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1. APPLICATION DETAILS 
 
   
 Location: Central Foundation Girls School Lower School, 

College Terrace, London, E3 5AN 
 

 Existing Use: Central Foundation Girls School (D1 Use) 
 

 Proposal: PA/12/0577 Full planning permission for a change of 
use of existing sixth form school (Use Class D1) to 
provide 36 residential dwellings (Use Class C3) 
comprising 10 x 1 bedroom,13 x 2 bedroom,  12 x 3 
bedroom and 1 x 4 bedroom units with communal 
amenity space. Part demolition and replacement of 
existing infill building and refurbishment of Grade II 
Listed Building.  
 
PA/12/0576 Conservation Area Consent for Part 
demolition and replacement of existing infill building. 
 
PA/12/0578 Listed Building Consent for change of use 
of existing sixth form school (Use Class D1) to provide 
36 residential dwellings (Use Class C3) comprising 10 
x 1 bedroom,13 x 2 bedroom,  12 x 3 bedroom and 1 x 
4 bedroom units with communal amenity space. Part 
demolition and replacement of existing infill building 
and refurbishment of Grade II Listed Building.  
 
 

 Drawing Nos: A1990 099 P3, A1990 100 P1, A1990 101 P1,  
A1990 102 P1, A1990 103 P1, A1990 104 P1, 
 
A1990 120 P1, A1990 121 P1, A1990 122 P1, 
A1990 123 P1,  
 
A1990 130 P1, A1990 131 P1, A1990 132 P2,   
A1990 133 P1, A1990 134 P1, A1990 135 P1, 
 
A1990 140 P2, A1990 141 P2, A1990 142 P2,  
A1990 143 P2, A1990 144 P2, 



 
A1990 150 P2, A1990 151 P2,  A1990 152 P2,  A1990 
153 P2,  
 
A1990 160 P2, A1990 161 P2, A1990 162 P2,  
A1990 163 P2, A1990 164 P2, A1990 165 P2,  
 
A1990 201 P4, A1990 202 P10, A1990 203 P9 
A1990 204 P10, A1990 205 P9, A1990 250 P1  
 
A1990 300 P6, A1990 301 P5, A1990 302 P6  
A1990 303 P4,  
 
A1990 400 P5, A1990 401 P5, A1990 402 P4  
A1990 403 P7, A1990 404 P5, A1990 405 P4.  
 
 
 
 

 Documents: • Proposed preliminary area schedule ref A1990 
7105 P8 

• Design and Access Statement, 
Reference:A1990CD 3-1-4p+d, dated 5 
September 2012 

• Planning and Impact Statement, dated 
September 2012, prepared by Cluttons 
Planning and Regeneration. 

• Design and Access Statement, September 
2012, prepared by Assael Architects 

• Planning and Impact Statement, September 
2012, Prepared by Cluttons LLP 

• Heritage Statement, September 2012, 
prepared by KM Heritage 

• Summary schedule of works,  September 2012, 
prepared by Assael Architects 

• Supplementary Planning Information, 27 March 
2012 prepared by Assael Architects  

• Sustainability and Energy Statement,  
September 2012, prepared by SRE 

• Affordable Housing Statement Viability 
Assessment, September 2012, prepared by 
Cluttons LLP 

 
 Applicant: Central Foundation Schools of London 
 Ownership: Central Foundation Schools of London 
 Historic Building: Grade II Listed 
 Conservation Area: Tredegar Square  
 
1. 
 
1.1 
 
 
1.2 

Report Context 
 
Previous applications to redevelop this site were submitted in June 2011. The applications 
wererefused in September 2011 for reasons stated in paragraph 4.7 -4.9. 
 
The applicant has made significant amendments to the current proposal in an effort to 



 
 
2. 

address the reasons for refusal. These are set out in detail in paragraph 8.14 – 8.125. 
 
EXECUTIVE SUMMARY  

  
2.1 The local planning authority has considered the particular circumstances of this application 

against the Council's approved planning policies contained in the Core Strategy (2010), the 
Council's Managing Development Document (April 2013), adopted supplementary planning 
guidance and documents, the London Plan 2011 and the National Planning Policy 
Framework and has found that:  
 

2.2 On balance, the proposed redevelopment of the site which includes the loss of educational 
floor space to provide a residential led development is considered acceptable. Given, the 
existing education facility has been re-provided; its loss is considered acceptable in this 
instance, as such, the proposal is acceptable.  
 

2.3 The proposal provides an acceptable amount of affordable and social rented housing and 
mix of units, in light of the viability of the scheme, as such, the proposal is acceptable. 
 

2.4 On balance the proposal provides acceptable residential space standards and layout. As 
such, the scheme is acceptable. 
 

2.5 On balance the quantity and quality of housing amenity space, communal space and child 
play space are acceptable.  
 

2.6 The design, appearance, height, scale, bulk, massing and layout of the proposal are 
considered to be acceptable. The proposed design and appearance has been developed 
taking account the Grade II Listing of the site and the setting of the Tredegar Square 
Conservation Area. Furthermore, the proposed bulk, scale and massing is in keeping with 
the scale of development within the local and wider area. As such, the proposal is 
acceptable. 
 

2.7 The proposal would not give rise to any unduly detrimental impacts in terms of privacy, 
overlooking, outlook, sense of enclosure, sunlight and daylight, and noise upon the 
surrounding residents, as such, the proposal is acceptable. 
 

2.8 Transport matters, including parking, access and servicing, are acceptable. 
 

2.9 Environmental sustainability matters, including energy, are acceptable. 
 

2.10 Contributions have been secured towards the provision of affordable housing, education,  
community facilities, health, sustainable transport, employment and public realm 
improvements in accordance with national, regional and Councils policies.  
 

 
 
2.11 
 
 
 
 
 
 
 
 
 

Listed Building Consent Application – PA/12/02578 
 
Subject to conditions the proposed internal and external works are considered to preserve 
the character and appearance of the Grade II Listed Building and would not cause significant 
harm to the architectural heritage. The design, appearance and use of materials would be 
acceptable and would not harm the significance of the heritage assets in accordance with 
National Planning Policy Framework, strategic policy SP10 of the Core Strategy 2010 and 
policies DM24 and DM27 of the Managing Development Document (April 2013). These 
policies seek to ensure appropriate design within the Borough which respects the local 
context and preserves the character and appearance of local conservation areas and the 
setting of listed buildings. 
 



2.12 The proposed demolition works and proposed redevelopment is considered to preserve the 
character and appearance of the Tredegar Square Conservation Area and would not cause 
significant harm to the Grade II Listed Building. The design, appearance and position of the 
proposed development would be acceptable and would not harm the significance of the 
heritage assets in accordance with National Planning Policy Framework, strategic policy 
SP10 of the Core Strategy 2010 and policies DM24 and DM27 of the Managing 
Development  Document (April 2013). These policies seek to ensure appropriate design 
within the Borough which respects the local context and preserves the character and 
appearance of local conservation areas and the setting of listed buildings. 
 
Conservation Area Application – PA/12/02576  

  
2.13 The proposed demolition works and proposed redevelopment is considered to preserve the 

character and appearance of the Tredegar Square Conservation Area and would not cause 
significant harm to the Grade II Listed Building. The design, appearance and position of the 
proposed development would be acceptable and would not harm the significance of the 
heritage assets in accordance with National Planning Policy Framework, strategic policy 
SP10 of the Core Strategy 2010 and policies DM24 and DM27 of the Managing 
Development - Document (April 2013). These policies seek to ensure appropriate design 
within the Borough which respects the local context and preserves the character and 
appearance of local conservation areas and the setting of listed buildings. 
 

 
3. RECOMMENDATION 
  
3.1 That the Committee resolve to GRANT planning permission, Listed building consent and 

conservation area consent subject to: 
  
 A. The prior completion of a legal agreement to secure the following planning obligations: 
  
  Financial Contributions 

a) A contribution £118,844 towards education. 
b) A contribution of £8,791.88 towards employment, skills, training and enterprise 

initiatives. 
c) A contribution of £46,475 towards community facilities. 
d) A contribution of £51,864towards Health. 
e) A contribution of £183,622.32 towards streetscene improvements. 
f) A contribution of £1,170 toward sustainable transport. 
g) Monitoring fee (2%)£8,215.34. 

 
Non- Financial Contributions 

h) 35% affordable housing by habitable room comprising 3 affordable rent, 5 social 
target rented residential units and 4 shared ownership units in Buildings D, E and 
F. 

i) Development to be secured ascar-free. 
j) Access to employment initiatives for construction through 20% of non-technical 

total construction jobs to be advertised through the Council’s job brokerage 
service. 

k) 20% local procurement 
l) Code of Construction Practice 
m) Any other obligation(s) considered necessary by the Corporate Director 

Development and Renewal. 
 

  
3.2 That the Corporate Director Development & Renewal is delegated power to negotiate the 



legal agreement indicated above. 
  
3.3 That the Corporate Director Development & Renewal is delegated power to impose 

conditions and informatives on the planning permission to secure the following matters: 
  
 
 Conditions for Full Planning Permission – PA/12/02577 
 
 Compliance Conditions 

1. Time limit – Three Years. 
2. Compliance with plans - Development in accordance with the approved 

schedule of drawings and documents. 
3. Residential accommodation - compliance with Life Time Homes  
4. 4 dwellings (10%) to be designed to be ‘easily adaptable’ to wheelchair 

housing;  
5. Communal play space and child space accessible to all future residents of the 

development 
6. Compliance with energy strategy. 

 
Pre-Commencement Conditions 

7. Full details of hard and soft landscaping for the development as a whole to 
include planting and other measures to enhance biodiversity and high quality 
materials appropriate for the listed building and conservation area setting.  

8. Full details of specification and samples of all facing materials.  
9. Full details of specification, samples and detailed design and drawings at 

scale 1:20 of all proposed windows.  
10. Detail of play space 
11. Full details of specification of cycle stands and drawings at scale 1:20 of 

detailed layout. Stands to be Sheffield stands or similar.   
12. Full details of refuse storage facility and drawings at scale 1:20 of detailed 

elevation and layout. 
13. Construction Management Plan including details of use of water for 

transportation of materials and waste during demolition and construction 
phases.  

14. S278 Highway Improvement Works to be submitted and approved 
15. Contaminated land investigation 

16. Code for Sustainable Homes for residential units. 

 
Prior to Occupation Conditions 

17. Secured by Design Assessment. 
18. Any other planning condition(s) considered necessary by the Corporate 

Director Development & Renewal 
 
 Informatives 
 1. Associated S106. 

2. Associated Conservation Area Consent and Listed Building Consent. 
3. Compliance with Environmental Health Legislation. 
4. Compliance with Building Regulations.  

 
 

 Conditions for Listed Building Consent Application – PA/12/02578 
 
Compliance Conditions 

1. Time limit – Three Years. 



2. All works to match the existing in terms of materials and methods 
3. New circular window to match existing 

 
Pre-Commencement Conditions 

4. Full detail of schedule of works  
5. Full details of specification, samples and detailed design of all internal 

alterations  
6. Retention of all historic features in situ and scheme of protection for the 

historic features during construction  
7. Rooflights to be conservation rooflights set flush with the plain of the roof 

details to be provided  
8. Details of any cleaning proposed and sample panels for approval.  
9. Schedule of internal repairs for the written approval of the LPA to include 

proposed repair of the balcony brackets in the hall  
10. A schedule of original doors and door furniture shall be prepared and 

proposals for the retention and reuse of these elements shall be submitted for 
the approval in writing of the Local Planning Authority  

11. Schedule of changes to the doors and glazed screens in the main hall.  
12. Full new joinery details where existing details are changing / being modified.  

e.g. glazed screens to the double height central hall 
13. Details of repair of plasterwork  
14. Full details of new mezzanine levels being inserted within Building B (gym) 

and Building C (dining hall), and connections with existing fabric 
15. Schedule of external repairs for the written approval of the LPA. 
16. Details of boiler flues and ventilation requirements on roofs 
17. Full proposals for the new build element of the scheme - details to include 

external materials ie bricks, windows, roofing materials, details of new 
windows, including plan section elevation to include head and cill details  

18. Full details of playground structures bike sheds / bin stores 
19. Scheme for protection of trees / historic railings during construction 

 
Informatives for Listed Building Consent Application – PA/12/02578 

20. Any alterations required to meet building control requirements  
 

Conditions for Conservation Area Consent – PA/12/02576 
 1. Time limit – Five Years. 

2. No demolition works shall be carried out until a contract is in place for the 
redevelopment of the site.  
 

 Informatives for Conservation Area Consent – PA/11/03372 
 1. Associated S106. 

2. Associated Full Planning Permission and Listed Building Consent. 
3. Compliance with Environmental Health Legislation. 
4. Compliance with Building Regulations.  

 
3.4 That, if within 3-months of the date of this committee the legal agreement has not been 

completed, the Corporate Director Development & Renewal is delegated power to refuse 
planning permission. 

 
4. PROPOSAL AND LOCATION DETAILS 
  
 Proposal 
  
4.1 
 

The proposal is for the redevelopment of the existing sixth form college located at College 
Terrace.  The proposed works include a part demolition of existing ‘Building E’ infill block and 



 
 
 
 
4.2 

replacement with new build residential building and the comprehensive internal 
refurbishment and conversion of the existing listed buildings to residential dwellings and 
associated landscaping works.  
 
This would result in the creation of 36 residential dwellings comprising 10 x 1 bedroom, 13 x 
2 bedroom, 12 x 3 bedroom and 1 x 4 bedroom units with communal amenity space. 
 

4.3 
 

The conservation area application seeks permission for a part demolition of the existing infill 
‘Building E’. 

  
 Site and Surroundings 
  
4.4 
 
 
 
 
4.5 
 
 
 
4.6 

The application site is a rectangular site located within the Tredegar Square Conservation 
Area to the east of Grove Road measuring 0.44 hectares. The existing buildings form a 
continuous ‘U’ shape around a central courtyard, enclosed on the east and west wings 
surrounding a double-height hall at the northern end. 
 
The buildings are Grade II Listed and have three frontages facing onto Lichfield Road to the 
north, College Terrace to the east and Morgan Street to the south. The western boundary 
faces onto the Holy Trinity Church (Ecclesiastical Grade C Statutory Listed Building).  
 
The surrounding area is predominately residential in nature, with the Holy Trinity Church to 
the immediate west, and some small shops and public houses along Coburn and Lichfield 
Roads being the exception. Further to the east of the site, there are more educational 
buildings around Harley Grove and commercial buildings around Mile End Road. 
 

 Planning History 
  
4.7 The following planning decisions are relevant to the application: 
  

 
 PA/11/01503 A planning permission for the “Redevelopment of existing sixth form college 

(Use Class D1) including demolition and replacement of existing infill 
extension, and extension, refurbishment and conversion of the existing 
buildings to provide 49 residential dwellings comprising (19 x 1 bedroom, 22 
x 2 bedroom, 6 x 3 bedroom and 2 x 4 bedroom) with associated 
landscaping and servicing works”was refusedon 9th September 2011 
 

 PA/11/01504 A listed building consent for the “Redevelopment of existing sixth form 
college (Use Class D1) including demolition and replacement of existing infill 
extension, and extension, refurbishment and conversion of the existing 
buildings to provide 49 residential dwellings comprising (19 x 1 bedroom, 22 
x 2 bedroom, 6 x 3 bedroom and 2 x 4 bedroom) with associated 
landscaping and servicing works”was refused on 9th September 2011 

4.8 
 
 
 
 
 
 
 
 

Reason for refusal PA/11/01503 
 
1. The proposal provides 0% affordable housing which is contrary to policy 3.11, 3.12 

and 3.13 of the London Plan (2011) and SP02 (3) of the Core Strategy (2010)  which 
require 35% - 50% affordable homes on sites providing 10 new residential units or 
more subject to viability. The application was accompanied by a Viability Assessment 
which was independently reviewed. The Viability Assessment failed to satisfy the 
viability test and the proposed development would be contrary to regional and local 
policy and furthermore, the lack of any affordable housing and a suitable mix of 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

tenures within the development would fail to promote mixed and balanced 
communities within the borough.  
 

2. The proposal would result in the provision of 16.32% family housing (3-5 bedrooms) 
across the scheme. This would be contrary to Policy 3.8 of the London Plan (2011) 
and SP02 (5) of the Core Strategy (2010). These policies seek to ensure a variety of 
housing types and sizes including a substantial proportion of family housing in order 
to promote mixed and balanced communities and to meet local need as 
demonstrated in the Strategic Housing Market and Needs Assessment (2009) which 
forms part of the Core Strategy evidence base. 
 

3. The proposed modern additions to the listed building including the roof top additions 
and infill ‘Building E’ would not be acceptable in respect of design, bulk, scale and 
massing and would result in incongruous additions which would fail to preserve or 
enhance the Tredegar Square Conservation Area and would adversely affect the 
setting of the group of Grade II listed buildings. This would be contrary to PPS5: 
Planning and the Historic Environment, SP10 (3 & 4) of the Core Strategy (2010), 
saved policy DEV1, DEV37 and DEV30 of the Unitary Development Plan (1998) and 
DEV2, CON1 and CON2 of the Interim Planning Guidance (2007).  
 

4. The proposed residential accommodation would not provide a satisfactory internal 
environment for residents by merit of that fact that 21 of the 49 units fail to meet the 
minimum space standards set out in table 3.3 of Policy 3.5 of the London Plan 
(2011). This would result in substandard standard of amenity for future residents 
which would be contrary to SP10 (4) of the Core Strategy (2010), saved policy DEV2 
of the Unitary Development Plan (1998) and DEV1 of the Interim Planning Guidance 
(2007).  
 

5. Insufficient information was provided in order to allow the assessment of the impact 
of the proposal in respect of Energy and Sustainability. As such, the development is 
not in compliance with the ‘Energy Hierarchy’ as set out in policies 5.1-5.9 of the 
London Plan (2011), SP11 of the Core Strategy (2011) and policy HE1 of PPS5: 
Planning and the Historic Environment. These policies seek to ensure development 
uses less energy, supplies energy efficiently and use renewable energy.  
 

6. The development fails to provide sufficient on-site child play space specifically for (0-
4 year olds) for future residents. This is contrary to policy 3.6 of the London Plan 
(2011) and the London Plan SPD Providing for Children and Young Peoples Play and 
Informal Recreation which seek to ensure that new housing provides provision for 
play and informal recreation on site.  
 

7. The proposal by reason of its lack of any planning obligations to mitigate the impact 
of the proposed development and secure local environmental improvements would 
result in an adverse effect on the quality of the surrounding environment and be 
detrimental to the amenities of the local residents and visitors to the area. This would 
be contrary to SP13 of the Core Strategy (2010) and saved policies DEV1, DEV2 and 
DEV4 of the Unitary Development Plan (1998). 
 

8. Insufficient information has been provided to show adequate detailed provision for 
the storage and recycling of waste for future residents. Given the constraints of the 
fabric of the listed building and the scale of the development it is considered the 
impact of insufficient refuse and recycling store would have an adverse impact on the 
amenity of future residents and the wider area. Therefore, the development fails to 
accord with the requirements of saved policies DEV1, DEV2, DEV55 and S7 of the 
adopted Unitary Development Plan 1998 - in particular DEV55 which seek to ensure 



 
 
 
4.9 
 
 
 
 
 
 
 
 
 
 
 

development makes provision for the storage of waste to protect the amenities of 
neighbouring residential occupiers.  
 

Reason for refusal PA/11/01504 
 
1. The proposed alterations to the listed building would affect the historic fabric and 

special architectural interest of the listed building by merit of both the internal and 
external alterations and additions. The proposed alterations to the main hall, the roof 
top addition, the alterations to the panelled dining room and gymnasium, the loss of 
‘Building E’ and its proposed replacement fail to preserve the historic fabric and 
special architectural interest of the listed building and would fundamentally alter the 
external elevations and the internal layout. This would be contrary to PPS5: Planning 
and the Historic Environment, SP10 (3) of the Core Strategy (2010), saved policy 
DEV37 of the adopted Unitary Development Plan (1998) and CON1 of the Interim 
Planning Guidance (2007). These polices seek to protect the special historic interest 
of listed buildings. 

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

Determination” agenda items. The following policies are relevant to the application: 
   
  
5.2 
 

Spatial Development Strategy for Greater London (London Plan) (2011) (LP) 

  3.1 Ensuring equal life chances for all 
  3.2 Improving health and addressing health inequalities 
  3.3 Increasing housing supply 
  3.4 Optimising housing potential 
  3.5 Quality and design of housing developments 
  3.6 Children and young people’s play and informal recreation 

facilities 
  3.7 Large residential developments 
  3.8 Housing choice 
  3.9 Mixed and balanced communities 
  3.10 Definition of affordable housing 
  3.11 Affordable housing targets 
  3.12 Negotiating affordable housing on individual private and mixed 

use schemes 
  3.13 Affordable housing thresholds 
  5.1 Climate change mitigation 
  5.2 Minimising carbon dioxide emissions 
  5.3 Sustainable design and construction 
  5.5 Decentralised energy network 
  5.7 Renewable energy 
  5.8 Innovative energy technologies 
  5.9 Overheating and cooling 
  5.10 Urban greening 
  5.13 Sustainable drainage 
  5.14 Water quality and wastewater infrastructure 
  5.15 Water use and supplies 
  5.16 Waste self-sufficiency 
  5.17 Waste capacity 
  5.18 

5.21 
Construction, excavation and demolition waste 
Contaminated land 



  6.1 Strategic approach 
  6.3 Assessing effects of development on transport capacity 
  6.4 Enhancing London’s transport connectivity 
  6.5 Funding Crossrail and other strategically important transport 

infrastructure 
  6.7 Better streets and surface transport 
  6.9 Cycling 
  6.10 Walking 
  6.11 Smoothing traffic flow and tackling congestion 
  6.12 Road network capacity 
  6.13 Parking 
  7.1 Building London’s neighbourhoods and communities 
  7.2 An inclusive environment 
  7.3 Designing out crime  
  7.4 Local character 
  7.5 Public realm 
  7.6 Architecture 
  7.7 Location and design of tall and large buildings 
  7.8 Heritage assets and archaeology 
  7.9 Heritage-led regeneration 
  7.13 Safety, security and resilience to emergency 
  7.14 Improving air quality 
  7.15 Reducing noise and enhancing soundscapes 
  7.18 Protecting local open space and addressing deficiency 
  7.19 Biodiversity and access to nature 
  8.2 Planning Obligations 
  8.3 Community Infrastructure Levy 
    
5.3 Core Strategy Development Plan Document (September 2010) (CS) 
  SP02 Urban living for everyone 
  SP03 Creating healthy and liveable neighbourhoods 
  SP04 Creating a green and blue grid 
  SP05 Dealing with waste 
  SP08 Making connected places 
  SP09 Creating attractive and safe streets 
  SP10 Creating distinct and durable places 
  SP11 Working towards a zero-carbon borough 
  SP12 Delivering placemaking and (LAP 5 & 6 – Bow) 
    
    
5.4 Managing Development Document (April 2013) (MDD) 
  DM3 Delivery homes 
  DM4 Housing standards and amenity space 
  DM9 Improving air quality 
  DM10 Delivering open space 
  DM11 Living buildings and biodiversity 
  DM13 Sustainable drainage 
  DM14 Managing waste 
  DM20 Supporting a sustainable transport network 
  DM21 Sustainable transportation of freight 
  DM22 Parking 
  DM23 Streets and the public realm 
  DM24 Place-sensitive design 
  DM25 Amenity 
  DM27 Heritage and the built environment 



  DM29 Achieving a zero carbon borough and addressing climate 
change 

  
5.5 Supplementary Planning Guidance/Documents 
   
  LBTH Planning Obligations Supplementary Planning Document (2012) (PO 

SPD) 
Tredegar Square Conservation Area Appraisal  

  
5.6 Government Planning Policy Guidance/Statements 
 National Planning Policy Framework (2012) (NPPF) 
  
5.7 Community Plan 

The following Community Plan objectives relate to the application: 
  A great place to live 
  A healthy and supportive community 
  A safe and cohesive community  
  A prosperous community  
 
6. CONSULTATION RESPONSE 
  
6.1 The views of the Directorate of Development & Renewal are expressed in the MATERIAL 

PLANNING CONSIDERATIONS section below. 
  
6.2 The following were consulted regarding the application:  
  
 The Twentieth Century Society(Statutory Consultee) 
  
6.3 To date no comments have been received.  
  
 English Heritage (Statutory Consultee) 
  
6.5 
 
 
 
6.6 
 
 

You are hereby authorised to determine the application for listed building consent referred to 
above as you think fit.  In so doing English Heritage would stress that it is not expressing any 
views on the merits of the proposals which are the subject of the application. 
 
On the 13th November 2012, a letter of authorisation was received from the Secretary of 
State confirming that information given has been considered and the secretary of State does 
not require the application to be referred to him. 

  
  
  
 London Fire and Emergency Planning Authority (Statutory Consultee) 

 
6.7 
 
 
 
 
 
6.8 

With regards to the Town & Country Planning, the Fire Authority needs to consider Access 
and Water Supplies, which is covered by Approved Document B (B5, Section 15, 16 & 17) 
and British Standard 9990. The documentation provided has been researched, and no 
information directly related to Fire Service Access & Water Supplies has been provided. As 
such I am unable to make meaningful observations.  
 
Notwithstanding the above statement the documentation provided would indicate that, if 
existing water supplies are maintained; the provision of water supplies for the use by the fire 
service should be adequate. Moreover the plan drawings would indicate that fire service 
access would not be problematic. These specific matters will be further discussed at the 
building control consultation stage. 



 
 Thames Water (Statutory Consultee) 
  
6.9 To date no comments have been received. 
 
 The Society for the Protection of Ancient Buildings (Statutory Consultee) 
  
6.10 To date no comments have been received. 
  
 The Victorian Society (Statutory Consultee)  
  
6.11 
 
 
 
 
6.12 
 
 
 
6.13 
 
 
 
6.14 
 
 
 
6.15 
 
 
 
6.16 
 
 
6.17 
 
 

To date no comments have been received. 
 

The Spitalfields Society 

 
To date no comments have been received. 
 
Tredegar Road Estate Steering Group 
 
To date no comments have been received. 
 
Mile End Old Town Residents Association 
 
To date no comments have been received. 
 
Mile End Residents Association 
 
To date no comments have been received. 
 
Tower Hamlets Primary Care Trust 
 
Financial contribution of £51,864 is required for this development to secure appropriate 
capacity within local healthcare facilities.  
 
(Officer comment: This required financial contribution has been agreed and it is 
recommended that it is secured through a S106 agreement).   
 

 
 
6.18 
 
 
 
6.19 
 
 
 

LBTH Waste Management  
 
The locations of the bin areas are acceptable and within stipulated ‘drag' distance. Ensure 
that there are dropped kerbs in place and the collection point is free of parking spaces and 
any hindrances that may hinder collections.  
 
[Officer Comment: A waste and recycling management plan for residential users would be 
controlled via condition. This would also ensure sufficient capacity and waste storage is 
provided.] 
 

 LBTH Communities Localities and Culture (CLC) 
 
6.20 
 
 
6.21 
 

 
Appendix 1 of the Planning Obligations SPD outlines the Occupancy Rates and Yields for 
new development.  
 
The following is based on a population yield of 78 and the contribution calculations outlined 
in the Planning Obligations SPD (Section 5). 



 
 
 
6.22 
 
 
 
 
 
6.23 
 
 
 
 
 
6.24 
 
 
 
 
 
6.25 

 
Idea Stores, Libraries and Archives: 
 
The Planning Obligations SPD requires a contribution of £126 per resident towards Idea 
Stores, Libraries and Archives. Details of the calculation and justification for this are outlined 
in the Idea Stores, Libraries and Archives section of the SPD (see page 24 - 26). 
 
Leisure Facilities: 
 
Based upon the population yield and using the Sports England Sport Facilities calculator 
referred to in the Planning Obligations SPD. Details of the calculation and justification for this 
are outlined in the Leisure Facilities section of the SPD (see page 27 - 29). 
 
Open Space: 
 
Based upon the population yield the total amount of publicly accessible Open Space required 
on-site is 1,116sqm. Information submitted by the developer indicated that no publicly 
accessible areas are provided within the site boundary (red line boundary). Details of the 
calculation and justification for this are outlined in the Public Realm section of the SPD (see 
page 38 - 39). 
 
[Officer Comment: Please refer to paragraph 8.133 – 8.142of this report for a full discussion 
of S106 contributions.] 

  
 LBTH Education Development Team 
  
6.26 To date no comments have been received.  
  
 LBTH Environmental Health – Contaminated Land 
  
6.27 
 
 
 
 
6.28 
 
 
6.29 

I note from our records that the site and surrounding area have been subjected to former 
industrial uses, which have the potential to contaminate the area. I understand ground works 
and soft landscaping are proposed and therefore a potential pathway for contaminants may 
exist and will need further characterisation to determine associated risks. 
  
Please condition this application to ensure the developer carries out a site investigation to 
investigate and identify potential contamination.   
 
[Officer Comment: An appropriately worded condition would be imposed on any permission] 

 
 
 
6.30 
 
 
6.31 
 
 
6.32 
 
 
6.33 
 
 
 

 
LBTH Housing Development and Private Sector 
 
The application has been revised due to findings of the recent independent viability toolkit 
assessment report. 
 
The application is now providing 35% affordable housing.  This has been robustly tested 
through a viability appraisal. 
 
The tenure split within the affordable 69:31 in favour of rented.  This split fits broadly with the 
Council’s target of 70:30, than the target set by the London Plan of 60:40. 
 
Within the affordable rented units there is a 30% provision of one bed unit against our policy 
target of 30%, 13% of two bed units, against our policy target of 25%, 63% of three bed units 
against our policy target of 30%, There are no four bed units within this tenure type against 
our policy requirement of 15%.  Overall our policy requires 45% of family units, this scheme 



 
 
6.34 
 
 
 
 

is providing 63%. On balance this is deemed acceptable. 
 
Within the intermediate tenure there is a 25% of one bed units against our policy target of 
25%, 50% of two bed units against our policy target of 50% and a provision of 25% three 
beds against our policy requirement of 25%. 
 
 

6.39 
 
 
 
 
 
 
 
 
6.40 
 
 
 
 
 
 
6.41 
 
 
 
 
6.42 
 
 
 
 
 
 
6.43 
 
 
 
 
 
 
6.44 
 
 
 
 
6.45 
 
 
6.46 
 

[Officer Comment: The applicant has confirmed that the rent levels would be in line with the 
parameters set by POD for that area. Following findings of the recent independent viability 
toolkit assessment report, the applicant has agreed to provide 34.8% affordable housing by 
habitable rooms. Once appropriately rounded and given part units cannot be provided this is 
compliant with the 35% set out within policy.] 
 
LBTH Transportation and Highways 
 
Parking 
The subject site is located in an area of excellent public transport accessibility (PTAL 5/6a) 
therefore, as already agreed with the applicant, the development shall be subject to a section 
106 car free agreement for the residential units to promote sustainable modes of 
transportation and prevent future occupiers from applying for on-street parking permit. The 
proposed development is likely to reduce the net impact on highways, especially during the 
morning and afternoon peak. 
 
The applicant has not given details of how disabled people can park accessibly and 
conveniently. Highways require at least one disabled on street space and a s278 
requirement should be in place to provide this.   
 
Cycle Parking 
The London Plan and LBTH policy states that a minimum of 1 cycle space is to be provided 
per 1 or 2 bed residential units and 2 spaces per 3 or more bed unit. This equates to a total 
of 49 cycle spaces (25 standard Sheffield stands) for this development. The applicant will 
need to amend the proposal and provide a specification sheet for the proposed type of stand. 
It should be noted that LBTH’s preferred type is the standard Sheffield stand. The cycle 
stores must be retained and maintained for this purpose alone. 
 
[Officer Comment: The application site is an existing Grade II listed building; the applicant is 
not proposing any car parking within the scheme. It is noted that the surrounding highway 
has exiting residents parking bays which can be utilised for disable visitors.Full details of 
cycle storage facility will be secured via condition. The applicant would be advised via an 
informative of the need to use a Sheffield stand or similar.] 
 
Servicing Arrangements 
The applicant has made provision for on-site servicing with a driveway leading to the 
basement level from the north-west corner of the site, where one of three refuse storage 
area is located. The applicant has not given details of proposed waste collection methods.  
 
Refuse Arrangements 
Comments regarding the suitability of the proposals for the storage and collection of waste 
should be obtained from the Waste Management team. 
 
[Officer Comment: Colleagues in Waste management have not raised an objection to the 
proposed bin storage. Service arrangement will be secured via condition.] 
 

 
6.47 

Conclusions 
In principle Highways have no objections, if planning permission is granted, please include 
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6.50 
 
 
 
 
6.51 
 
 
 
 
6.52 
 
 
 
 
 
 
6.53 
 
 
 
 
 
6.54 
 
 
 
 
6.55 
 
 

the following: 
 

• The Applicant is to enter into a S106 car and permit free agreement. 

• A Servicing Management Plan is to be secured via condition. 

• A Construction Management Plan is to be secured via condition. 

• A condition requiring a S278 agreement should be included.  

• Footway and surrounding highway not be blocked during construction.  

• All construction vehicles to comply with on-street restrictions.  

• 49 cycle spaces (25 standard Sheffield stands) to be provided within the development 
 
[Officer Comment: These matters have been secured via condition where appropriate, as 
detailed above.] 
 
LBTH Energy and efficiency team 
 
The Sustainability and Energy Statement (dated 07/09/2012), follows the Mayor’s energy 
hierarchy as detailed above. The development would make use of energy efficiency and 
passive measures to reduce energy demand (Be Lean).  The integration of a communal 
heating scheme incorporating a Combined Heat and Power (CHP) engine as the lead source 
of hotwater and space heating requirements in accordance with policy 5.6 of the London 
Plan will also reduce energy demand and associated CO2 emissions (Be Clean). 
 
The current proposals for delivering the space heating and hotwater are considered 
acceptable; however an appropriately worded condition should be applied to any permission 
to ensure development is supplied by the CHP (2 x 5.5kWe) following completion and prior to 
occupation. 
 
Whilst the proposed development is not meeting Core Strategy Policy SP11, the Sustainable 
Development Team support the application as the applicant has demonstrated that the 
design has followed the energy hierarchy and sought to integrate renewable energy 
technologies where feasible.   
 
The total anticipated CO2 savings from the development are 35%, through a combination of 
energy efficiency measures, a CHP power system and renewable energy technologies. The 
CO2 savings are in accordance with policy DM29 and therefore are supported by the 
sustainable development team and it is recommended that the strategy is secured by 
condition and delivered in accordance with the submitted Sustainability and Energy 
Statement. 
 
In terms of sustainability, the London Borough of Tower Hamlets requires all refurbishment 
residential schemes to achieve an Excellent Ecohomes rating.  This is to ensure the highest 
levels of sustainable design and construction in accordance with Policy 5.3 of the London 
Plan 2011 and Policy DM29 of the Managing Development Document. 
 
The submitted information commits to achieving an Excellent rating, and a pre-assessment 
demonstrating this level is deliverable has been submitted. It is recommended that 
achievement of the excellent rating is secured through an appropriately worded condition 
with the final certificate submitted to the Council prior to occupation.   
 
[Officer Comment: These matters will be secured via an appropriately worded condition.] 
 
 
 
 



7. LOCAL REPRESENTATION 
  
7.1 A total of 87 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: 5 Objecting: 5 

 
Supporting: 0 
 
General observation: 1 

 No of petitions received: 0  
   
  
7.2 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: 
  
7.3 
 
 
7.4 
 
7.5 
 
 
 
 
7.6 
 
7.7 
 
 
 
 
7.8 
 
7.9 
 
 
 
 
 

Land Use 
§ Loss of educational use – shortage of educational facilities in the borough. 

 
[Officer Comment: This is fully discussed in the Land Use section of this report]. 
 
Density 

§ Overdevelopment would result in to the area being too densely populated 
Increased population in the area is already putting pressure on services and this application 
would worsen the situation.  
 
[Officer Comment: This is fully discussed in the Density section of this report]. 
 
Listed Building 

§ Demolition of part of listed building is not acceptable 
§ The replacement building would not be in keeping with the appearance of the 

buildings and area 
 
[Officer Comment: This is fully discussed in the Listed Building section of this report]. 
 
Highways 

§ Parking problems and increased pressure on parking spaces in the area 
§ Impact on the local church – the congregation use parking spaces in the area on 

Sundays 
§ Increased traffic movements would affect capacity of the road network 
§ Impact on safety of pedestrians in the area especially children 
§ Access to the site will put a stress on the residents  

  
7.10 
 
7.11 
 
 
 
 
7.12 
 
7.13 

[Officer Comment: This is fully discussed in the Highways section of this report]. 
 
Amenity 

§ Overlooking to residents of College Terrace 
§ Impact of new residents living next to existing Church which has lively services on 

Sundays. 
 

[Officer Comment: This is fully discussed in the Amenity section of this report]. 
 

Other 
§ Heritage Statement is factually incorrect and does not list the nearest Locally Listed 



Buildings correctly.  
 

7.14 [Officer Comment: These concerns are noted. Officers consider that sufficient information 
has been submitted to allow an assessment of the application.] 

 
8. 

 
MATERIAL PLANNING CONSIDERATIONS 

  
8.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The main planning issues raised by the application that the committee must consider are: 
 
1. Land Use 
2. Housing 
3. Listed Building works  
4. Conservation and Design 
5. Amenity 
6. Highways 
7. Energy & Sustainability  
8. Contamination 
9. Section 106 Agreement 
10. Localism Act (amendment to S70(2) of the TCPA 1990)  
11. Human Rights Considerations 
12. Equality Act Considerations 

 Land Use 
 
 
 
8.2 
 
 
 
8.3 
 
 
 
 
8.4 
 
 
 
 
 
 
 
 
 
 
 
 
8.5 
 
 
 
8.6 
 

 
Loss of Educational facility  
 
Policy 3.18 of the London Plan (LP) and SP10 of the Core Strategy (CS) seek to ensure 
that development proposals enhance education and skills and increase provision of both 
primary and secondary education facilities within the borough. 
 
Policy DM18 of the MDD provides detailed guidance in respect of the change of use from 
education. The policy states that the redevelopment of an existing school is supported 
where there is adequate re-provision on site or in accordance with any site allocation, 
unless it can be demonstrated that there is no need to retain the school. 
 
The buildings are currently occupied by Central Foundation Girls School and this is the 
location of the sixth form campus. The redevelopment of the main campus of Central 
Foundation Girls School at Harley Grove and 41-47 Bow Road has been subject to 
separate applications for full planning permission, listed building consent and conservation 
area consent. The redevelopment of these buildings including, some demolition works, 
extension of existing buildings and new buildings was granted consent by the Council on 16 
March 2011. The intention is to move the sixth form campus from College Terrace to a new 
building at 41-47 Bow Road next to Harley Grove. As such, the loss of the educational 
facility would be acceptable in this instance given it is being re-provided at the main 
campus.  
 
Acceptability of Housing 
 
Delivering housing is a key priority both nationally and locally and this is acknowledged 
within the NPPF, Strategic Objectives 7, 8 and 9 of the CS and policy 3.1 of the LP which 
gives Boroughs targets for increasing the number of housing units. 
 
Strategic policy SP02 of the CS sets Tower Hamlets a target to deliver 43,275 new homes 
(2,885 a year) from 2010 to 2025. The policy also sets out where this new housing will be 



 
 
 
 

delivered and identifies the Bow area as having potential for high growth. 
Taking this into account, and given the surrounding area is predominantly residential in 
character, it is considered that this development would be an acceptable use of previously 
developed land and would be in accordance with the above planning policies.  

  
8.7 The site does not have an allocation within the MDD.  The site currently provides 3280.6 

square metres of education floor space (Use Class D1).  The application proposes the 
redevelopment of the site to provide a high quality residential scheme with a range of unit 
sizes including some family housing. 

 
8.8 

 
Given, the area is predominantly residential in nature it is considered that this would be a 
suitable location for a residential development subject to the ability to convert the listed 
building. 

  
 Density 

 
8.9 The NPPF stresses the importance of making the most efficient use of land and maximising 

the amount of housing.  This guidance is echoed in the requirements of policies 3.4 of the 
LP and strategic objective SO7 and strategic policy SP02 of the CS which seek to ensure 
new housing developments optimise the use of land by associating the distribution and 
density levels of housing to public transport accessibility levels and the wider accessibility 
of that location. Table 3.2 of policy 3.4 of the LP provides guidelines on density taking 
account of accessibility and setting.  
 

8.10 The site has an excellent/very good Public Transport Accessibility Level (PTAL) (6a/5). For 
urban sites with a PTAL range of between 4 and 6, table 3.2 of the LP, suggests a density 
of between 400- 700 habitable rooms per hectare. The proposed density would be 312 
habitable rooms per hectare (net site area), which is within the suggested density range, 
albeit below the scale.  

  
8.11 
 
 
 

In accessing this application against the criteria contained within policy SP02 of the CS it is 
considered that the density range at 312 habitable rooms per hectare would be appropriate 
for the setting of the site. It is noted that in numerical terms the proposed density indicates 
an under-development of the site; however, because of the constraints of the heritage 
assets (listed building and conservation area) it is not considered that the site could support 
a denser development.  As such, it is considered that the proposal maximises the intensity 
of use on the site and is supported by national, regional and local planning policy, and 
complies with Policy 3.4 the LP and Policy SP02 of the CS which seek to ensure the use of 
land is appropriately optimised in order to create sustainable places. 
 

8.12 Some local residents have raised concerns about the impact of any new development 
coming forward on the application site. However, it should be noted that the impact of the 
development has been carefully considered to limit any adverse impacts through the use of 
conditions and through the provision of financial contributions to be used to deliver 
infrastructure in the surrounding area. To conclude, the density of development is 
considered acceptable in this location.  
 

 Housing 
 

8.13 Policy 3.3 of the LP seeks to increase London's supply of housing, requiring Boroughs to 
exceed housing targets, and for new developments to offer a range of housing choices, in 
terms of the mix of housing sizes and types and provide better quality accommodation for 
Londoners.   
 

8.14 Policy SP02 of the CS seeks to deliver 43,275 new homes (equating to 2,885 per year) 



from 2010 to 2025 in line with the housing targets set out in the London Plan.  
 

8.15 The application proposes 36 new residential units (Use Class C3) within the site.  
 
 

 Affordable Housing: 
 

8.16 Policies 3.10, 3.11 and 3.12 of the LP define Affordable Housing and seek the maximum 
reasonable amount of affordable housing taking into account site specific circumstances 
and the need to have regard to financial viability assessments, public subsidy and potential 
for phased re-appraisals.  
 

8.17 Policy SP02 of CS seeks to maximise all opportunities for affordable housing on each site, 
in order to achieve a 50% affordable housing target across the Borough, with a minimum of 
35% affordable housing provision being sought.   
 

8.18 As detailed in table 1 below, the proposal provides 35% affordable housing provision by 
habitable room, or 12 units. 
 

8.19 Table 1: Affordable Housing Provision 
  

Affordable Housing 

Affordable 
Rent 

Intermediate 

Market Housing Total   
Unit 
Type 

Unit Hab. 
Rm. 

Unit Hab. 
Rm. 

Unit Hab. 
Rm. 

Unit Hab. 
Rm. 

1 bed 
flat 

2 4 1 2 7 14 10 20 

2 bed 
flat 

1 3 2 6 10 30 13 39 

3 bed 
flat 

5 20 1 4 6 24 12 48 

4 bed 
house 

0 0 0 0 1 5 1 5 

Total  8 27 4 12 24 73 36 112  
  
8.20 The application was initially submitted with a proposed provision of 24% affordable housing 

by habitable room which equated to 9 units. This was supported by a viability appraisal 
which sought to demonstrate that the provision of a policy compliant level of affordable 
housing (35%) and financial contributions in line with the S106 SPD would not be viable.  
 

8.21 The submitted viability appraisal was independently assessed on behalf of the Council who 
advised that the development could support a higher level of affordable housing. The main 
area of disagreement related to the benchmark value for the land. 
 

8.22 
 
 
 
 
 
8.23 

Following detailed negotiations and sensitivity testing of different options it was established 
that the scheme could provide 35% affordable housing by habitable room and financial 
contributions of £418,982.54 (the detail of which is discussed in full later in this report). This 
is the maximum reasonable amount of affordable housing and planning contributions whilst 
ensuring the scheme can be delivered and is viable.   
 
Further to the findings the independent assessment the application has been revised to 
provide 34.8% affordable housing by habitable room. Appropriately rounded this accords 
with the policy requirement of 35% affordable housing. It is considered that on balance, the 



provision of 35% affordable housing by habitable room is considered acceptable and 
accords with policy.  
 

 Housing Tenure: 
 

8.24 With regard to the tenure of housing, the application proposes a mix of affordable rent 
(POD levels) and intermediate rent.  
 

8.25 
 
 
 
 
8.26 

Affordable rented housing is defined as: Rented housing let by registered providers of 
social housing to households who are eligible for social rented housing. Affordable Rent is 
not subject to the national rent regime but is subject to other rent controls that require a rent 
of no more than 80% of the local market rent. 
 
Social target rent is defined as rented housing owned and managed by local authorities, 
registered provider (RP) or and Approved Affordable Housing Provider (AAHP) for which 
guided target rent are determined through the national rent regime. 
 

8.27 Intermediate affordable housing is defined as: Housing at prices and rents above those of 
social rent, but below market price or rents, and which meet the criteria set out above. 
These can include shared equity products (e.g. Home Buy), other low cost homes for sale 
and intermediate rent but does not include affordable rented housing. 
 

8.28 In respect of policy DM3 of the MDD, it is considered that in this instance the provision of 
affordable rent product is justified in light of the viability issues discussed above. As part of 
the independent review of the applicant’s viability toolkit, options to provide the units as 
social rented accommodation were fully investigated; it was concluded the larger family 
affordable units could be delivered at social target rents. It is noted that the Council’s 
Housing team are supportive of the provision of affordable housing. 
 

8.29 The affordable element is split 69:31 in favor of affordable rented, this is in line with the 
Council’s policy target of 70:30, as set out in the strategic policy SP02 of the CS. 
 

8.30 The scheme proposes to deliver the Affordable Rents, with rent levels in line with research 
POD undertook for the Council to ensure affordability. The LBTH Housing team supports 
this approach. The three bedroom units are to be provided at social rent levels. 
 

8.31 Table 2: Affordable Rent Levels (POD) for E3 and social target rent levels 
  

 1 bed (pw) 
 

2 bed (pw)  

Proposed 
development POD 
levels/E3 POD rent 
levels inclusive of 
service charges 

£169.85  £198.32  

 

 3 bed (pw) 
 

Proposed 
development social 
target rent levels 
plus service charges 

£147.70 

 
  
  



Housing Mix: 
 

8.32 Pursuant to Policy 3.8 of the London Plan, new residential development should offer 
genuine housing choice, in particular a range of housing size and type. 
 

8.33 Strategic policy SP02 of the CS also seeks to secure a mixture of small and large housing, 
requiring an overall target of 30% of all new housing to be of a size suitable for families 
(three-bed plus), including 45% of new affordable homes to be for families. 
 

8.34 Policy DM3 (part 7) of the MDD requires a balance of housing types including family 
homes. Specific guidance is provided on particular housing types and is based on the 
Councils most up to date Strategic Housing Market Assessment (2009). Table three shows 
the proposed housing and tenure mix. 
 

8.35 Table 3: Housing Mix 
  

Affordable Housing Private Housing 

 

Affordable Rent Intermediate Market Sale 

Unit 
size 

Total 
Units 

Unit % 
LBTH 
target
% 

Unit % 
LBTH 
target
% 

Unit % 
LBTH 
target
% 

1bed 10 2 25% 30% 1 25% 25% 7 29% 50% 

2bed 13 1 12.5% 25% 2 50% 50% 10 42% 30% 

3bed 12 5 62.5% 30% 1 25% 6 25% 

4bed 1 0 0  1 4% 

5bed 0 0 

0% 15% 

0  

25% 

0  

20% 

Total 36 8 100% 100 4 100% 100 24 100% 100 
 

  
8.36 Though there is an under provision of one beds within the affordable rented tenure, this is 

considered acceptable as it would lead to an above target provision of much needed family 
accommodation, providing a 62.5% provision against a 45% target, including 3 bed flats. 
 

8.37 The intermediate tenure provides policy compliant housing mix.  
 

8.38 Within the market tenure there is an under provision of one beds which is offset by an over 
provision of two beds and much needed family housing.  
 

8.39 With regard to the housing mix, on balance given that the proportion of family housing 
within the affordable rented tenures exceeds targets and within the intermediate and private  
tenure is broadly policy compliant, officers consider the housing mix acceptable. 
 

8.40 On balance, it is considered that the proposal would provide an acceptable mix of housing 
and contributes towards delivering mixed and balanced communities across the wider area.  



Furthermore, the provision of 35% on site affordable housing is welcomed.  Therefore, it is 
considered that the application provides an acceptable mix in compliance with Policy 3.8 of 
the London Plan (2011), Policy SP02 of the CS and Policy DM3 of the MDD which seek to 
ensure developments provide an appropriate housing mix to meet the needs of the 
borough. 
 

 Housing Layout and Amenity Space Provision: 
 

 Housing Layout and Private Amenity Space: 
 

8.41 London Plan policy 3.5 seeks quality in new housing provision.  London Plan policy 3.5, the 
London Housing SPG and MDD policy DM4 requires new development to make adequate 
provision of internal residential space.  
 

8.42 Policy DM4 also sets out standards for new housing developments with relation to private 
amenity space. These standards are in line with the London Housing SPG, recommending 
that a minimum of 5 sq. m of private outdoor space is provided for 1-2 person dwellings and 
an extra 1 sq. m is provided for each additional occupant. 
 

8.43 
 
 
 
 
 
 
 
8.44 
 
 
 
 
 
 
 
 
8.45 
 
 
 
 
 
8.46 

The proposed development with the exception of one 1 bedroom unit is designed to the 
London Housing SPG standards. The one bedroom unit (F.02) falls short by 2sq metres 
however, because of the constraints of the proposal within the setting of designated 
heritage assets (listed building and conservation area) the unit size is considered 
acceptable in this instance.  
 
Private Amenity Space: 
 
Given, the constraints of the listed building where intervention would be undesirable it 
would not be possible to provide private amenity space for the units. As such, the 
introduction of balconies and new door openings for the most part would affect the historic 
fabric of the listed building and would not be acceptable. Given, the level of communal 
amenity space provision and the fact this is a listed building in this instance non-compliance 
with private amenity space standards is considered acceptable.  
 
Communal Amenity Space: 
 
For all developments of 10 units or more, 50sqm of communal amenity space (plus an 
extra 1sqm for every additional 1 unit thereafter) should be provided. There would be a 
requirement for 76 square meters of communal amenity space. Overall, the development 
would include the provision of large useable communal amenity space which approximately 
measures 1132 square metres.  
 
It is considered that quantity of the proposed amenity space would be acceptable. It is 
recommended that if planning permission were granted that full details of landscaping be 
controlled via condition. 
 

 Child Play Space: 
  
8.47 Policy 3.6 of the LP, strategic policy SP02 of the CS and policy DM4 of the MDD seeks to 

protect existing child play space and requires the provision of new appropriate play space 
within new residential development.  Policy DM4 specifically advises that applicants apply 
LBTH child yields and the guidance set out in the Mayor of London’s SPG on ‘Shaping 
Neighbourhoods: Play and Informal Recreation’ (which sets a benchmark of 10 sq.m of 
useable child play space per child). 
 



8.48 Using the Tower Hamlets SPG child yield calculations, the overall development is 
anticipated to yield 9 children and accordingly the development should provide a minimum 
of 90sq metres of play space in accordance with the LP and MDD’s standard of 10sq 
metres per child.  The application proposes 125sq metres of child play space. The 
proposed provision of play space for the scheme is in excess of the required standard as 
such the proposed play space is considered acceptable. 

  
 Wheelchair Housing and Lifetime Homes Standards: 

 
8.49 Policy 3.8 of the LP and strategic policy SP02 of the CS require that all new housing is built 

to Lifetime Homes Standards and that 10% is designed to be wheelchair accessible or 
easily adaptable for residents who are wheelchair users. 
 

8.50 Across the development, 4 residential units are proposed to be provided as wheelchair 
accessible which represents 11% of all units and accords with Council policy. The units are 
to be distributed across the intermediate, affordable and private rent tenures which is 
supported by LBTH housing. The level of provision exceeds policy standards and is 
considered acceptable. If planning permission is granted a condition would be attached to 
ensure that the 4 wheelchair accessible units are delivered within the scheme. 
 

 Impact on Designated Heritage Asset 
 

 Policy Context: 
 

8.51 When determining listed building consent applications, section 16 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990, requires that the local planning authority shall 
have special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses.  
 

8.52 With regards to applications within conservation areas, Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 requires that special attention shall be paid to 
the desirability of preserving or enhancing the character or appearance of that area.   
 

8.53 Section 12 of the NPPF provides specific guidance on ‘Conserving and Enhancing the 
Historic Environment’.  Para. 131 specifically requires that in determining planning 
applications, local planning authorities should take account of: 
 

• “desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation,  

• the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic viability; and 

• the desirability of new development making a positive contribution to local character 
and distinctiveness.” 

 
8.54 Guidance at paragraph 132 states that any consideration of the harm or loss requires clear 

and convincing justification as well as an assessment of the impact of the proposal on the 
significance of the designated heritage asset and establish if it would lead to substantial 
harm or loss (advice at paragraph 133) or less than substantial harm (advice at paragraph 
134).  

  
8.55 Parts 1-3 of strategic policy SP10 of the CS provide guidance regarding the historic 

environment and states at part 2 of the policy that the borough will protect and enhance 
heritage assets and their setting. Policy requires that proposals protect or enhance the 
boroughs heritage assets, their setting and their significance.  



 
8.56 
 
 
 
 
 
 

Policy DM27 part 2 of the MDD applies when assessing the proposed alterations to the 
Grade II Listed building. The policy provides criteria for the assessment of applications 
which affect heritage assets. Firstly, applications should seek to ensure they do not result in 
an adverse impact on the character, fabric or identity of the heritage asset or its setting. 
Part (c) also applies given it seeks to enhance or better reveals the significance of the 
asset or its setting.  
 

 
 
8.57 
 
 
 
 
 
 
 
8.58 
 
 
 
8.59 
 
 
 
 
8.60 
 
 
 
8.61 
 
 
 
 
8.62 
 
 
 
8.63 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Designated Grade II Listed Building: 
 
This Grade II listed school is an attractive Edwardian building of special architectural and 
historic interest. Designed by Figgis and Munby and dating from 1909 it is in “renaissance” 
style, and wraps around a central courtyard (the site of the earlier school buildings) with a 
semi-circular arcade of pillars to the Morgan Street elevation.  The building is made up of 
redbrick with Portland stone dressings, the main block (Building A) being topped with a 
hipped roof with central cupola and flanked with two shorter square flanking towers also 
with cupolas.  
 
The building is significant for its special architectural and historic value, and for its artistic 
and aesthetic value.  It has evidential interest in terms of changing views of education and 
is of communal value.   
 
Not only is it significant in its own right, but it is a substantial and dramatic composition, 
which contributes positively and significantly to the wider Tredegar Square Conservation 
Area, and forms part of the setting of the adjacent Holy Trinity Church, (Ecclesiastical 
Grade C Statutory Listed Building). 
 
The buildings form a rectangular shape with the buildings forming a continuous ‘U’ shape 
around the central courtyard, enclosed by east and west wings and classrooms 
surrounding a double-height hall at the northern end. 
 
The buildings form a continuous edge to three boundaries (north, east and west), with 
setbacks of up to 4m. At the south boundary, the open end of the U-shape, the buildings 
are setback approximately 8m from the boundary, behind a decorative curved, stone 
colonnade.  
 
The ‘U’ shape configuration is reasonably homogenous in terms of style and materiality, but 
is clearly made up of a number of distinct buildings. All these buildings are of 2 or 3 stories 
high. 
 
The buildings have been given letter designations and are referred to as ‘Building A’, 
‘Building B’,  ‘Building C’,  ‘Building D’,  ‘Building E’ and  ‘Building F’. The diagram below 
shows the location of each building. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
8.64 
 
 
 
8.65 
 
 
8.66 
 
 
 
8.67 
 
 
 
8.68 
 
 

 
Internally the school retains a number of important and distinctive spaces and some 
interesting features and joinery.  The most significant of these are the main hall (Building 
A), the gymnasium space (Building B) and the vaulted dining room (Building C). 
 
The main hall itself is a double height space with a panelled gallery supported upon 
decorative corbels.  It is lit by high level Diocletian windows.   
 
The dining hall within the eastern wing has panelled walls and a barrel vaulted double 
height space and contrasts with the unusual gym hall adjacent, which is open to the roof 
and is lit by small high level windows and dormer windows.  
 
Setting aside these architecturally detailed spaces and the staircases in either wing, the 
majority of the class rooms are relatively modest in character with the interest being 
contained within the space itself, flooring, joinery and fenestration details.  
 
The current proposals are for the conversion of the educational facility to residential use, 
and involve the demolition of a later section of the school buildings in the western wing 
(‘Building E’). 
 

 Principle of alterations to Grade II Listed Building – Listed Building Application: 
 
8.69 
 
 
 
8.70 
 
 
 
 
 
 
 
8.71 
 
 
 
 
8.72 

 
Fundamentally, the layout of the proposed scheme is based around the layout of the 
existing buildings. The proposal reinforces the existing layout whilst adopting a new 
residential use. 
 
The scheme proposes the re-use of the existing school room layouts to house the new 
residential units. In principle, a basic classroom will form one flat, with the larger common 
rooms subdivided to form individual flats. The existing rooms generally have generous 
proportions internally, with particularly high ceilings, and these internal volumes of rooms 
are maintained within the new scheme. Mezzanine levels will be created in ‘Building B’ and 
‘Building C’ in order to utilise the ceiling heights. The mezzanine floor in ‘Building C’ will 
consist of pod like structure reducing impact on existing wall, window and ceiling features. 
 
Existing entrances and circulation, including original staircases, will be retained, and the 
flats are planned around them. The courtyard would form an integral part of the 
development, with the retention of the existing doors which open out onto it, and this in turn 
will give the courtyard a defined, active use. 
 
The existing school entrance, into ‘Building A’ from College Terrace, will be retained as the 
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main entrance to the building. The hall will also be retained in its essence as a triple height, 
top-lit space, and will form part of the entry sequence and an amenity space for residents of 
‘Building A’. 
 
Refurbishment works are proposed throughout the site with the only proposed demolition 
being ofthe 1970’s section of ‘Building E’.  
 
The following works are proposed within each building:  
 
‘Building A’ Main Hall 

 

• Retention of the existing layout and area, as well as the existing entrance and stairs 
for circulation. 

• Central hall retained as existing with double height space.  

• Hall will form residents’ amenity space, and provides access to each flat. 

• Each classroom is converted in to one flat, so that the volume and proportions of 
the existing rooms are maintained. In total 14 flats will be created within the existing 
class rooms. 

 
The previous glazed division of the main hall and the stairs located in the space have been 
removed in the revised proposal. The hall will now be used as a single area, in the way it is 
at present. 
 
‘Building B’ Gym Space 
 

• Retentionof existing internal area to produce double aspect flats, existing large gym 
area split into flats with double height and exposed trusses retained. 

• Mezzanine floor created  

• Existing vertical circulation retained and reused. 

• In total 5 flats will be created, the ground floor flats will have individual entrances 
from the courtyard. 

• Creation of rooflights to the east and courtyard elevation 

• New circular windows to the east and courtyard elevation 
 
The proposal ‘Building B’ has been revised to remain largely as a single space, though 
divided so as to form two flats by means of a wall that sits centrally betweentwo window 
openings. The existing additional level at the northern end will be retained and adapted for 
residential use.  
 
A matching mezzanine level will be provided within the southern flat, but will occupy no 
more than a third of the space, leaving the large majority of the southern flat as a single 
area beneath the roof. 
 
‘Building C’ vaulted panelled dining room 
 

• Retentionof existing internal area to produce double-fronted flats,  

• First floor flats will have a mezzanine pod level to take advantage of high, vaulted 
ceilings and panelling detail to walls. 

• In total 4 flats will be created over three floors 

• Ground floor flats will have individual entrances from courtyard  

• Existing staircases will be retained, providing access to first floor flats 
 
The proposal for ‘Building C’ has been revised so as to create one unit at ground floor and 
in the double height barrel-vaulted former dining hall above. The mezzanine level in the 
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double height hall will be set back from the external walls and the tall windows, and in 
addition, the mezzanine level will also be set away from the northern wall of the space so 
as to sit centrally in the space, fully detached from the surrounding walls.  
 
At the first floor level no partitions touch the external walls. At ground floor, partitions 
extend to the existing walls, but will not interfere with window openings. 
 
‘Building D’ 
 

• Retentionof existing internal area to produce duplex flats, with first floor flats having 
a double height ceiling. 

• Flats will have individual entrances from courtyard 
 
‘Building E’ 1930’s and 1970’s infill 
 
The revised proposal retains the 1930’s infill building but includes the demolition of 
the1970’s section of the infill. It is noted that the 1930’s infill section of the building is part of 
the buildings history and whilst obviously a later addition it has attempted to take account of 
the neoclassical detailing of the school, and is intended to sit comfortably within its context.  
The revised proposal to retain the 1930’s infill section is welcomed.  
 
The 1970’s section of the infill will be replaced with a new insertion that matches the height 
of the retained 1930’s phase furthermore; it would be in keeping with the parapet line of 
‘Building F’. This section will be rebuilt in brick and will consist of two bays with a central 
door opening onto the courtyard.  Windows are proposed at ground, first and second floor 
level and are positioned to overlook the courtyard and church grounds, to maximise views 
and passive surveillance. 
 
Building F 
 

• Retention of existing internal area to produce flats at ground and first floor, with all 
flats accessed from existing staircase. 

 
The application was accompanied with a summary of schedule of works however; the 
information provided did not include sufficient detail. As such further details will be required 
to ensure that the works protect the special architectural and historic character of the Grade 
II listed building; this will be secured via condition. 

  
 
 

Principle of demolition of 1970’s infill section of ‘Building E' – Conservation Area Consent: 
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The proposal includes the demolition of one section of ‘Building E'. The 1930’s section will 
be retained and converted to flats off existing access. 1970’s section will be demolished 
and replaced with sympathetic new build integrated into 1930’s retained section.  
 

8.89 
 
 
 
 
 

It is noted that the demolition of ‘Building E' was not accepted in the previous scheme,  
However, given that the scheme has been revised to retain the 1930’s section which is of 
significant merit in comparison to the 1970’s, the Design and Conservation Officer has not 
objected to the loss of the 1970’s section. In principle the demolition of 1970’s infill section 
of ‘Building E' is acceptable. 
 

8.90 
 
 
 

It is considered that the loss of the 1970’s section of the infill building would not result in 
substantial harm to the special architectural interest of the Grade II listed building and 
conservation area given the lack of significance of the building by merit of the lack of 
architectural quality and current state of repair. The proposed demolition would accord with 
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policy given officers are supporting the redevelopment proposals.  
 
Conclusion: 
 
Planning Officers in conjunction with the Conservation Design Officer have reviewed the 
revised proposed scheme which has been the subject of extensive negotiation and is now 
considered acceptable in principle.  However, further details will be required to ensure that 
the work protects the special architectural and historic character of the building which will 
be secured through conditions.   
 
As such, subject to conditions to ensure high quality materials and finishes, the proposal 
would preserve the character and appearance of the Grade II Listed Building and the 
Tredegar Square Lane Conservation Area, in accordance with Policy SP10 of the Council’s 
adopted Core Strategy (2010), Policies DM24 and DM27 of the Managing Development 
Document (April 2013) and government guidance set out in Section 12 of the National 
Planning Policy Framework (2012). These policies and government guidance seek to 
ensure that development is well designed and that it preserves or enhances the character 
and appearance of the Borough’s Conservation Areas. 

  
Design 
 

 Policy Context 
 

8.93 
 
 
 
 
 

Chapter 7 of the LP places an emphasis on robust design in new development. Policy 7.4 
specifically seeks high quality urban design having regard to the pattern and grain of the 
existing spaces and streets. Policy 7.6 seeks highest architectural quality, enhanced public 
realm, materials that complement the local character, quality adaptable space and 
optimisation of the potential of the site.   
 

8.94 
 
 
 

Policy SP10 of the CS and DM24 of the MDD, seek to ensure that buildings and 
neighbourhoods promote good design principles to create buildings, spaces and places 
that are high-quality, sustainable, accessible, attractive, durable and well-integrated with 
their surrounds.  
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Proposal and Assessment: 
 
The proposal includes part demolition of ‘Building E’ (1970’s section) and it’s replacement 
with a modern three storey building which would be located on the western wing of the 
development.  
 
Building E: 
 
The proposed ‘Building E’ would be a modern brick infill building which would essentially be 
a three storey building and will match the height of the retained 1930’s infill section 
furthermore; it would be in keeping with the parapet line of ‘Building F’. This section will be 
rebuilt in brick and will consist of two bays with a central door opening onto the courtyard.  
Windows are proposed at ground, first and second floor level and are positioned to 
overlook the courtyard and church grounds, to maximise views and passive surveillance. 
 
In conclusion it is considered that the proposed modern ‘Building E’ is acceptable in respect 
of design, bulk, and scale and massing and would preserve and enhance the Tredegar 
Square Conservation Area and would not affect the setting of the group of Grade II listed 
buildings. 
 
Proposed roof lights and circular windows to ‘Building B’ 



 
8.98 
 
 
 
 
8.99 
 
 
 
 
 
8.100 
 
 
 
 
 
 
8.101 
 
 
 
 
 

 
It is proposed to add roof lights to the east and courtyard elevation of ‘Building B’. The roof 
has existing dormer style windows and the new roof lights will provide much needed light to 
the new residential flats. The proposed circular windows will be created within the existing 
circular stone features. 
 
Further details and material will be secured via condition to ensure that the conservation 
rooflights are set flush with the plain of the roof and the new circular windows match the 
existing in design and material.  
 
Cycle Parking and Refuse Stores: 
 
It is considered that insufficient information has been provided to assess the impact of the 
proposed cycle store and refuse store in design terms. However, this matter would be 
controlled via condition to ensure high quality materials which respect the Grade II listed 
building and conservation area setting are used. 
 
Conclusion: 
 
Officers consider that the part demolition of ‘Building E’ and the infill modern building 
successfully addresses the important setting of the Grade II Listed Building.  It is 
considered that subject to conditions the modern additions would be acceptable in respect 
of design, bulk, scale and massing; they will preserve or enhance the character and 
appearance of the Tredegar Square Conservation area and would not adversely affect the 
setting of the listed building. 

  
8.102 Officers have carefully considered the proposed development taking account of previous 

decisions and considered that the design, bulk, scale and massing are acceptable and in 
keeping with the scale of development within the surrounding area. The development would 
protect the setting of the listed building and would preserve the character and appearance 
of the conservation area.  

  
 Amenity 
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Part 4a and b of policy SP10 of the CS and policy DM25 of the MDD seek to protect the 
residential amenity of the residents of the borough. These polices seek to ensure that 
existing residents adjacent to the site are not detrimentally affected by loss of privacy or 
overlooking of adjoining habitable rooms or have a material deterioration of daylight and 
sunlight conditions. 
 
Daylight, Sunlight and Overshadowing: 
 
The proposed new building elements include a part new infill ‘Building E’ which replaces an 
existing building.  
 
As no addition bulk or height is being proposed it is not considered that the addition would 
have an adverse impact on the residents of College Terrace or Lichfield Road. The 
minimum separation distance between the listed building and 2 College Terrace is 
approximately 17.8 meters. As such, given the new development is in keeping with the 
existing street lines and given the separation distance, it is not considered that there would 
be an adverse impact on the daylight or sunlight levels of adjacent residents or an increase 
in overshadowing.  
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Privacy and Overlooking: 
 
Local residents are concerned about a loss of privacy and an increase in overlooking 
between their properties and the new residential development. It is noted that the building 
follows existing street patterns within the conservation area. As such, it is not considered 
that the proposal would result in an unacceptable loss of privacy or increase in overlooking 
in this urban location.   
 
Future residents: 
 
It is evident from the submitted drawings that at ground floor level there is potential for 
conflict between communal and private defensible spaces. It is important that defensible 
space is clearly defined for the ground floor residential properties. This will ensure that an 
acceptable level of privacy is maintained for these residents and there is no undue 
overlooking. It is considered that this would need to form an essential part of the proposed 
landscaping plan which will be secured via condition.  
 
Conclusion: 
 
It is considered that the proposal would not have an adverse impact on the amenity of 
surrounding residents. As such the proposal is in accordance with strategic policy SP10 of 
the Core Strategy (2010) and policy DM25 of the Managing Development Document (April 
2013) which seek to protect residential amenity. 

  
8.109 To conclude, the proposed development would not give rise to any unduly detrimental 

impacts in terms of privacy, overlooking, outlook, sense of enclosure, sunlight and daylight, 
and noise upon the surrounding residents. Also, the scheme proposes appropriate 
mitigation measures to ensure a satisfactory level of residential amenity for the future 
occupiers which accords with policy.  
 

 Transport, Connectivity and Accessibility 
 

8.110 The NPPF and Policy 6.1 of the London Plan 2011 seek to promote sustainable modes of 
transport and accessibility, and reduce the need to travel by car. Policy 6.3 also requires 
transport demand generated by new development to be within the relative capacity of the 
existing highway network.  
 

8.111 CS Policy SP08 & SP09 and Policy DM20 of the MDD together seek to deliver an 
accessible, efficient and sustainable transport network, ensuring new development has no 
adverse impact on safety and road network capacity, requires the assessment of traffic 
generation impacts and also seeks to prioritise and encourage improvements to the 
pedestrian environment. 
 

8.112 The site has an excellent/very good public transport accessibility level (PTAL 6a/5) (1 being 
poor and 6 being excellent). The Borough Highway Officer is in support of the application 
as set out within section six of this report.  
 

 Car Parking: 
 

8.113 Policies 6.13 of the London Plan, strategic policy SP09 of the CS and policy DM22 of the 
MDD seek to encourage sustainable non-car modes of transport and to limit car use by 
restricting car parking provision. 
 

8.114 The most up to date parking standards are found within Appendix 2 of the MDD. Parking 
standards are based on the PTAL of a given site. This application has proposed no onsite 



car parking. It is recommended that the development would be secured as permit free to 
prevent future residents from securing parking permits for the local area. This would be 
secured via the s106 agreement. 
 

 Provision for Cyclists: 
 

8.115 
 

In accordance with cycle parking requirements, 44 cycle parking spaces have been 
provided within the courtyard. Highways Officer has advised that 49 cycle spaces (25 
standard Sheffield stands) will need to be provided within the development. This will be 
secured via condition. The proposal therefore complies with London Plan policy 6.13. 

 Other: 
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Local residents are concerned about the impact of the proposed development on the 
surrounding highways network in respect of capacity and safety. The impact of the 
construction phase would be controlled via a Construction Management Plan (CMP) which 
would be secured via condition. Given, the development would be secured as car free the 
impact on the surrounding car parking provision would not be affected as future residents 
would not be able to apply for on-street car parking permits.  
 
Subject to the development being secured as permit free and conditions securing cycle 
parking and s278 works that the proposed development would not have an adverse impact 
on the surrounding highway network. Additionally, it is not considered that the proposed 36 
new units would result in an unduly detrimental impact upon local public transport 
infrastructure.  
 

8.118 To conclude, the proposed development is considered acceptable with regard to highway’s 
impacts and accords with policy.  
 

 Energy & Sustainability 
 

8.119 At a National level, the NPPF encourage developments to incorporate renewable energy 
and to promote energy efficiency. 
 

8.120 The London Plan sets out the Mayor of London’s energy hierarchy which is to: 
 

o Use Less Energy (Be Lean); 
o Supply Energy Efficiently (Be Clean); and 
o Use Renewable Energy (Be Green) 

 
8.121 The London Plan 2011 also includes the target to achieve a minimum 25% reduction in 

CO2 emissions above the Building Regulations 2010 through the cumulative steps of the 
Energy Hierarchy (Policy 5.2). 
 

8.122 The applicant has demonstrated that the total anticipated CO2 savings from the 
development are 35%, through a combination of energy efficiency measures, a CHP power 
system and renewable energy technologies. The CO2 savings are in accordance with 
policy DM29.  The strategy will be secured by condition to be delivered in accordance with 
the submitted Sustainability and Energy Statement. 

  
8.123 
 
 
 
 

Therefore, the CO2 savings proposed for this development are considered acceptable. The 
applicant has proposed to achieve an Excellent Ecohomes rating which is also supported 
by Sustainable Development Team. The energy strategy (including the additional 
information) and Ecohomes rating would be secured through appropriate conditions. 
 



8.124 Environmental sustainability matters, including energy, are acceptable and accord with 
policies 5.2 and 5.7 of the London Plan (2011) and policy DM29 of the Managing 
Development Document (2013), which seek to promote sustainable development practices. 

  
 Contamination 

 
8.125 The NPPF and policy DM30 of the MDD provide guidance with regard to the assessment of 

contamination risk.  
 

8.126 In accordance with the Environmental Health Contaminated Land Officer’s comments a 
condition will be attached which will ensure the developer carries out a site investigation to 
investigate and identify potential contamination. 
 

 Health Considerations 
 

8.127 Policy 3.2 of the London Plan seeks to improve health and address health inequalities 
having regard to the health impacts of development proposals as a mechanism for ensuring 
that new developments promote public health within the borough. 
 

8.128 Policy SP03 of the Core Strategy seeks to deliver healthy and liveable neighbourhoods that 
promote active and healthy lifestyles, and enhance people’s wider health and well-being. 
 

8.129 Part 1 of Policy SP03 in particular seeks to support opportunities for healthy and active 
lifestyles through: 
 

• Working with NHS Tower Hamlets to improve healthy and active lifestyles. 

• Providing high-quality walking and cycling routes. 

• Providing excellent access to leisure and recreation facilities. 

• Seeking to reduce the over-concentration of any use type where this detracts from 
the ability to adopt healthy lifestyles. 

• Promoting and supporting local food-growing and urban agriculture. 
 

8.130 The applicant has agreed to financial contributions towards leisure, community facilities and 
health care provision within the Borough. 

  
8.131 It is therefore considered that the financial contribution towards healthcare and community 

facilities and leisure will meet the objectives of London Plan Policy 3.2 and Policy SP03 of 
the Council’s Core Strategy which seek the provision of health facilities and opportunities 
for healthy and active lifestyles.   
 

 Section 106 Agreement 
 

8.132 The NPPF requires that planning obligations must be:  
 

(a) Necessary to make the development acceptable in planning terms; 
(b) Directly related to the development; and 
(c) Fairly and reasonably related in scale and kind to the development. 

 
8.133 Regulation 122 of CIL Regulations 2010 brings the above policy tests into law, requiring 

that planning obligations can only constitute a reason for granting planning permission 
where they meet such tests. 
 

8.134 Securing appropriate planning contributions is further supported by policy SP13 in the CS 
which seek to negotiate planning obligations through their deliverance in kind or through 



financial contributions to mitigate the impacts of a development.   
 

8.135 The Council’s Supplementary Planning Document on Planning Obligations was adopted in 
January 2012. This SPD provides the Council’s guidance on the policy concerning 
planning obligations set out in policy SP13 of the adopted Core Strategy.  The document 
also set out the Borough’s key priorities being: 
 

o Affordable Housing 
o Employment, Skills, Training and Enterprise 
o Community Facilities 
o Education 

 
The Borough’s other priorities include: 

o Public Realm 
o Health 
o Sustainable Transport 
o Environmental Sustainability 

 
8.136 This application is supported by a viability toolkit which details the viability of the 

development proposal through interrogation of the affordable housing provision and the 
planning obligations required to mitigate the impacts of this development proposal.  The 
viability appraisal has established that it viable for the proposal to deliver 35% affordable 
housing alongside with a full contribution of £418,982.54 of planning obligations.  
 

8.137 The toolkit provides an assessment of the viability of the development by comparing the 
Residual Value against the Existing Use Value (or a policy compliant Alternative Use 
value), in broad terms, if the Residual Value equals or exceeds the Existing Use Value, a 
scheme can be considered as viable, as the requirements of paragraph 173 of the NPPF 
for competitive returns to the developer and the landowner have been satisfied.  In 
summary, the Toolkit compares the potential revenue from a site with the potential costs of 
development. In estimating the potential revenue, the income from selling dwellings in the 
market and the income from producing specific forms of affordable housing are considered 
and in testing the developments costs matters such as build costs, financing costs, 
developers profit, sales and marketing costs are considered.   
 

8.138 Based on the Council’s s106 SPD, the viability of the proposal and the need to mitigate 
against the impacts of the development, 35% on-site affordable housing and a full 
contribution of £418,982.54 will be secured full s106 agreement.  

  
  

 
8.139 The obligations can be summarised as follows: 

 
Financial Obligations 

o Education: £118,844 
o Enterprise & Employment: £8,791.88 
o Community Facilities: £46,475 
o Health: £51,864 
o Public realm: £183,622.32 
o Sustainable Transport: £1,170 
o Monitoring& Implementation 2% of total (£8,215.34) 

 
Non-Financial Obligations 

o 35% affordable housing 
o Access to employment initiatives 



o Permit free agreement 
o Code of Construction Practice 
o Communal play space and child space accessible to all future residents of the 

development 
 

8.140 It is considered that the level of contributions would mitigate against the impacts of the 
development by providing contributions to all key priorities and other areas. Finally, it is 
considered that the S106 pot should be pooled in accordance with normal council practice.   
 

 Localism Act (amendment to S70(2) of the TCPA 1990)  
 

8.141 Section 70(1) of the Town and Country Planning Act 1990 (as amended) entitles the local 
planning authority (and on appeal by the Secretary of State) to grant planning permission 
on application to it. From 15th January 2012, Parliament has enacted an amended section 
70(2) as follows: 
 

8.142 In dealing with such an application the authority shall have regard to: 
 
a)     The provisions of the development plan, so far as material to the application; 
b)     Any local finance considerations, so far as material to the application; and 
c)     Any other material consideration. 
 

8.143 Section 70(4) defines “local finance consideration” as: 
 
a)    A grant or other financial assistance that has been, or will or could be, provided to a 
relevant authority by a Minister of the Crown; or 
b)    Sums that a relevant authority has received, or will or could receive, in   payment of 
Community Infrastructure Levy. 
 

8.144 In this context “grants” might include the new homes bonus and payment of the community 
infrastructure levy. 
 

8.145 These issues now need to be treated as material planning considerations when 
determining planning applications or planning appeals. 
 

8.146 Regarding Community Infrastructure Levy considerations, following the publication of the 
London Mayor’s Community Infrastructure Levy, Members are reminded that the London 
Mayoral CIL is now operational, as of 1 April 2012. The Mayoral CIL applicable to a 
scheme of this size is £ £79,310 which is based on the gross internal area of the proposed 
development. The scheme is proposed to provide 35% affordable housing and will 
therefore qualify for social housing relief on a proportion of this sum.  
 

8.147 The New Homes Bonus was introduced by the Coalition Government during 2010 as an 
incentive to local authorities to encourage housing development. The initiative provides 
unring-fenced finance to support local infrastructure development. The New Homes Bonus 
is based on actual council tax data which is ratified by the CLG, with additional information 
from empty homes and additional social housing included as part of the final calculation.  It 
is calculated as a proportion of the Council tax that each unit would generate over a rolling 
six year period. 
 

8.148 Using the DCLG’s New Homes Bonus Calculator, and assuming that the scheme is 
implemented/occupied without any variations or amendments, this development is likely to 
generate approximately £87.961 within the first year and a total of £527,763 over a rolling 
six year period. There is no policy or legislative requirement to discount the new homes 
bonus against the s.106 contributions, and therefore this initiative does not affect the 



financial viability of the scheme. 
 

 Human Rights Considerations 
 

8.149 In determining this application the Council is required to have regard to the provisions of 
the Human Rights Act 1998. In the determination of a planning application the following are 
particularly highlighted to Members:- 
 

8.150 Section 6 of the Human Rights Act 1998 prohibits authorities (including the Council as local 
planning authority) from acting in a way which is incompatible with the European 
Convention on Human Rights. "Convention" here means the European Convention on 
Human Rights, certain parts of which were incorporated into English law under the Human 
Rights Act 1998. Various Convention rights are likely to be relevant, including:- 
 

o Entitlement to a fair and public hearing within a reasonable time by an independent 
and impartial tribunal established by law in the determination of a person's civil and 
political rights (Convention Article 6). This includes property rights and can include 
opportunities to be heard in the consultation process; 

o Rights to respect for private and family like and home. Such rights may be restricted 
if the infringement is legitimate and fair and proportionate in the public interest 
(Convention Article 8); and 

o Peaceful enjoyment of possessions (including property). This does not impair the 
right to enforce such laws as the State deems necessary to control the use of 
property in accordance with the general interest (First Protocol, Article 1). The 
European Court has recognised that "regard must be had to the fair balance that 
has to be struck between the competing interests of the individual and of the 
community as a whole". 

 
8.151 This report has outlined the consultation that has been undertaken on the planning 

application and the opportunities for people to make representations to the Council as local 
planning authority. 
 

8.152 Members need to satisfy themselves that the measures which are proposed to be taken to 
minimise, inter alia, the adverse effects of noise, construction and general disturbance are 
acceptable and that any potential interference with Article 8 rights will be legitimate and 
justified. 
 

8.153 Both public and private interests are to be taken into account in the exercise of the 
Council's planning authority's powers and duties. Any interference with a Convention right 
must be necessary and proportionate. 
 

8.154 Members must, therefore, carefully consider the balance to be struck between individual 
rights and the wider public interest. 
 

8.155 As set out above, it is necessary, having regard to the Human Rights Act 1998, to take into 
account any interference with private property rights protected by the European Convention 
on Human Rights and ensure that the interference is proportionate and in the public 
interest. 
 

8.156 In this context, the balance to be struck between individual rights and the wider public 
interest has been carefully considered.  Officers consider that any interference with 
Convention rights is justified. Officers have also taken into account the mitigation measures 
governed by planning conditions and the associated section 106 agreement to be entered 
into. 
 



 Equalities Act Considerations 
 

8.157 The Equality Act 2010 provides protection from discrimination in respect of certain 
protected characteristics, namely: age, disability, gender reassignment, pregnancy and 
maternity, race, religion or beliefs and sex and sexual orientation. It places the Council 
under a legal duty to have due regard to the advancement of equality in the exercise of its 
powers including planning powers. Officers have taken this into account in the assessment 
of the application and the Committee must be mindful of this duty inter alia when 
determining all planning applications. In particular the Committee must pay due regard to 
the need to:  
 

1. eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under the Act;  

2. advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; and  

3. foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. 

 
8.158 The contributions towards various community assets/improvements and infrastructure 

improvements addresses, in the short-medium term, the potential perceived and real 
impacts of the construction workforce on the local communities, and in the longer term 
support community wellbeing and social cohesion. 
 

8.159 Furthermore, the requirement to use local labour and services during construction enables 
local people to take advantage of employment opportunities. 
 

8.160 The community related contributions (which will be accessible by all), such as the new 
public piazza, help mitigate the impact of real or perceived inequalities, and will be used to 
promote social cohesion by ensuring that sports and leisure facilities provide opportunities 
for the wider community. 
 

8.161 The contributions to affordable housing support community wellbeing and social cohesion 
and appropriate levels of wheelchair housing are to be provided, helping to provide equality 
of opportunity in housing. 
 

 Conclusions 
  
8.162 All other relevant policies and considerations have been taken into account. PLANNING 

PERMISSION, LISTED BUILDING CONSENT and CONSERVATION AREA CONSENT 
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. 

 
 



 


