
   

 

   

 

 

DEVELOPMENT COMMITTEE 30th March 2023 

Report of the Corporate Director of Place          Classification: Unrestricted    

 

Application for Planning Permission 

 

click here for case file 

Reference PA/22/02318  

Site Westwood House, 54 Millharbour, London E14 9DJ 

Ward Canary Wharf 

Proposal Erection of a single storey rooftop extension to provide 7 new 
dwellings. 
 

Summary 
Recommendation 

Grant planning permission with conditions and planning obligations  

Applicant Avon Ground Rent Ltd. 

Architect/agent Brooks Murray Architects 

Case Officer Gareth Owens 

Key dates - Application registered as valid on 01/11/2022 
- Public consultation finished on 20/12/2022  
 

EXECUTIVE SUMMARY 

The proposed development comprises an additional storey to Westwood House, which would 
create a new 8th floor. A total of 7 new homes, including 1 family sized home would be delivered 
by the development as well as a monetary contribution towards affordable housing in the 
borough, which is consistent with policy for minor developments. The proposed residential 
accommodation for future occupiers is of high quality and is consistent with relevant planning 
policy in terms of internal living space.  

The proposal presents a high-quality design which is in keeping with the height, scale and 
form of the host building and buildings within the immediate surroundings. There would be no 
unduly detrimental impacts upon the amenities of neighbouring occupiers in terms of 
overshadowing, loss of privacy, light or increased sense of enclosure. Transport matters, 
including parking, access and servicing are acceptable and it is not considered that there 
would be any significant detrimental impact upon the surrounding highway network because 
of the development. The proposed flats would be car free, with residents of these flats not able 
to obtain an on street parking permit.  

https://development.towerhamlets.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=DCAPR_138489
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Planning Applications Site Map 
PA/22/02318 

 
This site map displays the Planning Application Site 
Boundary and the extent of the area within which 
neighbouring occupiers / owners were consulted as part of 
the Planning Application Process. 

London Borough 
of Tower Hamlets 

 Scale: 50m grid squares Date: 22 March 2023 
 

 

1. SITE AND SURROUNDINGS 
 

1.1 The application site (hereafter referred to as “the site”) contains an 8-storey residential block 
known as Westwood House and an adjoining 16 storey residential block known as Cobalt 
Point. To the west is Trinity Tower which is 18 storeys high and to the west of this is Denison 
House which has three “wings” which project south and which ranges between 8 – 10 storeys 
high. Boston house is a four-storey residential block to the west of the site and Larson Walk 
is a five-storey block to the west of the site. Collectively, these buildings were consented as 
part of the ‘Lantern’s Court’ development, which was constructed in the early 2000’s. 
Westwood House contains 80 flats which are a mixture of social rented and shared ownership 
homes.  
 

1.2 To the south of the site is Mellish Street, which contains a number of historic Victorian terraced 
properties closest to the site. Further west on Mellish Street are post war, three storey block 
of flats and other, more modern properties The 14 storey flatted development at 45 Millharbour 
lies to the east of the site. To the east and north of the site are larger, tall buildings and to the 
far north is South Quay and Canary Wharf.  
 

1.3 The building on the site is neither listed nor locally listed and the site is not located in a 
conservation area.  The site is located within Floodzone 2 and 3 and an area of deficiency of 
access to nature. The site is also within the Isle of Dogs and South Poplar Opportunity Area 
which is an area designated for high housing growth.   

2 PROPOSAL 

2.1 The proposal is to construct an additional storey to provide 3 new 1 bed, 2 person flats, 3 new 
2 bed 4 person flats and 1 new 3 bed, 4 person flat, totalling 7 self-contained flats.  The 
proposed flats would be accessed from the existing ground floor lobby and stair and lift core 
of Westwood House. The new flats would each be provided with an in-set rear terrace space. 
The extension would increase the height of Westwood House from 25.4 metres to 29.7 metres.  

2.2 The new 8th floor would have recessed balconies with glazed balustrades and the exterior 
walls of the extension would be clad in bronze coloured aluminium. The extension would be 
set back from the west and east facades of the main building by 1 metre. On the north 
elevation, it is set back from Cobalt Point by 22 metres and the setback from the south façade 
of the main building ranges between 1 to 3.3 metres due to the articulation of the south façade.   

2.3 The new flats would be car free. Space for additional refuse and recycling bins would be 
provided within the existing refuse and recycling stores for the Westwood House residents, 
which are at basement level. Additional cycle parking spaces would be provided within an 
existing cycle parking store at basement level.  A total of 13 cycle parking spaces (1 per 
dwelling for the 1 bed flats and 2 per dwelling for the 2 & 3 bed flats) would be provided and 
one of these spaces would be for an accessible cycle. A CGI of the proposal is shown in figure 
1 below.  



   

 

   

 

 
Figure 1 :  CGI showing the proposed extension and surrounding buildings 

3.  RELEVANT PLANNING HISTORY 

Planning Applications 
 

3.1 PA/21/02564 – Full planning permission for the erection of a single storey rooftop extension 
to provide 8 new dwellings – Refused 29/04/2022 
 

3.2 PA/07/00433 (Wider Lanterns Court site)– Submission of reserved matters pursuant to 
condition 2 (a: the design of the building; b: the external appearance of the building; c: the 
landscaping of the site) outline planning permission dated 16th April 2004, reference 
PA/03/659 for redevelopment of site to create residential uses (651 units in total, ranging in 
height between 4-21 storeys) plus commercial uses (A1, A2 and A3) at ground level together 
with new accesses, servicing and vehicular/cycle parking in basement. – Permitted 
30/04/2007.  

 
3.3 PA/03/00659 (Wider Lanterns Court site)- Outline application (siting and means of access 

unreserved) for the redevelopment of site for predominantly residential purposes (639 units in 
total, ranging in height between 4-18 storeys) plus commercial uses (A1, A2 & A3) at ground 
level together with new access, servicing and vehicular cycle parking in basement. The 
application includes submission of an Environmental Statement under the provision of the 
Town and Country Planning (Environmental Impact Assessment ) Regulation 199 – Permitted 
16/04/2004.  
 
Pre Applications 
 

3.4 PF/21/00076 (Boston House and Westwood House of Lanterns Court Site) - Proposed one-
storey extension on top of Westwood building to accommodate 8 new flats. – Advice letter 
issued 29/07/2021. 

4.  PUBLICITY AND ENGAGEMENT 

Proposed 
extension 



   

 

   

 

4.1 Upon validation of the application, the Local Planning Authority sent out consultation letters to 
357 neighbouring owners and occupiers and a site notice was displayed outside the site on 
29/11/2022.  

4.2 A total of 35 letters of objection have been received. The themes and issues raised in objection 
can be summarised as follows: 

 
Construction related. 
 

 Noise, dust, pollution, vibration and disturbance to occupiers of Westwood House and 
neighbouring occupiers 

 impact on the highway/ increase in traffic  

 Existing building may not structurally be able to support additional 7 flats. 

 Concern that access for emergency vehicles would be disrupted.  

 Lift would be out of use during construction  

 Rainwater penetration 

 Loss of privacy to neighbouring occupiers due to construction workers 
 
Neighbouring amenity 

 

 Loss of privacy  

 Lack of noise abatement measures 

 Loss of light  

 Views would be blocked. 
 
Operational issues 
 

 Concern regarding increased intensity of the use of the lift within Westwood House 

 Concern that the proposed cladding would not be fire safe 

 No mention of affordable housing 

 No additional parking available 

 Concern that the proposal would lead to an increase in service charge for the occupiers 
of Westwood House. 

 Pressure on GP’s, dentist, and schools 
 
Design 
 

 Significant bulk would be added to the building 

 Incongruous appearance  
 
Other 
 

 Value of existing flats would decline. 

 Current issues with existing building e.g. flooding, lift breaking down.  

 Applicant submitted at Christmas time when less people are around.  

 Potential breach of EWS1 certificate (External Wall System Fire Review Certificate) – 
preventing owners from re-mortgaging.  

 

4.3 The material planning considerations raised above are addressed in the main body of this 
report.  

4.4 The impact of a proposal on the value of flats is not a material planning consideration.  Matters 
relating to structural stability during construction are dealt with through Building Control 



   

 

   

 

Regulations.  The applicant has stated that the service charge for the existing residents of 
Westwood House would not increase with the development in place and that the occupiers of 
the proposed new flats would contribute towards the upkeep of the communal areas of 
Westwood House and the wider Lantern’s Court development.  

5.  CONSULTATION RESPONSES 

5.1 Below is a summary of the consultation responses received from both external and internal 
consultees. 

Internal Consultees 

Environmental Health (noise and vibration) 

5.2 No objections, subject to conditions in relation to restrictions on construction activity times, the 
submission of a Construction Logistics Plan and appropriate noise insulation to the new flats. 

Environmental Health (air quality)  

5.3 No objections. Construction Management Plan condition requested to minimise dust nuisance 
and air pollution during construction. 

Energy & Sustainability  

5.4 No comments received.  

Biodiversity 

5.5 Satisfied that the development would incorporate a green, biodiverse roof. Details to be 
secured by condition.  

SUDS 

5.6 No additional residential accommodation is proposed on the ground floor.  

5.7 Due to the proposed development consisting of a single storey rooftop extension (8th floor) 
with no increase in the buildings impermeable area, we would have no concerns from a 
drainage and flood point of view. 

5.8 By incorporating a green/blue biodiverse roof it would provide some betterment over the 
existing situation with regards to water discharge and volume leaving the building and would 
go towards a biodiversity gain. 

Highways  

5.9 Cycle stands need to accommodate accessible cycles and be built to London Design cycle 
standards. Doorways need to be correct size to allow cycle through. There should be no 
oversailing of any structural element of the building or encroachment on to the highway. A Car 
free agreement and Construction Management Plan should be secured. No works to 
commence until highways improvements which are necessary to serve the development, 
secured via a Section 278 agreement.  

Waste  

5.10 The proposed waste storage is acceptable.  

Design and Conservation 
 

5.11 No objections.  Positive amendments have been made since the pre-application, and the 
design concerns identified have been addressed. The additional floor would be set back by 1 
metre which makes it a clear new addition to the building. The materials are in keeping with 



   

 

   

 

the host building and considered to be of an appropriate quality. No concerns regarding 
design. 

External Consultees  

Environment Agency  

 
5.12 No objection.  The Environment Agency are satisfied the developer assessed the risk from a 

breach in the Thames tidal flood defences and there is no sleeping accommodation below the 
modelled tidal breach.  
 

Health & Safety Executive (Fire Safety)  

5.13 Following a review of the information provided, the HSE is satisfied with the fire safety design, 
in relation to the extended floor (8th floor) of the building, to the extent that it affects land use 
planning.  

 
5.14 Approved Document B (ADB) states blocks of flats with a top storey more than 11 m above 

ground level should be fitted with a sprinkler system throughout the building. 

Thames Water  

5.15 No objections to the proposals and no further information requested.  
 

6.  RELEVANT PLANNING POLICIES AND DOCUMENTS  

6.1 Legislation requires that decisions on planning applications must be taken in accordance with 
the Development Plan unless there are material considerations that indicate otherwise. 
 

6.2 In this case the Development Plan comprises the London Plan (2021), the Tower Hamlets 
Local Plan 2031 (2020) and the Isle of Dogs Neighbourhood Plan (2021). 
 

6.3 The key Development Plan policies relevant to the proposal are: 
 
Land Use – (residential) 
London Plan - H1 
Local Plan – S.H1 
 
Design (layout, townscape, appearance, massing) 
London Plan - D1, D3, D4, D5 
Local Plan - S.DH1, D.DH2 
 
Affordable Housing (small sites contribution) 
London Plan - D6, D7, H4, H10 
Local Plan - S.H1, D.H2, D.H3 
 
Neighbouring Amenity (privacy, outlook, daylight and sunlight, noise, 
construction impacts) 
London Plan – D3, D6 
Local Plan - D.DH8 
 
Transport (sustainable transport, highway safety, car and cycle parking, 
servicing) 
London Plan - T2, T4, T5, T6, T6.1, T7 
Local Plan - S.TR1, D.TR2, D.TR3, D.TR4 



   

 

   

 

 
Environment (energy efficiency, noise, waste, fire safety) 
London Plan – D12, D14, SI 1, SI 3 
Local Plan - S.ES1, D.ES2, D.ES3, D.ES9, D.MW3 
 

6.4 Other policy and guidance documents relevant to the proposal are: 

‒ National Planning Policy Framework (2021) 

‒ National Planning Practice Guidance (as updated) 

‒ LBTH Reuse, Recycle and Waste SPD (2021) 

‒ LBTH Isle of Dogs Opportunity Area Planning Framework (2019) 

‒ LBTH Planning Obligations SPD (2021) 

‒ Mayor of London Housing SPG (updated 2017) 

‒ Building Research Establishment’s Site Layout for Daylight and Sunlight: A Guide to 

Good Practice (2022) 

 

7.  PLANNING ASSESSMENT 

7.1 The key issues raised by the proposed development are:  

i. Housing Supply and Mix 

ii. Affordable Housing 

iii. Standard of Accommodation 

iv. Design 

v. Neighbouring Amenity  

vi. Transport 

vii. Environment 

Housing 

Housing Supply 

 
7.2 London Plan Policy H1 sets Tower Hamlets a housing completion target of 34,730 units 

between 2019/20 and 2028/29 and the site lies within an Opportunity Area, identified for the 
delivery of high housing growth. The proposed development would result in an additional 7 
homes, which would make a small but welcome contribution towards meeting this target and 
is strongly supported.  

Housing mix 

7.3 Policy H10 of the London Plan promotes the provision of a range of unit sizes having regard 
to robust local evidence of need where available, to deliver mixed and inclusive 
neighbourhoods.    

7.4 At the local level, policy S.H1(2) of the Tower Hamlets Local Plan states that development 
would be expected to contribute towards the creation of mixed and balanced communities that 
respond to local and strategic need. This would be achieved through amongst other things, 
requiring a mix of unit sizes (including larger family homes) and tenures to meet local need on 
all sites providing new housing. Locally specific targets (based on the Council’s most up to 



   

 

   

 

date Strategic Housing Market Assessment, 2017) for unit mix and sizes are set out in part 3 
of policy D.H2 of the Local Plan. 
 

7.5 The scheme would comprise of 3 x 1 bed (43%) market units, 3 x 2 bed (43%) market units 
and 1 x 3 bed (14%) market units. This compares to the local plan target of 30% 1 beds, 50% 
2 beds and 20% 3 or 4 beds for market homes under Policy D.H2. Due to the nature of the 
development, extending upwards within the existing site footprint, the site is constrained in 
terms of the layout that can be provided and consequently the dwelling sizes. Given these 
factors and the relatively small number of units involved, the proposed mix is acceptable and 
the 3 bed, 4 person family size home is welcome. In addition, all the new flats would be the 
larger, 2 bed 4 person units.   

Affordable housing 
 

7.6 Local Plan Policies S.H1 and D.H2 require new development with 2-9 new units to help 
address the affordable housing need through a financial contribution. The applicant completed 
the draft template to calculate the affordable housing contribution for small sites.  
 

7.7 The small sites calculator was developed to work out the financial contribution required by 
each development. The calculator uses the bedroom number, floor area, market value and 
ward the site is in to determine the total contribution required. The contribution calculated in 
this case is £379,182.96 and the applicant has agreed to pay this to the council through a 
S.106 agreement secured with the local authority. The contribution obtained by this 
development would be used to provide affordable housing within the borough as part of the 
council’s affordable housing delivery programme.  

Standard of Accommodation  
 

7.8 London Plan policy D6 sets out the minimum internal space standards for new dwellings. This 
policy also requires the maximisation of dual aspect dwellings and the provision of sufficient 
daylight and sunlight to new dwellings. In line with Policy D.H3 of the Local Plan and Policy 
D6 of the London Plan all housing development should have adequate provision of internal 
space and external amenity space to provide an acceptable living environment. 
 

 
Figure 2: Proposed typical 2-bedroom unit layout 

 
7.9 All 7 flats meet the London Plan internal space standards, proposing at least 50sqm of internal 

floor space for each 1 bed, 2 person flat; at least 70 sqm for each 2 bed, 4 person flat and 74 
sqm for the 3 bed, 4 person flat. London Plan standards require a minimum ceiling height of 
2.5 metres for at least 75% of the GIA so that new housing is of adequate quality, especially 
in terms of daylight penetration, ventilation and cooling, and sense of space. The proposed 



   

 

   

 

cross section shows the internal floor to ceiling height is 2.6 metres and therefore meets the 
London Plan standards. The bedrooms in each flat also meet the minimum width and minimum 
area for bedrooms sizes under the London Plan. All flats would be built to “accessible and 
adaptable dwellings” standard M4 (2) which is welcome ensuring flats can adapt for occupants 
throughout their lifetime. The 3 bedroom flat is triple aspect.  Four of the units within the centre 
of extension would be single aspect, owing to the narrow footprint of the extension.  These 
units would face either west or east and would have good outlook and light; and overall would 
provide a good standard of accommodation for the future occupiers.  There would be no single 
aspect north facing units. Private amenity space requirements are determined by the predicted 
number of occupants of a dwelling. Local Plan Policy D.H3 sets out that a minimum of 5sqm 
is required for 1-2 person dwellings with an extra 1sqm provided for each additional occupant. 
The plans indicate that each 1 bed and 2 bed flat would have access to a private balcony of 
7sqm, which meets the London plan requirements for outside amenity space. The 3-bedroom 
flat has 3 separate balcony areas, two on the west elevation and one on the east elevation. 
These three balconies total 15 sqm which meet the minimum private amenity space 
requirements.  
 

7.10 The proposed habitable room windows on the east elevation of the extension would be 21 
metres away from habitable windows at 45 Millharbour, which is over the minimum 18 metre 
distance to protect privacy/overlooking.  The west facing flats are higher than properties on 
Mellish Street and Larson Walk, therefore there would be no direct facing habitable windows 
between the proposed flats and these neighbouring properties. This would ensure good 
outlook for the occupants of the proposed flats and ensure good privacy between flats. The 
north elevation is 22 metres away from flats in Cobalt Point which ensures sufficient separation 
distance between the habitable rooms in the proposal and Cobalt Point. The east facing units 
at the circular Trinity Tower to the west of the site have habitable room windows that do not 
directly face the proposed development, similar to the existing relationship between the two 
buildings at the lower floors. Therefore, there will be no overlooking/privacy concerns. The 
flats would be in a similar townscape to surrounding Millharbour buildings which is one of the 
denser parts of the borough. The proposed flats would have good access to daylight and 
sunlight with east facing windows benefitting from morning light and the west facing windows 
benefitting from afternoon/evening light. The three-bedroom flat is triple aspect with light from 
the west, south and east. The new dwellings are of good quality accommodation.  
 
Design & Appearance 
 

7.11 London Plan Policy D3 states that all development must optimize the site capacity through the 
design-led approach and encourage incremental densification to achieve a change in 
densities in the most appropriate way. Policy GG2 seeks to proactively explore the potential 
to intensify the use of land to support additional homes by making the best use of land. Policy 
S.DH1 of the Local Plan (2020) seeks to ensure development meets the highest standards of 
design and layout. Development should positively respond to its context by demonstrating 
appropriate scale, height, mass, bulk, and form.  
 
Townscape, Massing and Height 

7.12 The NPPF (2021) states that planning policies and decisions should promote effective use of 
land in meeting the need for homes. Decisions should support opportunities to use the 
airspace above existing residential and commercial premises for new homes. They should 
allow upward extensions where the development would be consistent with the prevailing 
height and form of neighbouring properties and the overall street scene, is well designed 
(including complying with any local design policies and standards) and can maintain safe 
access and egress for occupiers. 
 

7.13 The existing building has a flat roof and a height of approximately 25.4 metres above ground 
level. The proposed additional storey would result in the building having a maximum height of 



   

 

   

 

approximately 29.6 metres above ground level. Therefore, the increase in height 4.5 metres 
is minor compared to the overall height of Westwood House and the buildings to the north 
which are substantially taller. To the east are other Millharbour buildings which are taller than 
the proposed roof extension to Westwood House. Buildings to the north step up in height 
towards Canary Wharf. To the south, buildings step down and are lower rise as one moves to 
the south of the Isle of Dogs. The proposed roof extension steps back from the main facades 
of Westwood House, to minimise the bulk of the extension. This allows the extension to be 
read as subservient and a later addition to Westwood House. The bulk of the extension is also 
limited as it retains a sizable gap between the north façade of the proposals and Cobalt Point.   
 

7.14 Officers are content that the bulk and scale of the roof extension is appropriate and subservient 
to the lower floors of Westwood House. The bulk and scale are acceptable being an 
appropriate scale, height, and mass.  

 
Figure 3: Proposed east elevation.  

 

 
Figure 4: Proposed south elevation. 



   

 

   

 

 Appearance & Materials 

7.15 The proposed additional storey materials have been carefully chosen to reflect the materials 
within the wider Lantern’s Court estate.  The window sizes and form match the fenestration 
below on the lower floors and this is welcome. The proposed balconies would be recessed, 
just as the balconies on the lower floors of Westwood House. The extension would be clad in 
bronze aluminium cladding which is a high quality, durable material and acceptable. The 
proposed materials are welcome as they link the proposal to the original building, without being 
pastiche.  
 

7.16 The proposed new storey is of a high-quality design which reflects the characteristics of the 
existing building, buildings to the north and west. The taller buildings in the vicinity have a 
variety of styles, cladding and colours. The proposed materials compliment those within the 
wider Lanterns Court development.  
 

 
Figure 5: CGI of the proposed street scene and background buildings from the east 

Neighbouring residential amenity 

7.17 Policy D.DH8 of the Local Plan requires new developments to protect and where possible 
enhance or increase the extent of the amenity of new and existing buildings and their 
occupants, as well as the amenity of the surrounding public realm.  To this end development 
should maintain good levels of privacy and outlook, avoid unreasonable levels of overlooking, 
not result in any material deterioration of sunlight and daylight conditions of surrounding 
development.  Development should also ensure that there are no unacceptable levels of 
overshadowing to surrounding open space, private outdoor space and not create 
unacceptable levels of artificial light, odour, noise, fume or dust pollution during the 
construction and life of the development. 

Privacy, Outlook and Enclosure 

7.18 Policy D.DH8 of the Local Plan sets out that developments must maintain good levels of 
privacy and outlook and must not result in any undue sense of enclosure to the neighbouring 
occupiers. This policy sets a guide of an approximate distance of 18 metres between directly 
facing habitable room windows as being appropriate to maintain privacy and overlooking levels 



   

 

   

 

to an acceptable degree.  However, this figure would be applied as a guideline depending 
upon the design and layout of the development. 

7.19 The north wall of the proposed roof has windows which serve habitable rooms but these are 
22 metres from habitable rooms in Cobalt Point. Therefore there would be no privacy concerns 
and no undue loss of outlook or sense of enclosure to the occupiers. 45 Millharbour to the 
east is over 21 metres away, therefore there would be no undue loss of outlook from the east 
facing habitable room windows within this building with the development in place, nor any 
undue loss of privacy to the occupiers. The relationship would be similar if not better than the 
existing relationship between the existing floors of Westwood House and buildings to the east.  
The east facing flats in Trinity Tower to the west of the site have windows that do not directly 
face the proposed development.  These flats have north easterly and south easterly aspects, 
which would be retained with the development in place to preserve outlook and limit any 
additional enclosure to the occupiers.  

7.20 Given the adequate distances between the proposal and neighbouring buildings, the eight-
floor extension would not result in any detrimental overlooking to surrounding properties in all 
directions. Further, the distance is sufficient to ensure there would not be any detrimental loss 
of or outlook or any undue sense of enclosure to the occupiers. 
 
Daylight and Sunlight 

7.21 The applicant submitted a Daylight and Sunlight report which tested surrounding neighbouring 
properties. The report was produced by Rights of Light Consulting and is dated 27 July 2022. 
The report tested the neighbouring properties for daylight, sunlight and overshadowing 
impacts. The 3D view in figure 8 below, taken from the daylight and sunlight report, shows the 
properties tested in context to the proposed roof extension which is shaded blue.  

 

 
Figure 6: 3D view of the proposed roof extension in blue 

 

N 



   

 

   

 

7.22 Starting from the north-east corner, working clockwise, the properties tested were 48 Cassilis 
Road, 28 Quadrant Walk, 41 to 43 Millharbour, 45 Millharbour, 151 – 159 Mellish Street (south 
side of Mellish Street), 96 – 126 Mellish Street (north side of Mellish Street), 151 – 159 Mellish 
Street (south side of Mellish street), 7 to 12 Gilbertson House, Keelson House – Cassilis Road, 
Stanliff House – Cassilis Road and 20 Cassillis Road. Please note Trinity Tower to the north-
west has been labelled as 28 Quadrant Walk in the report and Cobalt Point to the north has 
been labelled as 48 Cassilis Road in their report. For the purpose of this report, we would use 
Trinity Tower and Cobalt Point for consistency. 47 Millharbour is not a domestic building and 
therefore does not need to be tested for daylight and sunlight.  

7.23 Most properties tested meet the daylight and sunlight guidelines. Rooms and windows with 
select results below BRE Guidelines recommendations include Trinity Tower (28 Quadrant 
Walk), Cobalt Point (48 Cassilis Road) and 45 Millharbour. The results for these properties 
are outlined in further detail below.  

Trinity Tower (28 Quadrant Walk) 

7.24 At Trinity Tower, 212 windows were tested for daylight impacts.  The first daylight test carried 
out was the Vertical Sky Component test (hereafter VSC), across the ground to ninth floors. A 
total of 17 of these 212 windows would fall below the BRE Guidelines of retaining 0.8 times 
their former value. The reductions would range between 0.45 to 0.77 times their former value 
and the losses are on the third, fourth, fifth, sixth and seventh floors on the south-east elevation 
approximately halfway up the tower. These would be classed as Minor to Moderate Adverse 
losses. Many of the windows with losses over the BRE guidelines are behind recessed 
balconies which limits the light that can be received due to the overhang the recessed balcony 
creates; and they have more than one window serving the habitable rooms in question.  The 
losses are to windows which have low VSC’s in the existing condition which shows that the 
original design of Westwood House and its relationship with Trinity Tower would have been 
accepted by previous planning committees. The addition of one more storey decreases light 
to select windows but the overall effect on VSC for the building is low and proportional to the 
townscape, scale, and density of buildings in this part of Millharbour.  

7.25 The second daylight test carried out was the No Sky Line test (hereafter NSL), which tests 
daylight to the habitable room. All rooms tested for NSL in Trinity Tower meet the BRE 
Guidelines.  The impacts on the daylight received to occupiers of Trinity Court are considered 
acceptable. 

7.26 For sunlight, the vast majority of properties would see no reduction in sunlight.  There are 
annual sunlight losses to seven windows and winter sunlight losses to the same seven 
windows. These windows are broken down in to three windows on the fourth floor and four 
windows on the fifth floor. For annual sunlight, these isolated windows have reductions below 
the BRE Guidelines- at between 0.4 to 0.78 times their former value. For winter sunlight the 
losses are between 0 to 0.78 times their former value. All the sunlight losses on the fifth floor 
are to bedrooms and the BRE Guidelines acknowledges sunlight is less important to 
bedrooms. Sunlight should be prioritised to living rooms and kitchens. Windows 65 to 68 do 
not meet the BRE Guidelines and these serve a living/kitchen diner on the fourth floor. These 
impacts affect rooms within flats which overall, would not see significant reductions in sunlight 
received. 

Cobalt Point (48 Cassilis Road)  

7.27 At Cobalt Point, 48 windows were tested for VSC, and four windows fell below the BRE 
Guidelines. These windows are 1327, 1332, 1337 and 1358 located on the second, third, 
fourth and ninth floors on the south elevation. The window on the ninth floor is labelled as a 
hallway so we shall discount this space as it is not a habitable room. The three windows have 
former values of 0.69, 0.75 and 0.78 and all serve living/kitchens diners. Apart from the window 
with a reduction of 0.69, the other two windows are just below the BRE guidelines. All rooms 



   

 

   

 

tested for NSL meet the BRE Guidelines. On balance, the small, isolated daylight reductions 
are considered to me acceptable and Cobalt Point with have similar, adequate daylight levels.  

7.28 For sunlight, 48 windows were tested, and two windows fall below the BRE Guidelines for 
winter sunlight and one window for annual sunlight. Window 1325 on the second floor serves 
a bedroom and has a winter sunlight reduction of 0.67 times its former value. This window 
serves a bedroom which is noted as having less importance for sunlight in the BRE Guidelines. 
Window 1342 on the fifth floor serves a living/kitchen/diner and has an annual sunlight 
reduction of 0.75 times its former value and winter sunlight reduction of 0.75 times. This rooms 
have low sunlight in the existing condition and therefore reductions are proportionally large. 
Window 1342 is also located largely behind Trinity Tower which makes access to sunlight 
more difficult.  On balance, most rooms tested would have adequate daylight and sunlight with 
a few isolated deviations from the BRE guidelines.  

45 Millharbour 

7.29 45 Millharbour has many external balconies on the elevation facing the proposed 
development. This limits potential daylight and sunlight to the windows in the existing 
condition. It also serves to exacerbate any light losses from increased height on neighbouring 
buildings. Balconies for flats are a valuable resource to provide outside amenity space and 
are required by London Plan standards. Therefore light losses need to be weighed on balance 
with providing outside amenity space.   

7.30 At 45 Millharbour, 105 windows were tested, and 13 windows fell below the BRE Guidelines. 
These windows are on the ground floor, fourth floor, fifth floor, sixth floor and seventh floor 
and the reductions range between 0.18 to 0.76 times their former value. A group of windows 
which fall below the BRE Guidelines are windows 1150, 1151 and 1153 on the fifth floor which 
serve a living/kitchen/diners. Windows 1150 and 1151 are located below overhanging 
balconies which means their existing light is lower than BRE Guidelines. The proposed light 
would be like light levels received lower down 45 Millharbour which face the lower parts of 
Westwood House.  

7.31 For NSL, 61 rooms were tested, and 6 rooms fall below the BRE Guidelines. These rooms are 
located on the third, fourth, fifth and sixth floors. The reductions range between 0.45  to 0.74 
times their former value and all the rooms are also living/kitchen/diners. The rooms with NSL 
transgressions are behind overhanging balconies. The levels of light rooms on floors affected 
would most likely have similar daylight levels to buildings within the Millharbour area and 
specifically the building either side of Millharbour. On balance, most rooms meet the BRE 
guidelines for NSL and the daylight levels to the building are acceptable.  

7.32 For sunlight, 100 windows at 45 Millharbour were tested, and nine windows fall below the BRE 
Guidelines for annual sunlight and two windows for winter sunlight. The reductions are to the 
ground, fourth, fifth, sixth and seventh floors.  The annual sunlight reductions range between 
0 to 0.75 times their former value and for winter sunlight both windows have reductions of 0.5 
times their former value. Ground floor windows which have sunlight transgressions are under 
external balconies and already face the 7 storey Westwood House. To take the sixth floor, the 
three windows which fall below the BRE Guidelines are all located below external balconies 
which hinders potential sunlight. The daylight and sunlight reductions to 45 Millharbour are the 
highest of all the properties tested, but in a dense Millharbour area and the Isle of Dogs 
Opportunity area, some flexibility to daylight results needs to be applied, as the BRE 
Guidelines is intended to be flexible.  

Overshadowing  

7.33 The daylight and sunlight report assessed overshadowing to open space/amenity areas at 20 
Cassilis Road, Boston House, and gardens to Mellish Street properties. All the open spaces 



   

 

   

 

tested would continue to receive over 2 hours of sunlight to 50% of their areas with the 
proposed roof extension in place, therefore meeting the BRE Guidelines.  

 
Construction Impacts 
 

7.34 Demolition and construction activities are likely to cause short term noise, dust and 
disturbance to the occupiers of the existing building and to the neighbouring occupiers. Details 
for minimising these impacts would be provided via condition for the submission of 
Construction and Environmental Management Plan.  
 
Conclusion 
 

7.35 With appropriate conditions, the proposal would have an acceptable impact of the residential 

amenities of the occupiers of Westwood House and the surrounding neighbouring occupiers, 

in compliance with Local Plan policy D.DH3. 

Transport 

7.36 Development Plan policies promote sustainable modes of travel and limit car parking to 
essential user needs. They also seek to secure safe and appropriate servicing.  

Car Parking 

7.37 Tower Hamlets Local Plan policy D.TR3 requires all residential developments to be permit 
free and that all parking associated with the development should be provided off-street.  

7.38 The proposal supports sustainable transport objectives and would be a car free development, 
in line with local plan policy, and this would be secured through a legal agreement. 

Cycle Parking and Facilities 

7.39 The proposed cycle parking spaces, which would sit within an existing Cycle Store at 
basement level, would comply with the guidance set out in the London Cycle Design 
Standards in that they would be secured, weather proof and accessible to all. The cycle 
parking spaces would be accessed via the existing lift and stair core within Westwood House.  
 
Demolition and Construction 

7.40 The construction period would cause some level of disruption to the surrounding road network. 
The applicant would be required to provide a Construction Management Plan as part of a pre-
commencement condition, to ensure there is minimal impact to pedestrians, vehicles, and the 
public highway from the construction of the development.  

 Environment 

 Waste 

7.41 Policy D.MW3 of the Local Plan (2020) requires adequate refuse and recycling storage 
alongside and combined with appropriate management and collection arrangements. 
 

7.42 Refuse and recycling storage is to be provided within the existing refuse and recycling stores 
at basement level, that serve the Westwood House residents.  The drawings indicate that the 
existing stores are of sufficient size to accommodate the required number of additional bins to 
serve the new residents.  This would comprise an additional 1 x 1100L communal bin for 
recycling and 1 x 1100L communal bin for refuse. The carry distance for occupiers of flats to 
the waste area is 30 metres which is the same as the existing residents of Westwood House. 
On waste collection day, the management company places the bins on the street for collection, 
in line with existing arrangements which is found to be acceptable.   



   

 

   

 

 Biodiversity 

7.43 London Plan policy G6 and Tower Hamlets Local Plan D.ES3 require developments to protect 
and enhance biodiversity. Policy D.ES3 requires major development to deliver net gains in 
biodiversity that contribute to objectives in the Local Biodiversity Action Plan. Policy G5 of the 
London Plan requires that major development proposals contribute to the greening of London 
by including urban greening as a fundamental element of site and building design.  
 

7.44 The development seeks to enhance biodiversity at the site by proposing a green, biodiverse 
roof to the extension. Full details of the biodiversity enhancements would be secured via 
condition. 

           Fire Safety  

7.45 The existing building is 8 storeys and measures 25.4 metres tall from street level. The proposal 
would increase the building to 9 storeys and the height would be 29.6 metres. The proposals 
involve using the existing staircase in Westwood House and extending this to accommodate 
the new flats which would be on the eight floor (ninth storey). The applicant submitted a Fire 
Statement which was reviewed by the Health & Safety Executive (HSE) who confirmed that 
the applicant intends to install sprinklers to the new flats. HSE are satisfied that the proposals 
for the 8th floor incorporate sufficient fire safety design.  

 Human Rights & Equalities 

7.46 The proposal does not raise any unique human rights or equalities implications. The balance 
between individual rights and the wider public interest has been carefully considered and 
officers consider it to be acceptable. 
 

7.47 There would be short term impacts of the construction which are acknowledged, but given 
their short-term implications, these are not considered to raise any human rights or equalities 
implications. The development does provide a number of benefits such as delivering much 
needed housing in the borough as well as a monetary contribution towards the delivery of 
affordable housing in the borough. 

7.48 The proposed development would not result in adverse impacts upon equality or social 
cohesion. 

8.  RECOMMENDATION 

8.1 That planning permission is GRANTED subject to the prior completion of a legal agreement 
to secure the following planning obligations:  

Financial obligations 

- £379,182.96 small sites contribution to Affordable Housing in the borough  

 
Non-financial obligations: 
 

- Car Free agreement 

8.2 That the Corporate Director of Place is delegated the power to negotiate the legal agreement. 
If within three months of the resolution the legal agreement has not been completed, the 
Corporate Director for Place is delegated power to refuse planning permission. 

 
  



   

 

   

 

8.3 That the Corporate Director of Place is delegated the power to impose conditions and 
informatives to address the following matters: 

Planning Conditions 

Compliance 

1. 3 years deadline for commencement of development. 

2. Development in accordance with approved plans. 

3. Refuse storage. 

4. Cycle storage 

5. Noise Insulation for the new residential units 

6. Restrictions on demolition and construction activities: 

a. Compliance with the Tower Hamlets Code of Construction Practice; 

b. Standard hours of construction and demolition; 

c. Air quality standards for construction machinery; 

d. Ground-borne vibration limits; and 
e. Noise pollution limits. 

7 Gas fired boilers in new units 

Pre-commencement 

8 Construction Environmental Management and Logistics Plan 

of all plant and machinery to be used in the construction phase 

9 Dust Management Plan 

10 Details of materials 

11 Biodiversity Enhancements 

12 Section 278 works (Highway Improvement works) 

Informatives 

1. Permission is subject to legal agreement 

2. CIL liable  
 
  



   

 

   

 

APPENDIX 1 

LIST OF APPLICATION PLANS AND DRAWINGS FOR APPROVAL 
 
1244.24.01-001 – Site Location Plan 
1244.24.02-001 – Block Plan 
1244.24.02-009– Existing Basement Plan 
1244.24.02-010 – Existing Ground Floor Plan 
1244.24.02-011 – Existing First Floor Plan 
1244.24.02-012 - Existing Second Floor Plan 
1244.24.02-013 – Existing Third Floor Plan 
1244.24.02-014 – Existing Fourth Floor Plan 
1244.24.02-015 – Existing Fifth Floor Plan 
1244.24.02-016 – Existing Sixth Floor Plan 
1244.24.02-017 – Existing Seventh Floor Plan 
1244.24.02-018– Existing Roof Floor Plan 
1244.24.02-020 – Existing West Elevation  
1244.24.02-021 – Existing East Elevation 
1244.24.02-022 – Existing South Elevation 
1244.24.02-023 – Existing North Elevation 
1244.24.02-030 – Existing Section AA 
1244.24.02-031 – Existing Section BB 
1244.24.02-032 – Existing Section CC 
 
1244.24.02-099 A – Proposed Basement Plan 
1244.24.02-100 A – Proposed Ground Floor Plan 
1244.24.02-101 A – Proposed First Floor Plan 
1244.24.02-102 A – Proposed Second Floor Plan  
1244.24.02-103 A – Proposed Third Floor Plan 
1244.24.02-104 A  - Proposed Fourth Floor Plan 
1244.24.02-105 A - Proposed Fifth Floor Plan 
1244.24.02-106 A – Proposed Sixth Floor Plan 
1244.24.02-107 A – Proposed Seventh Floor Plan 
1244.24.02-108 B  - Proposed Eighth Floor Plan  
1244.24.02-109 B  - Proposed Roof Plan 
1244.24.02-200 A – Proposed West Elevation 
1244.24.02-201 A – Proposed East Elevation 
1244.24.02-202     - Proposed South Elevation 
1244.24.02-203 B – Proposed North Elevation 
1244.24.02-204 A – Proposed Long East and West Elevation 
1244.24.02-205 A   - Proposed Long North and South Elevation 
1244.24.02-300 - Proposed Section AA 
1244.24.02-301   - Proposed Section BB 
1244.24.02-302 A Proposed Section CC 
 
Planning Statement (March 2023) – prepared by Iceni Projects 
Design & Access Statement (December 2022) – prepared by Brooks Murray 
Fire Statement (January 2022) – prepared by Fire Safety Southeast Limited. 
Daylight and Sunlight Report (Neighbouring Properties) (July 2022) – prepared by Rights of 
Light Consulting  
Flood Risk Assessment (September 2022) – prepared by Waterman Group 
Transport Statement (July 2022) – prepared by Vectos 
Rights of Light Consulting Letter dated (March 2023) 
Outline Specification of Biodiverse Roof 
APPENDIX 2 



   

 

   

 

SELECTION OF APPLICATION PLANS AND IMAGES 

 

 

Existing West Elevation 

 

 

 

Existing East Elevation  



   

 

   

 

 

Existing South Elevation 

 

 

Proposed West Elevation  



   

 

   

 

 

 

Proposed East Elevation 

 

 

Proposed South Elevation 



   

 

   

 

 

Proposed North Elevation 

 

 

Proposed 8th floor – 7 new flats 

 



   

 

   

 

 

Proposed - Street Scene visualisation – east elevation 
 
 
 

  



   

 

   

 

APPENDIX 3: EXISTING SITE PHOTOS 
 

 
 

South Elevation 
 

 
West and South Elevation, with Trinity Tower to the west, from Mellish Street 



   

 

   

 

 
 

 
 
West Elevation.  
Photo taken on pedestrian walkway between Mellish Street and Boston House.  


