions of consent can ensure that plant is installed 
appropriately to protect the amenity of the area and the occupiers. 
 

 Officer’s Comments 
 

7.8 It is recommended the conditions of consent proposed by the Environmental Health Team 
are included on any approval in order to ensure that the proposed ventilation and extraction 
system does not adversely impact on the amenity of the surrounding area or occupiers and 
visitors to the proposed Overstation Development. 
 

 LBTH Highways 
 

7.9 The increase in traffic movement on Upper Bank Street is significantly high; above 5% of the 
existing traffic movement. This may have serious impact at the junction signal junction with 
Aspen Way. TFL should be comment on the application and suitability of the proposal.  
 

7.10 The link and connectivity with Poplar and the north of Canary Wharf is very poor. The 
existing footbridge over Aspen Way may not adequately provide enough link between 
Poplar, the Overstation development and the proposed Crossrail station. Contributions to 
improve this link should be secured as part of the Overstation development. A replacement 
footbridge which link directly from Poplar DLR Station to the Overstation development should 
be considered. 
 

 Officer’s Comments 
 

7.11 TFL have been consulted and provided comments as per the GLA response. 



 
7.12 The applicant has provided schemes for improvement of the link to the north and Poplar High 

Street.  The provision of these schemes will be secured via the S106 agreement.  A 
replacement footbridge which would link directly from the poplar DLR to the Overstation 
development would not be practical given the existing consented development on the North 
Quay site.  If a further consent for development on this site was to be submitted to Council 
this issue could then be looked at. 
 

 LBTH Planning Policy 
 

7.13 The proposal is seen to be in general conformity with government and Council guidance 
whereby it has taken into consideration key matters and criteria regarding quantitative and 
qualitative need (where it includes a shopper survey), existing retail offer, impact on other 
town centres, as well access and scale of development. Further consideration will need to be 
given to the retail offer and opening hours. 
 

 LBTH Strategic Transport 
 

7.14 Officers welcome the 240 cycle parking spaces. In the scheme, it has proposed 80 near the 
western entrance of the station. It is suggested that there should be plans for additional cycle 
parking (not only limited to 80 cycle parking) as it is expected that the cycle parking usage 
could be increased due to its proximity to the West India Quay DLR Station. 
 

7.15 Officers support no parking provision for this development. Whilst there is no parking 
proposed for the development, there should be clear signage or maps/ plans showing the 
nearest disabled parking locations. 
 

7.16 In the PERS assessment (Appendix C), Links 5 (North Quay Bridge), 6 (Aspen Way), 10, 12 
(Herstmere Road), 14 (Ming Street), 15 (Dolphin Lane), 16 (Castor Lane) and 18 (Poplar 
Footbridge) have been identified as "average" routes. It is suggested that S106 or S278 to 
be contributed to improve the walking environment, especially the links to Poplar and the 
Poplar Footbridge (see comments from Highways). The agreements should be discussed 
between TfL, LBTH and the applicants.  
 

7.17 The applicants to specify the length of Travel Plan monitoring period. In TfL guidance, it is 
suggested that there should be a minimum of 5 years to monitor the TP.  S106 maybe 
required for staff resource for TP monitoring and iTrace input 
 

 Officer’s Comments 
 

7.18 The cycle parking provided is in order to mitigate the impact from the proposed development.  
Providing additional cycle parking spaces for other existing developments would be outside 
of the scope of this application. 
 

7.19 The parking locations around the surrounding area are already signposted.  It is not 
considered that additional signposts or maps within the development would assist drivers to 
find carparking areas as parking of vehicles would occur before the drivers entered the 
development. 
 

7.20 Options for improvement of the routes to Poplar in the north have been discussed with the 
applicant and will be included in a S106 agreement requiring the proposed improvements to 
be implemented. 
 

7.21 Through the S106 agreement the Council will require the applicant to carry out Travel Plan 
monitoring.  
 

 LBTH Waste Management 



 
7.22 No objections received 

 
 British Waterways  

 
7.23 British Waterways are the landowner and navigation authority as well as a relevant statutory 

consultee.  As a consequence, British Waterways have been heavily engaged in the 
parliamentary process and fully involved in the evolution of these proposals over the past 9 
months. 
 

7.24 British Waterways are satisfied that all of their requirements have been met.  For example, 
British Waterways have secured all navigation requirements to the North of the station and 
the ‘over site development’.  Furthermore, our initial concerns regarding the potential for an 
incongruous ‘box’ located in North Dock have been allayed by the exemplary, iconic design 
of the proposed development.  
 

7.25 British Waterways are keen though to work closely with the applicants to ensure that the 
ventilation shafts are well designed and integrate with the waterspace.   British Waterways 
welcome the idea of high quality, masted vessels moored adjacent to the cantilever at the 
ends of the station (as discussed in Section 4.4 and p61 of the Design & Access Statement).  
British Waterways believe that secure moored vessels can be appropriately designed to 
screen the louvre grilles and help to blend the new structure into the dock context.  British 
Waterways also support the potential for temporary floating pontoons in this location to host 
special events. 
 

7.26 British Waterways have also discussed the option of depositing displaced bed silt arising 
from the excavation of the proposed station on the adjacent dock bed.  This is acceptable to 
us as the dock owner with statutory responsibility for navigation, flood risk, biodiversity and 
heritage.  British Waterways will though be discussing this option further with the 
Environment Agency who may take a different view. 
 

7.27 British Waterways are discussing an emerging Waterspace Strategy with the Council.  The 
Waterspace Strategy identifies opportunities for water taxis.  British Waterways will be 
encouraging an interface in North Dock in due course which will be able to help connect 
Canary Wharf with other parts of the Isle of Dogs community. 
 

7.28 British Waterways are satisfied that the new station and over site development will deliver a 
high quality, exemplary development that positively addresses the water and meets all of 
their requirements. 
 

7.29 British Waterways therefore raise no objections to the proposed development. 
 

7.30 Ordinarily, British Waterways would propose a number of planning conditions and 
informatives and request financial contributions (or work in kind) through a planning 
obligation to mitigate the impact of a development and to improve the waterways for the 
long-term.  In this particular case, British Waterways have already been able to build in their 
requirements from the earliest stage of the design process and will continue to have 
considerable influence throughout the planning and development processes.  British 
Waterways therefore have no requests for conditions or planning obligations. 
 

 Commission for Architecture and the Built Environment (CABE) 
 

7.32 We applaud the design team for their confident proposal for a new public park and shopping 
centre above the new Crossrail station at Canary Wharf. We support the proposition of 
encapsulating the station operations, retail, community uses and a public park into a single 
architectural expression, which also acts as a bridge between Canary Wharf and the wider 
community. 



 
7.33 However, the largely illustrative material presented, and the lack of hard-line drawings giving 

exact information, made the presentation at times unclear, and even misleading. We believe 
there is further scope to explore the building’s long and cross sections to achieve a more 
effective synergy between the contained uses and an inviting public park above.  
 

7.34 We would like to see a clearer account of predicted movement flow associated with the 
station, shopping centre and public park. The local authority will need to assure itself that this 
has been comprehensively addressed prior to determination of the planning application. 
 

 Officer’s Comments 
 

7.35 The applicant has since the presentation of the proposal to CABE provided more detailed 
drawings with regards to the comments made by CABE in relation to the access to the park.  
The development of the proposal has included a new escalator route at the eastern station 
entrance up into the park level. 
 

7.36 In addition to this the applicant has presented the concept of living walls or water walls at the 
park access points.  These would bring the park level down into the entrances of the 
development inviting and welcoming users to explore up into the park level.  These would 
increase the visibility of the park and result in a clearer legibility to the park entrances. 
 

 Crossrail 
 

7.37 The site of this planning application is identified within the limits of land subject of 
consultation under the Safeguarding Direction.  The implications of the Crossrail proposals 
for the application have been considered and CLRL do not wish to make any comments on 
this application as submitted. 
 

 Environment Agency (Statutory) 
 

7.38 Following recent discussions with Canary Wharf Properties Ltd, The Environment Agency 
are close to completing and signing a legal agreement for Canary Wharf Properties Ltd to 
provide 100% compensatory flood water storage due to the reduction of flood storage 
capacity within the dock caused by the development within this application. The agreement is 
between the Environment Agency and Canary Wharf Properties Ltd. The Environment 
Agency has confirmed that the Environment Agency will not be objecting to the above 
application subject to the agreement being agreed and signed.  
 

7.39 However, if the legal agreement is not agreed on or signed by the date of the committee 
meeting (set for the 4th December 2008) then the Environment Agency will object to the 
proposed development and this position will be superseded by an objection letter. 
 

7.40 Once the wording of the agreement has been reached and signed by all parties the 
Environment Agency requests that conditions be imposed on any planning permission 
granted.  Conditions cover flood storage capacity mitigation, species of plants to be planted 
within the development, lighting, storage facilities for oils, fuels and chemicals and water 
efficiency measures. 
 

 Officer’s Comments 
 

7.41 It is considered that the proposed legal agreement between Canary Wharf and the 
Environment Agency would ensure that 100% flood storage mitigation is provided for the 
area of flood storage lost due to the proposed development.  This would be acceptable 
mitigation of the developments impact on flood storage. 
 

7.42 Conditions of consent proposed by the Environment Agency are recommended to be 



included on any consent to ensure that the appropriate species of planting are used, lighting 
does not impact on the aquatic habitat, pollution from spills is avoided and water efficiency 
measures are appropriately employed within the development. 
 

 English Heritage (Statutory) 
 

7.43 English Heritage wishes to object, in the strongest possible terms, to the Over Site 
Development aspects of the scheme for the reasons set out below. 
 

7.44 The enormous historic significance of the West India Docks is reflected in its Grade I listed 
status.  The list description states that it is the ‘first and greatest of the enclosed security 
commercial docks’.  ‘These docks with Nos 1 and 2 warehouses are now the only surviving 
examples of the first intensive period of London dock construction: 1800-10.’  West India 
Docks is of national and international significance; a key survivor of a period of the nation’s 
history characterized by massive growth in international, Empire related trade.  The Docks 
continue to have significant communal value being the raison d’etre for many historic East 
End communities and they are key in defining the mental map of a part of London which has 
become known as Docklands.  The large bodies of water have huge aesthetic value.  The 
water within the docks provides the setting and relevance for the Grade I listed warehouses 
as well as for the towers of Canary Wharf. 
 

7.45 The docks which were listed in 1983 have been subject to much change as Canary Wharf 
has developed into a major commercial centre.  Approximately half of the total historic water 
area of the North (import) and South (export) dock have been lost due to infilling and 
significant stretches of the historic dock wall, including the southern wall of the north dock 
and the northern wall of the south dock, are now hidden from view within recent commercial 
developments.  The north wall of the North Dock is the only complete edge which is visible 
along its entire length.  Recent proposals within and around the Canary Wharf estate have 
included much discussion with regard to the treatment of sensitive dock edge sites.  
 

7.46 The proposed Over Site Development will be 26.78m (AOD) in height and 271.5m long 
running from east to west in the North Dock.  We consider that it would significantly detract 
from the setting of the Grade I listed quay.  The structure would significantly narrow the body 
of water within the north dock, effectively changing its visual character from that of a dock to 
a canal-like fourteen metre wide navigation channel. 
 

7.48 The Planning Statement (page 21) submitted with the applications states that ‘A separate 
listed building consent application with regard to the setting of the North Dock wall is not 
proposed; it is considered that the appreciation of the waterbody enclosed within the 
remaining area of the Dock would remain legible, albeit reduced….’ Whilst decisions as to 
whether Listed Building Consent is necessary fall within the remit of the Local Planning 
Authority, we strongly disagree with this statement and consider that understanding of the 
waterspace would be significantly reduced if the current Overstation development were to 
proceed as currently proposed. 
 

7.49 English Heritage, in its recently produced policy document ‘Conservation Principles, Policies 
and Guidance’ (page 7) defines Conservation as ‘the process of managing change to a 
significant place in its setting in ways that will best sustain its heritage values, while 
recognizing opportunities to reveal or reinforce those values for present and future 
generations’.  The document advises that (page 10) ‘Changes which would harm the 
heritage values of a significant place should be unacceptable unless: 

a. the changes are demonstrably necessary either to make the place sustainable, or to 
meet an overriding policy objective 
b. there is no reasonably practicable alternative means of doing so without harm: 
c.  that harm has been reduced to a minimum consistent with achieving the objective;  
d. it has been demonstrated that the predicated public benefit decisively outweighs the 
harm to the values of the place, considering: 



- its comparative significance 
- the impact on that significance, and 
- the benefits to the place itself and/or the wider community or society as a whole'. 

 
7.50 English Heritage would consider that whilst it could be argued that the approach, 

characterized by visually lightweight glass pavilions, advocated within the Schedule 7 related 
scheme (i.e. the basic station, as granted deemed consent by the Crossrail Act 2008), meet, 
at least, criteria (a) and (c) above.  The Over Site Development related application however, 
which involves placing of a substantial retail facility within the confines of the Grade I listed 
dock, demonstrably does not meet any of the above criteria.  Neither would it comply with 
national local or local planning policy. 
 

7.51 English Heritage does not consider that the Overstation Development complies with policies 
in the London Plan relating to the Blue Ribbon Network.  English Heritage considers that the 
water space should be considered a valuable visual amenity - not something to be lost, even 
if it provides new amenity space.   English Heritage acknowledge the desire for more open 
green space but consider that this can be provided elsewhere and not involve the loss of 
historic and valuable water space. 
 

7.52 English Heritage objects in the strongest possible terms to the Overstation Development 
aspects of the scheme and urge that ref PA/08/01666 is refused. 
 

 Officer’s Comments 
 

7.53 The description of the listing, states that it is the Quay walls, copings and buttresses to the 
Import Dock and Export Dock that have been listed and not the dock as an entity.  Thus it is 
not considered that listed building consent is required as the development would not impact 
on the fabric of the dock wall.   
 

7.54 The acceptability of introducing a structure within the dock area at this location has already 
been approved by parliament through the approval of the location of the Isle of Dogs Station 
under the Crossrail Act 2008.   
 

7.55 It is agreed that the docks have a significant historical importance and the Crossrail Station 
and the proposed Overstation Development would impact on the appearance of the docks 
and the setting of the listed dock walls.  As stated below in Section 8 the proposal would 
build upon the proposed Crossrail Station with an extremely high quality design that would 
be considered to minimise the impact of the development and on balance, given the 
significant alterations to the docks area with structures such as the DLR station, buildings of 
Canary Wharf and various bridges, the proposal would not result in a significant loss of 
legibility of the historic context.  It should also be noted that the only portion of the original 
North Dock wall that is visible is a portion that is located outside the Museum of London 
Docklands at the western end of the dock, separated from the site by the DLR station and 
bridge. 
 

 Government Office for London (Statutory) 
 

7.56 No objection received 
 

 Greater London Authority (Statutory) 
 

7.57 The Mayor considers that the Overstation Development application does not comply with the 
London Plan, for the reasons set out below, but that the possible remedies also set out 
below could address these deficiencies. 
 

7.58 The Overstation Development application complies with some of the London Plan policies 
but not with others, for the following reasons: 



 
 • Mix of uses and retail: the delivery of Crossrail has an important role to play in 

supporting the growth of the financial and business services sector in Central London 
and the Isle of Dogs; the Overstation Development will maximise the development 
opportunities of the Crossrail station and this is supported; the provision of additional 
retail in an existing major centre is supported. 

 
• Urban design: the design is of exceptional quality and is appropriate to this location. 

However, the public park is not currently directly accessible from the promenade or 
ground level and the layout of the park and access needs further clarification. 

 
• Blue Ribbon Network: given the special circumstances of this scheme the additional 

infilling of the dock is acceptable; but the capacity for navigation around the station is 
not clear, and the flood risk assessment is flawed. 

 
• Climate change mitigation: the application does not demonstrate how energy efficient 

measures have achieved compliance with building regulations 2006; modelling work 
to support the sizing of the CCHP has not been provided; the opportunities that may 
arise from the use of waste heat generated via the low temperature distribution 
scheme have not been investigated; the location of the energy plant has not been 
demonstrated on plan; the energy strategy has not demonstrated future flexibility for 
connection to an external heating and/or cooling network; connection to the 
Barkentine district heating system has not been investigated; the provision of 
renewable energy has not been robustly considered. 

 
• Climate change adaptation: measures to minimise overheating have not been 

considered; rainwater harvesting has not been fully investigated. 
 

• Transport: in general the application is supported as it will perform a strategic 
function improving public transport choice, capacity, interchange and accessibility to 
existing and proposed development in the Canary Wharf area. However, insufficient 
information on the likely highway and traffic impact has been provided; no disabled 
parking is provided; the impact on the bus network needs further investigation; further 
work is needed on a temporary route to Poplar station during the construction of the 
adjacent site; further work is needed on servicing. 

 
• Employment: the ways in which employment in the construction and operational 

phases of the development could benefit local residents should be considered further 
together with consideration of how existing local businesses could benefit from the 
development  

 
7.59 The following changes might remedy the above-mentioned deficiencies, and could lead to 

the station only application becoming compliant with the London Plan: 
 

 • Urban design: further work should be undertaken to make the public park accessible 
from the promenade or ground level and further information should be provided on 
the layout of the park and on access. 

 
• Blue Ribbon Network: the capacity for navigation around the station should be 

clarified; and a revised flood risk assessment should be provided. 
 

• Climate change mitigation: demonstration of how energy efficient measures have 
achieved compliance with building regulations 2006 should be provided or 
alternatively justification as to why this is not possible; modelling work to support the 
sizing of the CCHP should be provided; the opportunities that may arise from the use 
of waste heat generated via the low temperature distribution scheme should be 



investigated; the location of the energy plant should be demonstrated on plan; the 
energy strategy should demonstrate future flexibility for connection to an external 
heating and/or cooling network; connection to the station, neighbouring developments 
and/or Barkentine district heating system should be investigated; the provision of 
renewable energy should be considered in full. 

 
• Climate change adaptation: measures to minimise overheating should be considered; 

rainwater harvesting should be fully investigated. 
 

• Transport: Further information is needed on the likely highway and traffic impact; no 
disabled parking should be provided; the impact on the bus network should be further 
investigated; further work should be undertaken on a temporary route to Poplar 
station during the construction of the adjacent site; further work should be undertaken 
on servicing. 

 
• Employment: Initiatives to create training and employment opportunities and to utilise 

the goods and services of small and medium enterprises and local businesses could 
be formalised through a s106 agreement between the applicant and Tower Hamlets 
Council. 

 
 Officer’s Comments 

 
7.60 The applicant has amended the design of the internal access at the eastern end of the 

station to include an escalator from the ground floor directly up to the park level.  The 
addition of feature walls into the design will create more legibility to the access and the 
presence of and public accessibility to the park level. 
 

7.61 The layout of the park will respond directly to the layout of the cladding panels and the 
planting areas.  The concept of the layout has been provided within the application however, 
the details of exact routes and planting layout will be approved via the landscaping plan 
which is recommended to be secured by condition of consent. 
 

7.62 The design of the development and the provision of a 14m wide navigational area to the 
north of the development have been approved by British Waterways, the owner and 
manager of the dock asset.  It is therefore considered that there is sufficient navigational 
capacity remaining for the operational requirements within the dock. 
 

7.63 As discussed in section 8 of the report, it is considered that the energy efficiency of the 
proposed development would provide significant CO2 reductions to the notional building.  It is 
recommended that a condition of consent be included on the application in order to ensure 
the maximum energy efficiency is gained through the correct sizing of the CCHP plant.  The 
developer has investigated connections to the Barkantine heating scheme and use of 
renewable energy however given the location within the dock these are considered 
unfeasible.  
 

7.64 The proposed development has been designed to include rainwater harvesting to reduce 
runoff and mains supply water usage.  Conditions of consent are recommended to ensure 
maximisation of the rainwater harvesting and approval of the method.  The Overstation 
Development is mechanically ventilated via a central plant.  Conditions relating to the 
ventilation systems are also recommended by condition of consent to ensure appropriate 
amenity is maintained. 
 

7.65 It is acknowledged that the proposed development would increase the number of vehicle 
trips to the area and the use of the highway network.  With the exception of Preston’s Road 
Roundabout the highway network has been shown to have capacity to cater for peak flows.  
Preston’s Road Roundabout would be already over capacity as a result of other 
developments in the area.  The 3% increase in traffic flow at the peak time is within 



acceptable levels provided by guidance.  The development minimises the use of vehicles 
related to the development through providing no on-site vehicle parking and given the high 
transport accessibility of the area would result in the majority of trips to the development 
being undertaken by public transport.   
 

7.66 Disabled parking is provided within existing parking locations within the Canary Wharf Estate 
and would provide step free access to the proposed development.  In addition to this the 
applicant has proposed options for step free access from the north to be provided, with or 
without the construction of North Quay development.  These provisions would be secured 
through the S106 agreement.  
 

7.67 The application includes assessment of the impact of the development on the bus network.  
The increase in numbers of 2 people per bus during the peak hours is not considered 
significant.  
 

7.68 The S106 agreement will secure local employment in construction through the skillsmatch 
requirements.  In addition the S106 agreement would include additional financial 
contributions for employment and training of local community members for employment 
within the development.  Furthermore, training and employment opportunities are provided 
for in parliamentary undertakings given under the Crossrail Act 2008 process.  
 

 Metropolitan Police  
 

7.69 It’s quite an early stage from the police viewpoint, but the main concern would be the security 
of the building, whether it be the Hotel, the Retail or the Station itself.  If the station complex 
is to come under Canary Wharf security, then concerns would be generally allayed. Main 
concern centres on the security of the retail units when they close, how access will operate 
for the public still using the Crossrail station at these times and how the park area is to be 
monitored/secured when not in use. 
 

 Officer’s Comment 
 

7.70 The proposed Overstation Development would come under the security of the Canary Wharf 
Estate.  However, no details have been provided at this stage as to the exact security 
arrangements between the Crossrail Station and the Overstation Development.  It is 
recommended that details of this information by way of a security management plan are 
required by condition for approval of the Local Planning Authority to ensure that adequate 
provisions are made to ensure a safe and secure environment at all times.   
 

 National Air Traffic Services Ltd. (Statutory) 
 

7.71 NATS (En Route) Limited has no safeguarding objections to this proposal. 
 

 National Grid (Statutory) 
 

7.72 No objection received 
 

 Natural England (Statutory) 
 

7.73 After careful consideration of the information provided it is Natural England’s opinion that this 
proposal does not significantly affect any priority interest areas for Natural England, in 
respect of conservation of biodiversity, geology or landscape issues within Greater London. 
 

7.74 Natural England commends and supports the provision of a new 5,000 square metre park as 
part of the proposed development. 
 

7.75 Natural England make no formal objection to this proposal 



 
 Port of London Authority (Statutory) 

 
7.76 Port of London Authority has no objection to the proposed development.  The Port of London 

Authority is pleased to see references to bulk excavation materials being transported using 
barges and the River Thames whenever that is reasonable and practicable to do so.  Thos 
should be required by condition.  The applicant should also be required by condition to 
investigate the transport of construction materials to the site by water. 
 

 Officer’s Comment  
 

7.77 The proposed excavation for the station development would be carried out under the 
approvals provided by the Crossrail Act 2008 for the development of the Isle of Dogs Station.  
The excavation of material and the mode of transport of that material are therefore outside 
the scope of this application and therefore Council is unable to impose conditions regarding 
this matter.   
 

7.78 The delivery of materials for the construction of the Overstation development however is 
within the scope of the application and it is recommended that a condition is included on the 
consent to investigate the feasibility of transporting materials to the site by barge in order to 
minimise the use of road vehicle transport as discussed in Section 8 of this report. 
 

 Thames Water Utilities Ltd. (Statutory) 
 

 Waste Comments 
7.79 Surface Water Drainage - With regard to surface water drainage it is the responsibility of a 

developer to make proper provision for drainage to ground, water courses or a suitable 
sewer. In respect of surface water Thames Water advises that the applicant should ensure 
that storm flows are attenuated or regulated into the receiving public network through on or 
off site storage. When it is proposed to connect to a combined public sewer, the site 
drainage should be separate and combined at the final manhole nearest the boundary. 
Connections are not permitted for the removal of Ground Water. Where the developer 
proposes to discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required.  
 

7.80 Thames Water would recommend that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors 
could result in oil-polluted discharges entering local watercourses. 
 

 Water Comments 
7.81 On the basis of information provided, Thames Water would advise that with regard to water 

infrastructure we would not have any objection to the above planning application. 
 

7.82 Thames Water recommend the following informative be attached to this planning permission. 
Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 
1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes.  
The developer should take account of this minimum pressure in the design of the proposed 
development. 
 

 Officer’s Comments 
 

7.83 The proposed Overstation development includes the provision of a vehicle bridge through 
the development and a loading area at the eastern end.  It is therefore recommended that a 
condition be included to ensure the fitting of petrol/oil interceptors in drainage linked to this 
area. 
 

7.84 The informative is recommended to be included as per Thames Water’s request. 



 
 
 
8. LOCAL REPRESENTATION 
  
8.1 A total of 953 neighbouring properties within the area shown on the map appended to this 

report were notified about the application and invited to comment. The application has also 
been publicised in East End Life and on site. The number of representations received from 
neighbours and local groups in response to notification and publicity of the application were 
as follows: 

  
 No of individual responses: 7 Objecting: 6 Supporting: 1 (Museum of London 

Docklands) 
  
8.2 The following local groups/societies were notified but made no representations: 

 
• The Greenwich Society 
• Maritime Greenwich Heritage Site 
• Alpha Grove and Barkantine Tenants Association 
• Barkantine Tenants and Residents Association 
• SPLASH Tenancy Association 
• SS Robin Trust 
• West India Quay Residents Association 
 

8.3 The following issues were raised in representations that are material to the determination of 
the application, and they are addressed in the next section of this report: 
 
• Traffic and deliveries during construction 
• Timing of construction with regards other developments 
• Noise and vibration during construction  
• Loss of dock and water area 
• Loss of historic character 
• Impact on the setting of listed building 
• Uninspired design 
• Loss of amenity space 
• Oversupply of retail 
 

8.4 The following issues were raised in representations, but they are not material to the 
determination of the application: 
• The consultation of the public prior to the application  
 

 Officer’s Comment 
 

8.5 Construction traffic would be minimised by the development being undertaken at the same 
time as the Crossrail Station Development with shared resources.  Construction of the 
Crossrail Station has lorry routes restricted by the Crossrail Schedule 7 applications, which 
have approved the lorry routes.  It is recommended that a condition of consent regarding the 
submission of a code of construction management is included if the planning permission is to 
be approved to ensure that the potential impacts of construction traffic are mitigated.  The 
Code of Construction Management would stipulate the hours of deliveries and ensure the 
routes of construction traffic do not significantly impact on neighbouring residents. 
 

8.6 The construction of the proposed development would be undertaken at the same time as the 
construction of the Crossrail Station.  While the proposal for the Overstation Development 
would result in an increase in the construction time, it is considered that as the Overstation 
development would be built at the same time and with shared resources as the Crossrail 



Station, the construction disruption would be minimised.  Construction of Crossrail is set to a 
strict timetable for completion and operation by 2017; however it is proposed to complete the 
station and Oversite Development by 2015. 
 

8.7 It is recommended that a condition of consent regarding the submission of a code of 
construction management for approval is included if planning permission is approved.  This 
would ensure that matter related to construction such as noise and vibration, as well as 
hours of construction are adequately managed. 
  

8.8 As detailed in paragraphs 9.136 - 9.141 it is acknowledged that the proposed Overstation 
Development would result in a loss of water area within the dock.  However, it is considered 
that given the alterations that have already taken place within the surrounding environment, 
with the presence of the DLR station, the adjacent large scale buildings of Canary Wharf 
Estate and the baseline of the approved Crossrail Station, that the proposed Overstation 
Development would not be significantly further detrimental to the legibility and historic 
context of the docks. 
  

8.9 The quality of the design of the proposed Overstation Development is considered to be 
exceptional.  This is detailed further in Section 9 of this report; however it is considered that 
the design of the development will result in a highly recognisable and unique building. 
 

8.10 The proposed development includes the provision of a publicly accessible park on the upper 
level.  This would provide replacement amenity space.  In addition the proposed 
development would provide new opportunities to interact with the dock space thorough the 
provision of a boardwalk along the southern side of the development.  Further, as stated in 
section 9 of the report the development would provide improved links to the communities to 
the north, increasing the opportunities for residents in the wider community, particularly 
South Poplar, to access the area and recreational opportunities. 
 

8.11 As detailed in paragraphs 9.28-9.34 of this report the Retail Impact Assessment identifies 
that both a quantitative and qualitative need for the retail proposal can be demonstrated and 
that there will be no adverse impact on other centres. 
 

8.12 It is not possible to take into account the applicant’s consultation, or perceived lack of, prior 
to the application being submitted.  While there is no statutory requirement for the applicant 
to carry out any pre-application consultation with the public, the applicant has undertaken a 
level of consultation with the community including discussions with community groups and 
public displays of the proposal.  The Council has undertaken full public consultation on the 
application in accordance with the statutory requirements, including site notices, public 
notices in the paper and letters being posted to 953 neighbouring properties in the 
surrounding area. 
 

 
9. MATERIAL PLANNING CONSIDERATIONS 
  
9.1 The main planning issues raised by the application that the Committee must consider are: 

 
1. Principles of the Land Use 
2. Impact on the Amenity of Adjoining Occupiers and the Surrounding Area 
3. Traffic and Servicing Issues 
4. Design and Layout of the Development 
5. Sustainability 
6. Planning Obligations 

  
 Principle of the Land Uses 
  
9.2 The London Plan 2008, The Council’s adopted Unitary Development Plan 1998 (UDP) and 



the Council’s Interim Planning Guidance 2007 (IPG) include a number of policies requiring 
discussion when assessing the principle of land use. 
 

9.3 The approval of the Isle of Dogs Crossrail Station through the Crossrail Act 2008, the 
associated schedule 7 submissions and the Town and Country Planning Act planning 
permission approves the concept of development with the North Dock.   
 

9.4 While the design has carefully been developed to minimise the impact and maximise the 
remaining dock and water area, the development nevertheless results in loss of open water 
space, lost water based recreational opportunities within the dock, lost navigational space 
and a change in the visual character of the dock area, which is addressed in detail below.   
 

 Principle of Overstation development 
 

9.5 The proposed Overstation development is proposed by the applicant to offset some of their 
financial commitment to the Crossrail project and provide significant benefits to the 
community in terms of improved links, community facilities and a publicly accessible park 
space.  The applicant has agreed to construct the Isle of Dogs station, bearing the costs of 
the development of the Isle of Dogs station, which would otherwise be required to be funded 
by public money.   
 

9.6 Policies 2A.1, 2A.2, 2A.6, 2A.8, 3A.3, 3D.1, 3D.2 and 4B.1 of the London Plan 2008, ST15 
and ST34 of the UDP and CP1, CP8, CP16 and CP17 of the IPG seek to maximise the 
potential of development sites and seek to enhance and intensify economic activities within 
town centre locations particularly those well integrated with public transport. 
 

9.7 It is considered that the proposal builds on the approved station development and seeks to 
maximise the development opportunities of the Crossrail Station, the potential of the site, and 
enhances and intensifies the economic activity within the existing Town Centre. 
 

9.8 As discussed below the proposed land uses within the development are acceptable in terms 
of local and regional policy and the design is considered to be of extreme high quality.  The 
site is well integrated with public transport and would provide significant economic and social 
benefits to the communities of Northern Isle of Dogs and Poplar. 
 

9.9 Therefore the principle of the Overstation development is considered acceptable and would 
be in accordance with the relevant policies. 
  

 Principle of development with the Blue Ribbon Network 
 

9.10 Policies 3D.8, 4C.1, 4C.3, 4C.4, 4C.6, 4C.7, 4C.8, 4C.10, 4C.12 and 4C.14 of the London 
Plan 2008 and policies DEV46, OS7 and T26 of the UDP and policies CP30, CP36, CP44, 
OSN2 and OSN3 of the IPG seek to protect open space and the Blue Ribbon Network from 
inappropriate development and promote the use of the Blue Ribbon Network for transport 
and leisure uses. 
 

9.11 The Blue Ribbon Network is a prominent element of the Borough and one of its main 
attractions for both residents and visitors.  Any development on or within the Blue Ribbon 
Network needs to take into consideration the functionality of the waterways, specific 
character and visual amenity of the areas. 
 

9.12 The proposed Overstation Development results in a further loss of visible water within the 
Blue Ribbon Network, to that of the approved Crossrail Station Only scheme.  However, the 
Overstation Development provides replacement open space in the form of a semi open 
indoor park.  The publicly accessible park of approximately 5000m2 and valued at 
approximately £5,400,000 located on the top level of the proposed Overstation Development 
is considered to adequately provide replacement recreational space provision for the area 



lost from the dock as a result of the development.   
 

 The applicant through their consultation with the community has identified a need for and is 
proposing to include within the park a performance area for the use of the community, where 
it is envisaged the surrounding community can meet for events.  In addition the applicant is 
proposing the community be involved with the design, planting and education programmes 
that would utilise the park facility.  It is considered that the facility would be significantly more 
accessible and usable than the recreation potential of the Blue Ribbon Network area lost. 
 

9.13 While policy DEV46 of the UDP seeks particularly to restrict the loss of waterspace and the 
proposed Overstation Development would be located within the Blue Ribbon Network, it 
would be located above the footprint of the consented Crossrail Station.  The proposed 
development would effectively infill the area between the station entrance island above the 
ticket concourse and station platform levels.  The 14m navigational channel to the north of 
the station would be maintained thereby maintaining the navigational route along the docks 
and thereby the functionality of the waterway for movement of boats.  
 

9.14 The high quality of the design of the development is considered to maintain the quality of the 
amenity of the area.    While it is acknowledged that the appearance of the dock and the 
open water is altered by the proposed development, the design is of a significantly high 
standard that it is considered to mitigate any loss of visual amenity within the area, caused 
due to the loss of open water area. 
 

9.15 When considering the issue of the loss of the water space it must be considered from the 
baseline point of the approved Crossrail Station Only scheme and not the empty dock.  
Therefore, it must be viewed that the site already has a building constructed within the water 
interrupting and altering the visual amenity, as shown in Figures 5.1 and 9.1. 
 

 

  
Figure 9.1 – Photo-montage showing the approved station only scheme within the dock 
 

9.16 As seen in the artist’s impressions in Figures 9.2 and 9.3, the proposed Overstation 
development maintains the waterway to the north and south sides of the development and 
would provide for an enhanced interaction with the water area.  The development would 
significantly enhance the public realm and access to the dock side and Blue Ribbon Network. 
 

Crossrail 
Station Only 
scheme Station 
entrance 
islands 



 

  
Figure 9.2 – Artists impression of the navigational channel to the north side of the development 
 

 

  
Figure 9.3 – Artists impression of the retained waterway to the south side of the proposed 
development between the office buildings on the Canary Wharf Estate and the development 
 

9.17 It is therefore considered that the proposed development would maintain the navigational 
and functional requirements of the dock and Blue Ribbon Network, while maintaining a high 
quality of amenity through the extremely high quality design of the Overstation Development 
Scheme.  The proposal would enhance opportunities for interaction with the Blue Ribbon 
Network and would replace the recreational space opportunities that are lost by the building 



infill through the introduction of a semi enclosed indoor park space. 
 

9.18 As the Overstation Development will maximise the development potential of the site, while 
providing for the functionality of the dock, navigational requirements, recreational 
opportunities, as well as maintaining the high quality visual amenity of the area, it is therefore 
considered that on balance in, terms of all aspects of the application, the principle of the 
development within the Blue Ribbon Network is acceptable in terms of local and regional 
policies. 
 

 Principle of development within a site of nature conservation 
 

9.19 The subject site is considered a site of Nature Conservation Importance under the UDP and 
IPG.  Policy DEV57 of the UDP, policy CP33 of the IPG and policy 3D.14 of the London Plan 
2008 seek to protect and enhance sites of importance for nature conservation. 
 

9.20 As previously stated, the planning permission for development of the Crossrail Station on the 
site is provided by the Crossrail Act 2008.  This will have a certain level of impact on the site 
and its nature conservation values.  As discussed later in this report, the proposed 
development provides a number of nature conservation and biodiversity enhancements that 
would otherwise not be provided in the station only scheme. 
 

9.21 The impact of the Crossrail Station Only mass on reducing the water body within the Nature 
Conservation Area can be seen in Figure 5.1.  The approved Station Only scheme has 
already reduced the water volume with only a small depth of water is retained above the 
station body.  While this area is removed of water is removed by the Overstation 
Development proposal it is only the area above the station impacted.  Furthermore, the 
Overstation Development would not require any ground works and therefore not impact on 
the bed of the dock. 
 

9.22 It is therefore considered that the proposed Overstation Development would enhance the 
nature conservation potential of the site and would be in accordance with policy DEV57 of 
the UDP, policy CP33 of the IPG and policy 3D.14 of the London Plan2008. 
 

 Principle of the station components Outside the Limits of Deviation 
 

9.23 The Crossrail Act 2008 under section 10 (1) gives deemed planning consent for a new 
station within the North Dock. The design given deemed planning consent under the 
Crossrail Act is the scheme detailed in the Additional Provision 3 (AP3) of the Crossrail 
Environmental Statement.   
 

9.24 Due to a redesign of the station during the development of detailed working drawings the 
footprint of the station only scheme was reduced and the entrances at the east and west 
ends of the station moved closer together, resulting in portions of the station being located 
outside the Limits of Deviation. 
 

9.25 Approval of the planning permission PA/08/01651 was granted on 14 November 2008 for 
those elements of the amended station only scheme outside the vertical limits of deviation.  
This approval provides a material consideration when considering the principle of the station 
elements outside the vertical limits of deviation. 
 

9.26 The redesigned station will allow a more efficient station to be constructed than that 
envisaged by the consented AP3 scheme, with reduced footprint, reduced construction costs 
and shorter build time. 
 

9.27 Policy 3C.12 of the London Plan 2008 details a requirement to improve the strategic public 
transport system, including a focus on the implementation of Crossrail, in order to support 
further development, and policy T1 of the Unitary Development Plan 1998 supports 



improvements and extensions to the rail network. 
 

9.28 Due to the approval of the Crossrail Act 2008 and the deemed consent for the Crossrail 
Station within the dock, it is considered the principle of the Isle of Dogs Crossrail Station 
within the North Dock site is acceptable.  As the proposed Oversite Development includes 
elements of the station, outside the Limits of Deviation of the Crossrail Act, the principle of 
these station elements is considered acceptable. 
 

9.29 This is in accordance with policy T1 of the Unitary Development Plan 1998, policies CP40 
and CP43 of the Interim Planning Guidance 2007 and policies 3C.1, 3C.3 and 3C.12 of the 
London Plan 2008. 
 

 Principle of Retail  
 

9.30 The site is located within the area identified within the Council’s UDP as a Central Activity 
Zone and under the IPG proposal maps as a Major Centre.  Policies ST34  S1 and S7 of the 
UDP, policies CP15, CP16, CP17, RT4 and RT5 of the IPG and policies 2A.4, 3D.1, 3D.2 
and 3D.3 of the London Plan 2008 which are applicable for these areas seek to provide a 
balance of town centre uses to encourage the vitality and viability of the area and promote 
economic and job growth. 
 

9.31 Retail within the development would complement the existing retail floorspace within the 
Canary Wharf Estate.  The applicant has provided a retail assessment detailing how the 
retail floorspace would be compatible with the existing retail provision within the area and 
within the wider borough context.   
 

9.32 The retail assessment concludes the existing comparison offer within the six larger centres 
closest to the application site (Lewisham, Surrey Quays, Stratford, Woolwich, Eltham, and 
Greenwich) has a significantly different appeal and target market to that of Canary Wharf. 
None of these centres lie within the London Borough of Tower Hamlets.  
 

9.33 Furthermore, the assessment states, whilst each centre is considered to be a healthy centre, 
and predominantly there is a good representation of national multiples and department 
stores, there is a clear qualitative need for an additional retail floorspace of the quality 
proposed in Tower Hamlets and within the vicinity of Canary Wharf. This provides for the 
local population in terms of higher order comparison shopping and help to meet the needs of 
the whole community.  
 

9.34 A shoppers’ survey was carried out at Canary Wharf to inform the retail assessment. This 
supported the identified qualitative need for the proposal by demonstrating that there is a 
clear demand for additional retail facilities at Canary Wharf.   The retail assessment also 
demonstrated that there will be more than sufficient additional expenditure to support the 
additional floorspace proposed.  
 

9.35 The report ultimately concludes that the application proposal accords with national, strategic 
and local planning policy, that both a quantitative and qualitative need for the proposals can 
be demonstrated and that there will be no adverse impact on other centres arising from the 
application proposals.  
 

9.36 It is considered that the retail component of the development would be acceptable in terms 
of policies ST34  S1 and S7of the UDP, policies CP15, CP16, CP17, RT4 and RT5 of the 
IPG and policies 2A.4, 3D.1, 3D.2 and 3D.3 of the London Plan 2008. 
 

 Principle of community uses 
 

9.37 The proposed publicly accessible park provides amenity space in replacement of the dock 
water area that is lost due to the construction the Isle of Dogs Crossrail Station and the 



proposed Overstation Development.  The park would provide an arguably more accessible 
and usable area than the current dock space, as addressed further in this report.   
 

9.38 A feature of the proposed park will be a proposed performance space for events planned as 
part of an overall Arts and Events programme with community participation, including local 
and educational activities.  The applicant has stated that the park will provide potential for 
local schools and community groups to be involved in projects relating to the park such as 
growing annuals for seasonal bedding and community organised events.  The inclusion 
within a legal agreement of the requirement for an appropriate management plan for the park 
would ensure that these opportunities are made available to schools and community groups 
to participate. 
 

9.39 The applicant is proposing a community facility at the eastern end of the park level to be 
provided for the Council.  The proposed use of this facility has not been confirmed, however, 
the option of procurement of this facility will be ensured through the S106 agreement to 
confirm the availability and management of this space for a suitable community use.  
 

9.40 The facility is well located in relation to public transport links and with the improved links the 
development of the Crossrail station and Overstation development provides to Poplar and 
the north the site; as such the use is considered to be well connected to a wide range of 
users. 
 

9.41 The proposed community facilities are considered to be in accordance with policies ST49, 
SCF8 and SCF11 of the UDP, policy SCF1 of the IPG and policy 3A.18 of the London Plan 
 

 Vehicle Bridge link 
 

9.42 The subject site is already occupied by a bridge link on Upper Bank Street between the north 
and south sides of North Dock.  The proposal seeks to replace this vehicle bridge as part of 
the new development. 
 

9.43 The removal of the bridge does not require approval from Council, as the bridge is part of the 
Canary Wharf Estate and not an adopted highway administered by the Council as Highway 
Authority and the original permission for the bridge did not include any conditions requiring 
the bridge to be retained.   
 

9.44 The existing bridge link is required to be temporarily removed to enable the construction of 
the Isle of Dogs Crossrail Station within the West India North Dock.  The proposed 
replacement bridge, approved under PA/08/01667 dated 10/10/2008, would be located in the 
same location as the existing bridge and would reconnect Upper Bank Street and the Canary 
Wharf estate to Aspen Way. 
 

9.45 The proposed replacement bridge link as part of the Overstation Development would 
maintain the ability for vessels to pass beneath in order to maintain navigational access the 
western end of West India North Dock.  The bridge link would pass through the middle of the 
Overstation Development at the Ground Level providing a taxi and car drop off facility and 
pedestrian access to the eastern station entrance at ground level, not provided under the 
station only scheme. 
 

9.46 Given the existing use of the site for a vehicle and pedestrian bridge link and that planning 
permission approval (PA/08/01667 dated 10/10/2008) for a replacement bridge should the 
station only scheme be built out has been granted, it is considered that the replacement 
bridge link as part of the Overstation Development which would make provisions for both 
vehicles and pedestrians, would be an acceptable use in accordance with policies ST30 and 
T8 of the UDP, policy CP40 of the IPG and policy 3C.16 of the London Plan 2008.   
 

9.47 The impacts of the proposed Overstation Development upon the highway are explored in 



detail later in this report. 
  
 Impact on the Amenity of Adjoining Occupiers and the Surrounding Area 
  
 Daylight and Sunlight 

 
9.48 The proposed development is located within the North Dock to the north side of the 

commercial office buildings within the Canary Wharf Estate fronting the North Dock and to 
the South of the proposed North Quay construction site and Billingsgate Market.  The 
development would sit above the consented Crossrail Station development incorporating 
elements of the entrance lobbies within the development. 
 

9.49 Policy DEV2 of the Unitary Development Plan 1998, policy DEV1 of the Interim Planning 
Guidance 2007 and policy 4B.10 of the London plan require that developments preserve the 
amenity of the adjacent occupiers, including sunlight and daylight.  
 

9.50 BRE Report 209 "Site Layout Planning for Daylight and Sunlight: A Guide to Good Practice" 
(1991) is accepted as an appropriate method to identify the impact of daylight and sunlight 
on developments.  However, the BRE guidelines do not provide daylight targets for non-
domestic commercial buildings. Properties of this nature have a lower requirement for natural 
lighting, as they are thought to have a greater reliance upon supplementary electric lighting. 
 

9.51 Thus as the adjacent buildings are commercial in nature, while the buildings may potentially 
experience a small loss in the daylight received, in accordance with BRE guidelines it is not 
considered that this would be detrimental on the acceptable levels of day lighting to any of 
the adjacent sites. 
 

9.52 The buildings to the south of the development within the Canary Wharf Estate have north 
facing windows and thus the proposed development to the north would not impact on the 
sunlight received by these buildings.  The buildings and sites to the north are already 
overshadowed by the large buildings within the Canary Wharf Estate and the proposed low 
level development, relative to other developments, would not further impact on the sunlight 
received. 
 

9.53 It is therefore considered that the development would not significantly impact on the daylight 
or sunlight received by any of the adjacent occupiers. 
 

 Privacy 
 

9.54 Issues of privacy/overlooking are need to be considered in accordance with policy DEV2 of 
the Unitary Development Plan 1998 and policy DEV1 of the Interim Planning Guidance 2007, 
which informs that new developments should be designed to ensure that there is sufficient 
privacy for adjacent habitable rooms.  
 

9.55 The adjacent buildings are non-domestic commercial buildings within a dense office and 
commercial area. The position of the Overstation Development within the North Dock within 
the station footprint would therefore not be considered to result in significant loss of privacy.  
 

 Noise and Vibration 
 

9.56 In protecting the amenity of the surrounding area Policies DEV2 and DEV 50 of the UDP and 
policy DEV1 and DEV 10 of the IPG also require the noise and vibration nuisance from a 
development to be minimised. 
 

9.57 The establishment of the railway station within the dock was given deemed consent by the 
Crossrail Act 2008 as previously detailed.  Therefore noise and vibration associated with the 
operation of the railway and associated development cannot be considered within the scope 



of this application. 
 

9.58 The site being located in the dock to the north of the Canary Wharf office development and 
the south of Billingsgate Market has no adjacent residents and therefore the development 
would not be considered to impact on any residential receptors in terms of noise given the 
distance of the development from the nearest residents.  
 

9.59 There are no significant sources of vibration connected to the operation of the Overstation 
Development. 
 

9.60 The possible impacts from operational noise come from three general areas: 
• Installation of new fixed mechanical and electrical plant serving the retail spaces 
• Noise from additional deliveries to the site. 
• Effect of increase road traffic noise resulting from delivery requirements of retail spaces 
 

9.61 Noise from the operation of fixed mechanical and electrical plant can be designed to achieve 
the suitable requirements to ensure that noise does not impact on amenity.  The specific 
requirements of the fixed mechanical and electrical plant are not yet available however a 
condition of consent would be able to ensure that the noise from plant is minimised.  As such 
it is recommended a condition be included to require approval of noise attenuation 
associated with plant equipment.  
 

9.62 Noise associated with deliveries to the development are predicted to result in noise levels 
incident at neighbouring residential receptors which are significantly below the prevailing 
ambient noise level of Aspen Way to the north of the site. Therefore no significant effect is 
predicted due to this activity. 
 

9.63 Noise associated with the increase in road traffic movements as a result of the development 
including deliveries, is predicted to increase the existing noise levels by less than 0.5dB. 
Therefore no significant effect is predicted due to this activity. 
 

 Odour & ventilation 
 

9.64 The proposed development includes restaurants, cafes and drinking establishments.  As 
such, there will generally be a large amount of food cooking and associated odours being 
created within the development.  Policy DEV 2 of the UDP and Policy DEV1 of the IPG 
require the mitigation of odours in order to protect amenities within the development and of 
the wider area.   
 

9.65 In order to remove these odours from the development and create suitable internal amenity 
ventilation and extract systems would be required to be installed.    This would consist of 
general ventilation for the development, in order to provide fresh air into the development, 
and extract systems to the units with cooking facilities, in order to extract cooking odours. 
 

9.66 The general ventilation plant will effectively be centralised ‘Landlord Plant’ and will provide 
the base design levels of fresh air and associated extract to both the common areas and 
tenant areas to meet the requirements of occupancy. 
 

9.67 Where prospective tenant’s requirements exceed the base design levels of ventilation and 
there are requirements associated with the provision of kitchen extraction systems it will be a 
requirement that the respective tenants install approved systems to cater for the necessary 
ventilation enhancements. 
 

9.68 While the exact details of the systems have yet to be completed, the applicant has provided 
details as to the general ventilation and extraction system.  This has been reviewed by 
Council’s Environmental Health Team who has accepted the proposals subject to conditions 
regarding modelling, noise and design.  It is recommended that these conditions are included 



on the consent if approved. 
 

 Construction 
 

9.69 Representations from the public have raised concerns about continued construction effects 
impacting on the surrounding area.  While it is acknowledged that the area is and will be 
undergoing a number of developments and therefore has caused some disruption, the 
construction effects of the proposed development will be temporary in nature.    
 

9.70 The nearest residential premises are located to the north side of the dock on the western 
side of the DLR station.  The construction impacts are minimised by undertaking the 
development at the same time as the Crossrail Station development and would allow for 
shared resources, minimising vehicle movements and construction time.  Furthermore, the 
construction impacts would be present in the area without the Overstation Development due 
to the construction of the Crossrail Station. 
  

9.71 Demolition and construction is already controlled by requirements to adhere to numerous 
other legislative standards, such as Building Act 1984, Environmental Protection Act (EPA) 
1990, Environment Act 1995 and Air Quality Regulations 2000 and Health and Safety at 
Work Act 1974.  However, PPS23 makes provision for the inclusion of conditions of consent 
to mitigate effects of construction.   
 

9.72 It is therefore recommended that if approved a condition of consent is included, which would 
require the submission of a Construction Management Plan in order to ensure that the best 
practice examples are followed to avoid, remedy and mitigate the effects of construction.  It 
should also be noted that under the Parliamentary Undertakings and Assurances that have 
been made regarding the construction of the station and any Overstation development the 
Crossrail Code of Construction standards must be adhered to as a minimum.  This would 
provide additional safeguards for the control of construction impacts.   
 

 Vehicle Traffic Movements 
 

9.73 Vehicle movements associated with the proposed development have the potential to impact 
on the amenity of the area through noise, pollution and the general vehicle movement within 
the public realm.  Policy DEV2 of the UDP and DEV 1 of the IPG seek to protect this 
amenity.  As detailed below there is no parking associated with the proposed development.  
As such, while the proposed development is estimated to increase the number of private 
motor trips to the area, the use of private vehicles will be minimised by restrictive parking 
provision.   
 

9.74 The location of the development in relation to Aspen Way means that the background noise, 
pollution and vehicle movements within the area are significantly high given the traffic flow 
along Aspen Way.  It is not considered that the vehicle trips associated with the development 
would significantly increase the existing situation nor have a noticeable impact on the 
amenity of any of the surrounding residents or occupiers. 
 

9.75 Furthermore the location of the development in relation to Aspen Way means that vehicles 
servicing the development will be unlikely to access the development via routes through 
residential areas or the office dominated Canary Wharf Estate to the south.  This will 
minimise the conflict between vehicle movements and occupiers in the area. 
 

  
 Traffic and Servicing Issues 
  
 Parking 

 
9.76 The Council’s parking standard within the IPG does not permit onsite parking provisions for 



retail, restaurant and pub and bar uses.  There are also no specific parking standards for D1 
use. 
 

9.77 The parking standards are based on operational needs and provision for mobility impaired 
users.  No operational parking is proposed for the development; however, a drop-off/pick-up 
area is proposed to be located near the eastern entrance to be located along the western 
side of Upper Bank Street, within the building envelope, for mobility impaired uses. 
 

9.78 Existing public car parks in Canary Wharf Estate would be available for use by visitors and 
mobility impaired users and would provide step free access to the station for mobility 
impaired users.   
 

9.79 It is therefore considered that the vehicle parking provisions would be in accordance with 
policies 3C.17 and 3C.23 of London Plan 2008, policy DEV17 and DEV19 of the IPG.  A 
S106 legal agreement should be entered into in order that the Traffic Management Order can 
be amended to exempt occupiers and employees of this site from obtaining parking permits.  
This will ensure no overflow parking on the road network. 
 

 Cycle Parking and Facilities 
 

9.80 Policy 3C.22 of the London Plan 2008, policy ST30 of the UDP and policies CP40, CP42 and 
DEV16 of the IPG seek to provide better facilities and a safer environment for cyclists.  The 
Council’s Parking Standards within the IPG require the Overstation development to provide 
cycle parking in association with the A1, A3 and A4 uses, as well as have a provision for the 
D1/D2 uses proposed. 
 

9.81 Cycle parking spaces for the Overstation Development and the Station are to be provided at 
promenade level in two locations. Cyclists will be able to access these spaces from 
connections to the promenade level via The North Colonnade, Upper Bank Street and North 
Quay (once constructed).  In general, pedestrian and cycle movement in the area 
surrounding the Over Site Development would be improved as part of the scheme and 
additional pedestrians links to the development from ground and promenade level will 
improve permeability to the site for pedestrians and cyclists. 
 

9.82 A minimum of 240 cycle parking spaces would be provided. These would comprise 160 to 
the east end of the development on the promenade connection and 80 on the North Quay 
promenade.  This provision has been assessed by the Council’s Strategic Transport Team 
and the GLA as being sufficient provision for cycle parking. 
 

9.83 As the cycle parking for the development is located within the public realm area created by 
the Crossrail Station Development it is provided under the Crossrail Act 2008 schedule 7 
application approvals and is required by condition on that approval to provide details of the 
cycle parking.  The provision of cycle parking spaces secured under the approved Schedule 
7 application is considered sufficient for provide the necessary requirement for the 
Overstation Development also. 
 

9.84 A contribution to cycleway improvements in the surrounding area is also proposed.  In total 
£150,000 is to be provided through the S106 agreement to three cycle improvement 
schemes.  This would provide a significantly improved environment for cyclists and improve 
links to the site and within the surrounding environment. 
 

9.85 It is therefore considered that acceptable cycle parking has been secured under the linked 
schedule 7 applications and would not require further conditions or discussions under this 
application.  Further, the contribution to cycleway improvements within the surrounding area 
would improve the conditions for cyclists and the proposed development is considered to 
meet the principle of policy 3C.22 of the London Plan 2008, policy ST30 of the UDP and 
policies CP40, CP42 and DEV16 of the IPG. 



 
 Deliveries and Servicing 

 
9.86 Policies ST30 and T16 of the UDP and policy DEV17 of the IPG seek to provide adequate 

provision for the servicing and operation of developments while minimising the impact on the 
highway. 
 

9.87 Four service bays are proposed in the Over Station Development. These will be managed by 
the operators of the building. Deliveries will be pre-booked and the building will be managed 
in a similar way to other developments within the Canary Wharf Estate.  In order to ensure 
that the servicing and deliveries is acceptably managed a requirement for a servicing 
management plan would be included within the S106 agreement. 
 

9.88 The number of service vehicle trips to the Over Station Development has been estimated 
using previous data collected in relation to servicing activity.  Table 9.1 below shows the 
estimated service vehicle trips for each land use per day 
 

 

  
Table 9.1 – Estimated vehicle trips in relation to the servicing of the proposed Over Station 
Development 
 

9.89 It is considered that if the servicing and deliveries to the development is adequately 
managed through the servicing management plan that the servicing area provided would be 
acceptable for the estimated requirements.  
 

9.90 Given that the servicing area would be accessed via Upper Bank Street, directly off Aspen 
Way, and would provide for off street servicing, it is not considered that the servicing of the 
development would significantly impact on the highway network.   
 

9.91 The proposed servicing arrangements are therefore considered acceptable in terms of 
policies ST30 and T16 of the UDP and policy DEV17 of the IPG. 
 

 Trip Generation 
 

9.92 Policies3C.1, 3C.2, 3C.17 and 3C.23 of the London Plan 2008, policies ST28 and T16 of the 
UDP and policies CP41, DEV17 and DEV19 of the IPG seek to restrain unnecessary trip 
generation, integrate development with transport capacity and promote sustainable transport 
and the use of public transport systems. 
 

9.93 Survey data has been used to predict the number of trips generated to the proposed new 
Overstation development.  Focusing on the retail, a total of 16,070 new trips per day, as 
shown in Table 9.2, are forecast to be generated to and from the retail component of the 
development.  The proposed community uses will provide additional trip generation, which 
has be estimated on the basis of the use of the area as a Child Care Centre and is shown in 
Table 9.3 The total number of trips generated by the retail and community uses is detailed in 
Table 9.4 
 



 

  
Table 9.2 – Estimated new trip generation due to the retail component of the development 
 

 

  
Table 9.3 – Estimated new trip generation due to the community uses of the development 
 

 

  
Table 9.4 – Total estimated new trips generation as a result of the proposed development 
 

9.94 The applicants transport assessment has detailed the impact of the additional private vehicle 
trips (including taxis) on the traffic flow in the nearby road network, particularly the 
intersections at Aspen Way/Upper Bank Street, Westferry Road South/Limehouse Link and 
Preston’s Road Roundabout. 
 

9.95 The Overstation Development is expected to generate minimal increases in traffic flows on 



the local highway network and vehicle use is constrained by the parking free nature of the 
development.    
 

9.96 While the traffic flows would increase on all the routes as a result of the Overstation 
Development, during peak morning and evening hours Preston’s Road Roundabout would 
be the only junction that would be increased beyond capacity.  Preston’s Road Roundabout 
would be operating over capacity in the morning peak hour, however without the additional 
vehicle trips generated by the Overstation Development this route would still be operating at 
over capacity due to the traffic flow from other developments. 
 

9.97 The applicants Transport Assessment details that the Overstation Development would only 
increase the morning traffic levels by 3% on Preston’s Road Roundabout.  While it is 
acknowledged that the Preston Road Roundabout junction would be overcapacity the 3% 
increase in traffic flow would be well under the 5% increase which, in accordance with 
guidance, is considered to have a significantly detrimental impact on the highway. 
 

 Public transport capacity 
 

9.98 The higher levels of employment in Canary Wharf since 2003 have resulted in increased 
loadings on the Jubilee Line and DLR, especially services from the west.  At the end of 2002, 
Canary Wharf employment was 51,000, this rose to 87,000 at the end of 2006.  The 
increased population has resulted in higher base loadings on rail services. 
 

9.99 When Crossrail is operational (2017) it is anticipated that there will be a mode shift from 
existing rail services (DLR/Jubilee) to Crossrail. 
 

9.100 A total of 38 consented development schemes (including built scheme that were not yet fully 
occupied at 2006), have been included in the submitted Transport Assessment when 
calculating the future baseline.  A total of 91,100 jobs are expected to be created by the 
consented developments and a total of 12,130 new residential units constructed.  Transport 
movements associated with these developments were included in the future baseline 
assessment. 
 

9.101 In 2017, with Crossrail operational, all rail services from the west in the AM peak hour would 
be operating below capacity.  This includes the North Quay development although this 
cannot be constructed in advance of Crossrail due to a planning condition imposed on the 
site. 
 

9.102 The proposed Overstation Development is estimated to generate approximately 8,140 one 
way person trips per day.  Private trips would equate to approximately 17% of trips and the 
remaining 83% of trips by non car modes. 
 

9.103 The capacity of the public transport networks to accommodate increased demand associated 
with the proposed Overstation Development is assessed below 
 

 London Underground 
 

9.104 The forecast demand for the Jubilee Line resulting from the proposed Overstation 
Development is shown in Table 9.5. This demand for the Jubilee Line to and from the 
Overstation Development will very depending on the operation of Crossrail. 
 



 

  
Table 9.5 – Additional Jubilee Line Demand Due to the Overstation Development in 2017 with 
Crossrail operational 
 

9.105 The capacity of the Jubilee Line is dependent on: 
� Trains per hour; 
� Number of cars (carriages) per train; and  
� Car capacity 

 
9.106 In 2013 the Jubilee Line is proposed to be operating with 30 trains per hour, with each train 

having 7 cars, as per scheduled improvements. The applicant’s Transport Assessment 
states that in 2017, with Crossrail operational, it is expected that a significant proportion of 
Jubilee Line and DLR users would transfer to Crossrail, especially those arriving to the Isle of 
Dogs from the west. 
 

  

 
Table 9.6 – Morning peak eastbound demand and capacity on the Jubilee Line 
 

 OSD without 
Crossrail pre 
2017 

Crossrail 
without OSD 
2017 

OSD with 
Crossrail 
2017 

Demand 29,750 22,760 22,840 
Capacity Assessment for Planning Standard 
Planning Standard (30 Trains > 
2009) 

24,360 24,360 24,360 
Ratio of Demand to Capacity 122% 93% 94% 
Planning Standard (33 Trains > 
2009) 

26,800 26,800 26,800 
Ratio of Demand to Capacity 111% 85% 85% 
Capacity Assessment for Crush Standing Capacity 
Crush Standing Capacity (30 
Trains > 2009) 

28,770 28,770 28,770 
Ratio of Demand to Capacity 103% 79% 79% 
Crush Standing Capacity (33 
Trains > 2009) 

31,650 31,650 31,650 
Ratio of Demand to Capacity 94% 72% 72% 

9.107 Table 9.6 shows that in 2017 with Crossrail operational and without the Overstation 
Development there would be 22,760 passengers travelling between Canada Water and 
Canary Wharf in the AM peak period.  This would mean that the Jubilee Line would be 
operating at 93% capacity of the planning standard with a 30 trains per hour service. 
 



9.108 With the Overstation Development the AM peak flow increases by 80 passengers to 22,840 
passengers per hour.  Capacity increases to 94% of planning Standard, still below the 
maximum capacity. It is therefore considered that the proposed development would not have 
a significant impact on the operation of the Jubilee Line when Crossrail is operational in 
2017. 
 

9.109 Table 9.6 also shows the impact of the Overstation Development should it open without 
Crossrail be operational.  This would increase the planning standard above the planning 
standard to 122% of capacity.  This would have an adverse impact on the operation of the 
service.  As such it is recommended a condition be included on the planning permission, if 
approved, to ensure that the opening of the Overstation Development is restricted to a level 
that can be shown will not significantly impact on the surrounding transport network until 
Crossrail becomes operational. 
 

 Docklands Light Rail 
 

9.110 The DLR is expected to carry a significant portion of public transport trips to the Overstation 
Development and will assist in relieving the Jubilee Line during any periods.  The DLR 
provides services to Canary Wharf from the City, Stratford, Lewisham, Beckton and City 
Airport.  A further extension to Woolwich is currently under construction with completion 
scheduled for Feb 2009. 
 

9.111 DLR passengers will have the choice of using Poplar, West India Quay and Canary Wharf 
stations to access the Overstation Development.  The walk time between the OSD and the 
closest DLR stations would be less than four minutes. 
 

9.112 Table 9.7 shows the estimated demand for DLR during the peak times in relation to trips 
associated with the Overstation Development 
 

  
AM Peak PM Peak  
In Out In Out 

Daily (one 
way) 

OSD DLR Passenger 
Demand 2017 with 
Crossrail 

132 18 152 184 1,844 

 
Table 9.7 – OSD DLR Passenger Demand 2017 
 

9.113 As with the Jubilee line, the capacity of the DLR is dependent on: 
� Trains per hour; 
� Number of cars (carriages) per train; and 
� Car capacity 
 

9.114 The capacity totals for are based on the Operation of 3-car trains on the Bank/Stratford to 
Lewisham lines and 2-car trains on branches east of Poplar.  The upgrade to platform 
lengths on the Bank/Tower Gateway/Stratford to Lewisham lines has approval with 
completion and operation of 3-car trains scheduled for December 2009.  Further proposals 
seek to upgrade stations on branches east of Poplar to allow 3-car trains to operate.  
However, funding to operate 3-car trains east of Poplar has not been approved at this time. 
 

9.115 With the introduction of Crossrail in 2017, the Overstation Development would generate 167 
inbound DLR trips in the morning peak hour.  The most significant shift to Crossrail from the 
DLR will be from the west inbound in the morning peak hour.  Based on the proposed routing 
of Crossrail there would be only a marginal shift to Crossrail from DLR services from the 
north, south and east. 
 

  



OSD without Crossrail Crossrail without OSD OSD with Crossrail Origin 
Flow Capacity F/C 

% 
Flow Capacity F/C 

% 
Flow Capacity F/C 

% 
From West 12,479 12,600 99 9,695 12,600 77 9,749 12,600 77 
From North 5,108 5,400 94 3,784 5,400 70 3,820 5,400 71 
Frome East 5,108 6,300 81 5,147 6,300 82 5,164 6,300 82 
From South 12,402 10,800 115 9,202 10,800 85 9,265 10,800 86 

 
Table 9.8 – DLR Demand with and without Crossrail 
 

9.116 Once the Overstation Development is open the flow increases by 54 passengers to 9,749 
passengers per hour.  Capacity would remain below 100% if the Overstation Development is 
not opened until after Crossrail is operational, although again could result in the demand 
exceeding capacity if the development was to be opened prior to Crossrail becoming 
operational.  This again supports the recommendation that a condition restricting the opening 
of the Overstation Development to that which can be shown to not significantly impact on the 
transport capacity until Crossrail is operational. 
 

 Crossrail 
 

9.117 Crossrail would operate with metro-style trains that are expected to carry up to 1,500 
passengers with 12 trains in the peak hour servicing a new Isle of Dogs Station in each 
direction.  It is assumed that a proportion of existing rail based trips will transfer to Crossrail, 
particularly from the west.  The highest passenger demand on Crossrail will be form the west 
in the morning peak hour. 
 

9.118 The additional demand due to the Overstation development is presented in Table 9.9.   
 

  

  
Table 9.9 – Additional demand on Crossrail due to Overstation Development 

 
9.119 Crossrail will have significant spare capacity on the critical service inbound from the west in 

the morning peak hour even with the Overstation Development passenger demand, as 
shown in Table 9.10. 
 

  

  
Table 9.10 – Crossrail Demand and Capacity (morning inbound from the west) 
 

 London Buses 
 

9.120 It is estimated that a total of 65 additional passengers will travel to and from the Overstation 
Development during the morning peak hour.  This equates to additional loading per service 
as shown in Table 9.11, assuming no change to existing service frequencies.  However, TFL 



are scheduled to increase service frequencies at peak times for the majority of bus routes 
within the Isle of Dogs. 
 

  

  
Table 9.11 – Additional Demand On Bus Services During AM Peak Hour 
 

9.121 It is considered that the on average 2 additional passengers per bus would not significantly 
impact on the capacity of the bus service network. 
 

 Sight lines  
 

9.122 The proposed development is set well back from any intersections, being located within the 
dock.  The proposed entrance and exit to service area would be a location of potential 
interaction with the road network.  However, the applicant has provided details of how the 
servicing area would accommodate manoeuvring and enable vehicles to enter and exit in a 
forward gear. The building is set back from the roadway which allows for a clear view of the 
road both ways when exiting the servicing area.   
  

9.123 The proposed drop off area located on the western side of Upper Bank Street would allow 
taxis and private vehicles to drop off and pick up passengers.  As Upper Bank Street is 
controlled by traffic lights at both the intersection with Aspen Way and the intersection with 
Canada Square, as well as being controlled to the north of the dock by the security barriers, 
speeds on this section of the road are low and it is not considered that the proposed drop off 
bay would create significant conflict with traffic flow. 
 

9.124 It is therefore not considered that the proposed development would impact on the sight lines 
within the road network. 
 

   
 Design and Layout of the Development 
  
 Mass and Scale 

 
9.125 Policies 4B.1, 4B.2 and 4B.10 of the London Plan 2008, policies DEV1, DEV2 and DEV3 of 

the UDP and policies CP4, DEV1 and DEV2 of the IPG seek to ensure developments are of 
appropriate mass and scale to integrate with the surrounding environment, high quality in 
design and protect the amenity of the surrounding environment and occupiers.  
 

9.126 Development would be located within North Dock and linked to the surrounding vehicular 
and pedestrian network by several bridge structures. The proposal would comprise a long 
low building with a curving outer skin of lattice construction. The upper central section of the 
building would be open, allowing vegetation from within the roof garden to extend outside. 
 

9.127 The proposal would reflect the predominant architectural style of the townscape character of 
existing and consented schemes at Canary Wharf, whilst also providing diversity in terms of 
form and scale.  The proposed building would be located above the Station Only Scheme 
within North Dock and have a height of 26.78m AOD and the length would be 311m. 



 
9.128 The built environment of the area is dominated by the large scale office buildings to the south 

in the Canary Wharf Estate.  Further to the north is the Billingsgate Market building, which, 
while not tall, is a large scale in terms of its footprint cover.   
 

9.129 The length and width of the proposed development is dictated by the station only 
development.  The north-south plan dimension of the station development is informed by the 
alignment of the tunnels and the box construction necessary to receive them, while the east-
west length is the minimum practical to accommodate the tunnel ventilation and the 
escalators to Crossrail standards. 
 

9.130 As the Overstation Development generally fits within the station development parameters it is 
considered that the length and width is kept to a minimum.  The height of the development is 
generally dictated by the curve of the external lattice cladding structure and the required 
height of the ventilation and station entrance structures for the station development. 
 

9.131 It is considered that the massing and scale of the development is in proportion with the 
station development and would be acceptable within the established built environment of 
large scale buildings on both the North and South side of the subject site.    
 

 Appearance and Materials 
 

9.132 The external appearance of the proposed development is dominated by the curving outer 
skin of lattice construction.  The timber lattice of the enclosing structure would incorporate a 
range of cladding panels as required by the design, internal layout and use of the building.  
 

9.133 Inflated Ethylene Tetrafluoroethylene (ETFE) panels would be the principal form of 
enclosure. Pillows would comprise 2 or 3-layer ETFE (dependant on location/performance) 
and the finish of the panels shall be a combination of transparent, translucent and/or opaque 
ETFE layers. As required by the building design some of the ETFE layers would incorporate 
a frit pattern. Profiled metal cover strips would be used together with integral profiled 
gutters/downpipes and gaskets. This arrangement is shown in Figure 9.4.  Also as required 
by the building design selected panels would incorporate integral lighting the colour of which 
can be varied.  
 



 

  
Figure 9.4   - Showing the arrangement of the proposed principle cladding system of ETFE panels  
 

9.134 Opaque metal cladding panels would be applied to areas required to be screened, for 
example to plant, services and storage areas.  Louvre panels would also be incorporated as 
required by the design of services to the development and to facilitate natural ventilation 
where required. Louvers or perforate panels would also be used to control/filter natural 
daylight and/or create a visual/acoustic screen in some areas. Internal infill panels would 
also be used where considered necessary. 
 

9.135 The lattice structure would be left open in selected areas including over the park and around 
the bridge connections to facilitate access.  By having the structure open in areas above the 
park, the concept is that trees and plants will be able to grow up through the outer cladding 
of the development.  This would create an additional uniqueness to the development, 
allowing the vegetation of the park to be viewed from external viewpoints, inviting interest in 
the development and advertising the presence of the park level.  Further, this would allow 
wildlife interaction with the external environment, enabling bird and insect life within the park.  
Figure 9.5 shows an image of the proposed developments external appearance. 
 



 

 
Figure 9.5 - Concept image showing the external appearance of the development at the western 
entrance to the southern side. 
 

9.136 It is proposed that the exact layout of panel types would be developed in direct response to 
the functionality of the building and the design of the landscaping/park as the scheme 
progresses. The final arrangement would be the subject of further clarification and it is 
recommended that this should be reserved by condition for subsequent approval.  
 

9.137 The design of the enclosing structure would enable the building to adapt to accommodate 
planned changes to the detailed layout of the retail and other amenities and to the 
requirements of users of the park.   
  

9.138 An exposed timber structure would be used as the principle facade structure. This would be 
visible from the interior and, where cladding panels are omitted, also from the outside. The 
timber is proposed to be a sustainably sourced softwood, suitably treated or chemically 
modified for resistance to decay.  It would also have a protective coating/film treatment 
applied to maintain a natural or slightly darker colour and may also include protective metal 
capping strips to some external areas. Connections would be metal and either exposed or 
concealed depending on the detailed design of the cladding. 
 

9.139 A glazed canopy would be incorporated above areas of a south boardwalk circulation area 
with minimal metal framing. The glazing would have a solid perimeter edge frit to conceal 
framing and may incorporate integrated external lighting. 
 

9.140 While outside of the scope of the Overstation Development application, and already 
approved under the Crossrail Act schedule 7 approvals, the metal profiled louvres to station 
ventilation shafts, the timber decking to boardwalks/promenades adjacent to building, 
combination of stone flooring, concrete paving and other hard surfacing to other areas and 
entrances and profiled vertical metal balustrade supports to dock edges and bridges would 
integrate with the proposed design. 
 

9.141 From a design viewpoint an application to build within an historic and protected dock space 



would normally be resisted, due to the impact on the character of the area.  However, it is 
considered that the design merits of the scheme and the beneficial elements overcome the 
potential adverse impact and that the proposal should be supported.   
 

9.142 The development provides a site specific design response with structural framework of light 
weight canopy and will be highly beneficial for the local area with its public park. Further, 
given that the Crossrail Station will introduce structures within the dock the impact of the 
development would not be as significant as would be the case if the dock was void of any 
buildings. The proposal has potential to transform positively the relationship of the Canary 
Wharf group of buildings with the Dock as well as link the Canary Warf Estate with Poplar 
and the areas to the North. 
 

9.143 The dock wall is listed and forms part of wider historic asset. However, the relationship 
between the Dock and the surrounding building has always been situation specific and 
changed since Canary Wharf was developed.   At this instance, it is considered that the 
architects have carefully addressed this edge by clearly separating out the new development 
from the historic assets and providing well designed light weight bridges.   
 

9.144 In order to ensure quality and durability of materials and design conditions are recommend 
requiring the approval of a mock up for roof canopy ETFE panels and timber sections, 
samples of all external finishes, scale drawings for typical cladding system, lighting layout 
and signage strategy for the development and public realm. 
 

 Impact on Conservation and Heritage Values 
 

9.145 Policies 4B.11, 4B.12 and 4B.13 of the London Plan, policies DEV32 and DEV37 of the UDP 
and policies CON1 and CON2 of the IPG seek to preserve the historic assets of the city. 
 

9.146 The significance of the North Import Dock wall is reflected in its status as a Grade I listed 
building, identifying it as a nationally import structure.  The Overstation Development would 
have no direct impact on the fabric of the North Import Dock wall as it is located above the 
proposed Crossrail Station. 
 

9.147 However, the development within the dock would affect the setting of the West India Dock 
Conservation Area, the Grade I listed Numbers 1 & 2 Warehouse, the Grade I North Import 
Dock wall and the Grade II accumulator tower, together with nearby built heritage resources. 
 

 Impact During Construction 
 

9.148 The construction of the Over Site Development will be limited to superstructure, services and 
cladding.  The station sub-structure will form the foundations that provide support. The 
Overstation Development structure would be formed of a reinforced concrete or steel 
framework with structural concrete walls below 106m level (i.e. approx 2m above mean 
water level) and infill walls for the two storeys above. 
 

9.149 Impacts during construction would generally be present during the construction of the 
Crossrail station only scheme and associated development, such as the replacement bridge.  
While the construction of the Overstation Development would increase the time period of the 
construction on the site it would not introduce significant new impacts.  It is therefore 
considered that during the construction of the Overstation development that there would be 
no significant impact on the heritage conservation priorities in the area. 
 

 Impact of Completed Scheme 
 

9.150 The Overstation Development would effectively infill between the two Station Only Scheme 
islands, along the Dock. The Overstation Development structure, once completed, would 
further reduce the area of visible water in the east end of the North Dock by approximately 



17%. 
 

9.151 The Import Dock is a nationally important feature. The new Overstation Development 
structure would substantially reduce the water surface in the eastern half of the dock 
impacting on the setting and the appreciation of the wet dock.  
 

9.152 The walls themselves in the vicinity of the development are largely altered to the northern 
edge of the dock from the creation of a more modern false dock wall, and hidden to the 
southern edges of the dock.  Their setting has in this respect already been changed 
considerably since it was built 200 years ago.  The development of the approved Crossrail 
Station within the dock will result in development in the dock, further impacting on the setting.  
 

9.153 The position of the existing DLR bridge and station to the west of the proposed Overstation 
Development has already compromised the wider setting of the historic Import Dock, with 
views along the water in any direction being interrupted by these structures.   
 

9.154 The proposed Overstation Development alters the basin context in a localised area, by 
adding additional built mass within the Dock, however the world class architecture of the 
development ensures that the impact of the development is minimised.  As stated above it is 
considered the architecture of the development separates out the new development from the 
historic assets.  
 

9.155 It is considered that the proposed Overstation Development would impact on the setting of 
the historic North Import Dock and the other historical elements of the area.  However, it is 
considered that the high quality of the architectural design minimises the impact of the 
development and on balance, given the extent of existing alterations to the dock and the 
introduction of structures within the dock through the approval of the station only scheme, the 
proposed Overstation Development would not result in a significant loss of legibility of the 
historic context.   
 

 The Park Space 
 

9.156 Policies 3D.8, 4B.1, 4B.2 and 4B.3 of the London Plan 2008, policy DEV12 of the UDP and 
policies CP4, CP30 and DEV13 of IPG promote the good design of public places and the 
provision of green spaces. 
 

9.157 The Isle of Dogs and the surrounding area of Poplar have a rich and diverse range of open 
space environments that have helped to build a unique identity for this area of London as 
well as providing the local community with inspiring spaces in which to meet, play and relax. 
 

9.158 The new park design occupies a unique location within this network and will compliment the 
quality of existing open space provision with an appealing, legible and well managed public 
facility, one that is easily accessible for all abilities and provides comfortable spaces from 
which to experience at close hand the rich and diverse planting scheme with opportunities for 
community involvement. 
 

9.159 The canopy that wraps over the park and building structure adds shape and form to the park 
space as well as modifying the local microclimate.  The canopy has three conditions that 
have an impact on temperature and exposure within the park.   

� Open Structure 
� Partially enclosed structure 
� Fully enclosed Structure 

 
9.160 The open framework allows full sun to penetrate the park but provides relatively minimal 

wind shelter. Precipitation falls directly onto the surface. The space beneath therefore mimics 
the surrounding landscape in terms of ambient temperature and exposure. 
 



9.161 The semi enclosed canopy with louvers between the structural members prevents a 
proportion of sunlight reaching the ground creating a semi shaded and cool environment. 
Wind exposure is modulated and precipitation limited. The space mimics a forest floor with 
dappled shading. 
 

9.162 Where a transparent membrane sits between the frames solar radiation is permitted through 
but then the membrane traps the wave lengths under the canopy creating localised warm 
zones. The membrane also screens the wind so that the trapped air pockets are warmed. 
Rain fall is prevented from reaching the ground. The space mimics a dry arid climate zone. 
 

9.163 The localised microclimates create the potential to propagate varying plant communities able 
to thrive within these zones. 
 

9.164 The landscaping of the park will play an important part in the design and success of the park 
space and the design of the development itself.  Within the park the concept is one of 
fracture and colonisation where the plant life will appear to grow up from beneath the floor, 
expressing the energy and vitality of plant life.   
 

9.167 From outside of the development the plant life will be seen projecting through the openings in 
the canopy of the building, creating a visual link to the park and unique aspect to the 
buildings design.  The concept of this can be seen in Figure 9.5  
 

9.168 Within the entrances to the station the developer has created a concept of a living wall or 
water wall to bring the park environment down to the entrances from the upper level, 
advertising its presence and welcoming the public to explore the park level.  Concepts of this 
are shown in Figure 9.6 
 

 

 � 
 
Figure 9.6 - Concepts for water wall or living wall within the entrances to enhance the visibility of the 
park and bring it down within the development 
 

9.169 As previously stated it is considered that the park space will provide a suitable replacement 
for the lost of recreational potential due to the reduction of open water space within the dock.  
The site is fully publicly accessible and would be well linked to both Canary Wharf Estate and 
the Poplar communities. A feature of the proposed park will be a proposed performance 
space for events planned as part of an overall Arts and Events programme with community 
participation, including local and educational activities.  
 

9.170 As discussed below, a landscaping plan and management plan will be required to ensure 



appropriate planting to achieve the proposed design concept. 
 

 Micro-Environment 
 

9.171 Planning guidance contained within the London Plan 2008 places great importance on the 
creation and maintenance of a high quality environment for London. Policy 4B.10 of the 
London Plan 2008, requires that “All large-scale buildings including tall buildings, should be 
of the highest quality design and in particular: ... be sensitive to their impacts on micro- 
climates in terms of wind, sun, reflection and over-shadowing”. Wind microclimate is 
therefore an important factor in achieving the desired planning policy objective.  Policy DEV1  
of the IPG also identifies microclimate as an important issue stating that: 
 
“Development is required to protect, and where possible seek to improve, the amenity of 
surrounding and existing and future residents and building occupants as well as the amenity 
of the surrounding public realm.  To ensure the protection of amenity, development should: 
…not adversely affect the surrounding microclimate.” 
 

9.172 The applicant has undertaken an assessment of the impact of the proposed development on 
the microclimate surrounding the buildings.  The assessment has focused on the suitability of 
the Site for desired pedestrian use and also assessed the development against the future 
baseline of the Station Only Scheme if the Overstation Development was not to be built. 
 

9.173 The acceptability of windy conditions is subjective and is taken to depend mainly on the 
physical action of wind on individuals. The onset of discomfort depends on the activity in 
which the individual is engaged, and is defined separately for each activity in terms of an 
average wind speed, which is exceeded for 5% of the time. In this process, it is assumed that 
the individual is seasonably dressed and not affected by thermal discomfort. Details of these 
criteria are summarised below in Tables 9.12 and 9.13. 
 

 

  
Table 9.12  - Pedestrian Comfort Criteria 



 
 

  
Table 9.13  - Pedestrian Comfort Criteria and appropriate uses 
 

9.174 The assessment concluded that comfort levels would be generally C2 or better at all 
measurement locations around the immediate project site. These predicted comfort levels 
are generally acceptable for public access routes. Predicted comfort levels of C4 in the park 
area of the proposed development would be suitable for long-exposure standing or sitting 
activities. The geometry and height of the proposed scheme would produce only minor 
variations in predicted comfort levels at all other measurement locations. 
 

9.175 The differences in the proposal and the baseline situation of the station only development in 
terms of comfort were found to be of negligible significance. 
 

9.176 It is therefore considered that the proposed development would be acceptable in terms of the 
impact on microclimate conditions surrounding the development and would not significantly 
impact on the pedestrian amenity on the site in accordance with London Plan policy 4B.10 
and policy DEV1 of the IPG. 
 

 Landscaping 
 

9.177 Landscaping provisions for the wider public realm development are secured adequately 
through condition on the Schedule 7 approval under the Crossrail Act for the areas of the 
station development.  The provisions secured would result in an acceptable interaction 
between the station development and the wider public realm.   
 

9.178 Further landscaping outside of the schedule 7 approvals, such as provision of street furniture 
on the bridge link and the specific landscaping of the park is recommended to be secured 
through a condition requiring approval of a landscaping plan and landscape management 
plan.  
 

9.179 This would ensure the appropriateness of additional landscaping proposed within the public 
realm, the appropriateness of the species of plants proposed and ensure the maintenance 
and management of the landscaping and public realm furniture is acceptable and suitably 
carried out. 
 

9.180 It is considered that with appropriate landscaping and management, the public realm around 
the proposed development would enhance the quality of the design of the building and the 



provision and maintenance of appropriate planting within the park would provide suitably for 
the quality and visual amenity of the park level. 
 

9.181 It is therefore considered the proposed development would be in accordance with policy 
DEV12 of the UDP, policies DEV1, DEV2 and Dev 13 of the IPG and policies 4A.11, 4B.1 
and 4B.10 of the London Plan 2008. 
 

 Views 
 

9.182 Policies 4B.10, 4B.16, 4B.17 and 4B.18 of the London Plan 2008, policy DEV8 of the UDP 
and policies CP50 and CON5 of the IPG protect strategic views of the city and locally 
important vies of the townscape. 
 

9.183 The site does not fall within a designated Strategic view Consultation Area under the 
adopted UDP or IPG.  However, the application is supported by a detailed assessment of 
local views included within the Environmental Statement.  Table 9.14 details the locations of 
the views assessed. 
 

9.184 The low level nature of the Over Site Development proposal within a context of high rise 
buildings at Canary Wharf would restrict views into the development from areas of London 
beyond the site’s immediate setting.  
 

9.185 The 11 viewpoints used in the assessment were selected to represent a range of visual 
receptors (e.g. conservation area, residential properties, pedestrians, commuters, users of 
public open space etc).  
 

 

 



  
Table 9.14 – Views assessment 
 

9.186 None of the views identified within the London Views Management Framework would be 
affected by the proposals. The views assessment concluded that there would be a negligible 
magnitude of visual effect which is neutral in nature, resulting in a negligible significance of 
effect on one view from a conservation area (Viewpoint 5: West India Dock Conservation 
Area). The Over Site Development proposals would form a very minor new element within 
this view. The building would be seen predominantly within the context of the surrounding 
contemporary architecture of Canary Wharf. 
 

9.187 The majority of the viewpoints assessed are within close range of the proposals. The 
assessment concluded that there would be negligible effects on five close range views 
(Viewpoint 2, Viewpoint 3, Viewpoint 5, Viewpoint 6 and Viewpoint 10) and that there would 
be minor beneficial effects on five views (Viewpoint 4, Viewpoint 7, Viewpoint 8, Viewpoint 9 
and Viewpoint 11). 
 

9.188 There would be no change in view from Viewpoint 1 at the Thames Path beside the O2 



Centre due to intervening development screening the proposals. 
 

9.189 The proposal is therefore considered in accordance with policies 4B.10, 4B.16, 4B.17 and 
4B.18 of the London Plan 2008, policy DEV8 of the UDP and policies CP50 and CON5 of the 
IPG 
 

 Access 
 

9.190 The Overstation Development is designed to be fully accessible to the mobility impaired. The 
development will included lifts and escalators at both the eastern and western ends of the 
development servicing the station, retail and park levels  and also escalators within the 
centre of the development servicing the retail area.  In addition, disabled parking provision 
will be available to visitors and employees within the existing public car parks under Canada 
Place and Cabot Place. This parking will be clearly signposted and will provide step-free 
routes from the car parks to the promenade level of the Overstation Development. 
 

9.191 As part of improving the access links from the north of the development the applicant has 
proposed two schemes for improvements of the links from Poplar High Street to the 
development.  The alternative schemes are for when the North Quay development to the 
north side of the dock is implemented and if it is not implemented prior to the opening of the 
development.   
 

9.192 Both schemes achieve a step free access for mobility impaired persons from Poplar High 
Street to the Overstation Development through the use of lifts and escalators.  The provision 
of these improvements would need to be secured by a S106 legal agreement.   
 

9.193 In addition to improving the access to the Overstation Development the improvements to the 
route from Poplar High Street would improve the link from Poplar to the Canary Wharf Estate 
and Isle of Dogs as a whole.  This would decrease the segregation in the communities which 
currently exists due to the poor links between the areas. 
 

9.194 It is therefore considered that the access for mobility impaired persons is acceptable and 
would be in accordance with policy ST12 of the Unitary Development Plan 1998, policies 
CP46 and DEV3 of the Interim Planning Guidance 2007 and policy 4B.5 of the London Plan 
2008 
 

 Waste Storage 
 

9.195 The applicant has provided a Resource and Waste Management Strategy detailing the 
estimated waste generation during the operation of the proposed development, based on the 
details that the proportion of the Over Site Development allocated to each land-use is 
approximately 49% for A1 land-use, 43% for A3 and A4 land-use and 8% for the D1and D2 
land-use. 
 

9.196 Table 9.15 shows the calculated waste generation for each of the proposed uses within the 
development base on the floor area with the development. 
 



 

  
Table 9.15 – Calculated waste generation for the proposed uses within the development 
 

9.197 The Resource and Waste Management Strategy further breaks the developments waste 
estimates into type of waste as shown in Table 9.16 based upon typical waste generation 
composition for each of the uses. 
 

  

  
Table 9.16 – Typical waste generation composition 
 

9.198 All commercial tenants will be situated within the shared Over Site Development and will be 
served from a central waste servicing area by a facilities management team, one of whose 
functions will be to oversee the management of the waste. Waste will be segregated by 
tenants and temporarily stored in ‘back of house’ intermediate waste rooms located within 
each individual unit or within areas located adjacent to service corridors; from the 
intermediate waste rooms the facilities management will collect mixed dry recyclables and 
residual waste and transfer it to a central waste storage area. 
 

  
 Sustainability 
  
9.199 The London Plan 2008 has a number of policies aimed at tackling the increasingly 

threatening issue of climate change.  London is particularly vulnerable to matters of climate 
change due to its location, population, former development patterns and access to 
resources.  Policies within the UDP and IPG also seek to reduce the impact of development 
on the environment, promoting sustainable development objectives. 
 



 Energy 
 

9.200 The applicant has provided an initial Energy Statement with the application detailing the 
estimated energy usage, energy efficiency and what renewable energy provisions have been 
provided within the development. 
 

9.201 PPS22 seeks to require the inclusion of renewable technology and energy efficiency within 
developments, as do policies CP38 and DEV6 of the Interim Planning Guidance 2007 and 
policies 4A.1, 4A.2, 4A.4 and 4A.7 of the London Plan, unless it can be demonstrated that 
the provision is not feasible.  
 

9.202 Table 9.17 details how various renewable energies have been assessed in terms of inclusion 
within the development and whether or not the technology has been adopted and why. 
 

 

$ 
 

Table 9.17 – Details of renewables assessment for the proposed development. 
 

9.203 Due to the particulars of the design of the building and the constraints of the site, primarily it 
being located to the north of the large buildings in Canary Wharf, renewable energy 
technology is not proposed to be provided.  
 

9.204 However, the proposed energy efficiency measures include a CCHP that, together with other 
design features proposed, would achieve an estimated 19.5% reduction of carbon (CO2) 
emissions when compared with the “notional building”. 
 



9.205 While renewable energy technology has not been proposed, as outlined in Table 9.17 above, 
it is considered that the development would provide significant energy efficiency CO2 
reductions on the notional building through the provision of the CCHP. 
 

9.206 It is considered that a condition should be included on any approval to ensure the adequacy 
of the size of CCHP and energy efficiency provisions within the development once detailed 
working plans of the development have been made.  As such a condition to this order is 
recommended. 
 

9.207 With such a condition the proposed development would be considered in accordance with 
policies CP38 and DEV6 of the Interim Planning Guidance 2007 and policies 4A.1, 4A.2, 
4A.4 and 4A.7 London Plan.   
 

 Biodiversity 
 

9.208 Policy 3D.14 of the London Plan 2008, policies DEV57 and DEV61 of the UDP and Policies 
CP31 and CP33 of the IPG seek to protect and enhance biodiversity and natural habitats. 
 

9.209 Furthermore, PPS 9 Biodiversity and Geological Conservation sets out the Government’s 
objectives for planning as: 

� To promote sustainable development by ensuring that biological and geological 
diversity are conserved and enhanced as an integral part of social, environmental 
and economic development, so that policies and decisions about the development 
and use of land integrate biodiversity and geological diversity with other 
considerations. 

� To conserve, enhance and restore the diversity of England’s wildlife and geology by 
sustaining, and where possible improving, the quality and extent of natural habitat 
and geological and geomorphological sites; the natural physical processes on which 
they depend; and the populations of naturally occurring species which they support. 

� To contribute to rural renewal and urban renaissance by: 
o Enhancing biodiversity in green spaces and among developments so that they 

are used by wildlife and valued by people, recognising that healthy functional 
ecosystems can contribute to a better quality of life and to people’s sense of 
well-being; and 

o Ensuring that developments take account of the role and value of biodiversity 
in supporting economic diversification and contributing to a high quality 
environment. 

 
9.210 The proposed Overstation Development above the Isle of Dogs Crossrail Station would 

significantly enhance the biodiversity and habitat range within the area.  The proposed 
development includes the provision of a 5000m2 park on the upper level of the development 
and would provide the following ecological measures:   

� Small scale drifts of native trees and scrub within the park area 
� Areas of wildflower grassland within the park area 
� Native hedgerow planting, delineating areas within the park 
� Bird boxes and bat roost units incorporated into the building structure and bridge 

structure 
� Timber fenders attached to the building structure below the waterline 
� Additional reed beds in the water to the south of the building 

 
9.211 These ecological enhancements would significantly increase the habitat quality and type.  

The introduction of reed beds would provide areas suitable for fish breeding that the current 
dock environment is significantly void of, with the exception of a small area in Adams Place.  
The park and associated planting provides the opportunity to introduce suitable species of 
flora to the area which could encourage a range of insect and bird life.   
 

9.212 It is therefore considered that the proposed development would provide important 



biodiversity enhancements to this inner city location and that the proposed development 
would be consistent with policy DEV61 of the UDP policy CP31 of the IPG and Policy 3D.14 
of the London Plan 2008. 
 

 Water 
 

 Water run-off 
9.213 It is proposed that rain water would be harvested from the envelope and external roofs, 

stored and either used to provide recycled water under gravity to flush the public toilets 
within the retail or pumped back to the park space for irrigation.  Any surface water that is not 
harvested as described above would drain directly into North Dock.   
 

9.214 In combination with the rain water harvesting, surface water draining into the dock would not 
result in an increase in the volume of water reaching the dock system and will not result in 
excessive flows offsite.  It is recommended that a condition of consent be included requiring 
that the applicant provided details of the rainwater harvesting provisions to ensure that the 
method is appropriate and that maximum opportunities for the reuse of this water are 
undertaken. 
 

9.215 The impact of the Over Site Development on water quality would be of negligible significance 
and there would not be a deterioration in water quality of the dock system.  However, as the 
Upper Bank Street vehicle link through the development would be used by vehicles, which 
have the potential to result in spills of oils and other vehicle related contaminants onto the 
roadway, it is recommended a condition be included on the consent that oil/petrol 
interceptors are include in drainage systems in this area. 
 

 Waste Water 
9.216 Services for the Over Site Development would be largely self-contained. However, the foul 

water drainage system would be shared with the Station and, therefore, all foul water would 
be drained to foul sewer and would have no impact on water quality in the docks. 
 
 

 Water use 
 

9.217 The proposed development will cause an increase in water demand to meet the needs of the 
new occupants, especially when other consented schemes in the Isle of Dogs are taken into 
account. These increases can be offset by the adoption of a variety of water-saving devices 
in the retail development and the rainwater harvesting mentioned above.  To ensure that the 
appropriate low flow devices are provided to maximise the mitigation of water usage it is 
recommended a condition be included on the consent if approved to require the submission 
of details of water saving techniques within the development. 
 

 Flood Risk 
9.218 The flood storage area lost due to the Over Site Development is due to the infill of the area 

between the two station islands on the Station Only Scheme. The flood storage area 
potentially lost as a result of the Over Site Development permanent works would be in the 
region of 4,155m² - 4,515m² depending on the construction method.  
 

9.219 An agreement is being made between the developer and the Environment Agency that 100% 
compensatory flood storage would be provided in relation with the proposed Isle of Dogs 
station Over Site Development. The Applicant is currently investigating (in consultation with 
the Environment Agency) a number of options that could be provided to the River Thames 
flood plain as a way of mitigating against the flood storage loss from the station. 
 

9.220 Given the commitment to providing 100% compensatory flood storage, there would be no 
impact on flood risk due to the Over Site Development.  The Environment Agency has 
proposed a condition in relation to this matter which it is recommended is included on the 



consent if approved. 
 

9.221 The proposed development is therefore considered in accordance with policies, DEV69, U3 
of the Unitary Development Plan 1998, policies CP37, DEV7, DEV 8 and DEV21 of the IPG 
and policies 4A.12, 4A.13, 4A.14 and 4A.16 of the London Plan 2008. 
 

 Construction Waste and Recycling 
 

9.222 The applicant has provided details of how construction waste management is proposed to be 
dealt with during construction.  All construction waste generated during the construction of 
the Over Site Development would be managed in such a way that it encourages a circular 
product life-cycle, whilst being guided by the waste hierarchy. 
 

9.223 Where practicable, the developer will ensure that resource efficiently is achieved through 
measures such as: 
• Designing out waste; 
• Off-site construction; 
• Material procurement (minimising over-ordering); 
• Construction logistics; and 
• Waste segregation and recovery on or off-site 
 

9.224 A Site Waste Management Plan will be produced in accordance with the Site Waste 
Management Plan Regulations 2008. The Site Waste Management Plan will ensure that 
waste production is minimised and that recycling and re-use is maximised through 
monitoring, recording, sorting and separating construction waste wherever practicable. 
Strategies including just-in-time deliveries and suitable storage of materials prior to use will 
also be applied to prevent spoiling. It is recommended that the requirement for a Site Waste 
Management Plan is secured by condition of consent to ensure this document is provided to 
Council for approval. 
 

  
 

 Planning Obligations 
  
9.225 Policy DEV 4 of the UDP and policy IMP1 of the IPG state that the Council will seek planning 

obligations to secure onsite or offsite provisions or financial contributions in order to mitigate 
the impacts of a development. 
 

9.226 In order to mitigate against the impacts that the proposed development would have on the 
character of the area, the loss of water space and the increases in trip generation and 
provide benefits from the development to the wider community and surrounding area the 
applicant has proposed a number of financial and works contributions which should be 
secured under planning obligations. 
 

 Financial Contributions 
 

9.227 The applicant has proposed a total financial contribution of £150,000 to go toward 
employment and training.  This contribution would be used to provide training and 
employment programmes for local residents in order to provide increased opportunities for 
local residents to be employed within the development. 
 

9.228 A further £150,000 has been provided for contributions towards improvements to cycleway 
projects.  This would assist in increasing the connectivity and integration between community 
and access to the site.  Improvements to cycle facilities and networks would encourage 
cycling as an alternative to motor vehicle transport, reducing traffic congestion and benefiting 
health and the environment.  The £150,000 would be split between three schemes as 
follows: 



• £45,000 towards the Preston Road/Trafalgar Way cycle improvement scheme. This 
involves widening the cycle lane on Blackwall Way, Preston's Road and Trafalgar Way. 

• £35,000 towards the Westferry Road, Narrow Street and Locksfield cycle route 
improvement and cycle parking/cycle hire provision along this route to Canary Wharf and 
around the proposed development. 

• £70,000 towards the modification and improvements to the existing cycle by-pass lane 
and cycle lane improvements on Poplar High Street to improve the link to the 
development from the North of Canary Wharf. 

 
 Works Contributions 

 
9.229 In addition to the applicants financial contributions package the applicant has proposed to 

undertake a number of projects in order to mitigate the impacts of the development and 
provide benefits to the community. 
 

9.230 The applicant is proposing to undertake a works contribution to provide improvements to the 
pedestrian link from Poplar High Street to the proposed development, providing step free 
access for mobility impaired people.  The works will include the provision of lifts and 
escalators and would be to a minimum contribution value of £2,000,000.  Additionally a 
signage strategy has been secured.  Securing this works through the S106 agreement would 
significantly improve the public realm environment and the connectivity between Poplar and 
the development. 
 

9.231 The applicant has also offered under the S106 agreement 930m2 floor space unit valued at 
£2,000,000 to the Council for the provision of a community facility.  A community facility in 
this location would provide a further community provision within the development increasing 
the connections with the wider community.   
     

9.232 The S106 would secure the delivery of the Community Park and the public accessibility of 
this asset.  The proposed park would have a construction value of £5,400,000 and provide 
space for a community performance area.  The requirement for a management plan is 
agreed in the Heads of Term which will insure that the community get the most benefit 
possible from this park by the provision for community performances and educational uses. 
 

9.233 In addition to these works contributions the S106 would secure management plans for 
construction and servicing and deliveries as well as Travel Plan monitoring. 
 

  
 Conclusions 
  
9.234 All other relevant policies and considerations have been taken into account. Planning 

permission should be granted for the reasons set out in the SUMMARY OF MATERIAL 
PLANNING CONSIDERATIONS and the details of the decision are set out in the 
RECOMMENDATION at the beginning of this report. 
 

  



 
 

 
 


