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PA/20/02509
Land at Blackwall Yard, Blackwall Way, London, E14 2EH
Bromley North

Phased redevelopment of the site and construction of 5 buildings (with
maximum heights of between 9 and 39 storeys) comprising residential
dwellings of mixed tenure, primary school & nursery, commercial,
business & service floorspace, communal floorspace, public house,
realignment of & environmental improvements to Blackwall Way,
associated car & cycle parking, landscaping & public realm works
(including alterations to the existing graving dock), installation of plant
and associated works. External repairs and alterations to Grade |l
listed graving dock.

This application is accompanied by an Environmental Statement.

Grant planning permission with conditions and planning obligations

Hadley Blackwall Yard Property Limited
Architects:

Glen Howells Architects

White Arkiteker

Panter Hudspith

Planning Agent:

Avison Young

James Woolway

- Application registered as valid on 03/12/2020
- Neighbour letters issued 07/01/2021

- Site notices erected 07/01/2021

- Press advert issued 14/01/2021

- Public consultation finished on 13/02/2021

EXECUTIVE SUMMARY

The application proposes the comprehensive redevelopment of the private staff car-park
associated with the adjacent data centre, and the application site boundary represents the
entirety of the Reuters Ltd., a Site Allocation as designated within the Tower Hamlets Local
Plan (2020). The scheme proposes the erection of 5 buildings on site, varying in maximum



heights of between 9 and 39 storeys, including a 2FE primary school and accommodating 898
new homes. The scheme proposes a policy compliant mix of affordable housing at 35% with
a 70:30 split in favour of social rented tenure, representing an overall offer of 263 new
affordable homes within the scheme.

In addition to the residential and education uses on site, the scheme provides for over
1,500sgm of commercial and retail spaces spread throughout the scheme at ground and lower
levels which would provide activation and vitality for the site as well as the local community. A
‘Community Hub’ is included within the primary plot on site which will allow for public access
and utility for local residents in addition to those of Blackwall Yard.

The application seeks to maximise public access to and through the site along the Thames
Path and includes the restoration and enhancement of the Grade |l Listed Blackwall Yard
Graving Dock which has not benefitted from public access for a considerable length of time.
Associated with the redevelopment are a suite of improvement works to the public highway
along Blackwall Way, as well as the removal of parking along this space to create a more
pedestrianised interface with the site allocation.

The scheme has been designed in a collaboration between three architecture practices
comprising Glen Howells Architects (GHA), White Arkitekter, and Panter Hudspith. The three
firms have worked in consort to create a scheme which has varying but complementary
architecture creating a mix of high-quality built form across 4 ‘Development Plots’. The
landscape strategy has been prepared by LDA Design and includes a diverse mix of high-
quality character areas and public open space which will provide considerable public benefits
for a range of users.

The proposal provides considerable public benefits by way of delivering high quality and well-
integrated affordable homes, the delivery of a new primary school, enhancement of a
underutilised and dilapidated historic asset as well as the improved linkages, public open
space and commercial and retail offering for local and future residents of the area.

The submission of the scheme represents over 2-years of proactive engagement with the
Council and local community and has been designed to limit impacts to neighbouring
properties and residents. As such, it is recommended that the scheme be granted conditional
planning permission.

The application is accompanied by Listed Building Consent for the works (PA/20/02510)
related to the Grade Il Listed Graving Dock, as such this report considers both applications
jointly.
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SITE AND SURROUNDINGS

The application site is approx. 1.9ha located on the northern side of the Thames River,
immediate opposite the Greenwich Peninsula and bound to the north by Blackwall Way — the
primary access to the site. Immediately abutting the east of the site is the Virginia Quay Estate,
a large residential development consented in the 1990s as well as Longitude House, a tall
residential development consented in 2012. The western boundary of the site is shared with
a large data-centre and associated sub-station, owned and operated by Telehouse.

The existing use of the site is as a private car-park for use by staff of Telehouse, and maintains
no public access from any point. The current boundary conditions of the site are typified by
security fencing and gates to the shared boundary with Virginia Quay. It is noted that the red-
line boundary encompasses an overgrown vegetated patch of land which now benefits from
a meanwhile use as allotments for benefit of the residents to John Smith Mews during the
redevelopment of the land.

Figure 1: Aerial Image of Application Site (Google Earth)

While broadly undeveloped and almost wholly hard surfaced, the site includes the Grade Il
Listed Blackwall Yard Graving Dock which is the remaining extents of the historical maritime
industrial use of the site dating back to the 17" Century. The dock has been substantively
modified over time, and has fallen into some disrepair following its partial demolition
associated with an approved consent in 1988.

The site benefits from strong public transport links given its immediate proximity to the East
India DLR station and bus services along Blackwall Way. The site is in very close proximity to
Aspen Way which is a large multi-lane arterial road which bisects the Borough in an east-west
fashion and severs the site from the northern extents of Blackwall as well as South Poplar and
the associated Poplar Neighbourhood Centre. The site represents a link in the chain of the
Thames Path, which seeks to connect pedestrians and cyclists along the River Thames in a
contiguous fashion.
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The prevailing character of the area is mixed, with a blend of low to medium rise residential
character defining the eastern surrounds while complemented by larger floor plate office and
specialist function floor space such as those at The Republic and Telehouse Data Centre.
Further to the west the prevailing character is designed by New Providence Wharf, a
contemporary high density residential development accompanied by hotel and small scale
commercial uses.

The scale of the wider area transitions from the east between 4-12 storeys to the west at
Virginia Quay, across to the taller components of New Providence Wharf which are
characterised by a pair of towers rising between 27 and 42 storeys in height. These towers
are accompanying by a series of similarly contemporary buildings of approx. 12-storeys. To
the north of the site, across Aspen Way, the character is immediately lower rise goods storage
and residential uses abutting the Naval Row Conservation Area, before rising to the taller
components of Blackwall Reach which rise to 23-storeys in height and form part of a broader
masterplan area reaching over 35-storeys in height under an Outline consent.

The key relevant designations for the site are as follows:
- Reuters Ltd. Site Allocation 4.10 (S.SG1)
- Blackwall Tall Building Zone (D.DH6)
- Isle of Dogs and South Poplar Opportunity Area (SD1)
- Tower Hamlets Isle of Dogs and South Poplar Sub-area (S.SG1)

- Borough-wide Air Quality Management Area (AQMA) (NO2 objective and 24-hour
mean PM10 objective)

— Blackwall Character Area (Tower Hamlets Local Plan 2031)
— Archaeological Priority Area 2.17 (Blackwall) (S.DH3)

— Green Grid Buffer Zone (D.OWS3)

- Predominantly within area of sub-standard air quality (D.ES2)
- Flood Zone 2/3A (D.ES4)

PROPOSAL

The application proposes the comprehensive redevelopment of the car-park and associated
land of Blackwall Yard. The development would comprise 5 buildings on site between 5-39
storeys in overall height, a new 2FE primary school, redevelopment of the Grade Il Blackwall
Yard Graving Dock, and associated landscaping and public realm improvements. The scheme
also proposes improvements to the public highway associated with Blackwall Lane, and
enhancements to cycle parking provision at East India DLR.

The scheme seeks to provide for 898 new residential units, including 263 affordable homes
constituting 35% affordable housing by habitable room at a 70:30 tenure split in favour of
social rent. The social rented units will be split 50:50 between London Affordable Rent (LAR)
and Tower Hamlets Living Rent (THLR).
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Figure 2: Southern Aspect CGI
Buildings

The scheme comprises four development plots (reference within this report as Plot 1, 2 3 & 4
respectively and as detailed in the below Figure), all contain buildings of varying scale, use
and design. The overall landscaping masterplan ties these four plots together.

Located on the north-west edge of the application site, Plot 1 represents the largest built form
on the site and provides for a mix of functions and uses. Two tower blocks of 34 (119.15m
AOD) and 39 (136.30m AOD) storeys, respectively are set above an approx. part 4 and part
7 storey podium which accommodates residential and public amenity space, commercial
floorspace and a ‘community hub’. The tower blocks provide for mixed tenure housing, while
the podium provides the primary access to the Plot and provides for mixed tenure amenity
space, play space, and access to the Community Hub at the lower levels. The ground floor of
the podium accommodates a mix of commercial and retail blocks, as well as the primary
servicing routes, cycle parking and accessible parking bays.

Plot 2 represents the lowest scale of built development on site, and comprises a part 5 and
part 9 storey block running parallel to the adjacent John Smith Mews at the site’s eastern
boundary. The Plot contains a 9-storey residential block to the northern edge, with the 2FE
primary school. At ground level Plot 1 and 2 form the primary entrance to the site, which forms
part of The Lane character area within the landscaping strategy.

Plot 3 falls to the south of Plot 2 and consists of a 15 storey block, with the lower levels forming
a ‘base’ and ‘middle’, being of a notably different architectural appearance. Plot 3 is the
southern-eastern riverfront building on the site and consists of almost wholly residential
accommodation at upper levels. The ground floor accommodates a commercial unit to the
north-western corner, and a large restaurant/public house comprises the bulk of the southern
frontage to the river.

Plot 4 is the remaining development plot, and accommodates the third tallest tower block on
site at 20-storeys within the south-western corner of the site at the interface with the Telehouse
data centre. The block is overwhelmingly residential, with a resident wellness, gym, lounge
and break out spaces with associated cycle parking and servicing making up the ground floor.

No basement levels are proposed.
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Figure 3: Indicative layout of Development Plots
Land uses

Table 3: Proposed uses

Use Use Class GIA
Sgm
Residential* C3 84,952
Flexible commercial units E 1,561.8
Pubic House** Sui Generis 665
Primary school D1 2,966
Total floorspace 89,480

* Excluding deck & roof access areas
**Flexible E/Sui Generis use class — included in total area of Class E

Car parking

The scheme would be car free which the exception of parking for disabled people. At consent
45 accessible car-parking spaces will be provided representing an overall provision of 5%
across the development. 3 additional spaces will be provided for the ‘zero-carbon’ car club
spaces.

Public Realm

The scheme comprises of a series of distinct character areas making up the landscaping and
public realm of the site, with one of the area comprising the restoration and enhancement
works to the Grade Il Listed Graving Dock. These areas are referenced within the report (and
within the Figure below) as:

Blackwall Way

The Lane

The Square

The Dock

Meridian Gardens

Riverside and Meridian Square



Figure 4: Landscaping Character Areas

RELEVANT PLANNING HISTORY
PA/20/02510/NC — Pending Determination (Associated Listed Building Consent)

Phased redevelopment of the site and construction of 5 buildings (with maximum heights of
between 9 and 39 storeys) comprising residential dwellings of mixed tenure, primary school &
nursery, commercial, business & service floorspace, communal floorspace, public house,
realignment of & environmental improvements to Blackwall Way, associated car & cycle
parking, landscaping & public realm works (including alterations to the existing graving dock),
installation of plant and associated works. External repairs and alterations to Grade Il listed
graving dock.

This application is accompanied by an Environmental Statement.

PA/03/01515/EX — Permitted 15/07/2005

Redevelopment to provide six buildings of 11 to 29 storeys comprising 708 residential units
(C3) and leisure (D2), non-residential institution (D1), business (B1a) and retail (A1,A2,A3)
uses, new open space, access arrangements and car parking. Involves works to listed dock
structure.

Application includes the submission of an Environmental Statement under the provisions of
the Town and Country Planning (Environmental Impact Assessment) Regulations 1999.

PA/03/01517 — Permitted 15/07/2005

Works to dock structure in connection with redevelopment of site.

PA/00/00267/A1 — Permitted 22/06/2001
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Development to provide 735 residential units; 29,500 sq. metres hotel floorspace in a building
approx. 85.85 metres high; 42,600 sq. metres office accommodation; retail; a restaurant; a
health club; car parking; riverside walkway; landscaping; and public open space.

PUBLICITY AND ENGAGEMENT
Pre-application

The submitted Statement of Community Consultation, prepared by London Communications
Agency (LCA), sets out the non-statutory consultation undertaken by the applicant and how
this influenced the application and revisions to it. The engagement was split across a series
of Phases with the general public, focus groups and key stakeholders as well as a pre-
application presentation to the Borough’s Strategic Development Committee in June 2020.

The final stage of engagement between August and September 2020 was conducted virtually
with the agreement of the Council due to the Covid-19 pandemic and associated restrictions.
The phases are detailed below:

- Phase 1 (November 2019): Initial engagement with Virginia Quay residents and other key
stakeholders to introduce the Applicant, the site and the early development principles. This
included two drop-in sessions held exclusively for residents of the Virginia Quay Estate,
one taking place at the local community hall and the second in the Radisson Blu Hotel
which neighbours the site

- Phase 2 (Jan - Feb 2020): A public exhibition, open to all, on the Applicant’s early thinking
for the Site. Publicised extensively and staffed at all times by the Applicant and project
team. This exhibition was also supported by an online presence, including a dedicated
website and online polling promoted through social media.

- Phase 3 (Aug — Sept 2020): A digital-led consultation on the final designs for the Site.
This included the design and publishing or a panoramic virtual exhibition space which
could be accessed from home (following discussions with the Council and due to the
Coronavirus pandemic) and was publicised extensively through letters and printed adverts,
accompanied by online animations requests feedback on the proposals. This final phase
of engagement also included a presentation to the Council's Strategic Development
Committee.

As noted within the SCI, residents and those engaged showed strong levels of support for the
redevelopment of the site with particular enthusiasm for enhancements to the Graving Dock,
access to the River, and provision of new local shops and restaurants. Emphatic support was
shown for the opening of the Thames Path, while some residents remained concerned with
respect to the inclusion of tall buildings within the site.

Statutory application consultation

The application was consulted with the public by way of 5x planning notices erected locally on
05 January 2021, a press notice published on 14 January 2021, and 2,513 neighbour letters
were issued on 07 January 2021. As such, the 30 day statutory consultation period for the
application ended on 13 February 2021.

Representations were received from the local community as a result of the Council’s
consultation process during the course of the application and are summarised below.

24 Individual objection letters received. It is noted that a number of objection letters related to
demolition works unrelated to the merits of this application, but have been duly noted below.

83 letters of support from the local community, including one from a Member of the London
Assembly received. It is noted that many of the letters of support have been issued by way of
pro-forma letter, and two letters have been received from Organisations registered outside of
the Borough.
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The material considerations raised within the objections are summarised below
- Thames Path (and associated Anti-Social Behaviour (ASB))
- Overshadowing (inclusion of daylight/sunlight loss)

- Construction noise and disturbance

- Loss of outlook

- Quantum/scale of development

- Demolition impacts

- Nuisance associated with new potential public house

- School siting (in relation to potential public house)

- Flood risk

- Traffic congestion

- Servicing/delivery

- Insufficient details

- Light spill

- Noise

- Air quality

The material considerations raised within the support letters are summarised below
- Affordable housing

- New Community Hub

- Thames Path opening

- New local commercial and retail

- New homes

- New open and public spaces

- New primary school

- Sustainable transport initiatives

- Open water swimming

CONSULTATION RESPONSES

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

External responses

Cadent/National Grid

(i) Low or Medium pressure (below 2 bar) gas pipes and associated equipment are in the
vicinity (ii) work needs to be accrued out in accordance with published guidance.

[Officer Comment: An informative will be placed on consent reminding the Applicant of their
obligations in relation to infrastructure safeguarding and licencing.]
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Crossrail Safequarding

No objection, subject to conditions.
[Officer Comment: Recommended conditions to be applied to consent.]

Crime Prevention (Metropolitan Police)

No objection, subject to conditions.
[Officer Comment: Recommended conditions to be applied to consent.]

Docklands Light Rail (DLR)

No objection in principle, but a condition was originally requested requiring further submission
of construction details prior to commencement and a restriction on operable windows facing
onto DLR assets.

[Officer Comments: Following further discussion with TFL and DLR, it was considered that the
proposed condition is unreasonable given the distance between DLR assets and the
application site. DLR advised in June 2021 that the additional conditions were not required,
and only a baseline radio survey needs to be conditioned. This condition will be placed on
consent.]

Environment Agency

Initial objection on flood risk grounds. Following submission of further information on February
25, objection removed and request inclusion of conditions.

Full comments detailed and discussed in Flood Risk & Drainage section of the report.
[Officer Comment: Recommended conditions to be applied to consent.]

Greater London Archaeological Advisory Service (GLAAS)

GLAAS officers note that while there is likely to be buried remains given the extensive history
of the site, that the lack of basements and sub-structures mean that no further pre-
determination work with respect to archaeology is required and request a series of conditions
be applied to the consent.

Officers also note that while they will defer to LPA Conservation Officer comments with respect
to heritage impact to the Graving Dock, they would welcome a more ambitious and detailed
interpretation strategy which celebrates the history of the Dock. As such, a further condition
relating to public interpretation is requested.

[Officer Comment: Recommended conditions to be applied to consent, with applicant
response to consultation and assessment of heritage/archaeology impacts discussion in the
relevant sections below.]

The Gardens Trust

No comments received.

Historic England

Officers note that the works to the Grade Il Listed Graving Dock fail to grasp on the opportunity
of revealing more of the original dock structure, and do not support the subdivision and filling
of part of the dry dock with water. Conditions as recommended by GLAAS (detailed below)
are supported by HE, and are similarly recommended.

[Officer Comment: Recommended conditions to be applied to consent, with applicant
response to consultation and assessment of heritage impacts discussion in the relevant
sections above.]
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Historic Royal Palaces

No comments received.

London Fire Brigade

No comments received.

[Officer Comment: Notwithstanding the lack of formal response, a final Fire Strategy will be
secured as part of a condition upon consent.]

London Borough of Greenwich

No comments received.

London Borough of Newham

No comments received.

London City Airport

No objection to the proposal. London City Airport recommends conditions relating to light
pollution, bird/green roof management, cranes/scaffolding, and construction methodology.

[Officer Comment: Recommended conditions to be applied to the consent.]

Marine Management Organisation (MMO)

No comments received.

Maritime Greenwich World Heritage

No comments received.

Mavyor of London (GLA Stage 1 Report)

The Mayor of London, through the GLA case officer, prepared a Stage 1 report on the
application which, while fundamentally supportive of the application, made a series of
recommendations as summarised below:

- Further Information relating to the estimated energy costs for occupants, potential
connection to the district heating, heat pumps and the ‘Be seen’ monitoring is
required. In addition, further assessment of overheating is required and the
applicant should demonstrate that the provision of PV has been maximised. The
applicant should also confirm the carbon shortfall in tonnes CO2 and the
associated carbon offset payment that will be made to the borough.

- Further confirmation or clarifications, however, relating to material quantity and
end of life scenarios, material types and quantities, maintenance, repair and
replacement cycles and estimated mass (kg) of reusable and recyclable materials
for each building element category.

- Further improvements to the Urban Greening Factor sought

- The applicant should demonstrate how a maximum of 105 I/s/day would be
achieved as per Policy SI5 of the Publication London Plan. For the non-
residential components, information on a shell and core BREEAM pre-
assessment has been provided, with water consumption excluded. The applicant
should include water re-use/rainwater harvesting to reduce consumption of water
across the development.

- In accordance with Policy SI7 of the Publication London Plan a circular economy
statement has been submitted with the application, which is welcomed. Further



5.19

5.20

5.21

5.22

5.23

information on a number of matters including gross internal area, Bill of Materials,
recycle waste and operational waste, however, should be provided.

- The applicant should clarify the split between London Underground trips at
Canning Town and at Canary Wharf. Station capacity assessments should be
done for both stations and a line loading assessment of the Jubilee line should be
submitted for agreement with TfL. Given the relative remoteness of the nearest
LU station, the applicant should also submit a ‘first mode analysis’ for trips to
access Canary Wharf and Canning Town stations. These trips should be included
in the summary table of all trips.

- DLR Train Capacity Guidance, which can be obtained from TfL, should be used
to analyse this along with the updated trip generation figures which are expected
to be higher than currently set out. A line loading assessment of DLR should be
submitted to be agreed with TfL.

GLA officers also request that public access to the primary school MUGA, residential
amenity access, scheme of interpretation, S278 highway works, parking management, and
Thames Path access be secured through S106 agreement. Condition relating to transport,
heritage, materials, and construction management are also sought.

[Officer Comment: All above points have been addressed during the submission of the
application, with specific details relating to sustainability, transport and energy considered
within the relevant sections of the report. S106 obligations, where practical and applicable
have been considered and secured, as with the recommended conditions.]

Natural England

Advise of no comment to make.

National Air Traffic Services (NATS)

No objection.

Port of London Authority

The Port of London Authority provided general comments relaying their support for the use of
freight by water, and would recommend a condition requiring the full Construction Logistics
Plan to expand on using this service. Further comments and support received with respect to
the indicative provision of life saving equipment and riparian ecology initiatives, and also
recommending this be conditioned upon consent. Final comments welcome endeavours within
the submitted lighting strategy which highlights lower luminance levels at the river edge to
minimise light spillage towards the river.

[Officer Comment: Specific note will be made within the CLP condition relating to use of freight
by water, and details of both riverwall ecology and life saving equipment will be conditioned.]

Georgian Society

Object to the proposed works relating to the Listed Graving Dock, and advise that they
consider the collection of buildings within the proposal to cause less than substantial harm to
the All Saint’s Church. The Society objects to only a small amount of the dock being filled with
water.

[Officer Comment: The Georgian Society objection is discussed within the Heritage section of
this report.]

Thames Water

No objection to the proposed works. Makes note that at present water infrastructure needs to
be upgraded to accommodate the development. An occupation control is recommended on
consent to ensure the infrastructure is able to support residents at occupation.
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[Officer Comment: Conditions and informatives to be applied.]

Transport for London — Land Use Planning

Detailed comments in addition to the Mayor’s Stage 1 Report were received 5 March 2021
and were in principle strongly supportive of the removal of the car-park and its redevelopment,
but requested further information with respect to:

- A revised trip generation assessment should be provided and agreed with TfL.

- A contribution towards improvements at Prestons Roundabout and walking /cycling
connections in the vicinity of the site is expected.

- Thames Path should be fully opened upon first occupation and secured via a s106
agreement.

- The mobility hub is expected to be secured by condition.

- The Delivery and Servicing Plan should be amended to show the expected number
of weekly/daily delivery and servicing trips.

- A full Construction Logistics Plan should be secured by condition.

[Officer Comment: Further information with respect to trip generation was provided and
considered acceptable, while a contribution towards the Prestons Road Roundabout was
considered not required following further discussions with the applicant with respect to
appropriateness. Suggested conditions will be secured on consent.]

Victoria Society

The Society objects to the infilling of the Graving Dock, and recommend that is should be filled
wholly with water. They note that the Dock appears subordinate to the rest of the development,
and the proposed decking, and planting is inappropriate and harmful.

[Officer Comment: The Victorian Society objection is discussed at length within the Heritage
section of this report. It is noted, however, that the Blackwall Yard Graving Dock functioned
solely as a ‘dry-dock’ during it’'s operational years, and both LBTH Conservation and Historic
England officers preference would be to reflect this character..]

Internal responses

LBTH Biodiversity

Officers raise no objection to the scheme, but make observation with respect to the proposed
biodiversity enhancements, potentially protected aquatic species which need to be
considered, as well as noting the Local Biodiversity Action Plan (LBAP) benefits associated
with various parts of the scheme. The officer makes a series of recommendations with respect
to enhancing biodiversity on site, and recommends the inclusion of a condition relating to a
comprehensive biodiversity enhancements submission.

[Officer Comment: General comments reflected and considered within the Biodiversity section
of this report, recommended condition will be secured on consent.]

LBTH Design & Conservation

Design and conservation officers broadly support the architectural and design approach of the
scheme. Conservation officers note that the proposed approach towards the listed dock
enhancements could be more heritage led, while noting that this potential harm to the asset
must be weighed against the considerable public benefits of the scheme.

Full comments are included within the Design & Heritage section of the below report.

LBTH Education

Education team welcome the delivery of the 2FE school on site, following a comprehensive
pre-application process.
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Full details of the school, and how it will be secured within the consent included in the relevant
sections below.

LBTH Energy Efficiency/Sustainability

No objection, request a carbon off-setting contribution of £1,571,775 be secured within the
S106 to address the remaining carbon needing to be off-set against the observed baseline.

[Officer Comment: Financial contribution agreed and to be secured within the S106.]

LBTH Environmental Health (Contamination)

No objection subject to standard conditions.

[Officer Comment: Recommended conditions to be applied to consent.]

LBTH Environmental Health (Air Quality)

Concerns raised with respect to the submitted air quality assessment accompanying the
Environment Statement. Primary concerns related to odours relating to adjacent diesel
generators have not been assessed, pollutant concentration with adjacent data centre
generators, use of traffic data, as well as a general concern on the modelled baseline of air
quality on site. LBTH Air Quality Officers note that while previous agreement on modelling
baselines were agreed, a more representative model should be pursued at this stage.

[Officer Comment: It is noted that the above air quality points, as raised by Temple Group in
their role as EIA reviewers, as well as LBTH Air Quality Officers, have been resolved through
the application process and is considered in more detail in the Air Quality section within this
report.]

LBTH Environmental Health (Noise)

No objection subject to standard conditions. It is noted that further concerns were raised by
Temple Group as part of the EIA review, which is detailed in the body of this report. Conditions
have been recommended to address these impacts, and are discussed in greater detail in the
relevant section.

[Officer Comment: Recommended conditions to be applied to consent.]

LBTH Health Impact Assessment Officer

Initial concerns raised with respect to the robustness of the open space and play space
considerations within the submitted HIA, and request that a recommendations section be
included to reflect this. Subsequent amendments including a further consideration of the health
impacts associated with the shortfall of play space, and access to open space submitted.

[Officer Comment: Subsequent to further information, LBTH Public Health satisfied with the
reporting of the health impacts within the scheme. Recommend securing the play space and
open space improvements as discussed within the body of this report as suitable mitigation
measures. It is noted the relevant improvements to open space, play space, and financial
obligations will be secured through the consent as requested.]

LBTH Growth & Economic Development

End-user and construction phase contributions requested, as detailed within the S106
schedule at the bottom of this report. Non-financial employment and enterprise obligations to
also be secured to ensure best endeavours are made to hire and train local persons.

[Officer Comment: Financial and non-financial obligations to be secured within the consent.]

LBTH Housing
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Housing officers welcome the provision of affordable housing within the scheme, and are
generally satisfied with the proposed unit mixes — notwithstanding the ambition for greater
family sized units within the intermediate tenures. Officers query the suitability of the mixed
cores within Plot 1 which integrates the housing across the entire plot, and inquiries whether
the applicant has engaged within any Registered Providers (RPs) in their discussions to date.
While officers welcome the shared communal spaces within the development, they would like
reassurances that the rent levels prescribed can be achieved with respect to service charge.
Officers request that full details of the wheelchair housing, including access strategy, be
provided as a condition.

Full comments are incorporated within the ‘Housing’ section of this report.

[Officer Comment: all aspects of the housing are discussed within the Housing part of this
report, however it is noted that the above comments have been addressed through the
application and that a commitment to LBTH required rental levels and splits within the social
rented tenure will be secured within the S106.]

LBTH Infrastructure

No comments received.

LBTH Policy

Officers view the scheme as broadly policy compliant with respect to Local Plan policies
relating the Tall Buildings, Isle of Dogs and South Poplar Opportunity Area, the quantum of
outside of centre retail, broad compliance with housing provision and recognition that the
application provides for all the infrastructure requirements as set out by the Reuters Ltd. Site
Allocation.

[Officer Comment: Full consideration of policy comments given throughout the body of the
report, with specific regard to land use, design and housing.]

LBTH Sustainable Urban Drainage

LBTH SUDS Officer raised initial concerns with respect to the robustness of the submitted
flooding and SUDS information accompanying the application, citing concerns with respect to
rainwater harvesting, drainage to the Thames, and assessments of tidal breaches/pluvial
flooding. Subsequent information provided removed this objection, and a condition is
requested upon the consent.

[Officer Comment: Further information supplied by Buro Happold in response to these
comments satisfied the objection, and the condition will be placed on consent as requested.]

LBTH Transportation & Highways

LBTH Highways Officers are broadly supportive of the scheme, and the innovative approach
taken towards a number of the transport goals within the scheme. Some points of clarification
requested with respect

Full comments are incorporated within the ‘Highways’ section of this report.

LBTH Waste Policy & Development

No objection to the proposed Envac waste system, generally queries and observations
provided around food waste streams and their management.

[Officer Comment: Further details on food waste streams included within the updated
Operational Waste Strategy, and detailed within the relevant section in the report below.]

RELEVANT PLANNING POLICIES AND DOCUMENTS

Legislation requires that decisions on planning applications must be taken in accordance with
the Development Plan unless there are material considerations that indicate otherwise.
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In this case the Development Plan comprises:
— The London Plan 2016 (LP)
- Tower Hamlets Local Plan 2031

The key development plan policies relevant to the proposal are:

Growth (spatial strategy, healthy development)
- London Plan policies: SD1, SD10
- Local Plan policies: S.SG1, S.H1, D.SG3

Land Use (town centre, social infrastructure, residential, employment)
— London Plan policies: SD6, SD7, SD8, SD9, S1, S2, S4, H1, E11
— -Local Plan policies: S.TC1, D.TC2, S.CF1, D.CF2, D.CF3, DS.H1, S. EMP1, D. EMP2

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

— London Plan policies: GG2, H1 H4, H5, H6, H8, H10, S4
- Local Plan policies: S.H1, D.H2, D.H3,

Design and Heritage (layout, townscape, massing, height, appearance, materials, heritage)
- London Plan policies: D1, D2, D3, D4, D5, D8, D9, HC1, HC3, HC4
- Local Plan policies: S.DH1, D.DH2, S.DH3, D.DH4, D.DH6, D.DH7

Amenity (privacy, outlook, daylight and sunlight, noise, construction impacts)
- London Plan policies: D3, D6, D9, D14
— Local Plan policies: D.DH8

Transport (sustainable transport, highway safety, car and cycle parking, servicing)
- London Plan policies: T1, T2, T4, T5, T6, T6.1, T7, T8
— Local Plan policies: S.TR1, D.TR2, D.TR3, D.TR4

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

- London Plan policies: G1, G4, G5, G6, SI1, SI2, S13, S14, SI5, SI7, SI8, SI12, SI13

- Local Plan policies: S.ES1, D.ES2, D.ES3, D.ES4, D.ES5, D.ES6, D.ES7, D.ESS,
D.ES9, D.ES10, S.MW1, D. OWS3, D.MW3

Other policy and guidance documents relevant to the proposal are:
— National Planning Policy Framework (2019)
— National Planning Practice Guidance (as updated)
- LBTH Planning Obligations SPD (2021)
- LBTH High Density Living SPD (December 2020)
- LBTH Community Infrastructure Levy (CIL) Charging Schedule (2020)
- LBTH Development Viability SPD (2017)
- LP Affordable Housing and Viability SPG (2017)
— LP Housing SPG (updated 2017)
— LP Shaping Neighbourhoods: Play and Informal Recreation SPG (2012)

- Building Research Establishment’s Site Layout for Daylight and Sunlight: A Guide to
Good Practice (2011)
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- Isle of Dogs and South Poplar Opportunity Area Planning Framework (2019)

The following draft guidance is relevant, although it has limited weight:
— LBTH Draft Reuse, Recycling & Waste (Consultation draft January 2021)

PLANNING ASSESSMENT

The key issues raised by the proposed development are:
i. Land Use

ii. Housing
ii. Design & Heritage

iv. Neighbour Amenity
v. Transport

vi. Environment

vii. Infrastructure

viii. Local Finance Considerations

ix. Equalities and Human Rights

Land Use

Residential use

Increasing housing supply is a fundamental policy objective at national, regional and local
levels. The NPPF encourages the effective use of land through the reuse of suitably located
previously developed land and buildings.

The application site relates to the entirety of the Reuters Ltd. Site Allocation (4.10) within the
Tower Hamlets Local Plan. The site allocation is identified as being primarily for delivery of
new homes, with a secondary objective of re-providing existing jobs within the site allocation.
This designation is reflected within the Mayor’s Isle of Dogs and South Poplar Opportunity
Area Planning Framework (OAPF), within which the site is recognised within the Blackwall
Sub-Area.

As such, it is considered that the principal use of the site for housing is supported and in line
with the strategic objectives of the relevant Local Plan and London Plan polices as well as the
strategic ambitions of the Reuters Ltd. Site Allocation and Isle of Dogs and South Poplar
OAPF.

Two-form Entry (2FE) Primary School

A two-form entry (2FE) primary school is identified within the Reuters Ltd. Site Allocation as
an infrastructure requirement. The school is intended to meet future projected demands within
the Blackwall Sub-Area, and its management and disposal will be secured within the agreed
Section 106.

As required, the scheme proposes the delivery of a 2FE Primary School within Plot 2 of the
development. The primary school has been designed in close-collaboration with LBTH
Education and design advisors as well as Panter Hudspith, the architects responsible for this
plot within the application team. The school will integrate with the residential component of
Plot 2 to create a well designed and consistent response to the architecture of the rest of the
scheme, which is detailed in the relevant design section below.

In order to ensure that the school will meet the needs of any future operator, the layout of the
scheme meets the most contemporary school requirements and benefitted from numerous
dedicated education led pre-application workshops. The school building will be built out as per
the consented plans, before being handed over to a school operator for fit-out.
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The future management and disposal of the school will be secured within the Section 106, and
will allow for the LBTH Education department to identify another education asset following
commencement on site if for whatever reason the projected needs for the area remain met by
existing infrastructure. This will ensure that the notable public benefits of the school within the
consent remain locked into the scheme, and will continue to meet the needs of the local
community.

Mindful of the above, the principle of an education asset on site is both supported and
welcomed by policy.

Proposed flexible retail and commercial uses

Local Plan Policy D.TC3 requires that retail proposed outside of designed Major, District and
Neighbourhood Centres must be subject to a series of policy tests and supplementary
information to be considered acceptable. To ensure that new retail units outside of this
recognised Centres does not undermine the viability and vibrancy of those adjacent, Polic
D.TC3 requires that they be subject to sequential testing, and a impact assessment be
submitted for any retail units over 200sgm.

The application site is approximate 200m from the nearest designated centre at Poplar
Neighbourhood Centre; however the site, and South Blackwall more generally, suffers from
acute dislocation from this Centre due to Aspen Way and limited pedestrian crossings. In
pedestrian terms the site is approximately 650m from the edge of this Centre and requires
elevated crossing via East India DLR or the Prestons Round underpass. Within the scheme,
1,561.8sgm of flexible commercial/retail floorspace is proposed across 10 individual units
across the development, as detailed within the below Figure.

Area [sq.m.
Plot Unit Indicative Use
GlA)
1 Retail 30
2 E-car Hub 34
3 E-pike Hire 32
Plot 1/ 4 Grocer H5
Hub
5 Retail 127
& Cyzle Workshop 33
Cafe | Commercial / 240
7
Ceo~working
Plot 2 1 Retail ?1.8
1 Retail 104
Piotd ) Riverside Pub [see &85
ra
Eelow)
Total 1.541.8

Figure 5: Non-residential Use Schedule

In support of the proposal the applicant has included a Retail Impact Assessment within the
submitted Planning Statement, which assessing the likely impact of the out of centre retail
within the scheme. It is noted that the overall proportion of commercial floorspace within the
scheme represents roughly 2% of the overall floorspace, and in this context is considered
notably minor. It is also noticed that of the 10 proposed non-residential units, only 3 would
exceed the 200sgm floorspace triggering a Retail Impact Assessment requirement, one of
which is the proposed riverside public house.

The Assessment tests the likely impact on the nearby centres, while balancing against the
likely demand created by the development itself and what immediate needs must be supported
within the development to accommodate them. As detailed within the assessment, it is
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highlighted that an anticipated 1,909 new residents will be accommodated within the site, and
that any scheme should provide for some level of retail provision for these persons.

As noted above, and within public representations and the submitted Statement of Community
Involvement, access to local convenience south of Aspen Way is particularly challenging for
local residents and the inclusion of low-level commercial and retail uses within Blackwall Yard
is strongly supported by the community. Providing for new local services while ensuring
existing services aren’t overburdened is viewed as being an appropriate and well planned
response.

LBTH Policy Officers note that the sequential test examined the potential appropriateness of
sites within two nearby neighbourhood centres and their capacity to accommodate the
proposed development. The London City Island and Poplar High Street Neighbourhood
Centres were examined, however both were found to be inappropriate locations to host the
proposed development given size constraints and land availability.

Further to this, it is noted that it is in fact more likely that future residents will instead support
these existing centres through increased footfall and local economic stimulation while
simultaneously creating approximately 100 full-time jobs, and upwards of 25 additional part
time jobs, for the local community.

As such, it is considered that the retail being provided through the proposed development
would not prejudice the vitality of existing local centres and will instead provide for local jobs
and invigorate the existing centres through increase trade and footfall owing to the additional
1,900 new residents associated with the scheme.

Housing

Housing supply

Tower Hamlets Local Plan Policy S.H1 outlines the need for the Borough to secure the delivery
of 58,965 new homes across the Borough between 2016 and 2031, which equates to 3,931
new homes each year. London Plan Policy H1 sets Tower Hamlets a housing completion
target of 34,730 units between 2019/20 and 2028/29. The proposed development would result
in a net increase of 898 new homes, which would make an important contribution towards
meeting the above target and is strongly supported.

The 2020 Housing Delivery Test (HDT) results were published on 19 January 2021 and as a
result Tower Hamlets Local Planning Authority is now a “presumption authority” and paragraph
11d of the NPPF is relevant. The Council’s delivery of housing over the last three years is
substantially below its housing target and so paragraph 11d of the NPPF is engaged by virtue
of footnote 7 of the NPPF. Nevertheless, the proposed development has been found to be in
accordance with development plan policies and, therefore, consideration of para. 11(d) is not
required where the recommendation is to grant planning permission (but would be if the
application were to be refused).

Housing mix and Tenure

The below table details the overall schedule of housing broken down by tenure and unit type,
with the Figure immediately below highlighting the distribution of tenures within the scheme.
Notably, all tenures are blended throughout the scheme, encouraging truly mixed and
balanced communities.

Social Rent Intermediate (Shared Market

Ownership)

Studio 0 0 83

1-bed 39 30 171

2-bed 57 53 321

3-bed 47 9 60

4-bed 28 0 0

Total 171 92 635
898
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London Plan Policy H10 requires developments to consists of a range of unit sizes. Tower
Hamlets Local Plan Policy D.DH2 also seeks to secure a mixture of small and large housing
that meet identified needs which are set out in the Council’s most up-to-date Strategic Housing
Market Assessment (2017). This preferred housing unit mix for all tenures is set out in the
‘Policy Target %’ in Figure 6 below.

Market |[Intermediate | Affordable rented
1 bed 30% 15% 25%
2 bed 50% 40% 30%
3 bed 20% 45% 30%
4 bed 15%

Figure 6: Policy D.H2 Unit Mix Targets

Site Wide Distribution

The housing across the site is spread across all four development plots, with the greatest
density of housing of all tenures located within Plot 1 of the proposal. While detailed in the
below sections, a summary of the location of all housing, tenures and unit mix by Plot is
described within the figure below. Notably, Plots 3 and 4 comprise wholly market sale units,
while Plot 2 is wholly social rented, with Plot 1 representing an integrated offer of all three
tenures.

Studio 1 o (i Studia il i} a

1 Bad 75 30 40 Bed il 0 i i

2 8Bed 184 E3 55 294 2 Bed il [t 2

3Bed 9 a7 3 Bed il o

& Bed i o 1 8 4 Bed o 0 20 20

Total 307 w2 145 a4 Total 0 v] 25 25

Studic 28 D (s 28 Studio t4 0 a ]

1 Bed a2 b o 42 Bed B4 0 |

2 Bed b o 28 2 Bed Ler 0 107
Bed o o g Bed 7 0 T

4 Bed d o o 0 4 Bed a 0 £ a

Total 104 (3] 1] 105 Tortal 222 (1] 0 222

Figure 7: Sitewide Distribution of Housing

Market Housing

The scheme provides for 635 units for market sale, the details of which are included in the
below table against Local Plan Policy D.DH2 unit mix targets.

Unit Type Total Overall % | D.DH2 Target %
Studio 83 13% No defined target
1-bedroom 171 27% 30% (-3%)
2-bedroom 321 50.5% 50%
3-bedroom 60 9.5% 20% (-11.5%)
4-bedroom 0

As detailed in the above table, and as considered against Policy D.H2 mix targets, the scheme
would notionally overprovide within the studio tenures while underproviding for family sized
units in this mix. The shortfall within the larger units is effectively picked up within the studios,
with 1 and 2-bedroom units broadly meeting the Council’s targets within the site.
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Notably, the development comprises 13% studio units, which while not recognized as a unit
typology within the housing mix table of the Tower Hamlets Local Plan, or the supporting
Strategic Housing MA, they are acknowledged as a unit typology in the Nationally Described
Space Standards embedded within the London Plan and referenced within Policy D.H3.

Notwithstanding the absence of studio units within the Tower Hamlets Local Plan and SHMA,
it is considered that the typology continues to satisfy an important housing need for single
occupants if well designed within schemes. Providing for a range of homes to accommodate
a variety of residents within the Borough is considered essential, and while not recognised
within the Borough’s Strategic Need Assessment studios remains a valid and common
housing typology within market tenures locally London more generally.

When considering the overall housing mix, it is relevant to consider the impacts of the housing
typologies on the viability of the scheme.

Section 4.12.2 of Policy H10 of the London Plan, “Housing Size Mix”, places importance on
considering housing mix in a contextual basis in determining how it best meets a need. In
taking a holistic view of housing within the scheme, it is considered that the mix provides for a
range of unit types and seeks to proportion them within the tenures most effective — mindful
of the overall viability position of the scheme i.e. more family sized units in the affordable
section, smaller sized units in the market section.

While solely with respect to unit mix the scheme fails to be policy compliant with regard to
policy D.H2, it is considered that the aspiration of the policy which seeks to ensure that
developments provide for a range of units across tenures is achieved to a feasible extent.
Despite the reduced offer of larger sized units within the private mix, when considered
holistically across both tenures, the scheme will provide for 144 new family sized units (3-
bedrooms and above).

Despite the scheme not being viability tested due to the policy complaint provision of
affordable homes within the scheme, it is further noted and accepted by LBTH Housing
Officers that larger sized market and intermediate units are typically less productive within
development viability appraisals, and rarely offer meaningful family accommodation given their
associated costs. As noted within the evidence base for the Council’'s High Density Living
SPD, 42% of families within Tower Hamlets live within 1 or 2-bedroom units, and as such it
remains likely that market housing at less than 3-bedrooms will continue to provide homes for
families within Tower Hamlets.

On balance it is considered that the private housing offer, while under-providing for larger units
and over-providing studios, would constitute an acceptable mix of homes which would cater
for a range of residents within the Borough at a variety of stages in their life. When considered
against alongside the strong affordable housing officer provided within the scheme, as detailed
below, it is considered that the scheme will provide for a variety of high-standard and diverse
accommodation.

Affordable Housing

Tower Hamlets Local Plan Policy S.H1 sets an overall strategic target of 50% of affordable
housing, with a minimum of 35% provision sought, subject to viability.

London Plan policy H4 (Delivering Affordable Housing) sets a strategic target of 50% of all
new homes delivered across London to be genuinely affordable, and highlights the need to
meet the need for 43,000 affordable homes each year. Specific measures to achieve this aim
include requiring major developments to provide affordable housing through the threshold
approach and using grant to increase affordable housing delivery beyond the level that would
otherwise be provided.

Tower Hamlets Local Plan Policy D.H2 sets the requirements of affordable housing provision
within development in the borough, in terms of quantum, standard and provision. Development
is required to maximise the provision of affordable housing with a 70% affordable rented and
30% intermediate tenure split (Para. 9.30 making clear that rented housing is expected to be
50% London Affordable Rent and 50% Tower Hamlets Living Rent). This policy highlights the
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acute demand for affordable housing within the Borough, and the particular need for affordable
family homes.

Tower Hamlets Local Plan Policy D.H3 requires development to provide affordable housing
which is not externally distinguishable in quality from private housing.

The overall provision of affordable housing, as determined by habitable room, is detailed within
Figure 8 with the unit mix and policy targets described within Figure 9 beneath.

Percentage sphit

Hobilable Rooms

by tenure
Private 1.428 L5%
Affordalkle Rent 4623
35%
Shared Ownership 225
Tofal 2 506 100%%

Figure 8: Housing Tenures (by habitable room)
Fast Track

Policy H6 of the London Plan outlines the eligibility for schemes to utilise ‘Fast Track’ for the
purpose of avoiding viability testing within the application. Given the strong affordable housing
offer, it was agreed with the Council at pre-application stage that the scheme qualifies for Fast
Track and therefore did not necessitate a viability testing route. Notwithstanding of this, an
early-stage review as outlined in the below sections will still be secured within the S106
accompanying the consent.

Amount and tenure

As detailed below the affordable housing within the scheme constitutes 263 new homes in
total, representing 35% overall by habitable room. The affordable housing is divided within the
scheme at 70:30 in favour of social rented accommodation, and aligns with Council policy in
this respect.

LBTH Froposed
Policy Mix

No. of Uniis

Target

25%

el

33%

58%

30%

7%

0%

16%

0%

100%

100%

72

100%

100%

Figure 9: Affordable Housing Details

The social rented mix within the scheme is broadly policy compliant, with negligible differences
across all unit types. While there is a minor under-provision of 3% within the 3-bedroom units,
there is a small over-provision of 1% within the 4-bedroom units and brings the total family
housing within the scheme to 43%, representing 75 new homes. The homes within this tenure
will provide for a welcome and diverse offering in line with the policy objectives for D.DH2, and
meeting the demands of those on the Borough'’s housing list.

The Shared Ownership (SO) housing falls short of meeting the Council’s policy objectives
within most tenures, with a higher provision within smaller units (1/2-bedrooms) and a notable
shortfall of 30% within the larger family units. The shortfalls were discussed with LBTH
Housing Officers during pre-application stage who recognised that SO larger units at present
create challenges for affordability and scheme viability due to their relative high cost and
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limited demand within this tenure. The overprovision within 1 and 2-bedrooms reflects the
highest demand within this particular intermediate product and helps support the overall
affordability of this intermediate product as well as assisting the delivery of a strong social
rented offer through a more viable overall intermedia offering.

It is noted that other intermediate products were considered, such as London Living Rent, but
Shared Ownership was considered most appropriate and viable for the scheme; allowing for
a policy compliant offer overall and a strong proportion of socially rented family units. All
intermediate products will remain secured within the S106 to be made available to persons
below the upper limit of £90,000 shared incomes, providing for a well-blended overall
affordable housing offer within the site.

Viability review

In line with relevant policy and guidance, to ensure that the maximum reasonable amount of
affordable housing is delivered, it is recommended that s106 planning obligations secure an
Early Stage Review. This would re-consider viability in the event that any planning permission
is not implemented within two years from the date it is granted. Given the application was
considered appropriate for Fast Track due to its policy compliant affordable housing offer,
tenure and unit mix, a late-stage review is now required in line with the GLA’s Affordable
Housing and Viability SPG.

Affordability

As per the Council’s policy objectives detailed above, the social rented housing will be secured
within the S106 at 50% Tower Hamlets Living Rent and 50% London Affordable Rent. The
proposed LAR homes would be let at rents that are capped at benchmark levels published
annually by the GLA. The LAR rents for 2021/22 (exclusive of service charges) are 1-bed -
£161.71, 2-bed - £171.20, 3-bed - £180.72 and 4-bed - £190.23. The Council would have first
nomination rights to these homes.

The proposed SO homes would be with a minimum of 25% share on equity and a rental on
unsold equity of between 0.5 and 2.75% and available to households with a maximum annual
income of £90,000. In accordance with Mayoral and Council guidance, housing costs (a
combination of mortgage, rent and service charge) must not exceed 40% of net household
income.

Integration of different tenure types

The below Figure details the distribution of tenures throughout the development, highlighting
the truly integrated nature of the homes within the scheme.
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Figure 10: Tenure Distribution

As shown above, the affordable housing within the scheme is distributed through the three
buildings comprising Plots 1 and 2 of the proposed scheme. One block of wholly social rented
tenures comprises the primary gateway building to the site, and is conjoined with the primary
school building as shown above in grey. The block provides a lower rise transition to Blackwall
Way and the interface with John Smith Mews, and comprising the bulk of the family housing
within the scheme.

Plot 1 is wholly tenure blind, and comprises the greatest quantum of development within the
scheme. The lower floors of the western tower comprise the remaining balance of social rented
tenure with the scheme, which is shared with the market sale units within the upper levels.
Similarly, the eastern tower block within Plot 1 is divided between intermediate units at the
lower ground and market tenure at the upper, with the intermediate units wrapping around the
podium block, creating a central community space which is accessed by all tenures.

The remaining two riverside blocks are wholly market housing, with primary access to both
blocks via the public square at the head of the Blackwall Yard Graving Dock which acts as a
connector between all the buildings and tenures on site. These riverside blocks will maintain
the same level of access to the community spaces within Plot 1 as other blocks, and as such
will continue to contribute towards a wholly integrated community within Blackwall Yard.

LBTH Housing Officers noted within their consultation comments that while the integrated
approach towards housing was supported, that the applicant would need to carefully consult
with Registered Providers (RPs) to ensure that the management and service charges
associated with the shared spaces would not breach any of the rental caps or create
affordability issues for the social rented units in particular. The applicant has advised that they
have engaged with a series of RPs to ensure the layouts would be acceptable, and that all
service charge estimates remained within the budgeting of these RPs.

(

London Plan Policy D3 seeks to ensure that proposals achieve the highest standards of
accessible and inclusive design (not just the minimum). Any application should ensure that
the development can be entered and used safely, easily and with dignity by all; is convenient
and welcoming with no disabling barriers, providing independent access without additional
undue effort, separation or special treatment; is designed to incorporate safe and dignified
emergency evacuation for all building users; and as a minimum at least one lift per core should
be a fire evacuation lift suitable to be used to evacuate people who require level access from
the building.
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London Plan Policy D5 requires that at least 10% of new build dwellings meet Building
Regulation requirement M4(3) ‘wheelchair user dwellings’ (Regulation M4(3) (a) designed to
be ‘wheelchair accessible or easily adaptable for residents who are wheelchair users); and all
other new build dwellings must meet Building Regulation requirement M4(2) ‘accessible and
adaptable dwellings’.

The application provides for 90 Wheelchair Adaptable Units (WAU), representing just over
10% of all total apartments. The WAU are distributed across various buildings site wide in
closest proximity to the wheelchair parking within Plot 1 (as per below figure), to provide equal
distribution and across tenures and Plots. Indicative layouts for these flats are provided within
the submitted Design and Access Statement, and the distribution within each plot is discussed
further below.
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Figure 11: M4(3) Housing Distribution
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Availzble on floors: 107 to LO3

Plot 1

Given the mixed tenure of Plot 1, and the siting of the wheelchair accessible parking bays
within the podium, the bulk of the wheelchair user dwellings will be located within the tower
and podium of this plot. Indicative layouts are included within the Design and Access
Statement which showcase the even distribution of these flats across the floors, as well as an
access strategy for users, as detailed within the below Figure..

Cars are stored on a rotating palette
. systern and available on request.
B E-vehicles can be charged whilst parced

Parking spaces are limitad to
Blue Badge holders only and
zre provided on a basis of
5% capacity (45 spaces)

LO1

Residents circulate
to individuz| cores

Figure 12: Accessible Bay Access Strategy
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Plot 2

All homes within Plot 2, the wholly socially rented block, will be designed to achieve Regulation
M4(2) in order to provide accessible homes in perpetuity. Site wide 10% of the new homes
will achieve Regulation M4(3); however these will be concentred in buildings in closest
proximity to Plot 1 where the accessible parking is located.

Plot 3 & 4

As highlighted in Figure 12 above, wheelchair homes are provided between levels 1-7 within
Plot 4 and levels 1-3 within Plot 3. Indicative layouts for these homes are provided within the
Design and Access Statement.

With respect to overall design of homes across the whole development, basic circulation
provisions are required within homes, with corridors typically a minimum of 1050mm wide and
turning space for a wheelchair within the living room and dining areas. All 1-bed homes are
designed with open plan living/dining/kitchen spaces, whilst some 2-bed homes are provided
with separate living rooms with shared kitchen/dining areas. Turning circles within the living
and kitchen spaces meet the minimum requirements. All bedrooms are provided with the
required manoeuvring space around the bed and have the required space to approach the
window.

Hallways and doorways are suitably designed to enable movement for the widest range of
people, inclusive of those using wheelchairs or mobility scooters or moving furniture. Individual
home entrance doors are located either with straight on or right-angle approaches. All
doorways within individual units are provided with minimum clear opening widths of 775mm
with minimum 300mm nibs on leading edge.

To accommodate residents utilising wheelchairs, the positioning of all switches, controls and
devices will be provided at a height of between 450mm — 1200mm above floor level at a
minimum.

Further details of all wheelchair units, the location, and the layouts, will be conditioned upon
consent.

Quality of Residential Accommodation

London Plan policy D6 sets out the minimum internal space standards for new dwellings. This
policy also requires the maximisation of dual aspect dwellings and the provision of sufficient
daylight and sunlight to new dwellings.

Tower Hamlets Local Plan Policy D.H3 requires developments to meet the most up-to-date
London Plan space standards and provide a minimum of 2.5m floor-to-ceiling heights.

Private amenity space requirements are determined by the predicted number of occupants of
a dwelling. Local Plan Policy D.H3 sets out that a minimum of 5sgm is required for 1-2 person
dwellings with an extra 1sgm provided for each additional occupant. In addition, London Plan
Housing SPG reiterates the above standards and states that a maximum of eight dwellings
per each core on each floor .

The proposed dwellings are of a notably high standard, with residential floor plates minimising
as much as practical the number of units per core. While it is noted that Plot 1 podium blocks
have a substantial number of units per core, this is unavoidable given their elongated nature
however they remain broken up between two separate cores. The tower blocks of this Plot do
not exceed 8-units per core, and reduce to 6 at upper levels. Plot 2 is a notably smaller in
scale, and maintains no more than 4-units per core due to their large family sizes. Plot 3
maintains no more than 9-units per core, while Plot 4’s dual core nature limits the numbers of
units per core to no more than 7.

Housing Standards and Guidance
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The proposed unit sizes meet the London Plan’s minimum space standards. All units would
have private amenity space provision that meets minimum standards, with the west facing
units of Plot 4 in closest proximity to the Telehouse Data Centre to have enclosed solar
gardens to maximise their daylight and sunlight, and amenity.

The housing on site has been designed to maximise wherever possible the percentage of dual
aspect flats within the scheme. Notable constraints with respect to aspect ratios relate to the
podium units of Plot 1 which particularly along the western elevation maintain a linear elevation
along the site boundary facing the Telehouse site.

The design of the tower blocks within the same Plot were amended considerably through the
pre-application process to minimize the number of single aspect north-facing units, which have
been reduced to one per floor. Notably, these flats benefit from particularly generous amenity
spaces to compensate for this single aspect profile.

The larger social rented homes within Plot 2 benefit from dual, or in some instances, triple
aspect accompanied by generous private amenity space.

Plots 3 and 4 face similar constraints to the podium blocks of Plot 1 with respect to their long
and rectilinear floorplates and layout. By virtue of this there are a number of single aspect east
and west facing flats; however the number of these were reduced considerably through the
pre-application process. Notwithstanding this, no flats suffer from a solely northern aspect and
all flats within these developments benefit from excellent private and communal amenity
access.

Noise & Vibration

The application is supported by a Noise Impact Assessment. This concludes that the proposed
development would not have an unacceptable impact on nearby homes and that the proposed
housing would have an acceptable noise environment. Noise was scoped into the
Environment Statement, and the chapter was part of rigorous assessment by LBTH noise
officers and Temple Group acting on behalf of the Council.

Within the scope of the ES, concerns were raised with respect to noise impacts as related to
overheating mitigation. Officers held reservations that for occupants of flats requiring
overheating mitigation by way of operable windows, that unacceptable noise conditions could
be resultant.

Temple Group states that the Energy and Sustainability Statement submitted with this
application includes, in its analysis of overheating risk, a consideration of noise levels which
acknowledges that high noise levels will prevent the preferred overheating strategy (openable
windows in early morning, late evening and throughout the night). The Energy and
Sustainability Strategy states that mechanical cooling has been included to reduce the risk of
noise disturbance due to open windows. This has been factored into energy calculations,
although it is not clear from this report the extent of the requirement for mechanical cooling.

It is noted that these concerns remain within the application, notwithstanding the limited
number of flats this may affect. As such a condition has been recommended securing
acceptable noise levels during periods of overheating, supported by information from the
Applicant identifying which units will exceed acceptable levels and require mechanical cooling.

LBTH Noise Officers separately recommend the inclusion of conditions relation to restrictions
on demolition and construction activities, mechanical plant, and noise and vibration mitigation.

Subject to securing the above mitigation by way of planning conditions, officers agree that the
proposed new homes would have an acceptable noise environment and that the proposed
development does not cause unacceptable noise impacts on existing surrounding homes.

Air Quality
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Tower Hamlets Local Plan Policy D.ES2 requires development to be at least ‘Air Quality
Neutral’ and calls on air quality impacts to identify any necessary mitigation for developments
that would cause harm to air quality.

Air Quality has been scoped into the scheme for the purpose of the EIA and is considered
within the Air Quality Assessment (AQA) submitted. It is noted that a supplementary Air Quality
Note was prepared on 22 June 2021 to respond to concerns raised by LBTH Officers and
Temple Group, in their role as EIA reviewers.

The application site is constrained by a number of negative air quality receptors, notably due
to its adjacency to Aspen Way. The scheme is located within an area of sub-standard air
quality as defined within the Local Plan. The scheme itself has been defined as air quality
neutral with respect to London and Local Plan policies. The removal of over 200 private car
parking spaces on site has positively contributed towards this.

Concerns were raised throughout the assessment of the submitted ES with respect to the
described baseline of the development, due to the way in which the baseline model was
constructed by Buro Happold on behalf of the applicant. Reviewers and officers raised
concerns that the use of monitoring stations in Millwall Park, and failure to use more local
Defra background monitoring stations. Other concerns raised relating to pollutant
concentrations associated with the Telehouse Data Centre backup generator, which tested
monthly, produced unacceptable levels of emissions.

While initial requests were made for the applicant to use Defra background modelling, Temple
Group and LBTH Officers accepted that these values were too high when compared against
roadside monitoring stations within adjacent gridded squares.

To address these concerns, the applicant has undertaken an alternative modelling exercise in
consultation with Temple Group and LBTH to create a more representative baseline. Using
Defra background concentration projections for the adjacent grid square for the year of
development opening (2025) indicates a background concentration of 25ug/m3, compared to
the 24pug/m3 which was used in the air quality assessment. The use of this background
concentration would therefore not change any of the conclusions of the assessment with
regards to onsite conditions, and would lead to a maximum predicted onsite NO2
concentration of 38.8ug/m3, compared to the 37.8 presented in the ES chapter, both below
the Air Quality Objective of 40ug/m3.

Temple Group and LBTH Officers have accepted the above model, and recognise the new
baseline as satisfactory. With respect to site wide values, it is important to note that there are
no exceedances across all receptors by the indicative point of opening, with the school and
associated play areas remaining comfortable beneath 40ug/m3. The siting of the school was
carefully considered in such a way to minimize pollutants associated with Aspen Way and
vehicular traffic.

To address further concerns associated with the operation of the data centre generators, the
applicant has agreed to a S106 obligation requiring the reconfiguration of these generator
flues prior to occupation of the relevant residential units. These units will also serve to benefit
from mechanical ventilation with odour and NOXx filtration at western facades designed to
enhance the air quality infiltrating into these properties — the details of which will be secured
by condition. Additional mitigation measures are included through the conditioning of a
detailed Construction and Environmental Management Plan (CEMP) which identifies and
provides mitigation against construction phase air quality impacts due to dust.

Privacy & Outlook

The proposed buildings are located, and the proposed flats have been designed such that all
proposed homes would have a good outlook, whilst safeguarding the privacy of people living
in other proposed blocks and existing homes. Overlooking between Plot 3 and residents of
Virginia Quay and Longitude House have been minimised as much as practical, with generous
separation distances ensured throughout. Plot 1 and Plots 3 and 4 have been designed as
such so that the internalised spaces between the buildings do not overlook each other, and
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benefit from acceptable levels of physical separation. Acoustic privacy should be ensured by
compliance with the Building Regulations.

Daylight, Sunlight & Overshadowing

The submitted Internal Daylight and Sunlight report assesses the internal daylight provision
for the proposed homes in terms of Average Daylight Factor (ADF) and No Skyline (NSL)
methodologies. It also assesses internal sunlight by way of the Annual Probable Sunlight
Hours (APSH), and a Sun Hours on Ground (SHoG) assessment was undertaken to consider
potential overshadowing of internal amenity spaces.

The assessment has been undertaken by GIA Chartered Surveyors, and through the
preparation of a 3D model have tested 2,513 rooms within the development.

Full details per Plot are provided below, however in summary, for daylight the results of the
ADF assessment show that of the 84% (2,101) of the rooms would achieve or exceed
compliance with the prescribed BRE guidance while 88% (2,217) would achieve or exceed
compliance with the prescribed BRE guidance with respect to NSL.

With respect to sunlight, 62% of living areas facing within 90 degrees due south would benefit
from good levels of sunlight through the year, with 83% being well lit during winter months.

Overall, the proposed open spaces benefit from 67% of their areas seeing in excess of 2 hours
sunlight on 21 March, ensuring the predominant provision of communal and public open
spaces are well lit and offer high amenity value.

Itis important to note that due to the site’s orientation and the layout of the development, which
is aimed at minimising the number of north-facing units, most living areas tested are
predominantly southwest facing and so can only naturally receive direct sunlight in the
afternoon, resulting in lower PSH values overall.

Plot 1

For daylight the results of the ADF assessment shows that of the 84% (1,638) of the rooms
would achieve or exceed compliance with the prescribed BRE guidance, rising to 92% when
including all LKDs, while 95% would achieve or exceed compliance with the prescribed BRE
guidance for NSL.

For sunlight 62% of living areas facing within 90 degrees due south would benefit from good
levels of sunlight through the year, with 83% being well lit during winter months.

Plot 2

For daylight the results of the ADF assessment shows that of the 89% (121) of the rooms
would achieve or exceed compliance with the prescribed BRE guidance, rising to 91% when
including all LKDs, while 73% would achieve or exceed compliance with the prescribed BRE
guidance for NSL.

62% of living areas facing within 90 degrees due south would benefit from good levels of
sunlight through the year, with 83% being well lit during winter months.

Plot 3

For daylight the results of the ADF assessment shows that of the 86% (195) of the rooms
would achieve or exceed compliance with the prescribed BRE guidance, rising to 91% when
including all LKDs, while 84% (191) would achieve or exceed compliance with the prescribed
BRE guidance for NSL.

62% of living areas facing within 90 degrees due south would benefit from good levels of
sunlight through the year, with 83% being well lit during winter months.

Plot 4
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For daylight the results of the ADF assessment shows that of the 80% (410) of the rooms
would achieve or exceed compliance with the prescribed BRE guidance, rising to 83% when
including all LKDs, while 72% (369) would achieve or exceed compliance with the prescribed
BRE guidance for NSL.

62% of living areas facing within 90 degrees due south would benefit from good levels of
sunlight through the year, with 83% being well lit during winter months.

While overall strong compliance is adhere to, particularly within Plot 1, it is noted that Plot 4
suffers from notably poor daylight and sunlight levels within some lower level flats given its
close adjacency to the Telehouse Data Centre to the west of the site. Many of these values
would fail to meet BRE guidance with respect to both ADF and NSL values, and would suffer
from poor daylight and sunlight until such a time as the Telehouse Data Centre were to be
redeveloped.

In considering these impacts within Plot 4, it is important to consider the site constraints and
the overall benefits of the scheme, the tenures affected and the proportionate amenity
disbenefits suffered. Given the separation distance between the western dock edge and the
Data Centre, some challenges with respect to daylight and sunlight are viewed as being
unavoidable. The desire to have a generous setback from the Graving Dock while ensuring a
reasonable quantum of development at this Plot has had to be balanced carefully in the
consideration of the impacts.

It is important to note that through pre-application and submission the applicant has tried to
mitigate these impacts as much as possible through the increasing separation at this
boundary, as well as the limiting of overhanging balconies to lower habitable rooms which may
further diminish their amenity. Finally, the introduction of ‘solarium’ balconies at these locations
marginally improved the daylight and sunlight values benefited to these apartments.

The flats affected are wholly market sale tenure, which while not a specific mitigating factor in
and of itself, ensures that any occupants who purchase these flats have a choice in their
accommodation unlike those within social rented tenures or even intermediate products where
affordability is a limiting factor.

Overall, while the failures within these lower level flats are regrettable and will reduce the
amenity enjoyed by occupants, it is considered that on balance they represent a notably small
proportion of units within the scheme and the overall public benefits provided through 898 new
residential units, primary school, and sitewide enhancements outweighs the harm to these
market units. It should also note that these units would continue to maintain access to
communal and public spaces within the site, including generous communal riverside rooftop
spaces within Plot 4 which benefit from unparalleled views and sunlight/daylight.

Wind/Microclimate

Policies D3, D8, and D9 of the London Plan require developments, particularly those with tall
buildings, to be considerate of micro-climate impacts associated with their scale and mass.
Local Plan Policy S.DH1 requires new buildings to be built to the highest standards of design,
and ensure that there are no unacceptably harmful impacts arising from wind. Policy D.DH6
similarly requires all tall buildings to be designed in such a way to avoid wind-tunnelling effects.

Chapter 12 of the Environment Statement reports the findings of the wind and microclimate
study. The assessment of the wind conditions requires a standard against which the
measurements can be compared. This report uses the Lawson Comfort Criteria, which is the
established criteria which seeks to define the reaction of an average pedestrian to the wind. If
the measured wind conditions exceed the threshold for more than 5% of the time, then they
are unacceptable for the stated pedestrian activity and the expectation is that there may be
complaints of nuisance or people will not use the area for its intended purpose. The below
Figure highlights the Lawson Comfort Criteria, and the suitability of associated activities:



Key Comfort Category Threshold Description

Light breezes desired for outdoor restaurants and
& Sitting 0-4 m/s seating areas where one can read a paper or
comfortably sit for long periods

I . | Gentle breezes acceptable for main building entrances,
Standing 4-6mfs pick-up/drop-off points and bus stops

Moderate breezes that would be appropriate for

Strolling 6-8 m/s . .
strolling along a city/town street, plaza or park
\ : Relatively high speeds that can be tolerated if one's
Walking 8-10 m/s . _y .g P : ; ;
objective is to walk, run or cycle without lingering
| Winds of this magnitude are considered a nuisance for
Uncomfortable > 10 m/s most activities, and wind mitigation is typically

recommended

Figure 13: Lawson Comfort Criteria

7.77 As described within the assessment, through the testing of a 1:300 model of the proposed
development and through utilising a large number of receptors both on and off site, determines
the impacts associated. The testing is undertaken at a number of scenarios including existing
conditions which presents as a baseline, the proposed development, proposed including
cumulative development, and proposed including landscaping and mitigation measures. The
Figure below highlights the receptor impacts during the windiest season around the site.

Notably, there are no ‘uncomfortable’ winds and only 4 receptors which register as only
suitable for walking.
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Figure 14: Ground Level Receptors (Windiest Season)

7.78 Overall it is considered that the development would not result in any unreasonable impacts
with respect to wind-tunnelling within or outside of the development boundaries. Additional
Mitigation measures have been identified within the ES review by Temple Group and will be
secured by way of condition.
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Fire Safety

London Plan Policy D12 makes clear that all development proposals must achieve the highest
standards of fire safety and requires all major proposals to be supported by a Fire Statement.
London Plan Policy D5 (B5) states that new development should be designed to incorporate
safe and dignified emergency evacuation for all building users. In all developments where lifts
are installed, as a minimum at least one lift per core (or more subject to capacity assessments)
should be a suitably sized fire evacuation lift suitable to be used to evacuate people who
require level access from the building. The Mayor of London has also published pre-
consultation draft London Plan Guidance on Fire Safety Policy D12(A).

A comprehensive Fire Strategy has been prepared by suitably qualified professionals at Buro
Happold in support of the application. The strategy details how the development would achieve
the highest standards of fire safety, including details of construction methods and materials,
means of escape, fire safety features and means of access for fire service personnel. Within
the Mayor’s Stage 1 response to the application, the comprehensive nature of the application
is noted while requesting confirmation whether fire evacuation lifts will be provided as required
by Policy D12.

Firefighting lifts are provided to all residential blocks. As noted in the fire strategy, it is proposed
these remain operational in a fire scenario to allow them to be used as evacuation lifts (before
they are required by the fire service, subject to suitable management). This is considered a
reasonable approach for residential occupants to be able to suitably manage their evacuation
independently. It is proposed that the occupant lift in the school should be an evacuation lift
to be in line with the draft London Plan

While the submitted Fire Strategy remain comprehensive and well considered, it is
recommended that a planning condition secures the submission and approval of a detailed
statement before the commencement of development to ensure compliance with any final
detailed design.

The development would be required to meet the Building Regulations in force at the time of
its construction — by way of approval from a relevant Building Control Body. As part of the plan
checking process a consultation with the London Fire Brigade would be carried out. On
completion of work, the relevant Building Control Body would issue a Completion Certificate
to confirm that the works comply with the requirement of the Building Regulations.

Communal Amenity Space & Play Space

London Plan Policy S4 seeks to ensure that development proposals include suitable provision
for play and recreation, and incorporate good-quality, accessible play provision for all ages, of
at least 10sgm per child.

Local Plan Policy D.H3 requires a minimum of 50 sgqm of communal amenity space for the first
10 units and a further 1sgm for every additional unit thereafter, as well as the provision of
appropriate child play space as determined by the child yield calculator.

The proposed development would provide the following play space, communal amenity space
and publicly accessible open space. The development provides for 938sqm of communal
amenity space overall, which meets the objectives of Policy D.H3. The breakdown of this
space is detailed in the Figure below. It is noted that the overall quantum is provided in line
with the policy; however it is not evenly distributed. The bulk of the amenity space within the
development would be centred within Plot 1, the mixed tenure nature of which would ensure
that it remain accessible for all residents of the development.
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Typology Scheme Scheme
Requirement Provision
(sqm) (sqm)
Plot 1 768
Plot 2 59
Comm\}nal Plot 3 57
Amenity
Plot 4 54
938 938

Figure 15: Communal Amenity Space Distribution

The amount of proposed communal amenity space is noted to exactly meet the policy
requirements. It is noted that a substantive amount of the high value amenity space on the
site is intended as public or play space and as such is not included in the above figure. The
development and its residents would benefit from considerable amenity spaces both internal
and external.

The LBTH Child Yield Calculator estimates that a total of 358 children will likely eventually live
in the proposed development. The below figure provides highlights the demand and playspace
requirements (as determined by Policy D.H3 of the Local Plan) associated with these projected
children across the three identified age groups, and how this is addressed within the scheme.

Age Group Requirement Provision

Under 5 years 1,408 1,408
(Doorstep Play)
5-11 years 1,139 1,139
(Local Play)
12-18 years 1,074 594
(Neighbourhood Play)
All ages - 331
(incidental play)

Figure 16: Place Space Requirements

Overall there is a strong provision of playspace within the scheme which provides for a variety
of users (as detailed in the Figure below). Notwithstanding this, as detailed in the above table
there is a shortfall in the provision on site for children over-12. While the first principle of
delivering play space should be for provision on site, it is noted that section 9.50 of Policy
D.H3 notes that if due to site constraints it cannot be provided on site, then local play space
needs to be identified in the immediate area which caters to the needs of the identified
demographics for which there is a shortfall.
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External Play Narrative Diagram

The Square

FLAYAELE
ENTRY STTE

ADVENTURE BCHOOLPLAY
SUDS TRAIL EIEIET
TIMED CARREVERY
PAVEMENT JETS
DOCK

AMPHITHEATRE OUTDGOR
> CLASSROOM

FLOATING
" PORTAL

POND/WATER
BODY

Figure 17: Proposed External Play Space

The GLA’s Play and Recreation Supplementary Planning Guidance (2012) provides detailed
guidance on the appropriate distances to local play spaces as well as guidance on the needs
of the different age groups in terms of equipment and scale. As detailed in this guidance, for
developments projected to accommodate between 30 — 49 children, facilities for 5 — 11s
should be provided first on site; however as above if not able to be accommodate they should
be located within 400m walking distance of the site. For over-12s it is expected that
appropriate play space should be provided within 800m walking distance from the site.

The SPD provides details on the needs of different age groups, noting that 0 — 11 requires
local playable space and neighbourhood playable space which includes landscaped open
spaces, kickabout areas, and equipment integrated into the landscape. Youth space, for ages
12 and above, is detailed as catering towards higher intensity uses including multi-use games
areas (MUGA), climbing walls, wheeled sports areas, outdoor stages and exercise equipment.
As outlined within the SPD, it is challenging to accommodate over-12 provision on site due to
the spatial requirements of assets such as MUGAs, the dimensions of which are standardised
by Sport England.

As detailed in the play space strategy, there are a range of open spaces within walking
distance of the application site which provide for a variety of character and uses. In catering
for children aged 12 and above, the applicant has identified a range of open spaces which
would accommodate the requirements of this age group within 800m walking distance of the
site including multi-use games areas at Woolmore School, Millennium, Virginia Quay, and
East India Dock Basin. It is considered that these spaces, in tandem with the already high
level of provision of play space on site, provide a very strong provision of the appropriate
typology of spaces for all children.

Further to the above, it is noted that the proposed 2FE primary school to be delivered on site
will accommodate a Multi-Use Games Area (MUGA) which has been specifically designed to
allow for external access after hours in the likely event the school operator allows or caters for
access. This has been specifically designed to allow for it to meet the needs of the
development, but due to the unknown operational requirements of the future school bidder —
it cannot be relied upon to offset against the planning requirements of the scheme.

As such, notwithstanding a good overall offer on site, an off-site contribution of £100,000 (and
a 5-year £7,650 per annum maintenance obligation (£38,250 in total) will be required to be
secured within the S106 to allow LBTH Parks to deliver works commensurate with the
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demands of the shortfall. This figure is based on projects of similar sizes catering for similar
numbers of child within the Borough, and will assist in off-setting the demand generated.

Density

London Plan Policies D2 and D3 require optimising site capacity through a design-led
approach, whilst taking account of existing and proposed infrastructure. Explanatory text to
Tower Hamlets Local Plan Policy D.DH7 makes clear that proposed tall and dense
developments are required to consider the criteria set out in Policy D.DH6. The Council’s High-
Density Living SPD (December 2020) provides guidance on designing for high density.

Taking account of the proposed non-residential uses, the proposed development would have
a density of 472u/ha (1,318hr/ha). London Policy D4 requires that all proposals exceeding
30m high and 350 units per hectare must have undergone a local borough process of design
scrutiny. The applicant has engaged extensively with officers and an emerging scheme for the
site was considered by the Conservation and Design Advisory Panel (CADAP), which has
informed the current scheme and design layout. The application scheme generally reflects
guidance in the High-Density Living SPD, which was in draft at the time that the application
was submitted. The London Plan (para. 9.4.9) requires applications for higher density
developments (over 350u/ha) to provide details of day-to-day servicing and deliveries, longer-
term maintenance implications and the long-term affordability of running costs and service
charges (by different types of occupiers).

These aspects of the development have been addressed and outlined in the submitted
documents, or will be controlled by way of conditions and S106 obligations.

Design

Development Plan policies require high-quality designed schemes that reflect local context
and character and provide attractive, safe and accessible places that safeguard and where
possible enhance the setting of heritage assets.

London Plan (2021) policy D3 promotes the design-led to optimise site capacity. The policy
requires high density development to be in locations well connected to jobs, services,
infrastructures and amenities, in accordance with London Plan (2021) D2 which requires
density of developments to be proportionate to the site’s connectivity and accessibility.

Tower Hamlets Local Plan policy S.DH1 outlines the key elements of high-quality design so
that the proposed development is sustainable, accessible, attractive, durable and well-
integrated into their surroundings. Complementary to this strategic policy, Local Plan policy
D.DH2 seeks to deliver an attractive, accessible, and well-designed network of streets and
spaces across the borough.

Site Layout

Overall layout

The proposed site layout has been designed around creating a new inclusive community within
Blackwall Yard, defined by four development plots containing a collection of buildings centred
around a public plaza and heritage-led redevelopment of the Blackwall Yard Graving Dock
which will be revitalised as a public open space. The primary access through the site will be
by way of Blackwall Way, accessed through a space described as ‘The Lane’ which connects
pedestrians with the heart of the urban realm at the Graving Dock. An illustrative site layout is
shown in the below Figure.
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Figure 18: lllustrative Site Layout

As illustrated above, the site composes of four development Plots, notionally referred to as
Plots 1, 2, 3 and 4. These plots have been configured to respond to the constraints of the
application site, notably the adjacencies to the Telehouse Data Centre, existing residential
development at Virginia Quay and the Grade Il Listed Blackwall Yard Graving Dock which
encompasses a considerable amount of space centrally within the site existing to the River
Thames.

All four plots accommodate new homes across varying levels of density, with Plot 1 providing
for the greatest number of units across a 39 and 32 storey tower before transitioning towards
the Thames at Plots 3 and 4 at 20 and 15 storeys respectively. Plot 2 is notably lower in scale
and community in character with a 9-storey social rented block attached to the 5-storey
primary school on site.

The layout is predicated upon crucial pedestrian movements leading from and to key
infrastructure such as the East India DLR station to the north-east, and Virginia Quay to the
east. North-south and east-west links through the site divide it into quarters, drawing
pedestrians along the Thames Path and through the heart of the development centred around
a revitalised and celebrated heritage asset at the Graving Dock.

The layout has also been devised to ‘shield’ the internal public and community focused spaces
from negative noise and air quality receptors such as the DLR and Aspen Way, with Plot 1 in
particular providing an acoustic barrier to safeguard the amenity of the new public open spaces
and plazas within the development.

The layout and design of the application site have been developed through a robust, and
proactive, engagement with Council officers over a 2-year period beginning in May 2019. The
scheme has evolved considerably over this time, with LBTH Design Officers firmly supportive
of the scheme, noting that:

The principles of good urban design are clearly present, with the site designed from the ground
up. There is a clarity to the thought with a focus on spaces, movement and activity, placing
people at the heart of the design thinking. This results in a logical and understandable site
layout that seeks to maximise permeability, activity and life. This approach is fully supported
by Place Shaping who welcome good design principles that respond positively to the features
of the site itself and the surrounding context beyond the site boundary. The proposals clearly
seek to enhance the positive qualities of the site whilst improving negative ones.

Architecture & Appearance
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The scheme has been designed as part of a collaboration through three celebrated
architecture firms responsible for various Plots and themes within the development. Glen
Howells Architects (GHA) is responsible for the Plot 1 podium blocks and towers, Panter
Hudspith for Plot 2 (including the school) and Community Hub within Plot 1, and White
Arkitekter for Plots 3 and 4. In support of the principal architecture within the scheme, LDA
Design are responsible for the comprehensive landscaping and urban design strategy for
Blackwall Yard.

The architectural approach for the four plots are detailed below, with landscaping discussed
in the following sections.

Plot 1

Plot 1 is defined by a series of key design components, and represents the largest scale of
development within the scheme. The Plot is typified by 2 large tower blocks which dominate
the skyline of the proposal, with a lower rise podium presenting a strong street elevation to
Blackwall Way and defining the entry to the site. The below image highlights the relationship
between the primary components of this Plot, as viewed from Blackwall Way.
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Figure 19: Northern Elevation CGI (Plot 1)

Design by GHA, the plot is characterised between the juxtaposition of the two forms of the
podium and tower blocks. The podium is defined by robust masonry benefitting from deep
reveals and muted tones — echoing the maritime and industrial heritage of Blackwall Yard. The
transition between this language and the tower blocks at the seventh story is stressed by way
of a visual break imitating a ‘shadow gap’ between the forms. The contrast between the towers
and podium is compelling and evocative, and creates to distinct forms which marry well when
viewed across the various Plots.

The towers themselves, while being significant structures, maintain a lightweight appearance
through their utilisation of an external metal frame which contrasts against the dark glazing
and enclosed balconies across the towers. The design of the screen enclosing the towers is
drawn from the historic ‘keyed’ sail of a Chinese junk-rigged ship which visited Blackwall Yard
in 1848 to wide acclaim. This concept of drawing from the historic maritime character of the
site has been emphatically supported by Borough Conservation and Design Officers, and was
developed throughout the pre-application process considerably.



7.108 The tower screens fulfil dual functions of environmental shading, limiting the need for
mechanical ventilation of flats and reducing the overall carbon load of these blocks — while
also providing for a dynamic fagade which changes when light hits the subtly twisted fins which
comprise the primary eastern and western elevations (as detailed in the below figure).

N

Figure 20: Tower Facade Details

7.109 Inset into Plot 1 is the Community Hub which provides a distinctly more pedestrian scale in
character and a markedly different appearance as highlighted below. The piece of community
focused architecture, as designed by Panter Hudspith, presents as the cornerstone to the
public plaza introduced centrally within the scheme at the head of the dock and co-located
with the school to create a community zone within the scheme. The contrast in architecture
provides a strong distinction in use between this building and the balance of Plot 1 and is
strongly supported by Council officers. The transition from the robust masonry finish of the
podium to the harder edge contemporary architecture of the Hub which is carried across to
the primary school provides a link between to the past, while deftly scaling down from the tall
elements within the Plot.

Figure 21: 'The Hub' CGlI, as viewed from Dock
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Plot 2

Plot 2 is characterised by the 9-storey residential block to its northern edge, and the lower
slung profile of the 5-storey school extending along the perimeter of the site. While conjoined
as a pair of buildings, the two components contrast against each other in a compatible fashion
to define their use and transition from a grounded masonry building at the entrance of the site
to the civic nexus at its core in conjunction with the Community Hub of Plot 1.
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Figure 23: Plot 2 Western Elevation

The 9-storey residential block of Plot 2 accommodates wholly social rented tenures above
some scale retail units which activate the ground floor and entry to the application site. The
overall height and massing of Plot 2 has taken into consideration its close proximity to the
adjacent residential homes to the east of the Site, specifically endeavouring to minimise any
adverse effects by way of transitioning from the 7-storey podium and 32-storey tower to its
west down to the 3-storey mews terraces of John Smith Mews to the east.

With respect to architectural expression, Plot 2 provides a more familiar residential scale and
feel with a traditional robust masonry language comprised of muted red and grey bricks and
GRC panels forming a clear vertical and horizontal hierarchy. The grounding of this building
provides for a strong entrance to the Blackwall Yard development in parallel with that of Plot
1, with the separation space between these blocks creating ‘The Lane’ character area.

Transitioning to the south is the 2FE primary school, which provides a complementary
architectural language but one which is distinctively different to that of the residential block.
The school benefits from a fagade structure which expresses a vertical emphasis by way of
an expressed GRC grid against the inset glazing behind. The school terminates at the
southern edge by way of the ‘pavilion’ block which benefits from double height spaces which
are expressed externally. These spaces will be internally lit and illuminate the plaza space
adjacent in the evenings, with the material palette and composition to echo that of the
Community Hub adjacent.

The design of the school, both internal and external, has evolved over an extension pre-
application process with the applicant, Panter Hudspith, LBTH Education and their design
advisors. The primary focus has always been on functionality, privacy where necessary, and
safety with respect to child drop off and accessibility. The Lane, where the school entrance
remains recessed from the public highway, is dotted with incidental play spaces and
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landscaping — providing a buffer to the secure access to the school which remains recessed
behind the grounded GRC fagade.

The school as proposed represents an excellent expression of pedagogical led design, which
marries well with the remaining blocks of Blackwall Yard in both its contrast of use and
architectural language.

Plots 3 & 4

Plots 3 and 4 represent standalone tower blocks, which unlike Plots 1 and 2 don’t have
associated community and civic functions. As such their architectural approach is notably
different to that of the northern blocks and seek to response as much as possible to the
significant frontages to the River Thames and the Blackwall Yard Graving Dock. Both blocks
seek to echo the industrial heritage of the site through the materials and forms utilised, and
are composed of distinct base, shoulder, and top elements. Plots 3 and 4, as designed by

White Arkitekter respond to each other while remaining distinctly different buildings of differing
character and scale.
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Figure 24: Plots 3 & 4 (S'thfrn Aspect CGl)

While Plot 3 stands as a single tower block above its podium base, Plot 4 is split with a taller
riverside block rising to 20-storeys with a smaller 15-storey element physically separated and
standing alone above the shared podium base. The architectural expression between these
two towers present as distinct forms, with the smaller tower reflecting Plot 3 in materiality and
balcony design. As detailed in the below Figure, the northern tower block grounds itself at the
residential entrances, with the lower north-eastern edge of Plot 4 extruding outwards and
forming a cornerstone to the building and reflecting the materiality, colour tones and design
language of the southern riverside tower of the same plot. The design of these blocks allow
for two distinctive forms to integrate, and create a clear residential entrance while applying the
consistent podium approach between Plot 3 and 4 around the base of these buildings.
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Figure 25: Plot 4 (Split Towers)

Both buildings have a clear base formed of concrete columns and beams. The two storey
plinth houses the building entrances and immediate interface to their surrounds. The base to
both Plot 3 and 4 draws the grid structure composing the predominant language of the
buildings to the ground in a fashion reminiscent of historic warehouses which characterised
the site. The materials employed are more commercial in scale and nature, providing double
height spaces to the entrances, and commercial unit of Plot 3. Within this Plot the glazed
facade is set back from the columns to form a colonnade which provides a sheltered entrance
to the block as well as shelter for the pub/restaurant.

The mid-section is the most direct expression of the warehouse form which drives the
inspiration for these buildings, constructed from robust brickwork with brick and metal
balconies. The brick tones and detailing across both Plots 3 and 4 are similar to provide
consistency around the Dock edge, and ensure that at ground and mid-level the buildings read
as a pair when viewed from the dock edges. The mid-sections of the buildings are both defined
by a visual break or ‘shadow gap’, as similarly employed on Plot 1 in its transition between
podium and tower. The shoulder height provides a lower sense of scale around the dock edge.

The introduction of a mid-level shoulder and break in the volumes offers provides the ability
for the buildings to contrast between the main volumes within the blocks. On Plot 3 this
contrast is provided by a change in brick and metalwork colour whilst retaining the overall
building rhythm and aesthetic. In the taller Plot 4 the upper 10 floors are conceived as a more
expressive volume in response to its prominent riverfront location.

At a ground level, both of these Plots play a significant role in activating the space around the
Dock which will accommodate a new piece of public open space and activated urban realm.
Plot 3 will provide for the greatest level of activation through the introduction of a approx.
665sgm riverside public house at the southern edge of the base of the building. The
architecture at this location reflects the internal commercial use with a double height recessed
colonnade grid with stepped access from the river providing an immediate entrance to the site
from Meridian Square adjacent (as shown in the below Figure). At this same block a small
commercial unit wraps around the north and western ground floors to activate the public
square and northern extent of the dock.
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Figure 26: View from Meridian Square (CGI)

Plot 4 maintains a more residential character at ground floor, with residential amenities
including wellness centre, meeting rooms and residential entrances sleeving the eastern
fagade facing the dockside. Despite these more residential uses at ground floor, the
architecture seeks to reflect in part the same language as Plot 3 with tall height and half or
double height spaces at ground with an extruded grid grounding itself — with the exception of
the residential entrances which are of a materially different character. The consistency in this
approach allows for a uniformed understanding of the ground floors to both Plots.

Townscape, Massing and Heights

London Plan Policy D9 provides a strategic guidance for tall buildings in the London area. The
policy also sets out criteria which against which development proposals should be assessed
and these include visual, functional and environmental impacts.

Tower Hamlets Local Plan policy D.DH6 seeks to guide and manage the location, scale and
development of tall buildings in the borough. The policy identifies five tall buildings clusters in
the borough and sets out principles of each of them.

Siting & Heights

The application proposes a series of buildings of varying heights across all four Plots
described in the above sections. The building heights and their respective siting within
Blackwall Yard are reflective of attempts to minimize harm to adjacent sensitive receptors, as
well as to accord with the Council’s Tall Building Policy D.DH6 which is described in greater
detail below. In summary, the heights of the site are as follows:

- Plot 1: Two tower blocks of 39 and 34-storeys above a 7-storey podium
- Plot 2: 9-storey residential block joined to a 5-storey 2FE primary school
- Plot 3: 15-storey tower block above a 6-storey (including double height ground) podium

- Plot 4: 20-storey riverside tower and separated 16-storey northern tower

Tall building assessment

London Plan Policy D9 states that boroughs should determine if there are locations where tall
buildings may be an appropriate form of development, subject to meeting the other
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requirements of the Plan. It also requires proposals for tall buildings to address their visual,
functional, environmental and cumulative impacts.

Tower Hamlets Local Plan Policy D.DH6 directs tall buildings to designated Tall Building
Zones (Aldgate, Canary Wharf, Millwall Inner Dock, Blackwall and Leamouth). The application
site falls within the Blackwall Tall Building Zone (TBZ) (as per the map below), the significance
of which is described in the following section.

centre of tall building zone
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Figure 27: Analysis of the Blackwall Cluster

The general criteria set out in Part 1 to this policy requires that all tall building proposals must
meet specific criteria which can be summarised as follows: have a proportionate scale, be of
exceptional architectural quality, enhance character of the area, provide a positive skyline, not
prejudice development potential, ensure a high quality ground floor experience, demonstrate
public safety requirements, present a human scale to the street, provide high quality private
communal open space/play space, avoid adverse microclimate impacts, ensure no adverse
impacts on biodiversity/open space, comply with civil aviation requirements and not have
unacceptable impact on telecommunications.

The proposal would introduce a prominent visual addition to the local townscape with particular
regard to the two large tower blocks, and associated smaller tall buildings. The Townscape
Heritage Visual Impact Assessment (THVIA) that forms part of the ES is based on verified
views that were agreed with officers and additional views (not verified) that were tested during
the design development process. All views presented within the THVIA are shown in the below
Figure.

Figure 28: THVIA Viewpoints
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In understanding the appropriateness of the siting and principal of a tall building, it must be
considered where within any designated cluster the site and proposed buildings reside, with
regards to the Tall Buildings Study which underpins the relevant policy within the Local Plan.
Within this Study it is noted that the centre of the Blackwall TBZ lies between the Blackwall
and East India DLR stations, roughly to the north side of Aspen Way and correlating with the
Blackwall Reach Outline Masterplan, consented in 2012 and under construction.

The principles for the Blackwall Tall Building Zone, as described within Policy D.DH6 of the
Local Plan are as follows:
- Development heights should step down towards the edge of this cluster.
- The cluster must be subservient to and separate from the nearby Canary Wharf
cluster and buildings should be of varying heights allowing sky views between them
when viewed from the river or the Greenwich peninsula.

As noted within the Tall Building Study, no development within the Blackwall Cluster should
extend higher than the adjacent Providence Tower at New Providence Wharf, which is
approximately 42-storeys in height. This will ensure that any height within Blackwall remains
subordinate to the primacy of Canary Wharf are the tallest cluster of buildings within the
Borough.

The surrounding area to the west of the site is typified by Charrington and Providence towers,
which form part of the high density New Providence Wharf development. To the north and
east of the site are the tallest point of Blackwall Reach which, as consented, reach approx.
37-storeys, as well as the Elektron development adjacent East India DLR which reach 84m
AOD. Immediately adjacent are the Telehouse data centre and ancillary buildings which are
63m AOD in height at their tallest points.

Providence Tower
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Figure 29: Local Tall Buildings

The proposed towers at 39 and 34-storeys within Blackwall introduce significant height locally,
and would constitute key contributions to the Blackwall Cluster. Given the requirement for the
tallest elements within a TBZ to be clustered centrally, the siting of these towers within the
north-west corner of the site closest to this centre is a conscious decision It also serves to
ensure that the most sensitive receptors at Virginia Quay are protected from amenity
disbenefits associated with daylight/sunlight and wind.

The development naturally steps down from this location towards the Thames, in keeping with
the ambitions of the Blackwall character area within the Tall Building Study and the ambitions
of Policy D.DH6. The cascade in height south from the towers towards the river is
characterised most notably by the part 20 and part 14-storey buildings within Plot 4. These
tower blocks are the tallest components on site outside of the primary towers within Plot 1,
and have been carefully designed again to minimize amenity impacts on sensitive receptors
at Virginia Quay to the east.

Plot 2, comprising the 9-storey residential blocks and lower 5-storey school, provides the most
sensitive interface to Virginia Quay where it transitions to the 3-storey terrace of John Smith
Mews. This is notably the most sensitive point of interaction between the two developments,
with a lower transition considered essential to minimize visual and amenity harm to residents.
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Plot 3 is the final development plot on site, with a tower block of 15-storeys immediately
adjacent to the existing 12-storey Longitude House to the east, within the extents of Virginia
Quay.

The distribution of height within the scheme is well-considered, and designed in such a way
to minimise harm to neighbouring developments while allowing for a pair of tower blocks to be
included in the most appropriate way possible with respect to the policy and good design
principles. The distribution of height also serves to transition from the centre of the cluster
towards the river, according with the key criteria of the cluster. The distribution of the height
west-east towards Virginia Quay is considered a reasonable response and limits as much as
possible amenity disbenefits and creates a strong townscape transition, as detailed in the
below Figure.

New Providence Tower

Figure 30: East-West Riverside Height Profile

The long range views of the site are dominated by the tower pair of Plot 1, which are visible in
a range of views including designated strategic views such as London View Management
Framework (LVMF) View 5A.1 (Greenwich Park) and from the Thames Barrier panorama view,
both southern aspect long range locations. These views are highlighted below in a wireline
format, and highlight the subordinate nature of the tallest points in relation to Providence
Tower and the Canary Wharf Tall Building Zone as required by Council policy.
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Figure 32: Panorama view from the Thames Barrier

In considering the full range of views within the submitted THVIA, it is notable that the scheme
integrates comfortable with the surrounding area and makes a positive contribution with
respect to townscape by way of its considered massing and outstanding architecture. The
contribution which the development makes to the skyline is considered a positive one,
continuing a collection of riverside tall buildings that spans from Canary Wharf to Blackwall in
a sensitive and considered way.

At a ground floor level, the pedestrian experience remains key to creating successful tall
buildings on site with all the tower blocks within Blackwall Yard carefully designed to transition
to a human scale and integrate with the public realm in a meaningful and positive way. The
tallest parts of the site are set in to a podium block within Plot 1 which creates a carefully
curated experience for residents and the community. Similarly Plots 3 and 4 transition and
break their massing down to provide visual interest and lower scale to pedestrian focused
areas such as the dockside or Thames Path.

Due to their alignment and distance from the site, only Langdon Park within the Designated
Borough Views would be affected by the proposed tall building, and this impact is considered
notably minor. The provision of communal open space and play space, potential adverse
impacts on microclimate and biodiversity and fire safety considerations are addressed
elsewhere in this report. They are all considered to be acceptable.

The townscape impacts as they relate to heritage assets are considered in the heritage section
of this report.

Conclusion

The proposed Tall Buildings on site accord with the ambitions and criteria of the Council’s Tall
Building Policy D.DH6 through their well considered distribution of massing through the site,
as well as their outstanding architectural quality and attention to pedestrian and human scale.

Access

London Plan Policy D8 requires development proposals to ensure that public realm is well-
designed, safe, accessible, inclusive, attractive, well-connected, and easy to understand and
maintain.

The scheme has been designed around key access principles at a site-wide and building
specific level. The primary access to the site is proposed to be via the north-east corner of the
site closest to East India Dock DLR Station, between Plots 1 and 2. The entry to the site is
denoted by the grounding of the Plot 2 residential block and podium of Plot 1, both sleeved
with activated frontages and engaging landscaped public realm. Pedestrians are then drawn
through the site to the new public plaza which is located at the head of the revitalised Blackwall
Yard Graving Dock, before circulating through the site more widely.
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Members of the public will greatly benefit from the opening up of the site, which will further
extend the Thames Path at the eastern extent of the site with a long term ambition to open the
entirety of the site to the public through adjacent developments. Legibility and wayfinding
remain key parts of the scheme, and will enhance an area which suffers from limited
pedestrian legibility to the riverside.

Residents access their homes via the four development plots, with residential entrances for
Plot 2 at the immediate entrance to the application site while Plot 1 centralises access for all
residents, regardless of tenure, through the south-eastern corner of the podium. The access
at this location allows for the movements of both residents and pedestrians through The Hub
space, before reaching secure gates for residents leading into the internal and podium-top
amenity spaces.

The entrances of Plot 3 and 4 spill onto the dockside, with residential lobbies forming part of
the ground floor before allowing secure access to the residential upper floors. Residents of
both plots access their respective communal amenity space through the upper floors

Landscaping & Public Realm

London Plan Policy D8 requires development proposals to ensure that public realm is well-
designed, safe, accessible, inclusive, attractive, well-connected, and easy to understand and
maintain.

Tower Hamlets Local Plan policy D.DH2 requires developments to positively contribute to the
public realm through the provision of active frontages and multi-usable spaces that can cater
for social gathering and recreational uses.

Landscape Strategy

The overall masterplanned approach for the scheme is underpinned by a comprehensive
landscape strategy which knits together the various development plots through a series of
‘Character Areas’ as prepared by LDA Design. The characters areas, as detailed in the Figure
below comprise of Blackwall Way, The Lane, The Square, Meridian Gardens, Riverside and
Meridian Square and The Dock in addition to the communal areas and roof terraces.

Figure 33: Landscape Character Areas

The Lane
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The Lane is the parallel space between Plots 1 and 2 which provides primary entry into the
site, and terminates at The Square character area. The Lane is a tapered entrance to the site
which narrows at its southern end as it funnels pedestrians and residents into the site.

The Lane has been designed to create a welcoming entrance to the Site, with enclosing
buildings, flanking buildings designed to funnel the land to create a sense of suspense and
surprise when arriving to the square and dock, providing the main north south thoroughfare
between the Thames and the DLR station. Play and seating have been integrated into the
design to activate the Lane, encourage community interaction and to provide playful
landscapes for children to enjoy.

Paving materials and banding delineate building entrances and have been selected for their
suitability for vehicular overrun for emergency and E.A vehicular access. The ground floor
usage has been designed to provide active frontages to the length of The Lane, including
shops, cycle workshop and the school and nursery entrance to create a bustling street, retail
opportunities, as well as increase passive surveillance.

Shade tolerant planting and trees will soften the public realm, provide a defensible edge to the
school, capture and infiltrate surface runoff, and assist with wind mitigation.

The Dock

The Dock is at the heart of the overall scheme and public realm strategy, proposing an exciting
open central space that has a vital connection to both its historic past and its future role as
part of the wider waterfront. It is proposed to in-fill the void of the Dock making it publicly
accessible for all to enjoy, to create a destination, and to promote outdoor events and
activities. The full scope of works, and their heritage impacts, are discussed in the below
heritage section of the report.

The Grade |l heritage listed dock has been fully retained and sensitively enhanced through
the provision of intermediate bleacher style steps between the existing terraces to make for a
more accessible open dock basin. Within the basin lies a garden offering natural play
opportunities, flood attenuation, and planted with a species rich mix for increased biodiversity,
and to prevent erosion. Additional tree planting has also been included for wind mitigation. As
previously noted, listed building consent is sought for these works alongside the wider
application for planning permission.

Towards the river a proposed pond/water body (which could potentially be used for swimming)
has been created with a floating platform transitioning from the garden to the pond/water body,
offering a flexible space to lie out on, jump off of, host events, etc. At the southern end of the
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deck a sculptural installation in the form of a Portal serves to connect the dock with the river
and pay homage to the sites ship building past.

Along the western dock edge there is a 4m offset at +6.2m AOD in accordance with the EA’s
access requirements, requiring balustrading around Plot 4. Along the eastern dock edge the
restaurant sits up at +6.2m and 8 meters from the docks edge, forming the main thoroughfare
from Blackwall Way to the river, with sloped access all ability access and emergency/ EA
vehicular access.

Meridian Gardens

To the southeast of the Site adjacent to the Meridian line and Meridian Square, lies a dedicated
publicly accessible play area providing an adventurous wild playground suitable for 0 to 11
year olds. This south facing area is strategically located to entice users of the Thames Path
into the scheme encouraging better use of the public realm. Adjacent to the river fronting
restaurant and just south of the school will also provide an exciting external space for children
to enjoy.

The gardens have been designed to provide a number of trails for children to explore,
discovering pockets of activities that spill out into the existing Meridian square and Thames
Path, as well as foraging from fruiting trees and plants, with interpretative signage providing
opportunity to learn about their environment. A large climbing frame is located at the heart of
the gardens providing a more challenging structure to hang off of, climb, balance, jump from,
that is suitable for more active and older age groups.

Towards the riverfront the playground opens out into a series of rubber mounds enclosing
more passive activities. A kitchen garden with raised vegetable beds, tables and seating offer
educational activities, to teach children how to grow food and care for their environment.

The Square
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The Square is located at the base of the Lane, before opening out affording views across the
historic dock, down towards the river, and across to Plots 3 and 4. Sitting at the heart of the
Site, direc