
 

DEVELOPMENT COMMITTEE Date: 12 June 2024 

Report of the Corporate Director of Place          Classification: Unrestricted    

 

Application for Planning Permission 

 

click here for case file 

Reference PA/24/00368  

Site Land comprising Harriot, Apsley & Pattison Houses and the Redcoat 
Community Centres, Stepney Green, London, E1 

Ward Stepney Green 

Proposal Redevelopment of the site comprising the demolition of existing 
buildings (including Harriot House, Apsley House, Pattison House, The 
Redcoat Centre and Redcoat Community Centre) to provide 407 
residential units (Class C3) across buildings ranging in height from 4-8 
storeys and community centre building of 1,167m2 GIA (Class E (e-f), 
Class F1 (e-f), Class F.2 (b)), together with associated landscaped 
communal amenity space, accessible car parking, secure cycle parking 
spaces and refuse/recycling storage facilities. 
 

Summary 
Recommendation 

Grant planning permission subject to conditions and planning 
obligations  

Applicant London Borough of Tower Hamlets 

Architect/agent Renew Planning Limited 

Case Officer Kevin Crilly 

Key dates - Application registered as valid on 04/03/2024 
- Public consultation finished on 18/04/2024 
 

EXECUTIVE SUMMARY 

The application proposes the demolition of Harriott House, Apsley House and Pattison House, 
and The Redcoat Centre and the Redcoat Community Centre, and the construction of new 
residential accommodation, in the form of 407 residential units, and 1,167m2 of community 
use space, together with extensive landscaping and outdoor amenity space.  

The application proposes amendments to the scheme approved under planning permission 
PA/21/02703, dated 09/08/2023 [hereinafter ñthe Extant Schemeò].  The development now 
proposed, in terms of its bulk, scale, form, layout and mix of uses, is substantially similar to 
the Extant Scheme.  The primary changes comprise the relocation of the community 
floorspace to a standalone building on the south-east corner of the site (with minor associated 
changes to the residential floorspace), the provision of second staircases to the taller blocks 
and a marginal increase in height of blocks to facilitate blue/ green roofs. 

In line with óThe Mayors Good Practice Guide to Estate Regenerationô, the development would 
re-provide 36 existing social rented (secure tenant) homes and 28 resident leaseholder 



(shared equity) homes; and in addition would optimise the site capacity to deliver a further 343 
new homes, with a 40.5% uplift in affordable housing (ie excluding re-provided homes).  
Overall, 53.3% of the proposed habitable rooms would be affordable.  All proposed homes 
would meet the London Planôs minimum space standard and would have private amenity 
space provision that meets minimum standards. 

The proposed land use is strongly supported and would assist the Council in meeting its 
housing targets. In particular, the overall provision of 175 affordable homes, including the 
reprovision, would serve the needs of local residents. 

The scale, form, detailed design and materiality of the development would respond 
appropriately to the character and appearance of the surrounding streets.  Two communal 
courtyards for the future residents are proposed, along with a public óinner streetô to provide a 
convenient pedestrian and cycle route from Stepney Way to Aylward Street, improving 
connectivity in the area.  Dedicated child play space would be introduced, which does not exist 
on the site at present. There would also be significant tree planting.  

The proposal would have an acceptable impact on neighbouring residential amenity.  The 
development would provide policy compliant cycle storage wheelchair accessible parking; and 
would meet Council policy on net zero carbon and biodiversity net gain.  

This application has been considered against the development plan policies within the Tower 
Hamlets Local Plan 2031 (January 2020) and London Plan (2021); and against the National 
Planning Policy Framework and all other material considerations.  

Officers recommend the proposed development be granted planning permission, subject to 
conditions and financial and non financial obligations. 
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1.  SITE AND SURROUNDINGS 

1.1 The application site is 1.78 hectares in area.  It is bounded by Stepney Way to the north, 
Jamaica Street to the west, Aylward Street to the south and Wellesley Street to the east.  The 
site contains three linear housing blocks- Harriott House to the west, Apsley House to the 
centre and Pattison House to the east.  The housing blocks range between 4 and 8 storeys 
high and date from 1954.  In addition, there are two council owned community buildings on 
the north east corner of the site. 

1.2 There are 100 homes on the site.  These currently comprise of 31 Non-Resident Leaseholder 
(NRL) homes, 28 Resident Leaseholder (RL) homes, 36 Secure Tenant- Social Rented (ST) 
homes and 5 temporary accommodation (TA) homes.  Figure one below outlines the existing 
uses, buildings and floorspace and homes on the site. 
 

1.3 The community buildings consist of The Redcoat Centre, a single-storey building jointly 
occupied by the Councilôs Adult Services department and an organisation (Vibrance) providing 
services for vulnerable adults, and the Redcoat Community Centre, comprising 4 conjoined 
single-storey portacabin structures which are used by a local prayer group.  

 

Building Existing use GIA Sqm No. homes 

Apsley House Residential (C3) 

9809 

36 

Harriott House Residential (C3) 48 

Pattison House Residential (C3) 16 

Redcoat Centre Community use (F2) 460 N/A 

Redcoat 
Community 
Centre 

Community use (F2) 660 N/A 

Total floorspace 10,929 100 

Figure one ï existing development floorspace 
 

1.4 The remainder of the site consists of a mixture of hardstanding areas for servicing and 
vehicular access and parking, and soft landscaping in the form of vertical sections of grass 
running north to south between the housing blocks. The hardstanding area incorporates 58 
car parking spaces. 



 
 
Figure two: Existing Site Plan      
 
                              

 
 
Figure three: Aerial View of the Site 

 



1.5 The surrounding area is residential in character, with housing estates surrounding it on all four 
sides. To the north-east of the site lies Stepney Green Park, a public green space. The height 
of the buildings within the surrounding context are generally similar to those on the site and 
predominantly between three and eight storeys. The buildings to the south of the site were 
generally built in the 1950s and before, whilst the buildings to the south and west are slightly 
more recent having been built between the 1960s and 1990s. There is little variety in the 
material palette of surrounding properties, with a predominance of brick facades, in particular 
buff brick.  
 

1.6 The site does not lie within a conservation area, but there are a number of conservation areas 
close by including the Albert Gardens Conservation Area which is adjacent to the site on the 
southern side of Aylward Street. This Conservation Area incorporates the retained parts of the 
former Arbour Square Police Station and Magistrates Court building situated between West 
Arbour Street and East Arbour Street (now used as housing). 

 
Figure four - Albert Gardens Conservation Area Boundary (red line boundary around 
the site) 

1.7 The site is situated within a low probability flood risk area (Flood Zone 1) and Air Quality 
Management Area (AQMA), which was declared for the whole of the borough in 2002 due to 
high concentrations of NO2 and particulate matter. The site is not situated within an 
Archaeological Priority Area.  

1.8 The site has a PTAL (Public Transport Accessibility Level) of 4 and 5, which is very good, on 
a scale of 0-6b with 0 being the worst.  There are 5 bus routes within 650 metres of the site. 



Limehouse Station is 950 metres south east of the site providing access to National Rail 
services and Docklands Light Railway (DLR) services between Bank and Lewisham, Bank 
and Woolwich Arsenal and Tower Gateway and Beckton. It is an approximately 11-minute 
walk to Stepney Green Underground Station and an approximately 13-minute walk to 
Whitechapel Station.  

2 PROPOSAL 

2.1 This application proposes amendments to the Extant Scheme, which was resolved to be 
approved by the Development Committee on 21st March 2022 and finally approved on 9th 
August 2023.  A full description of the current proposal follows in the paragraphs below.  An 
outline of the differences between the current proposal and the Extant Scheme can be found 
at the end of this section.  
 

2.2 The applicant proposes the demolition of the existing buildings on the site and the erection of 
new buildings ranging between 4-8 storeys in height, to provide 407 new homes and 1,167m2 
(GIA) of community use floorspace (Class E (e-f), Class F1 (e-f), Class F.2), together with 
landscaped communal amenity spaces.  
 

2.3 The site would be laid out in the form of two perimeter urban blocks, each constructed around 
a central communal courtyard, with a new generous pedestrian walkway which would cut 
through the centre of the site in a north/ south orientation (referred to as the óinner streetô). 
Each perimeter block would comprise of inter-linked housing blocks.  The 7 housing blocks to 
the west of the inner street (Development Area A) would front Stepney Way (north), Jamaica 
Street (west) and Aylward Street (south); and 6 housing blocks to the east of the inner street 
(Development Area B) would front Stepney Way (north), Wellesley Street (east) and Aylward 
Street (south). 
 

2.4  All of the blocks would be residential, with the exception of the Redcoat Community Centre 
and Mosque (labelled óRCCMô in figure 2 below), which would occupy a detached building on 
the south east corner of the site.  

 

 

Figure five ï proposed site plan 

 
2.5 In terms of the residential element of the scheme, the proposal would re-provide 64 of the 

existing homes on the site and in addition would provide a further 343 new homes. The 64 re-



provided homes would comprise the 28 existing Resident Leaseholder (RL) homes (as óshared 
equityô units) and the 36 Secure Tenant- social rented (ST) homes. Of the additional 343 
homes proposed, 111 would be affordable, amounting to a 40.5% uplift in affordable housing 
by habitable room; and an overall provision of 53.3% affordable housing by habitable room. 

2.6 The proposed development would be phased to enable the existing residents (resident 
leaseholders and secure tenants) to move only once as part of an agreed decant strategy and 
without a need to temporarily move off-site. The phasing strategy is as follows:  
 

¶ Phase 1: Demolition of existing adult social care building (including some garages and 

pram sheds) and construction of Blocks A3, A4 and B2 alongside the new Community 

building. These blocks will contain all the proposed re-provided homes. The intention 

is that the local prayer group currently occupying the temporary portacabin structures 

will move into the new community space being provided within phase 1. 

 

¶ Phase 2: Once all the re-provided homes are occupied, the remaining housing blocks 

on the site will be demolished to enable the wider site construction, including the 

formation of the inner street and all associated landscape areas. 

2.7 The proposed community space is expected to be occupied by the incumbent local prayer 
group. The remaining tenants (comprising the Councilôs Adult Services department and an 
organisation (Vibrance) providing services for vulnerable adults) will be relocated into 
alternative premises elsewhere in the borough. 
 

2.8 The development would provide 35 disabled persons car parking spaces- 33 spaces would 
be within a ground level car park and a further 2 spaces would be located off the inner street. 
Cycle parking is also provided at ground floor in each of the housing blocks.  
 

2.9 The development would provide amenity areas comprising a mixture of verdant communal 
amenity space, childrenôs play space, public realm and general hard and soft landscaping. 
 

2.10 The principle changes proposed within this application, compared to the Extant Scheme are 
as follows : 

 
 

¶ Community floorspace ï Within the Extant Scheme, the community floorspace was 
at ground floor level within block B2, at the north- east corner of the site.  As now 
proposed, the community floorspace would be located within a standalone building on 
the south- east corner of the site.  The community centre would extend over 4 storeys 
with its main entrance fronting Aylward Street.  It would continue to be earmarked for 
the occupancy by the Redcoat Community Centre and Mosque.   
 

¶ Second staircases ï second staircases are now proposed to all buildings over 18m, 
to provide a secondary means of escape (and access) in case of emergency. 

 

¶ Residential floorspace ï to facilitate the relocation of the community floorspace, the 
number of dwellings proposed has been reduced from 412 within the Extant Scheme 
to 407.  The number of additional affordable homes is proposed to increase, from 110 
within the Extant Scheme to 111. 

 

¶ Building heights - Minor increases in the heights of most of the blocks (by a maximum 
of 900mm) are now proposed to facilitate the provision of blue/ green roofs for 
sustainable urban drainage.   

 
  



3.  RELEVANT PLANNING HISTORY 

3.1 PA/21/02703 ï Redevelopment of the site comprising demolition of existing buildings 
(including Harriott House, Apsley House, Pattison House, The Redcoat Centre and Redcoat 
Community Centre) to provide 412 residential units (Class C3) and 1,192m2 GIA of community 
use (Class E (e-f), Class F1 (e-f), Class F.2 (b)) provided across buildings ranging in height 
from 4-8 storeys, together with associated landscaped communal amenity space, accessible 
car parking, secure cycle parking spaces and refuse/recycling storage facilities.  Permitted 
(09/08/2023) 

3.2 PF/20/00170 - Phased demolition of all existing buildings on the site and the construction of 
up to 12 housing blocks (anticipated to be in separate configurations of 6 x inter- linked blocks 
each) ranging in height from 3 - 8 storeys including also the possibility of a 12-storey marker 
building on the north - eastern part of the site and providing approximately 450 residential 
units and 1,000m2 GIA community use (which is expected to be occupied by the incumbent 
local prayer group) 
 

3.3 PA/20/01570 - Request for an Environmental Impact Assessment (EIA) Screening Opinion 
pursuant to Regulation 6 of The Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 (óthe EIA Regulationsô) in respect of a planned estate 
regeneration scheme relating to the 7 housing blocks (known collectively as Harriott House, 
Apsley House and Pattison House) bounded by Stepney Way the north, Jamaica Street to the 
west, Aylward Street to the south and Wellesley Street to the east and also including the 
Redcoat Centre and Redcoat Community Centre ï EIA not required (13/08/2020) 

3.4 PA/10/01857 - The retention of single-storey porta-cabin structures to the south and the north 
of the Redcoat Community Centre to provide community facilities (Use Class D1) ï permitted 
(26/10/2010) 

3.5 PA/06/02253 ï Retention of a single storey extension to the south of the existing Redcoat 
Community Centre (Phase 1) and erection of single storey extension to the north of the 
existing Redcote Community Centre (Phase 2) to provide 324 sq m of additional community 
facilities (Class D1 Use) for a temporary period ï permitted (11/04/2007) 

3.6 PA/05/00166 - Extension to the existing community building (D1 use class) by the positioning 
of a 145sqm portacabin unit alongside the existing building and creation of path to the new 
main entrance ï permitted (24/03/2005) 

3.7 PA/04/01135 - Extension to the existing community building (D1 use class) by the positioning 
of two pre-fabricated units at the rear and creation of path to the proposed new entrance ï 
permitted (04/11/2004) 

4.  PUBLICITY AND ENGAGEMENT 

Pre-application 

4.1 The submitted Statement of Community Involvement (SCI) sets out the non-statutory 
consultation undertaken by the applicant and how this influenced the application and revisions 
to it. The consultation process had three phases to it: the pre-ballot phase, the ballot, and the 
post-ballet phase. Since July 2018 the Mayor of London has required any landlord seeking 
GLA funding for estate regeneration projects which involve the demolition of social homes to 
show that residents have supported their proposals through a ballot. The Residents Ballot 
result revealed widespread support for the plans with 98% of residents (based on a 93% 
turnout of eligible voters) voting for the proposed development. 

 
4.2 The pre-ballot consultation phase took place between June and December 2019 and 

consisted of a number of drop-in events, a newsletter with regular communication about the 
proposed scheme, a website dedicated to the scheme and the establishment of a óHAP 
Residentsô Panelô. Post the ballot, another phase of consultation took place. This phase 
consisted of a series of online consultations, newsletters and a children-focused event.  



4.3 According to the SCI, the key concern that continued to emerge throughout the consultation 
process related to the proposals for the scheme to be ócar freeô.  

4.4 Consultations were held with the RCCM, estate residents and residents of the wider area in 
respect of the changes to the design which are the subject of this application, with the latest 
resident consultation held in February 2024. 

4.5 Further details on the exact nature of the pre-application consultation events and the feedback 
given by community stakeholders can be found in the submitted SCI.  

Statutory application consultation 
 

4.6 Upon validation of the application, the Council sent out consultation letters to 879 nearby 
owners and occupiers. An advert was posted in the press and four site notices were displayed 
outside the site. 
 

4.7 A total of 2 objection letters and 1 letter of support were received. The comments raised are 
summarised below: 

 
Objections 

¶   Redevelopment will drive existing residents away and into more expensive 
accommodation and will not be affordable for local people 

¶ Impact of construction works on residential amenity 

Support 

¶ The benefits of an increase in social housing is supported 
 

5.  CONSULTATION RESPONSES 

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

External responses 

Cadent / Natural Gas 

5.2 No objection 

Canal and river Trust 

5.3 No comment 

Thames Water 

5.4 No objection subject to conditions 

Greater London Authority 

5.5 No strategic issues raised. No requirement to seek a stage 2 referral 

Historic England  

5.6 No comment 

Historic England Archaeology 

5.7 No objection subject to conditions 

HSE Gateway One 

5.8 The fire safety measures meet the requirement for Gateway One. 



Met Police 

5.9 No objection subject to conditions 

Natural England 

5.10 No comment 

Transport for London 
 

5.11 No comment 
 
Internal Responses  

LBTH Biodiversity 

5.12 No objection, subject to conditions 

LBTH Tree Officer 

5.13 No objection, subject to conditions 
 
LBTH Energy and Sustainability 

5.14 No objection subject to conditions and obligations 

LBTH Environmental Health 

Noise and Vibration 

5.15 No objection subject to conditions 

Air Quality 

5.16 No objection subject to conditions 

Contaminated land 

5.17 No objection subjection to conditions 

LBTH Housing 

5.18 Comments incorporated within the housing section of the report 

LBTH Sustainable Urban Drainage 

5.19 No comment made 

LBTH Transportation & Highways 
5.20 No comment, additional to that made in relation to the Extant Scheme 

LBTH Waste Policy & Development 

5.21 Clarifications on separation of domestic and commercial waste, collection strategy and bulky 
waste.  Condition recommended for final waste strategy. 

 

 



  

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) 
 Tower Hamlets Local Plan 2031 (2020) 

 
6.3 The key development plan policies relevant to the proposal are: 

 
Land Use (residential, community) 

- London Plan policies: H1, GG1, GG2, GG4, S1, D1, D3 
- Local Plan policies: S.H1, S.CF1. D.CF2, D.CF3. S.SG1, S.SG2 

 
Housing (affordable housing, housing mix, housing quality, fire safety, amenity) 

- London Plan policies: D6, D7, D11, D12, H4, H5, H6, H8, H10 
- Local Plan policies: S.H1, D.H2, D.H3 

 
Design and Heritage (layout, townscape, massing, height, appearance, materials, heritage) 

- London Plan policies: D1, D3, D4, D5, D8, D9, HC1, HC2, HC3, HC4 
- Local Plan policies: S.DH1, D.DH2, S.DH3, D.DH4, D.DH6, D.DH7 

 
Amenity (privacy, outlook, daylight and sunlight, noise, construction impacts) 

- London Plan policies: D3, D6, D9 
- Local Plan policies: D.DH8 

 
Transport (sustainable transport, highway safety, car and cycle parking, servicing) 

- London Plan policies: T2, T4, T5, T6, T6.1, T7, T8 
- Local Plan policies: S.TR1, D.TR2, D.TR3, D.TR4 

 
Environment (air quality, biodiversity, contaminated land, flooding and drainage, energy 
efficiency, noise, waste) 

- London Plan policies: G5, G6, SI1, SI2, SI5, SI8, SI12, SI13 
- Local Plan policies: S.ES1, D.ES2, D.ES3, D.ES4, D.ES5, D.ES6, D.ES7, D.ES8, 

D.ES9, D.MW3 
 

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

 National Planning Policy Framework (2023) 

 National Planning Practice Guidance (as updated) 

 The National Model Design Code 

 The National Design Guide 

 3rd edition of the Building Research Establishmentôs (BRE) óSite Layout Planning for 
Daylight and Sunlightô: a good practice guideô (2022). 

 

LBTH 

 LBTH Planning Obligations SPD (2021) 

 LBTH High Density Living SPD (2020) 

 LBTH Reuse, Recycling and Waste SPD (2021) 

 Central Area Good Growth SPD (2021) 

 LBTH Community Infrastructure Levy (CIL) Charging Schedule (2020) 

 LBTH Development Viability SPD (2017) 



 

London Plan 

 The Mayorôs Good Practice Guide to Estate Regeneration (2018) 

 LP Fire Safety LPG (Draft)  

 LP Air Quality Positive LPG (2023)  

 LP Air Quality Neutral LPG (2023)  

 LP Characterisation and Growth Strategy LPG (2023)  

 Housing Design Standards LPG (2023)  

 Optimising Site Capacity LPG (2023)  

 Urban Greening Factor LPG (2023)  

 LP Circular Economy Statements LPG (2022)  

 LP Sustainable Transport, Walking and Cycling LPG (2022) 

 LP Housing SPG (updated 2017) 

 LP Social Infrastructure SPG (2015) 

 LP Play and Informal Recreation SPG (2012) 

 LP Character and Context SPG (2014) 

 LP Accessible London SPG (2014) 

 LP Control of dust and emissions during construction and demolition SPG (2014) 

 LP Planning for Equality and Diversity SPG (2007) 

 

7.  PLANNING ASSESSMENT 

7.1 The key issues raised by the proposed development are:  

i. Land Use  

ii. Housing  

iii. Design & Heritage  

iv. Neighbour Amenity  

v. Transport 

vi. Environment 

vii. Infrastructure 

viii. Local Finance Considerations 

ix. Equalities and Human Rights 

Land Use 

Residential use 

7.2 Increasing housing supply is a fundamental policy objective at national, regional and local 
levels. The NPPF encourages the effective use of land through the reuse of suitably located 
previously developed land and buildings.  Paragraph 124 part c of the NPPF states that 
planning decisions should give substantial weight to the value of using brownfield land within 
settlements for homes and other identified needs. 

7.3 London Plan policy GG2 part (c) states that to create sustainable mixed- use places that make 
the best use of land, those involved in planning and development must proactively explore the 
potential to intensify the use of land to support additional homesé, promoting higher density 
development, particularly in location that are well connected to jobs, services, infrastructure 



and amenities by public transport, walking and cycling.  London Plan and Local Plan policies 
resist the loss of existing housing; unless the existing housing is re-provided. The delivery of 
housing, and particularly affordable housing, is of the highest priority in the borough. 

7.4 The predominant existing use of the site is residential and, as such, the principle of the 
residential use has been established. The proposed re-provision of the existing Social Rented 
homes and the Resident Leaseholder (shared equity) homes on the site and the intensification 
of the site to provide an additional 343 homes of which 40.5% are affordable, is given 
substantial weight. 
 
Community use 

7.5 London Plan Policy S1 protects social infrastructure unless there are realistic proposals for re-
provision that continue to serve the needs of the neighbourhood and wider community; or the 
loss is part of a wider public service transformation plan which requires investment in modern, 
fit for purpose infrastructure and facilities to meet future population needs or to sustain and 
improve services. It also stipulates that redundant social infrastructure should be considered 
for full or partial use as other forms of social infrastructure before alternative uses are 
proposed unless this loss is part of a wider public service transformation plan. 

7.6 Local Plan Policy S.CF1 supports proposals which seeks to protect, maintain and enhance 
existing community facilities and makes clear there is a presumption against the loss of 
community facilities to ensure that there is sufficient provision to meet local needs. 

 
7.7 Policy D.CF2 (Part 1A) advises that existing community facilities should be retained, unless it 

can be demonstrated that: a) there is no longer a need for the facility or an alternative 
community use within the local community, or, b) a replacement facility of similar nature that 
would better meet the needs of existing users is provided. The policy also states that where 
community facilities are re-provided on site as part of any new development, the quality and 
accessibility of these facilities (including public access) should be enhanced. Specifically, in 
the context of estate regeneration schemes, Policy D.H2 (Part 5) also requires existing 
community facilities to be protected and enhanced. 
 

7.8 The proposal would involve the demolition of the existing community buildings (1,120 sqm) 
and the reprovision in the form of a new community space comprising 1,1167 sqm of 
floorspace, which would result in a slight uplift in net area. It is anticipated that this space 
would be occupied by the local prayer group, who currently makes use of the Redcoat 
Community Centre on the site. 

7.9 The site currently comprises two council owned buildings in the form of the Redcoat Centre 
and the Redcoat Community Centre. The Redcoat Centre is a single storey building jointly 
occupied by the Councilôs Adult Services department and Vibrance, an organisation providing 
services for vulnerable adults. The council has provided a statement confirming that a suitable 
alternate space on the ground floor of Pritchards Road has been found for Vibrance to occupy. 
Heads of Terms have been agreed in principle and council lawyers are drafting the lease for 
Pritchard Road. The Councilôs Adult Services team has already moved out of the site and the 
property is now empty. Given that alternative premises have been provided in the borough for 
Vibrance and the Adult Services team, the test set out under Part 1A of Policy D.CF2 of the 
Local Plan have been met. 

 
7.10 The existing Redcoat Community Centre comprises four conjoined single storey portacabin 

structures, which are used by a local prayer group, Redcoat Community Centre and Mosque 
(RCCM). The RCCM intend to occupy the new community space located in a standalone 
building on the south eastern edge of the site. The Extant Scheme included a community 
centre within one of the residential blocks. This revised proposal would enable the community 
centre to be located in a standalone building providing a better quality layout. 

7.11 In conclusion, the proposed demolition of the existing community space and the provision of 
a new larger and fit- for- purpose community space, meets the requirements of policy and 



would ensure that all of the community facilities currently on site either have a new space re-
provided on site or access to an alternative community space within the local community.  

Land use conclusion 

7.12 In summary, the proposed residential led development and community use floorspace are 
supporting, and in accordance with the planning policy. 

Housing 

Housing supply 

7.13 London Plan Policy H1 sets Tower Hamlets a housing completion target of 34,730 units 
between 2019/20 and 2028/29. The proposed development would result in a net uplift of 307 
new homes on the site, which would make an important and significant contribution towards 
meeting the above target and is strongly supported.     

Estate Regeneration 
 

7.14 London Plan policy H8 requires that loss of existing housing be replaced by new housing at 
existing or higher densities with at least the equivalent level of overall floorspace. This policy 
also seeks a consideration of alternative options before the demolition and replacement of 
affordable homes. In addition, the policy requires the replacements Social Rent units to be 
provided as Social Rent where facilitating a right of return for existing tenants.  

7.15 Local Plan policy D.H2 part 5 provides criteria which estate regeneration schemes are required 
to follow:  

A protect and enhance existing open space and community facilities  
 
B protect the existing quantum of affordable and family units, with affordable units re-
provided with the same or equivalent rent levels. 
 
C provide an uplift in the number of affordable homes, and  
 
D include plans for refurbishment of any existing homes to the latest decent homes 

standard. 
 

7.16 The Mayorôs óGood Practice Guide to Estate Regenerationô (the GPGER) provides detailed 
guidance for assessing approaches to estate regeneration. The GPGER puts great emphasis 
on early consultation and engagement with residents and requires all estate regeneration 
schemes to provide an increase in affordable housing, full rights to return or remain for social 
tenants, and a fair compensation deal for leaseholders and freeholders. 
 

7.17 Like for like replacement and right to return. London Plan Policy H8 states that 
replacement affordable housing must be provided at Social Rent levels, where it facilitates a 
right of return for existing Social Rent tenants.  There are currently 36 Secure Tenant (social 
rented) homes on the site, with a right to return.  As proposed, all 36 homes would be re-
provided for these Secure tenants on a like for like basis, who would continue to be a tenants 
of Tower Hamlets Council with their existing tenancy rights such as the right to buy and 
succession rights retained. These tenants would be charged according to the same Social 
Rent calculation formula, with the same assumptions, as prior to moving.  
 

7.18 There are also currently 28 Resident Leaseholder homes currently on the site.  These 
Resident Leaseholder homes would, line with the GPGER, be re-provided as óshared equityô 
units.  Although the óshared equityô product is not specifically identified as an intermediate 
affordable housing product, the proposed shared equity product would be similar to the 
standard óshared ownershipô product; with the possibility to staircase.  The product would be 
secured through the Directors Letter, along with the affordable housing obligations and as 
such, the council classifies these homes to be an intermediate affordable housing product.  

 



7.19 The other existing homes on the estate ï occupied by non- resident leaseholders and those 
on short- term tenancies, do not have a statutory óright to returnô. 

7.20 Alternatives to demolition. London Policy H8 states that before considering demolition of 
existing estates, alternative options should first be considered, and the potential benefits 
associated with the option to demolish and rebuild an estate set against the wider social and 
environmental impacts. The site currently has considerable issues, including damp, 
overcrowding and poor-quality amenity space. The proposed regeneration programme would 
re-provide homes to modern standards by delivering high-quality residential development, re-
provide an improved community space and would increase affordable housing provision. 
Given this, officers support the proposed demolition. 

 
7.21 Maximising additional genuinely affordable housing. As set out in the GPGER, in addition 

to ensuring no net loss of affordable homes, estate regeneration schemes must provide as 
much additional affordable housing as possible.  An additional 111 new affordable homes 
would be provided, which equates to 40.5% of the additional homes.  This is supported and is 
deemed to be the maximum reasonable amount of additional affordable housing. This is 
discussed under the Affordable Housing heading below.  In addition, it is understood that the 
applicant proposes that 22 of the additional affordable homes would be allocated to qualifying 
adult children who currently live with their parents in overcrowded accommodation on the 
estate, which is strongly supported.  These units would be provided at London Affordable Rent 
levels and limited to one applicant per property.  
 

7.22 A fair deal for leaseholders and freeholders. As set out in the GPGER, Leaseholders and 
freeholders affected by estate regeneration should be treated fairly and fully compensated if 
their homes are to be demolished. As detailed in the óProposed decant strategyô report 
leaseholders would be offered fair compensation in line with requirements.   

7.23 Full and transparent consultation. The Mayorôs GPGER requires any landlord seeking GLA 
funding for estate regeneration projects which involve the demolition of existing affordable or 
leasehold homes to demonstrate that they have secured resident support for their proposals 
through a ballot, subject to certain specified exemptions and transitional arrangements. The 
Councilôs capital delivery team undertook a ballot in April 2020, which resulted in a 98% óyesô 
vote to the scheme based on a 93% turnout. In addition, the applicantôs Statement of 
Community Involvement sets out details of the public consultation and engagement 
undertaken with the wider residents of the estate. Officers consider that the scope and extent 
of the engagement as detailed in the SCI generally accords with the key principles set out in 
the Mayor of Londonôs GPGER. 

Housing mix and Tenure 

 
7.24 London Plan Policy H10 requires developments to comprise a range of unit sizes. Tower 

Hamlets Local Plan Policy D.DH2 also seeks to secure a mixture of small and large housing 
that meet identified needs which are set out in the Councilôs most up-to-date Strategic Housing 
Market Assessment (2017).  
 

7.25 The existing 100 homes on the site comprise of 32 x 2 bedroom homes, 60 x 3 bedroom 
homes and 8 x 4 bedroom homes.  The table below sets out the proposed housing mix 
inclusive of the re-provided homes against the policy requirements set out in D.H2  
  




