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Application for Planning Permission click here for case file
Reference PA/21/02777

Site Land adj. East India Dock House, 240 East India Dock Road

Ward Poplar

Proposal Erection of a data centre (Use Class B8) adjacent to East India Dock

House with a connecting bridge over Nutmeg Lane to the existing
London East building and other associated works including
landscaping, car and cycle parking, refuse storage and lighting.

Summary Grant condition planning permission subject to conditions and S106
Recommendation  obligations.

Applicant Global Switch

Architect/agent TTSP/Stantec

Case Officer Victoria Coelho

Key dates - Application registered as valid on 13/01/2022

- Public consultation finished on 17/02/2022

EXECUTIVE SUMMARY

The application site comprises East India Dock House (Grade 11*) and its surrounding land
which includes an area of landscaping to the north and an area of car parking to the south.
The site is bound to the north by the A13/East India Dock Road, to the east by Nutmeg Land
beyond which lies ‘London East’ Data Centre. The south of site is bound by a water feature
and the Office buildings of Clove Crescent (Mulberry Place and Lighterman House and the
Import and Export buildings). To the west of the site is the Blackwall Tunnel Approach.

Planning permission is sought for ‘Erection of a data centre (Use Class B8) with a connecting
bridge over Nutmeg Lane to the existing London East building and other associated works
including landscaping, car and cycle parking, refuse storage and lighting. The proposal is to
be constructed on the car park adjacent to East India Dock House which is included within the
red line application boundary, however no alterations or extensions are proposed to the
building itself. The proposed siting of the new data centre would be located to the south of the
East India Dock House, an area of existing car parking.


https://development.towerhamlets.gov.uk/online-applications/applicationDetails.do?keyVal=DCAPR_137028&activeTab=summary

The proposed development would provide a new data centre (use class B8), providing
approximately 27,000 sgm of floorspace within a part six and part seven storey building plus
basement level and rooftop plant. The building would have an overall height of approximately
51.2m AOD to the top of the parapet and 56.8m AOD to the top of the plant screen. A
pedestrian connecting bridge over Nutmeg Lane is proposed to the London East building at
first storey height.

In land use terms the application is supported by both strategic and local policy, which seek
to ensure London has sufficient data centre capability to support a growing economy. The
site’s proximity to Canary Wharf and City of London make it highly desirable and the
agglomeration of data centres in this location would ensure efficiencies in the
communications infrastructure.

The height, scale, and mass of the proposal would respond well to the surrounding buildings
and contribute to a coherent townscape. The building would cause less than substantial
harm on the setting of the Grade II* East India Dock House, which is outweighed by the
public benefits of the scheme.

The layout and access to the site would be acceptable and would not have any detrimental
impact with respect to daylight/sunlight, privacy or noise to surrounding properties.

The proposal would be ‘car free’ with the exception of Blue Badge spaces, there would be a
net reduction in the number of car parking spaces on site. The proposal would not cause any
adverse impacts on the highway network or public transport network.

Environmental impacts including air quality, energy and sustainability, wind microclimate and
sustainability have been considered and subject to appropriate mitigation measures, are
acceptable.

The application has been considered against the Council’'s adopted planning policies
contained in the London Borough of Tower Hamlets Local Plan 2031: Managing Growth and
Sharing the Benefits (January 2020), the London Plan (2021), the National Planning Policy
Framework and all other relevant material considerations.

Officers recommend that the proposed development be granted planning permission subject
to conditions and obligations identified to be secured via a S106 agreement.



Crown copyright and database rights 2018 Ordnance Survey, London Borough of Tower Hamlets 100019288

D Planning Application Site Boundary
Other Planning Applications

Consultation Area

? Land Parcel Address Point

B2 Locally Listed Buildings
BX5] statutory Listed Buildings

Planning Applications Site Map
PA/21/02777

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

=2

TOWER HAMLETS

London Borough
of Tower Hamlets

Scale : 50m grid squares

Date: 22 December 2022




1.2

2.2

SITE AND SURROUNDINGS

The site is located within the existing Global Switch Data Centre Campus to the south of East
India Dock Road, which currently comprises two Data Centres — London North (East India
Dock House) and London East.

The application site comprises East India Dock House and its surrounding land which includes
an area of landscaping to the north and an area of car parking to the south. The site is bound
to the north by the A13/East India Dock Road, to the east by Nutmeg Land beyond which lies
‘London East’ Data Centre. The south of site is bound by a water feature and the Office
buildings of Clove Crescent (Mulberry Place and Lighterman House and the Import and Export
buildings). To the west of the site is the Blackwall Tunnel Approach.
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View A - From South East View C - From North West

PROPOSAL

Planning permission is sought for ‘Erection of a data centre (Use Class B8) with a connecting
bridge over Nutmeg Lane to the existing London East building and other associated works
including landscaping, car and cycle parking, refuse storage and lighting.

East India Dock House (London North) is included with the red line application boundary;
however no alterations or extensions are proposed to the building itself.




2.3

2.4

2.5

2.6

2.7

The proposed development would provide a new data centre (use class B8), providing
approximately 27,000 sgm of floorspace within a part six and part seven storey building plus
basement level and rooftop plant. The building would have an overall height of approximately
51.2m AOD to the top of the parapet and 56.8m AOD to the top of the plant screen. A
pedestrian connecting bridge over Nutmeg Lane is proposed to the London East building at
first storey height.

At basement level, fuel and water storage facilities are provided. At ground floor level, a
reception, office space, store rooms, refuse area, and plant, pump and chiller rooms are
provided. Also at ground level are a high voltage (HV) substation and switch gear. The first-
floor mezzanine is to provide plant space. The first to fifth floors provide technical suites with
associated supporting plant. The sixth floor provides switch rooms with associated plant.
Generators with chillers stacked above, will be racked on the roof space above the fifth-floor
level.

The site currently provides 129 car parking spaces serving London North and London East.
The proposed development would reduce the overall number of parking spaces on site to 57
spaces. This will include 30 parking spaces to the north of London North; 26 spaces to the
south of London North, including two disabled parking spaces; and one parking space to the
east of the proposed data centre. The proposed data centre will be car free, except for two
disabled parking spaces.

The existing southern access from Nutmeg Lane will remain as the principal vehicular access
to East India Dock House and the new data centre, this provides a gated access with a barrier
control. The existing northern access from Nutmeg Lane to the north of the London North
building, will be used for vehicles exiting the Site, save for Heavy Goods Vehicles (HGVS)
which will exit through the southern access. A total of 36 long-stay cycle parking spaces in the
form of secured and covered Sheffield stands are proposed, with shower and locker facilities
provided within the building. Eight short-stay cycle spaces will be provided adjacent to the
entrance of the building, in the form of four Sheffield stands.

Landscaping improvements proposed include new planting and trees around the perimeter
of the site, adjacent to the proposed building and within the car parking areas. Climbing plant
walls (climbing plants attached to a wire support) are proposed to the northern and southern
facade of the proposed building.

Proposed Site Plan
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RELEVANT PLANNING HISTORY
PA/16/011842 - Permission Granted 10/01/2017

Erection of temporary single storey plant compound with associated landscaping,
infrastructure and utilities

PA/17/02801 — Permission Granted 02/02/2018

Enlargement of roof top plant enclosure and installation of 3x new chiller units at western end
of the roof. Replacement of 10x existing chiller units with 8x new high energy efficiency chiller
units, erection of steel supports, and installation of associated pipework.

PA/18/00684 — Permission Granted 06/07/2018
Alterations to entrance and lobby area, and refurbishment of the internal spine wall.
PA/21/00986 — Screening Opinion (ES Not Required) 19/05/2021

Request for an Environmental Impact Assessment (EIA) screening opinion for the proposed
development of a new data centre facility (to be known as London South (LONS)) at the
existing Global Switch campus at East India Dock House, 240 East India Dock Road, E14
(hereafter referred to as ‘the proposed development’).

PUBLICITY AND ENGAGEMENT

The applicant carried out pre-application consultation and engagement with the public and key
stakeholders. This is detailed in full within the statement of community involvement.

It included a consultation website and letters sent to neighbouring property owners, ward
councillors, neighbourhood forums among others.

Upon validation of the application, the Council sent out consultation letters to nearby owners
and occupiers. Three site notices were displayed near the site and an advert published int eh
press.

In response, 1 representation was received from Savills on behalf of EID (General Partner)
LLP as immediate neighbouring landowner. The concerns raised can be summarised as
follows:

e Further information is required to assess the application including views and townscape
assessments, sustainability and air quality.

o The applicant must consider how surrounding developments can access Nutmeg Lane
should a bridge be constructed over it.

CONSULTATION RESPONSES
External

Cadent Gas

No objection, informative required.
Docklands Light Railway

No objection.

Crime Prevention — Met Police
No comments to date.
Environment Agency

No objection.
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GLA

Land use principles: The proposed data storage land use on this site located within an
opportunity area, is acceptable.

Heritage and urban design: The proposal will significantly impact on views of the listed East
India Dock House, and the applicant should test alternative approaches to minimise harm to
the setting or significance of the listed building. The site is not identified as suitable for a tall
building as required by Policy D9 of the London Plan. GLA officers will consider any issues of
non-compliance at the Mayor’s decision-making stage having regard to the public benefits of
the scheme and other material considerations. Improvements in design and scale should be
considered to improve overall character and appearance of the building and the local area.
The design should comply with Policy D5 of the London Plan related to inclusive access.

Transport: Further revisions of the proposal are required to confirm that the application
complies with the transport policies in the London Plan.

Sustainable development and environmental issues: Further information and conditions
required on energy, circular economy, whole-life cycle carbon, flood risk, air quality, and urban
greening.

Planning Gateway One (HSE)
No comments to make.
Historic England

These proposals will cause some harm to the grade II* designated asset through development
within its setting. This harm would be less than substantial. In accordance with the NPPF, any
harm must be justified, and the public benefits of the proposals must be carefully considered
to ensure that these benefits are real and not deliverable by any other means.

Historic England (GLAAS)
No objection, recommended conditions.
London City Airport

No objection, recommended conditions to secure construction management plan and crane
strategy.

National Air Traffic Services
No objection.

National Grid

No objection.

Thames Water

No objection,

Internal

Arboriculture officer

No comments to date.

Environmental Health — Air Quality

The ‘Air Quality Assessment’ submitted is not satisfactory, because (as Temple has
confirmed) the ‘Air Quality Neutral’ included is not adequate. In fact, the results of the
building emissions (including 24 diesel generators for backup to data centre) as part of air
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guality neutral assessment is not acceptable as they are not air quality neutral, even when
they are operating for only 2 hours per annum.

The Applicant is asked to consider how can they make the building emissions fall within
benchmarks to meet the air quality neutral requirement. The building emissions could be
reduced by cleaner or fewer generators.

This planning application cannot be granted until the applicant will clarify building emissions
exceeding the building emissions benchmark and operation of emergency generators.

The ‘Dust Risk Assessment’ included in the ‘Air Quality Assessment’ has assessed all 4
construction sub-phases of the proposed development: demolition, earthworks, construction,
and trackout. From a dust magnitude perspective, the construction and the earthworks sub-
phases have been classified as large categories, while demolition and trackout as small.

Therefore, according to ‘The Control of Dust and Emissions During Construction’ (Mayor of
London, SPG 2014), PM10 continuous monitoring is required during construction and
earthworks to prevent both dust nuisance and air pollution (Condition 1 of this email - Dust
Management Plan and PM10 Monitoring Condition).

Environmental Health — Contaminated Land

Recommended Conditions; investigation, contamination, and monitoring.
Environmental Health — Noise

Recommended Conditions; restrictions on construction activities and noise from plant.
Energy & Sustainability

No comments to date.

Growth & Economic Development

The applicant is required to provide financial contributions in relation to employment skills and
training and local enterprise and affordable workspace.

Sustainable Urban Drainage
No comments received.
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.

In this case the Development Plan comprises:
— The London Plan 2021 (LP)
- Tower Hamlets Local Plan 2031 (THLP)

The key development plan policies relevant to the proposal are:

London Plan

GG2 — Making the best use of land

GG3 - Creating a healthy city

GG5 — Growing a good economy

GG6 - Increasing efficiency and resilience

SD1 — Opportunity areas

D1 - London’s form, character and capacity for growth

D2 — Infrastructure requirements for sustainable densities

D3 — Optimising site capacity through the design-led approach



D4 — Delivering good design

D5 — Good design

D8 — Public realm

D9 — Tall buildings

D11 - Safety, security and resilience to emergency
D12 — Fire safety

D14 — Noise

E4 — Land for industry, logistics and services to support London’s economy
E11 — Skills and opportunities for all

HC1 — Heritage conservation and growth

HC3 — Strategic and local views

G1 — Green infrastructure

G4 — Open space

G5 — Urban greening

G6 — Biodiversity and access to nature

SI1 — Improving air quality

SI12 — Minimising greenhouse gas emissions

S16 — Digital connectivity infrastructure

SI7 — Reducing waste and the circular economy
SI12 — Flood risk management

T1 — Strategic approach to transport

T2 — Healthy streets

T3 — Transport capacity, connectivity and safeguarding
T4 — Assessing and mitigating transport impacts
T5 — Cycling

T6 — Car parking

T7 — Deliveries, servicing and construction

DF1 — Delivery of the plan and planning obligations

Local Plan

S.SG1 - Areas of growth and opportunity within Tower Hamlets
S.SG2 - Delivering sustainable growth in Tower Hamlets
D.SG3 — Health Impact Assessments

D.SG4 — Planning and construction of new developments
D.SG5 — Developer contributions

S.DH1 — Delivering high quality design

D.DH2 — Attractive streets, spaces and public realm

S.DH3 - Heritage and the historic environment

D.DH4 — Shaping and managing views

D.DH6 — Tall buildings

D.DH8 — Amenity

S.EMP1 - Creating investment and jobs

D.EMP2 — New employment space

D.EMP 4 — Redevelopment within designated employment locations
S.OWS1 - Creating a network of open spaces

D.OWS3 — Open space and the green grid network

S.ES1 — Protecting and enhancing our environment

D.ES2 — Air Quality

D.ES3 — Urban greening and biodiversity

D.ES4 — Flood risk

D.ES5 — Sustainable drainage

D.ES6 — Sustainable water and waste management

D.ES7 — A zero carbon borough

D.ES8 — Contaminated land and storage of hazardous substances
D.ES9 — Noise and vibration

D.ES10 — Overheating

S.MW1 - Managing our waste

D.MW3 — Waste collection facilities in new development

S.TR1 — Sustainable travel
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D.TR2 — Impacts on the transport network

D.TR3 — Parking and permit free

D.TR4 — Sustainable servicing and delivery.

Other policy and guidance documents relevant to the proposal are:
- National Planning Policy Framework (2021)
— National Planning Practice Guidance (updated 2019)
- LP Accessible London SPG
- LP Planning for Equality and Diversity in London SPG
— Isle of Dogs and South Poplar OAPF
- London View Management framework SPG
- LBTH Planning Obligations SPD (2021)

PLANNING ASSESSMENT

The key issues raised by the proposed development are:

i. Land Use

ii. Design & Heritage

iii.  Amenity

iv. Transport

v. Environment

vi. Infrastructure

vii. Local Finance Considerations
viii. Equalities and Human Rights

Land Use

The application site is located within the Isle of Dogs and South Poplar Opportunity Area and
has good connectivity to London City Airport via the Docklands Light Railway (DLR). It is also
within close proximity to Canning Town Underground station. The site is within the Blackwall
Local Employment Location (LEL) and is 500m from the Poplar High Street neighbourhood
Centre, and 1.1km from the Canary Wharf Major Centre.

Loss of Parking

The area of site to be developed is currently used as car parking associated with the use of
the existing Data Centre (East India Dock House). The proposed development would result in
the loss of the use of the area for parking.

The reduction of the quantum of car parking on site is supported and contributes towards
encouraging sustainable travel. In terms of land use, the loss of parking is acceptable and
consistent with policies S.TR1 of the Local Plan.

Provision of Data Centre (Use Class B8)

London Plan Policy Sl 6 supports the provision of digital infrastructure with paragraph 9.6.1
emphasising its importance alongside other infrastructure such as energy, water and waste
management.

Tower Hamlets’ Local Plan Policy S.EMP1 identifies the Blackwall sub-area as suitable for
data centre uses given the proximity to Canary Wharf and the City of London. The Blackwall
LEL policy also identifies the site as an appropriate site for the delivery of additional Data
Centre facilities.
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Successful service-based economies like London increasingly depend upon infrastructure
facilitating rapid transfer of information, speedy and easy access to advice and services and
a flexible approach to where work takes place and when. This can also help deliver wider
planning objectives, such as reducing congestion on traffic networks at peak hours by
supporting forms of home working and facilitating greater economic development in outer
London.

Data centres handling critical security and financial traffic benefit from proximity to the offices
they serve, while other centres can be located close to local and sustainable sources of
energy. The Local Plan identifies the Blackwall sub-area as suitable for data centre uses given
the proximity to Canary Wharf and the City of London.

There are a number of benefits of the agglomeration and clustering of these type of uses
together. Companies tend to cluster, or co-locate, other corporate functions around their data
centre locations thereby further cementing positive externalities with the creation of a digital
hub helping to support London’s World City role.

The principle of a Data Centre is therefore supported in this location in local and strategic
policy terms. The agglomeration of data centres within Blackwall area is logical given their
technical and infrastructure needs. Coupled with the close proximity to Canary Wharf and the
City of London this would be a highly suitable location.

Affordable Workspace

Policy D.EMP2 required 10% of new employment floorspace within major commercial and
mixed-use development schemes to be provided as affordable workspace. The policy requires
development to be flexibly designed to provide workspace to meet the needs of local
businesses as well as start-ups.

The nature of the proposed Data Centre does not readily lend itself to the on-site provision of
affordable workspace as it will be made up primarily of data halls containing the relevant
equipment, rather than traditional workspace. As such, the applicant accepts a financial
obligation for a payment in lieu.

Design & Heritage

Chapter 12 of the NPPF attaches great importance to achieving well-designed places.
Paragraph 126 of the NPPF states that the creation of high quality, beautiful and sustainable
buildings and places is fundamental to what the planning and development process should
achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities.

Chapter 3 of the London Plan contains the suite of policies that are intended to promote good
design of buildings and surrounding spaces. Policies D1-D9 of the London Plan collectively
emphasises the expectation for high-quality design in all developments.

Specifically, Policy D1, Part B(3) of the London Plan requires Boroughs to advocate the
design-led approach by establishing acceptable building heights, scale, massing, and
indicative layouts for allocated sites and, where appropriate, the amount of floorspace that
should be provided for different land uses. Policy D3, Part A states that the design-led
approach requires consideration of design options to determine the most appropriate form of
development that responds to a site’s context and capacity for growth. Part D(1) of the policy
goes on to require that in relation to form and layout, development proposals should enhance
local context by delivering buildings and spaces that positively respond to local distinctiveness
through their layout, orientation, scale, appearance, and shape, having regard to existing and
emerging street hierarchy, building types, forms and proportions.

At the local level, Policy S.DH1 of the Local Plan echoes strategic objectives and requires
developments to meet the highest standards of design, layout and construction which respects
and positively responds to its context, townscape, landscape and public realm at different
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spatial scales. To this end, amongst other things, development must be of an appropriate
scale, height, mass, bulk and form in its site and context.

Policy D.DH2 of the Local Plan requires developments to contribute to improving and
enhancing connectivity, permeability, and legibility across the Borough.

Policy D.DH4 of the Local Plan requires developments to positively contribute to views and
skylines that are components of the character of the 24 places in Tower Hamlets. Intrusive
elements in the foreground, middle ground and backdrop of such views will be resisted.

Scale and Layout

The proposed building footprint has been designed to be the slimmest possible in terms of
operational data centre halls and plant that needs to be accommodated as well as providing
appropriate separation/set back from the Grade II* listed London North to allow the building to
be viewed from the DLR approach to the South. Its scale also enables continued appreciation
of the East India Dock building from the A13 and A102 to the north.

Proposed massing

The scale of the proposed development is comparable with the local context of existing large
office buildings and data centre buildings around East India Dock and the wider estate. Where
the building addresses the public realm, human scale elements of the building are
incorporated. The proposed offices to the data centre have been positioned at ground floor on
the south facade and the main entrance on the east fagcade to address the public realm on
Nutmeg Lane and Clove Crescent with lower glazed elements.
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CLOVE CRESCENT

Height

The proposed building will have an overall height of approximately 51.2m AOD to the top of
the parapet and 56.8m AOD to the top of the plant screen. As such, it would constitute a tall
building.

In terms of the surrounding context, London East directly to the east, is approximately 73.7m
in height, Telehouse West and Telehouse North Two further east of the site are approximately
50m and 66m in height respectively.

ANCHORAGE HOUSE
/ IMPORT BUILDING EXPORT BUILDING

LONDON NORTH

Section B East-West

London Plan policy D9 states that Development Plans should define what is considered a tall
building for specific localities, the height of which will vary between and within different parts
of London but should not be less than 6 storeys or 18 metres measured from ground to the
floor level of the uppermost storey.

Boroughs should determine if there are locations where tall buildings may be an appropriate
form of development, subject to meeting the other requirements of the Plan. Locations and
appropriate tall building heights should be identified on maps in Development Plans and tall
buildings should only be developed in locations that are identified as suitable in Development
Plans. Criteria for assessing the impacts of tall buildings based on visual impacts,
environmental impacts, functional impact and cumulative effects is also defined.

LBTH Local plan D.DH6 advises that the development of tall buildings will be directed towards
designated Tall Building Zones and must apply the identified design principles, having regard
to the Tall Buildings Study and other relevant policies. Outside these zones, tall building
proposals (including those on-site allocations) will be supported provided they meet the criteria
set out in Part 1 and can demonstrate how they will:
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a. be located in areas with high levels of public transport accessibility within town centres
and/or opportunity areas

b. address deficiencies in the provision of strategic infrastructure

c. significantly strengthen the legibility of a Major, District or Neighbourhood Centre or mark
the location of a transport interchange or other location of civic or visual significance within the
area, and

d. not undermine the prominence and/or integrity of existing landmark buildings and tall
building zones (taking account of the principles set out in Figure 8).

Within the defined tall buildings zone, the policy identifies that within the Blackwall Tall Building
Zone (relevant to the application site and proposals) that development heights should step
down towards the edge of this cluster. It then states that 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
The application site lies outside but immediately adjoining the Blackwall Tall Building Zone as
shown in the LBTH Local Plan Policies Map extract below
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Part a of the policies requires tall building proposals to be located in areas with high levels of
public transport accessibility within town centres and/or opportunity areas.

The Site is located within the Blackwall Local Employment Location (LEL), the Isle of Dogs
and South Poplar sub-area and lies just outside the Blackwall Cluster Tall Building Zone. The
Site is well served by public transport and most of the Site has a Public Transport Accessibility
Level (PTAL) of 4 (where 6b is the highest level of accessibility and O is the lowest). Part of
the site to the southeast is located within PTAL 3. The East India Dock Docklands Light
Railway (DLR) station lies approximately 260m to the southeast and bus services are available
from East India Dock Road and the A102. There is also good pedestrian access around the
Site and the cycle highway CS3 route runs through the estate on Nutmeg Lane.

Part b requires tall buildings outside designated zones to address deficiencies in the provision
of strategic infrastructure. London Plan policy S16 recognises the strategic importance of digital
infrastructure provision for London’s development and growth. The proposed development will
facilitate expansion of the existing Global Switch Campus which includes London North and
London East, and in doing so, supports the role and function of the Canary Wharf Major
Centre, which is a major source of employment within the borough. The immediate
surrounding area within East India Dock functions as a cluster of data centres with the existing
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Telehouse campus, new Telehouse data centre on the Travelodge Hotel site. The proposal
will complement and add to digital infrastructure and connectivity within this area and in turn
support jobs and services within Blackwall Local Employment Location, Canary Wharf and the
City of London.

Part c requires that tall buildings to significantly strengthen the legibility of a Major, District or
Neighbourhood Centre or mark the location of a transport interchange or other location of civic
or visual significance within the area. As mentioned above, the site it within an area of data
centres which supports the role and function of Canary Wharf. Visually, the proposed
development would provide further identification of the site as an area providing significant
data centre infrastructure.

Finally, part d states that tall buildings must not undermine the prominence and/or integrity of
existing landmark buildings and tall building zones. There are no landmark buildings within the
immediate vicinity of the site, and it not considered that the proposals will undermine the
integrity of the Blackwall Tall Building Zone. There are numerous tall, wide and long buildings
within the surrounding context of the Site: London East directly to the east is approximately
73.7m in height, Telehouse West and Telehouse North Two further east of the Site are
approximately 50m and 66m in height respectively. When viewed from the north looking south
towards the Tall Building Zone boundary, the dominant building in the view would remain
London North given its wide footprint and strong horizontal emphasis and the prominence that
it has in this view from East India Dock Road. Whilst the proposed building will be viewed as
a slightly taller building, London North is already surrounded by midrise buildings of taller
massing and so this would not introduce an uncharacteristic change to the view. The proposals
will allow the gradual stepping up of heights and transition from London North towards the Tall
Buildings Zone boundary. The approval of the proposals will still ensure that the Blackwall Tall
Building Zone remains subservient and separate to the Canary Wharf Tall Building Zone and
buildings with views between them still achieved from the river or the Greenwich Peninsula.
Overall, it is considered that whilst the site is located outside but adjoining the Blackwall Tall
Building Zone, the proposals accord with LBTH Local Plan policy D.DH6 and as such the
height of the proposed building is acceptable in this context.

Appearance & Materials

The proposed development has an abstract appearance as a result of the functional nature of
the building and the resultant lack of fenestration. The elevations are broken down by using
different colours. The principal cladding material is a metal panel, which reflect the panels in
London North, but with a subtle variation of ‘tea’ colours, including different shades of grey
and green. The remaining cladding features two type of panels, a rusty ‘spice orange’ section
to segment the length of the building massing, and a corrugated light grey panel, which colour
is also reflected in the perforated roof plant enclosure. This colour is designed to be as neutral
as possible whilst also visually reducing the bulk of the building.

Elements of glazing are also proposed, and the western elevation also features a light grey
metal panel section with perforation to reproduce an image of the historical docklands, which
will be visible from the Blackwall tunnel approach.
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Landscaping, Public Realm & Biodiversity

Policy G1 of London Plan expects development proposals to incorporate appropriate elements
of green infrastructure that are integrated into London’s wider green infrastructure network.
Policy G5 of the London Plan requires major development proposals to contribute to the
greening of London by including urban greening as a fundamental element of site and building
design, and by incorporating measures such as high-quality landscaping (including trees),
green roofs, green walls and nature-based sustainable drainage.

Policy D8 of the London Plan requires development proposals to amongst other things, ensure
the public realm is well-designed, safe, accessible, inclusive, attractive, well-connected,
related to the local and historic context, and easy to understand, service and maintain.

At the local level, Policy D.DH2 of the Local Plan promotes the use of using high quality paving
slabs, bricks and pavers for footways, parking spaces and local streets to create attractive,
accessible, comfortable, and useable development. Soft landscaping should be maximised to
soften the streetscape and provide visual and environmental relief from hard landscaping,
buildings, and traffic. Policy D.ES3 of the Local Plan seeks to protect and enhance biodiversity
in developments by ensuring that new developments maximise the opportunity for biodiversity
enhancements, proportionate to the development proposed.

Data centres typically require a high degree of security and do not allow public access onto
their site. It is recognised that from a commercial perspective this is important and therefore
the existing boundary fencing arrangements would remain in situ.

Notwithstanding this, additional soft landscaping is proposed within the site, specifically to the
north of the Grade II* Listed East India Dock House. Vegetation is proposed to enhance the
existing site boundary vegetation and provide a visual buffer to screen the car park. In addition
pockets of decorative shrub planting are proposed. These will contain a variety of species
including herbaceous, shrub and grass varieties. The planting will provide texture and colour,
whilst helping to break up the hard landscaping. The planting will also contain wildlife friendly
species to improve the ecological aspect of the site.
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Towards the north, vegetation will be proposed to enhance the existing Site boundary
vegetation and provide a visual buffer to screen the car park. A 1.2 metre high hornbeam
hedgerow will define the extents of the car park, helping to provide a physical separation
between the hard landscape and open space. There will be a number of wildflower mixes
which will add variety and colour to the scheme, whilst increasing the ecological interest.

Policy G5 of the London Plan requires an Urban Greening Factor (UGF) target score of 0.4
for developments that are predominantly residential and a target score of 0.3 for predominantly
commercial development. The supporting text to Policy G5 at paragraphs 8.5.5 further clarifies
whilst the target score of 0.3 does not apply to B2 and B8 uses, but that these uses will still
be expected to set out what measures they have taken to achieve urban greening on-site and
guantify what their UGF score is.

The proposed development through landscaping improvements of the site, would result in an
improvement to UGF from 0.1 to 0.2, which is welcomed, and all proposed measures will be
secured by condition.

A Tree Report and Arboriculture Impact Assessment (AlA) has been submitted, which confirm
two Red Oak trees to the north of London North and a small group of Leyland Cypress to the
south-east corner of the site will be removed to facilitate the proposals. These trees are in the
two lower categories (‘C’ & ‘U’) and are considered that they are not of a quality that should
present any impact to the site, and the proposal includes the planting of additional trees to the
northern and western edges of the site, and a better overall result will be achieved by planting
new trees as part of the landscape proposals designed to enhance the new layout.

Overall, proposal is considered to be compliant with local and national planning policies
regarding matters concerning landscaping, biodiversity and trees, with specific measures to
be secured by condition.

Safety and Security

Policy D11 of the London Plan requires all forms of development to provide a safe and secure
environment and reduce the fear of crime. This is similarly reflected in Local Plan Policy D.DH2
which requires new developments to incorporate the principles of ‘secured by design’ to
improve safety and perception of safety for pedestrians and other users

No objections to the proposal have been received from the Metropolitan Police: Designing Out
Crime Officer and a condition will be imposed ensuring that the development is designed to
Secure by Design standards and achieves accreditation

Heritage

East India Dock House to the north of the Site is Grade II* listed. Whilst it is included with the
red line application boundary, no alterations or extensions are proposed to the building itself.

The site is not within a Conservation Area and the nearest conservation area is the Naval Row
Conservation Area, a thin segment of which is located to the immediate west. The former East
India Dock walls to the south-west of the site are Grade |l listed.

Chapter 16 of the NPPF relates to conserving and enhancing the historic environment. NPPF
paragraph 189 states: ‘In determining applications, local planning authorities should require
an applicant to describe the significance of any heritage assets affected, including any
contribution made by their setting. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the potential impact of the proposal
on their significance.’

NPPF paragraph 199 states: ‘When considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance.’
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NPPF paragraph 202 states: ‘Where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal including, where appropriate, securing its optimum viable

use.

London Plan Policy HC1 states that development proposals affecting heritage assets, and
their settings, should conserve their significance, by being sympathetic to the assets
significance and appreciation within their surroundings. The cumulative impacts of incremental
change from development on heritage assets and their settings should also be actively
managed. Development proposals should avoid harm and identify enhancement opportunities
by integrating heritage considerations early on in the design process.

Local Plan Policy S.DH3 expects development in the vicinity of listed buildings to have no
adverse impact on those elements which contribute to their special architectural or historic
interest, including their settings.

The grade II* listing description for East India Dock House lists the principal reasons for
designation as:

e Architectural interest: an impressive and characteristic example of High Tech architecture,
a movement in which Britain led the way, by (Sir) Nicholas Grimshaw, one of its leading
proponents;

o Aesthetic value: a streamlined and clean-lined building that boldly expresses the
building’s structural system and internal function;

o Design interest: for the giant ‘shop window’ of the printing hall, at night an illuminated
billboard, forming a prestigious, landmark building;

e Technological innovation: employed an existing proprietary glazing system, and
developed a new method for vacuum-forming superplastic aluminium;

e Historic interest: part of the architectural legacy of the British newspaper industry. and of
the architecturally pioneering Financial Times newspaper, which had previously
commissioned Grade II* Bracken House in the City of London.

The list description also addresses the interior of the building where it says: “The spinal wall
that originally enclosed the print hall is believed to survive. All other internal finishes and
fixtures are related to the late-1990s conversion of the building to a data centre: pursuant to
s.1 (5A) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the Act) it is
declared that these are not of special interest and are excluded from the listing.’

A Heritage Statement prepared by KM Heritage forms part of the application submission which
identifies that the impact of the proposed development on surrounding heritage assets has
been tested through a series of views.

The Heritage Statement states that, whilst the proposed building will rise up behind the listed
building, the choice of materials and the simple form will ensure that it does not affect an ability
to appreciate the listed building in the foreground. Views towards the important glazed front
wall (although this no longer serves its original function of providing a ‘shop window’ to the
contents) remain unaltered and the grey panels and materials of Grimshaw’s building remain
the dominant feature in the foreground.

The proposed development sits contextually with the other surrounding buildings, in particular
London East, the Telehouse campus and existing buildings off Clove Crescent with Mulberry
Place Town Hall, 5 Clove Crescent, Lighterman House, 3 Clove Crescent.

In terms of impacts on the building, the Heritage Statement identifies: ‘whilst scale can impact
and have a detrimental impact on the setting of listed buildings, having analysed carefully the
architectural and historical interest of the listed building and what contributes to its significance
— and setting — it is considered that for this is a building for which ‘setting’ makes a very limited
contribution to its overall special interest. For all of its attributes it does not appear that any
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consideration was given for its wider context when it was built — other than the concept of the
‘shop window’ onto the A13. There was no reference to surrounding materiality, scale, form,
architectural style when designed and the building could, effectively, been located alongside
any major road anywhere in the country.’

The Heritage Statement recognises that the most sensitive element of the significance of the
listed building is being able to appreciate its form either ‘close up’ or from the north — looking
south where its full elevation can still be appreciated with the proposals in place. Views of the
southern elevation would be more limited, but it is considered that this will not prevent an
appreciation of what makes the building special.

The proposed building will sit within the historic Dock Walls as the other development on the
former Docks already does, ensuring the integrity of the listed boundary is maintained.
Similarly, by sitting within the Dock walls it will not detrimentally impact upon the setting of the
Naval Row Conservation Area whose character is largely formed of those buildings that once
stood ‘outside’ the boundary walls.

The Heritage Statement concludes that the proposed development is not considered to cause
any ‘less than substantial harm’ to the significance of any surrounding heritage assets,
including the Grade II* listed London North. The proposed development will ‘change’ the
setting of the building but not in a way that prevents a full appreciation of those elements of its
setting that contribute to its special interest in particular views from the north of the Site.

However, in accepting that impact is a finely balanced judgement, the Heritage Statement
states that, if others were to believe that a small element of ‘less than substantial harm’ were
caused, the application submission and supporting documents outlines why development on
the site is necessary to deliver substantial national benefits in terms of the provision of first-
class data storage and digital infrastructure.

The GLA and Historic England consider that the development would result in less than
substantial harm to the setting of the Grade II* Listed building. LBTH Conservation Officers
note that by virtue of the relationship between the proposed development and the building,
there will be impact on setting.

The proposed building will be clearly visible in a number of local and longer distance views
and have an impact on those towards the listed building. The most significant view is that
from the A13, where the new development will appear directly behind the listed building and
in oblique views as one travels along this route. The silhouette of the listed building against
the sky will be lost. Views of the rear of the building will be much reduced with the public view
largely lost. However, it will remain visible from with the complex. It is concluded that these
changes will cause some harm to the listed building through development within its setting.
This harm is judged to be less than substantial.

Whilst it would cause some harm to the grade II* listed building through development within
its setting, this harm is less than substantial. As such, the NPPF requires that there be 'clear
and convincing' justification for the proposals (para 200) the public benefits of the proposals
be carefully balanced against the harm to the designated heritage asset (para 202) 'Great
weight' should be given to the heritage asset’s conservation (para 199).

In assessing the public benefits, consideration must be given to whether these benefits are
real and not deliverable by any other means.

The proposed development would deliver public benefits through the delivery of strategic data
centre infrastructure in this location, and further growing the capacity of this area to deliver
this type of development, coupled with the benefits of the agglomeration and clustering of
these type of uses together as outlined in the land use section of this report.

Furthermore, the improved landscaping and biodiversity provisions of the development are
acknowledged. The proposals would result in the reduction of the number of parking spaces
on site, which provides benefit in terms of addressing issues surrounding highway congestion
and poor air quality.
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The alternative solution of extending the existing East India Dock House data centre to deliver
additional data centre infrastructure would cause harm to the asset itself, and the proposals
preserve the significance of the heritage asset.

Overall it is considered that the application delivers sufficient public benefits, to outweigh the
level of identified harm to the setting of the listed building, noting it would be on the lower end
of less than substantial.

In determining this application special regard has been the statutory duty of section 16(2) of
the Planning (Listed Buildings and Conservation Areas) Act 1990 to the desirability of
preserving listed buildings or their setting or any features of special architectural or historic
interest which they possess.

It is recommended that conditions are imposed to secure full details the proposed materials of
the new building as well as lighting and signage to the landscaped area at the front of the
building. A further condition is recommended to require the removal of the temporary
substation that was erected in this area be removed prior to the operation of the development
as sufficient power will now be available from the new development.

Overall, it is considered that the proposed development would result in less than substantial
harm to the setting of the Grade II* listed East India Dock House, but that the benefits of the
scheme outweigh the identified harm, as such the proposals comply with Section 16 of the
relevant act, the NPPF and London and local plan policies.

Archaeology

Policy S.DH3 of the Local plan requires development that lies in or adjacent to an
archaeological priority area to include an archaeological evaluation report and will require any
nationally important remains to be preserved permanently in situ.

The Greater London Archaeological Advisory Service (GLAAS) was consulted and advised
that there is potential for buried remains of the East India Dock quayside wall present at the
site. As a structure closely and functionally associated with the above ground Grade Il listed
dock wall it may be of heritage significance.

In terms of the Quayside Wall, should buried remains be found, there would be opportunity to
disseminate the finds and fully record any remains. This may potentially take the form of public
lectures, online dissemination of the archaeological finds found during the project, and
information boards. The Greater London Archaeological Advisory Service (GLAAS) in their
consultation response to the planning application advises that the development could cause
harm to archaeological remains, however the significance of the asset and scale of harm to it
is such that the effect can be managed by using a planning condition. Therefore, the GLAAS’s
suggested condition will be imposed on the planning consent.

Neighbour Amenity

Development Plan policies seek to protect neighbour amenity safeguarding privacy, not
creating allowing unacceptable levels of noise and ensuring acceptable daylight and sunlight
conditions.

Privacy & Outlook

Policy D.DH8 of the Local Plan sets a guide of an approximate distance of 18 metres between
habitable room windows as being appropriate to maintain privacy and overlooking levels to an
acceptable degree. However, this figure will be applied as a guideline depending upon the
design and layout of the development.

The closest relationship between the proposed building and neighbouring residential
properties would be to the north where the recently constructed Aberfeldy development is, and
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other residential blocks along East India Dock Road. To the east, south, and west the buildings
are data centres and therefore not sensitive with respect to privacy and outlook.

Given that the building would be approximately 50m away and far above the minimum 18m
required, and on the basis that it is of a similar height to the data centre due south the proposal
would not adversely impact on the residential dwellings with respect to outlook. With regards
to privacy the proposed data centre would have no material impact as there are no windows
to the majority of the northern elevation.

Daylight, Sunlight & Overshadowing

Loss of light to existing windows need not be analysed if the distance of each part of the new
development from the existing window is three or more times its height above the centre of
the existing window. In these cases the loss of light will be small. Thus, if the new development
were 10 m tall, and a typical existing ground floor window would be 1.5 m above the ground,
the effect on existing buildings more than 3 x (10 — 1.5) = 25.5 m away need not be analysed.

There is a separating distance of 144m between the proposed development and the properties
directly to the north on Blair Street. As such these properties would not experience any
meaningful loss of light or overshadowing as a result of the development.

Overall, the proposed development would not have any unacceptable impacts with respect to
daylight and sunlight.

Noise & Vibration

The application is supported by an environmental noise survey which was reviewed by the
Council’'s Environmental Health Noise team who consider the findings acceptable, subject to
conditions to ensure that a suitable noise environment is maintained to neighbouring occupiers
during construction and operation.

Construction Impacts

The Council's Code of Construction Practice Guidance requires major developments to
operate a Construction Environmental Management Plan (CEMP) that outlines how the Code
of Construction Practice would be met and requires the CEMP to outline how environmental,
traffic and amenity impacts attributed to construction traffic will be minimised. The application
is supported by an Outline Construction Environmental Management Plan.

It is acknowledged that demolition and construction activities are likely to cause some
additional noise and disturbance, additional traffic generation and dust. In accordance with
relevant Development Plan policies, a number of conditions are recommended to minimise
these impacts. These will control working hours and require the approval and implementation
of an updated and detailed CEMP and Construction Management Plan and that a planning
obligation secures compliance with the Considerate Contractor Scheme.

In addition to the above, the Council’s Planning Obligations SPD seeks a contribution of £1
per square metre of non-residential floorspace and £100 per residential unit towards
Development Co-ordination and Integration. This would assist the Council in managing
construction activity both on-site and within the surrounding streets and spaces proactively
and strategically across the Borough. The Applicant has agreed to pay the required
contribution, and this would be secure through the S106 legal agreement.

Transport

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

Deliveries & Servicing (including waste)

LP Policy T7 requires development proposals to facilitate safe, clean, and efficient deliveries
and servicing. Provision of adequate space for servicing, storage and deliveries should be
made off-street, with on-street loading bays only used where this is not possible. Construction
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Logistics Plans and Delivery and Servicing Plans will be required and should be developed in
accordance with Transport for London guidance and in a way which reflects the scale and
complexities of developments.

THLP Policy D.TR4 requires ‘developments with significant delivery and servicing trips to
demonstrate how:

e Impact to the transport network and amenity will be avoided, remedied or mitigated
through transport assessments, construction management and logistic plans and delivery
and servicing plans.

e Delivery of goods and servicing will be provided within the site to encourage shared
arrangements and timing of deliveries, unless demonstrated it can take place on-street
without affecting highway safety or traffic flow.

e Movement by water and/or rail; and the use of low emission vehicles, electric vehicles,
bicycles and freight consolidation facilities have been prioritised.

e Deliveries to sites will be reduced through suitable accommodation and management.

Whilst there is expected to be an increase in the number of delivery and servicing trips (as
detailed in the previous section), the types of vehicles are expected to remain the same.

To accommodate larger vehicles within the Site, two loading bays are proposed to the east of
the proposed building and swept path analysis demonstrates that a max legal HGV can
manoeuvre within the Site without any difficulty.

Refuse collection will be directly from the bin store, proposed to be located along the western
boundary of the Site. The bin stores are located immediately adjacent to where the refuse
vehicle will stop, and therefore the drag distance to rear of refuse vehicle will be less than
10m.
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Location of refuse collection point

The building would have sufficient waste storage space and officers consider on the basis of
the low employment density and nature of the use as a data centre that the site would not
generate significant requirements for waste. Full details and implementation of the waste
strategy will be secured by condition.

Car Parking

LP Policy T6 states that car-free development should be the starting point for all development
proposals in places that are (or are planned to be) well-connected by public transport, with
developments elsewhere designed to provide the minimum necessary parking (‘car-lite’).

THLP Policy D.TR3 requires development to comply with the parking standards in Appendix
3 of the THLP. There are no parking standards for B8 use.
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The existing car park on-site provides 129 parking spaces. There is greater reliance on the
private car for employees at a data centre due to the need to transport heavy equipment and
the irregular shift patterns for staff.

The proposed development reduces the number of parking spaces from 129 to 57 to service
the existing Global Switch London North and London South data centre however, the
proposed new data centre will be car free, except for disabled parking spaces. Overall there
is a significant reduction in car parking across the site and in this particular instance, the
retention of some parking spaces to remain for staff and contractors to utilise when public
transport accessibility is limited during the night is justified.

LP Policy T6.5 sets out the level of disabled car parking spaces that should be provided for
non-residential development. For a workplace, 5% of the total parking provision is to be
designated bays, with 5% of total parking provision to be enlarged bays so that they can be
become disabled person parking bays quickly and easily via the marking up of appropriate
hatchings and symbols and the provision of signage, if required.

The proposed development includes three disabled parking bays from the outset, which is
compliant with LP Policy T6.5.

LP Palicy T6.1, Policy T6.2, Policy T6.3 and Policy T6.4 require development proposals for
residential, office, retail and hotel and leisure to have active charging facilities for electric or
Ultra-Low Emission vehicles. There is no such requirement for Use Class B8 development
proposals. Nevertheless, the proposed development will still provide 20% of space with active
charging facilities from the outset, with all remaining spaces having provision for future
upgrade to electric.

Cycle Parking and Facilities

According to the floorspace of the building there would be a requirement of 60 long stay spaces
and 30 visitor parking spaces. However only 36 long stay spaces have been provided and 8
short stay spaces. The applicant’s justification for a lower level provision is the low
employment density of the development and that few staff members and visitors need
accommodating. The Transport Assessment states it is expected that around 5 employees
will be on site at any one time.

A data centre which does not generate significant trips and has very few employees should
be required to deliver the number of cycle parking spaces that are proportionate to those
impacts and requirements. These buildings are quite unique in how they operate and would
not require the same levels of parking for an office or other commercial buildings. Both TfL
and LBTH highways accept that based on the employment figures that 36 spaces would be
acceptable.

Cycle parking should be designed in accordance with the London Cycle Design Standards
and a condition will be attached securing the details of the provision.

Travel Planning

The draft Travel Plan is considered acceptable in principle, it is recommended that a condition
is imposed securing full details and implementation of the Travel Plan.

Demolition and Construction Traffic

The Construction Environmental Management Plan secured via a planning condition will be
required to consider the impact on pedestrians, cyclists and vehicles as well as fully
considering the impact on other developments in close proximity.

Environment

Environmental Impact Assessment

The proposals do not require an Environmental Impact Assessment. A screening opinion was
issued on 19" May 2021 which concluded that the Proposed Development, based on the
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information provided within the EIA Screening Report, is considered to be unlikely to generate
significant environmental effects, and therefore does not constitute an EIA development.

Energy & Environmental Sustainability

At the national level, the NPPF sets the direction of travel for the planning system to support
the transition to a low carbon future in a changing climate. In this regard, the planning system
should help to amongst other things, shape places in ways that contribute to radical reductions
in greenhouse gas emissions and support appropriate measures to ensure the future
resilience of communities and infrastructure to climate change impacts.

At the strategic level, Chapter 9 of the London Plan requires development to contribute to
mitigation and adaptation to climate change. Specifically, Policy SI2 requires development
proposal to make the fullest contribution to minimising carbon dioxide emissions and directing
that major developments should be net zero-carbon. This means reducing greenhouse gas
emissions and minimising energy demand in accordance with the following hierarchy:

1. Be Lean: Use Less Energy

2. Be Clean: Supply Energy Efficiently
3. Be Green: Use Renewable Energy
4. Be Seen: Monitor and Report

At the local level, the national and strategic messages are similarly echoed in Polices S.ES1
and D.ES7 of the Local Plan. Policy D.ES7 specifically requires that for residential
developments, zero carbon should be achieved through a minimum of 45% reduction in
regulated carbon dioxide emissions on-site and the remaining regulated carbon dioxide
emissions to 100% are to be off-set through a cash in lieu contribution

The application has been accompanied by an Energy Strategy prepared by TTSP which
demonstrates that the development is anticipated to achieve a site-wide reduction in carbon
dioxide emissions of 69%.

The proposal has a baseline of 2996 tonnes of regulated CO2, with 2079 tonnes of regulated
CO2 savings on-site with remaining 917 tonnes to be off-set through a carbon offsetting
contribution. A carbon off-setting payment of £2,613,448 will be secured by S106 obligation to
achieve net zero carbon for the development and deliver a policy compliant scheme.

BREEAM

THLP Policy D.ES7 requires all new non-residential development over 500 sgm floorspace is
expected to meet or exceed BREEAM ‘excellent’ rating. A BREEAM Pre-Assessment has
been submitted with this planning application. This confirms that, with all of the targeted credits
met, the proposed development will achieve a BREEAM ‘excellent’ rating in line with THLP
Policy D.ES7.

Circular Economy

The application has been accompanied with a detailed Circular Economy Statement that sets
out key circular economy commitments for the proposed development, these are summarised
below, and include but are not limited to:

Minimising the quantities of materials used: The building is designed on simplicity and
uniformity to reduce excessive material use.

Minimising the quantities of other resources used (energy, water, land): Highly efficient
building services systems to reduce energy demand. Maximised used of local landscape.

Specifying and sourcing materials responsibly and sustainably: A sustainable procurement
plan will be developed for the scheme which sets out a clear framework for the responsible
sourcing of materials to guide procurement throughout a project and by all involved in the
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specification and procurement of construction materials. This will ensure that materials are
sourced responsibly and sustainably.

Design for longevity, adaptability or flexibility and reusability or recoverability: Offsite
manufacturing has been prioritised to reduce offcuts. Spaces have been designed, given the
use class, to best suit future flexibility, upgrades and changes of use.

Designing out construction, demolition, excavation, industrial and municipal waste: Simple,
standardised design principles reduce waste and improve construction activities.

It is considered that the proposals are in accordance with adopted policies for sustainability
and CO2 emission reductions and it is recommended they are secured through appropriate
conditions to deliver:

o Submission of post construction energy assessment including ‘as-built’ calculations to
demonstrate the reductions in CO2 emissions have been delivered on-site.

¢ Implementation of the submitted Energy Strategy, including a minimum of 69% carbon
reduction compared to the baseline.

e BREEAM rating of ‘Excellent’

¢ A carbon off-setting contribution of deliver a policy compliant net zero carbon development
and this would be secured via the S106 agreement.

o Full details of heat network

Air Quality

Policy SI1 of the London Plan requires among other things that development proposals must
be at least Air Quality Neutral. At the local level, Policy D.ES2 of the Local Plan requires
development to meet or exceed the ‘air quality neutral’ standard.

The application has been supported by an Air Quality Assessment prepared by Stantec which
considers the potential of both construction and operational phases of the development to
result in air quality impacts. The site is within the borough-wide Air Quality Management Area
(AQMA) (NO2 objective and 24 hour mean PM10 objective).

The assessment finds that during construction and operational phases of the development,
the air quality affects would be not significant with mitigation measures in place.

In terms of the Air Quality Neutral Assessment, Building Emissions are ‘0’ and are therefore
below the benchmark.

Wind/Microclimate

Policies D3, D8 and D9 of the London Plan require developments, particularly those with tall
buildings, to be considerate of microclimate impacts associated with their scale and mass.
Similarly, Local Plan policies S.DH1 and D.DH6 seek to ensure that new developments do not
adversely impact upon the microclimate and amenity of the application site and the
surrounding area.

The application is supported by a Wind Microclimate Assessment prepared by WindTech
which has been independently reviewed by Temple who agree with the conclusions made.

The report concludes that the wind microclimate for the proposed development in existing
surrounds generally satisfies the criteria for pedestrian safety and comfort. This is with the
exceptions of the entrances to the eastern facade of the proposed development. The
conditions here are only suitable for strolling in winter. Mitigation measures have been
recommended namely the recessing of entrances by at least 1.5m which will be secured via
condition.
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The proposals would be acceptable, subject to mitigation, from a wind microclimate
perspective.

Flood Risk & Drainage

Policies SI12 and SI13 of the London Plan seek to ensure that flood risk is minimised and
mitigated, should aim to achieve greenfield run-off rates and ensure that surface water run-off
is managed, as close to it's source as possible in line with the drainage hierarchy set out within
the London Plan. The policy aspirations are also reiterated at the local level in Policies D.ES4
and D.ES5 which seek to reduce the risk of flooding.

The site falls within Flood Zone 2 and is protected by the River Thames Flood Defences. The
proposed data centre is outside of the model extent for a breach. A site specific Flood Risk
Assessment has been submitted with the application. In line with the Tower Hamlets Strategic
Flood Risk Assessment, the development would provide wider sustainability benefits to the
community. Therefore from a flood risk perspective the proposal would be acceptable.

Land Contamination

The application has been reviewed by the Council’s Environmental Health Land
Contamination Officer, and subject to standard conditions, the proposals would be acceptable.
Any contamination that is identified can be addressed within the condition approval process
and will ensure that the site is made safe prior to any construction works taking place.

Infrastructure Impact

The proposal would not be liable for the Tower Hamlets Community Infrastructure Levy (CIL)
or the Mayor of London CIL as it states under paragraph 11 of regulation 30 Part 5 of the
Community Infrastructure Levy Regulations (2010) that ‘a building into which people do not
normally go’ is not included. Given the primary use of the site is to house data it is not expected
that many people will enter the building other than for maintenance.

Development Plan policies seek financial contributions to be secured by way of planning
obligations to offset the likely impacts of the proposed development on local services and
infrastructure.

The applicant has agreed to meet all of the financial contributions that are sought by the
Council’s Planning Obligations SPD, as follows:

£104,028 towards construction phase employment skills training
£186,254.39 towards end-user phase employment skills training
£786,556 affordable workspace payment in lieu
£ 2,613,448 toward carbon emission off-setting

Human Rights & Equalities

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

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

RECOMMENDATION

That subject to any direction by the Mayor of London, conditional planning permission is
GRANTED subiject to the prior completion of a legal agreement to secure the following
planning obligations:

Financial obligations

a. £104,028 towards construction phase employment skills training
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b. £186,254.39 towards end-user phase employment skills training
c. £786,556 affordable workspace payment in lieu

d. £ 2,613,448 toward carbon emission off-setting

e. £ monitoring fee

Total financial contributions: £.

Non-financial obligations:
a. Access to employment

20% local procurement
20% local labour in construction

20 construction phase apprenticeships

2 end-user phase apprenticeships

b. Transport
- Travel Plan
- Considerate Construction Programme

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

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

Planning Conditions

Compliance
1. 3years deadline for commencement of development.

2. Development in accordance with approved plans.

3. Restrictions on demolition and construction activities:
a. All works in accordance with Tower Hamlets Code of Construction Practice;
b. Standard hours of construction and demolition;
c. Air quality standards for construction machinery;
d. Ground-borne vibration limits; and

e. Noise pollution limits.

Mechanical plant noise standards

Delivery and Waste Storage Facilities

Cycle Parking

Restriction on use of back up generators

Air Quality Standards for CHP and emissions

© © N o g &

Wind Mitigation Measures (Recessed entrances)

Pre-commencement

The inclusion of the following pre-commencement conditions has been agreed in
principle with the applicants, subject to detailed wording

10. Construction Environmental Management Plan and Construction Logistics Plan (in
consultation with TfL):

11. Land Contamination Remediation Scheme (subject to post completion verification).
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12.
13.
14.
15.

16.
17.

18.

19.
20.
21.
22.
23.

24,
25.

26.
27.
28.

Archaeological Written Scheme of Investigation
Crane/Lifting Management Plan

Piling Method Statement

Control of dust and emissions
Pre-superstructure works

Details of external facing materials and architectural detailing

Details of hard and soft landscaping of public real and open spaces including boundary
treatment, paving and lighting

Details of biodiversity improvement measures, including biodiverse roofs, bird and bat
boxes.

Final energy strategy which ensures CO2 emission savings of at leave 69%
Details of heat network

Details of Secure by Desigh measures

Details of Sustainable Urban Drainage Systems

Details of mechanical plant and details of any lift overruns

Prior to occupation

Delivery & Servicing and Waste Management Plan

Removal of temporary sub-station

Post-Occupation

BREEAM Certificate (Excellent Rating)

Energy Efficiency and Sustainability Measures (subject to post completion verification)

Post-completion noise report

Informatives

1.
2.

Permission subject to legal agreement.
Thames Water — proximity to assets.



APPENDIX 1

LIST OF APPLICATION PLANS AND DRAWINGS FOR APPROVAL

Existing Drawings

Application Drawing No. Revision No. | Description
3315-TSP-ZZ-00-DR-A-04-001 | P02 Existing Location Plan
3315-TSP-ZZ-00-DR-A-04-002 | P02 Existing Site Plan
3315-TSP-ZZ-XX-DR-A-04-003 | PO1 Existing North/South Elevations
3315-TSP-ZZ-XX-DR-A-04-004 | PO1 Existing East/West Elevations
3315-TSP-ZZ-XX-DR-A-04-005 | PO1 Existing Site Sections
3315-TSP-ZZ-XX-DR-A-04-006 | PO1 Existing Outbuildings Elevations
Proposed Drawings
Application Drawing No. Revision No. | Description
3315-TSP-ZZ-00-DR-A-05-001 | P06 Proposed Location Plan
3315-TSP-ZZ-00-DR-A-05-002 | P03 Proposed Site Plan
3315-TSP-ZZ-00-DR-A-05-003 | P02 Proposed Site Plan
3315-TSP-ZZ-00-DR-A-05-004 | P03 Proposed Site Plan (Cumulative)
3315-TSP-ZZ-B1-DR-A-05-005 | P02 Proposed Basement Plan
3315-TSP-ZZ-00-DR-A-05-006 | P02 Proposed Ground Floor Plan
3315-TSP-ZZ-01-DR-A-05-007 | P02 Proposed First/Mezzanine Floor Plans
3315-TSP-ZZ-B1-DR-A-05-008 | P02 Proposed Second — Fifth Floor Plans
3315-TSP-ZZ-07-DR-A-05-009 | P02 Proposed Roof Plan
3315-TSP-ZZ-XX-DR-A-05-700 | P02 Proposed North-South Elevation
3315-TSP-ZZ-XX-DR-A-05-701 | P02 Proposed East-West Elevation
3315-TSP-ZZ-XX-DR-A-05-800 | P02 Proposed Section A-A
3315-TSP-ZZ-XX-DR-A-05-801 | P02 Proposed Sections B-B/C-C
3315-TSP-ZZ-XX-DR-A-05-802 | P02 Proposed Section D-D

Other application documents

Document Title

Prepared By

Covering Letter 20/12/21

Stantec

Arboriculture Impact Assessment and

Method Statement

ACD Environmental Ltd

Air Quality Assessment

ACD Environmental Ltd

Archaeological Desk-based Assessment

Durham University

Aviation Safeguarding Assessment

Eddows Aviation

BREEAM Pre-Assessment

Norman, Dishey & Young

Circular Economy Report

Norman, Dishey & Young

Statement

Design & Access Statement TTSP
Ecological Assessment Report Stantec
Energy strategy Stantec

Fire Safety Statement Norman, Dishey & Young
Flood Risk Assessment Stantec
Health Impact Assessment Screening Stantec
Heritage Statement KM Heritage
Lighting Assessment Stantec
Outline Construction Logistics Plan Stantec
Phase 1 Ground Conditions Assessment Stantec
Planning & Community Involvement | Stantec







APPENDIX 2
SELECTION OF APPLICATION PLANS AND IMAGES

3D block model view from A13

3D block model view from A13 Intersection
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