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Minutes of the proceedings of the Planning Sub-Committee held  
on Wednesday 24 July 2008 

 
Councillors present: 
 
Councillors Vincent Stops (Chair), Michael Desmond (Vice-Chair), Barry 
Buitekant, Katie Hanson, Joseph Stauber and Jessica Webb.  
 
Councillor Bell (Substitute for Councillor Smith) and Councillor Shaikh (Substitute 
for Councillor Tesler).  
 
Officers in attendance: 
 
Graham Loveland, Interim Head of Regulatory Services 
Sue Foster, Assistant Director Regeneration and Planning  
Femi Nwanze, Planning Applications Manager 
John McRory, Team Leader, Major Applications 
Adam Flynn, Planning Officer, Major Team 
Anthony Traub, Senior Planner, Major Team 
Gillian Nicks, Deputy Team Leader, Major Applications & Appeals 
Ray Rogers, Urban Design and Conservation Manager 
Andrew Dillon, Deputy Team Leader, Area Team 
Ron Madell, Appeals Officer 
Roger Blake, Principal Planner, Traffic & Transport  
John Kaimakamis, Senior Planning Officer  
Rokos Frangos, Senior Planning Officer  
Fred Raphael, Highways Officer 
Rosemary Lansdowne, Principal Solicitor 
Emma Perry, Democratic Services Officer  
 
 
1. APOLOGIES FOR ABSENCE 
 
 Apologies for absence were received from Councillors Smith and Tesler.  
 
2. MEMBERS TO AGREE THE ORDER OF BUSINESS 
 
1.1. The order of business remained as per the agenda.  
 
3. DECLARATIONS OF INTEREST 
 
3.1 Councillor Buitekant declared a personal and potentially prejudicial 

interest in Item 5, as he had previously been involved with the Haggerston 
West Estate management meetings and left the Chamber during 
discussion of the item.  
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3.2 Councillor Hanson declared a personal, non-prejudicial interest in Item 6, 
as she knew one of the advisors to the Council.  

 
4. MINUTES OF 4 JUNE 2008 
 
4.1 RESOLVED – that the minutes of the meeting of 4 June 2008 be 

APPROVED as a true and accurate record of the meeting, subject to the 
following amendment: 
§ Item 7, add paragraph 7.11 – Councillor Hanson raised the issue of 

the gap between the two buildings and asked the applicant whether 
this would be public access.  The applicant confirmed that this 
would be a public access route.  

 
 
5. HAGGERSTON WEST ESTATE – E8 AND KINGSLAND ESTATE – E2, 

LONDON, E2: 2007/2889 
 

The demolition of 486 dwellings and redevelopment of the sites with a 
total of 761 dwellings (248 rented, 170 intermediate and 343 private for 
sale), comprising 1-bed, 2-bed and 3-bed flats, 3-bed, 4-bed and 5-bed 
houses and 4-bed maisonettes.  New community centre, including 
community multi-purpose hall, community offices and meeting room, youth 
club, classes, IT room, nursery (approximate total area of 1,374 sq. m – 
Use Class D1), Number of Ten retail / commercial units: (approximate 
total area of 548 m2 – within Use Classes A1/A2/A3/A4/A5/B1/D1). 
Structural landscaping, provision of public open space and creation of new 
vehicular, cycle and pedestrian routes within the estate (55% affordable 
housing units). Car parking proposed on new roads (approximately 48); 
undercroft (approximately 213). 
An Environmental Statement (ES) has been submitted with the outline 
planning application. 

 
(Councillor Buitekant left the chamber during the discussion of the item.)  

 
5.1 The Planning Officer introduced the report as set out in the agenda.  
 
5.2 Councillor Plouviez spoke in objection of the scheme, on behalf of 

residents, her comments are summarised as follows:- 
 

§ Residents were not objecting to the idea of development, which 
was encouraged, however they wanted to ensure that it was of an 
excellent standard. 

§ The following concerns had been raised by residents: 
§ The height of the building – 10 storeys. 
§ Density of the scheme 
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§ Public transport – overcrowding on buses, although the 
extension of the East London Line was acknowledged. 

§ Shortages of local schools in the area.  
§ The provision of facilities for the youth should be sufficient 

and residents kept informed. A lack of facilities for the youth 
was currently a problem on the estate.  

 
5.3 Andy Clarke, PRP Architects, responded to the comments raised by 

Councillor Plouviez:- 
 

§ Doesn’t believe that the scheme represents overdevelopment.   
§ Worked closely with the Council and the GLA to ensure that the 

development is appropriate for the location. 
§ Committed to high quality development.  

 
5.4 Debra Herring and Lorna Meade, Haggerston West & Kingsland EDMC, 

spoke in support of the scheme, their comments are summarised as 
follows:- 

 
§ They were democratically elected to their positions and the 

Haggerston West & Kingsland EDMC has been functioning for over 
7 years.  

§ Many of the properties within the estate were in a poor state of 
disrepair and a number of them were without central heating.   

§ The new scheme would create a safe environment for residents 
and provide a new community centre.  

§ The new scheme provides modern standards of living, improved 
security and communal areas.  

§ Numerous consultation events have taken place to inform residents 
of the proposals and to give them a chance to respond and have 
their say.  

§ A ballot was undertaken in 2007, with a 70% turn out.  Of the total 
number of residents who voted, 82% voted in support of the new 
development and 92% of leaseholders also voted in support of the 
development.  

§ The development has received support from local stakeholders, as 
well as central government.  

 
5.5 The Committee raised concern over several aspects of the podium and 

undercroft parking:- 
 

§ The amenity space/landscaped areas would be above ground level. 
§ The undercroft parking would present design problems – vents, 

single aspect flats etc. 
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§ Members experience of underground parking was not good and the 
management of underground parking was notoriously difficult in an 
urban environment such as Hackney.  

 
5.6 The Committee requested that consideration be given to other solutions to 

parking issues on the estates and that the Design Review Panel also look 
at this application.  This was AGREED.  

 
5.7 Andy Clarke, PRP Architects, responded by stating that they had 

experience of managing similar schemes with underground parking and 
they believed the balance of buildings within the development was 
sustainable. The car parking blocks would be discreet with CCTV and 
would be sufficiently ventilated by the courtyard.  

 
5.8 Councillor Stauber made reference to the loss of social units from the 

existing estate and whether this would result in less residents benefiting 
from the scheme.  The case officer explained that out of a total of 418 
affordable units; at least 248 would be for social rented and 170 
‘intermediate’ affordable units.  The number of larger units had also been 
reduced, however the amount of floor space had either been maintained 
or increased.  He confirmed that this complied with policy.  

 
5.9 Councillor Desmond referred to the allocation of business 

accommodation, as this was less than 10% and asked whether any other 
amenities or community facilities would be provided on-site.   He also 
made reference to the density of the scheme and asked if soundproofing 
had been included and if it was felt that the density was appropriate for the 
location. 

 
5.10 The case officer explained that the proposal included the provision of a 

new community hall and an increase in retail/commercial space.  
Soundproofing was also covered by condition 16, as detailed in the report.  

 
5.11 The Chair asked why the scheme had not been integrated with the canal 

and it was explained that a suggestion had been made to close Dunston 
Road, however this had been rejected by the highways department.  Both 
the developer and residents were supportive of the road closure and so 
the Chair requested that this be investigated further by the Highways 
Officer in attendance.  This was AGREED.  

 
 RESOLVED that:- 
 

(A) Planning permission be GRANTED, subject to the following 
conditions and any direction by the Mayor of London: 
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 1. SCB3 Time limit 
 The development to which the permission relates must be begun 
not later than whichever is the later of the following dates:- 

 
a) The expiry of three years from the date of permission, or 
b) The expiry of two years from the final approval of the reserved 

matters or, in the case of approval on different dates, the final 
approval of the last such matter to be approved. 

  
 REASON: As required by Section 92(2) of the Town and Country 

Planning Act 1990. 
 
 2. Phasing and Design 

a) The development shall be implemented in accordance with 
submitted Parameter plan No A3039/2.1/03 ‘Demolition and 
Construction Phasing Plan’, unless otherwise agreed in writing 
by the Local Planning Authority.   

 
REASON: In order that the Local Planning Authority can be 
satisfied that the phasing of the development will be satisfactory. 

 
b)  All aspects of the development, including materials and those 

matters subsequently the subject of Reserved Matters 
approval shall be in accordance with the principles as set out 
within the Design Code submitted and agreed as part of this 
outline planning application and after suitable agreed forms of 
consultation with local residents’.    

 
REASON: In order that the Local Planning Authority can be 
satisfied that the principles embodied in the Design Code of the 
development are carried forward into all aspects of the 
development.   

 
 3. Construction  

  The Applicant shall submit to the Planning Authority and resubmit 
as necessary the following: 

 
a) A  Completed Construction Programme, including construction 

traffic routing, prior to the commencement of the development 
b) A Construction Method Statement prior to commencement of 

each Phase of development 
c) A Considerate Contractors Agreement to be agreed by each 

developer for the relevant Phase prior to commencement of 
each relevant Phase 

d) Details of the provision of parking/loading/visitors for 
construction of each phases  
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e) Details of the provisions shall be made within the site to 
ensure that all vehicles associated with the demolition and 
construction of the development hereby approved are properly 
cleaned. Wheel washing or other cleaning facilities for vehicles 
leaving the site during construction works shall be installed in 
accordance with details approved by the Local Planning 
Authority prior to the commencement of works on site. 

 
 REASON: To prevent the passage of mud and dirt onto the 

adjoining highway in the interest of highway safety. 
 
 4. ES Conditions 

The development hereby permitted shall be strictly in accordance 
with the approved Parameter drawings and other supporting 
application documents unless otherwise approved in writing by the 
Local Planning Authority. 

 
REASON: To ensure that the development is completed in 
accordance with the Environmental Assessment in compliance with 
the Town and Country Planning (Environmental Impact 
Assessment) (England and Wales) Regulations 1999 

 
 5. Reserved Matters 

  This is an outline planning permission and the following matters are 
reserved for further approval: 

 
• Design;  
• External Appearance; and  
• Landscaping.   

 
Detailed drawings of the proposed development showing the 
reserved and the following other matters, as set out below, must be 
submitted to and approved by the Local Planning Authority, in 
writing, before any relevant work is commenced: 

 
a) The layout of each Phase of the site to a scale of not less than 

1:500 and incorporating: 
i)      The siting of all buildings and ancillary structures  
ii) The means of access to and from the site  

b) Full plans and elevations of all buildings and other structures 
showing the design and external appearance of the buildings 
and structures, and including details of all materials to be used 
for external surfaces for the  relevant Phase 

c) The internal layout of the accommodation on each floor, 
including the size and purpose of the rooms and the position 
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of the fittings and facilities within each unit for the relevant 
Phase 

d) Details of residential uses of each Phase, including size, 
number, tenure and habitable rooms  

e) Residential amenity space details for each Phase prior to 
commencement of works to that Phase  

f) The extent and position within the building(s) of the floorspace 
to be devoted to each use hereby permitted for the relevant 
Phase 

g) Details of public open space for each Phase, detailing: 
location; boundaries; rights of ownership and maintenance 
details 

h) The means of enclosure on all site boundaries, indicating 
clearly which are existing and which are proposed, and 
including full details of height, materials and construction for 
the relevant Phase 

i) The facilities to be provided for the storage and removal of 
waste materials for the relevant Phase 

j) The provisions to be made within the development to ensure 
that people with disabilities are able to gain full access to – 
and make adequate use of – the accommodation and open 
areas to be provided. 

 
 The application for approval of the reserved matters and other 
matters set out above must be made not later than the expiry of 
three years, beginning with the date of this permission. The 
development shall not be carried out otherwise than in accordance 
with the reserved matters thus approved. 

 
  REASON: To ensure the satisfactory design, layout and external 

appearance of the development and to ensure that the proposed 
development does not prejudice the free flow of traffic and 
conditions of general safety along the neighbouring highway. 

 
  6. Adaptability and Access 

a) All residential units hereby approved shall be constructed to 
conform to the Lifetime Homes standards as specified in 
‘Meeting Part M and designing Lifetime Homes’ (published in 
1999), in accordance with the submitted information, unless 
otherwise agreed by the Local Planning Authority.’ 

 
 REASON: In order to ensure that the dwellings are capable of 

use or adaptation for a wide range of future household needs, 
including people with disabilities. 
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b) A level access shall be provided to all ground floor units 
hereby approved before the use is first commenced. 

 
REASON: In order to ensure that people with disabilities are 
able to gain proper access to the development. 

 
c) 10% of the units hereby approved shall be wheelchair 

adaptable as detailed within the submitted plans.’ 
 

  REASON: In order to ensure that the development caters for 
special access needs of people with disabilities. 

 
 7. External Appearance 

a) Full details, including samples, of the materials to be used on 
the external surfaces of the building, including glazing, for 
each relevant Phase shall be submitted to and approved by 
the Local Planning Authority, in writing, before any work 
commences on site. The development shall not be carried out 
otherwise than in accordance with the details thus approved. 

 
REASON: To ensure that the external appearance of the 
building is satisfactory and does not detract from the character 
and visual amenity of the area. 

 
b) A landscaping scheme illustrated on detailed drawings for 

each Phase shall be submitted to and approved by the Local 
Planning Authority, in writing, before any work commences on 
site, for the planting of trees and shrubs showing species, type 
of stock, numbers of trees and shrubs to be included and 
showing areas to be grass seeded or turfed. All landscaping in 
accordance with the scheme, when approved, shall be carried 
out within a period of twelve months from the date on which 
the development of the site commences or shall be carried out 
in the first planting (and seeding) season following completion 
of the development, and shall be maintained to the satisfaction 
of the Local Planning Authority for a period of ten years. Such 
maintenance is to include the replacement of any plants that 
die, or are severely damaged, seriously diseased, or removed.   

 
REASON: To accord with the requirements of Section 197(a) 
of the Town and Country Planning Act 1990 and to provide 
reasonable environmental standards in the interests of the 
appearance of the site and area. 

 
c) Full details of all ground surface treatment to the site shall be 

submitted to and approved by the Local Planning Authority, in 
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writing, before any work on the site is commenced. The 
development shall not be carried out otherwise than in 
accordance with the details thus approved. 

 
REASON: To ensure that the external appearance of the 
building is satisfactory and does not detract from the visual 
amenity of the area. 

 
8. Transport & Highways 
 Detailed drawings of the following matters must be submitted to 

and approved by the Local Planning Authority, in writing, before any 
relevant work is commenced: 

 
a) The layout plans of the site to incorporate: 

1. Car parking details at an overall maximum provision of 
35% per dwelling; 
Details of car parking provisions and facilities for Use 
Classes A, B and D uses for each relevant Phase; 

2. Details of any changes to Controlled Parking Zones; 
3. Details of cycle parking provisions including numbers, 

covered and secure provisions for each Phase; 
4. Details of a quiet route through the site for cyclists; 
5. Details of all emergency access arrangements suitable 

for police, fire and ambulance service use. 
 

The development for each relevant Phase shall not be 
carried out otherwise than in accordance with the above 
matters as approved by the Local Planning Authority: 

 
 REASON: To ensure the satisfactory design, layout and 

external appearance of the development and to ensure that 
the proposed development does not prejudice the free flow 
of traffic and conditions of general safety along the 
neighbouring highway. 

 
b) Before the use hereby permitted first commences, at least 

10% of the car parking spaces (for 2 bed or larger dwellings) 
shall be marked and retained permanently for use by the 
vehicles of people with disabilities at locations close to the 
entrances to the building(s). 

 
REASON: In order to ensure that a reasonable minimum of 
parking spaces are located conveniently for use by people 
with disabilities. 
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c) The transport and highway aspects of the development shall 
be designed to be capable of approval under Highway 
Safety Audit Stages 1 and 2 – Safety in Design  

 
 REASON: To ensure that the traffic and highway design of 

the scheme does not detract from the safety of highway 
users, in accordance with Hackney UDP Policy TR16. 

 
d) The layout and design of all aspects of the scheme should 

be to a standard capable of achieving accreditation under 
the ‘Secure by Design’ or an agreed equivalent scheme. 

  
e) Adequate visibility shall be provided to the highway within 

the application site above a height of one metre from 
footpath level for a distance of three metres on one/both 
side(s) of the permitted points of vehicular access, in 
accordance with details to be approved by the Local 
Planning Authority before any work on the site is 
commenced, and be so maintained. 

 
 REASON: To provide a suitable standard of visibility to and 

from the highway and to ensure that the use of the access 
does not prejudice the free flow of traffic and conditions of 
general safety along the neighbouring highway. 

 
f) Details of other new roads prior to commencement of each 

Quarter/Phase of development 
 

h) The layout of the site to a scale of not less than 1:500; 
incorporating full details of Junctions 1 to 18. 

 
REASON: To ensure the satisfactory design, layout and 
external appearance of the development and to ensure that 
the proposed development does not prejudice the free flow 
of traffic and conditions of general safety along the 
neighbouring highway.  

 
j) The layout of the site to a scale of not less than 1:500; 

incorporating full details of modified roads for each Quarter 
or Phase. 

 
REASON: To ensure the satisfactory design, layout and 
external appearance of the development and to ensure that 
the proposed development does not prejudice the free flow 
of traffic and conditions of general safety along the 
neighbouring highway. 
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k) No part of the development hereby approved shall be 
occupied until accommodation for car parking, turning and 
loading/unloading has been provided in accordance with the 
approved plans, and such accommodation shall be retained 
permanently for use by the occupiers and/or users of, and/or 
persons calling at, the premises only, and shall not be used 
for any other purposes. 

 
REASON: To ensure that the proposed development does 
not prejudice the free flow of traffic or public safety along the 
neighbouring highway(s) and to ensure the permanent 
retention of the accommodation for parking/ loading and 
unloading purposes. 

 
l) Vehicular access to the site shall be only via the permitted 

access. 
 
 REASON: In order to confine access to the permitted 

point(s) to ensure that the development does not prejudice 
the free flow of traffic and conditions of general safety along 
the neighbouring highway. 

  
  Travel Plan 

m) Prior to first occupation of the any part of the proposed 
development, a Travel Plan, incorporating the elements set 
out in the Travel Plan Criteria at the First Schedule shall 
have been submitted to and approved by the Local Planning 
Authority. The Approved Travel Plan shall then be 
implemented prior to the use commencing and shall be so 
maintained for the duration of the use, unless prior written 
approval of the Local Planning Authority is obtained in 
writing. 

 
REASON: To ensure that the travel arrangements for the 
development are appropriate and to limit the effects of the 
increase in travel movements. 

 
n) Details of continuing implementation and monitoring of the 

Travel Plans as required in Condition (m), shall be submitted 
to the Local Planning Authority for a period of 2 years from 
first occupation of each Phase.  

 
 REASON: To ensure that the travel arrangements are 

appropriate, and to limit the effects of the increase in travel 
movements.  
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o) No construction shall commence on any new public highway 
works until a suitable Agreement has been entered into with 
the Local Highway Authority pursuant to S38 Highways Act 
1980. 

  
REASON: To ensure that details of construction and 
implementation are acceptable in highway terms.   

 
  Access Closures 

p) Within two months of completion of each phase of the 
proposed development, as identified on the application 
drawings, any redundant accesses located within the area of 
development of that phase and not incorporated in the 
development shall be permanently closed with the kerbs, 
footway and verge reinstated in accordance with details to 
be submitted to and approved in writing by the Local 
Planning Authority.  

 
REASON: To limit the number of access points along the 
site boundary for the safety and convenience of highway 
users in accordance with Policy TR9 and TR10 of the UDP. 

 
    Car Parking  

q) None of the on-street parking provision shall be made 
available for new residential occupiers in the development, 
apart from those residing in the Haggerston West and 
Kingsland estate development site at time of submission of 
this application. 

 
REASON: In order to cater for only the needs of existing 
residents, in pursuance of aims of minimisation of car usage 
arising from the development in an area of increasing 
accessibility to good public transport links. 

 
  Highway Works 

r) No construction shall commence until such time as the 
Applicant has entered into a legal Agreement with the 
Council pursuant to S278 Highways Act 1980 substantially in 
the format appended at Second Schedule to cover the 
following works to the public highway: 

 
• Provision of a new pedestrian crossing to Whiston Road; 
• All consequential highway junction and pavement works; 
• Provision of new parking bays; 
• Revised highway layout for Haggerston Road ; 
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 REASON: To ensure that details of construction and 
implementation are acceptable in highway terms. 

 
9. Environment Agency 

a) A water efficiency scheme is to be submitted for approval by 
the Local Planning Authority detailing water efficiency 
measures along with rainwater harvesting and grey water 
reuse.  Where measures are not being used reasons should 
be provided. 

 
REASON: There is a high demand for limited water 
resources in this area, therefore we need to manage water 
use wisely to meet the needs of society and the 
environment. 

 
b) Before the development is commenced a detailed site 

investigation shall be carried out to establish if the site is 
contaminated, to assess the degree and nature of the 
contamination present, and to determine it potential for 
pollution of the water environment.  The method and extent 
of this site investigation shall be agreed with the Planning 
Authority prior to commencement of the work.  Details of 
appropriate measures to prevent pollution of ground water 
and surface water, including provisions for monitoring, shall 
then be submitted to and approved in writing by the Planning 
Authority before development commences.  The 
development shall then proceed in strict accordance with the 
measures approved. 

 
REASON: To prevent pollution of the water environment. 

 
c) Condition: The construction of the foul and surface drainage 

system shall be carried out in accordance with details 
submitted to and approved in writing by the Planning 
Authority before the development commences. 

 
REASON: To prevent pollution of the water environment. 

 
d) Condition: The construction of storage facilities for oils, fuels 

or chemicals shall be carried out in accordance with details 
submitted to and approved in writing by the Local Planning 
Authority before development is commenced. 

 
REASON: To prevent solid materials from entering the 
Regent’s Canal and causing pollution. 
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e) Condition: During construction no solid matter shall be 
stored within 10 metres of the banks of the Regent’s Canal 
and thereafter no storage of materials shall be permitted in 
this area. 

 
REASON: To prevent solid materials from entering the 
Regent’s Canal and causing pollution. 

 
f) Condition: Prior to commencement of development a 

landscape management plan, including long term design 
objectives, management responsibilities and maintenance 
schedules  for all landscaped areas (except privately owned 
domestic gardens), shall be submitted to and approved in 
writing by the Local Planning Authority.  The landscape 
management plan shall be carried out as approved. 

 
REASON: This condition is necessary to protect the natural 
features and character of the area and identify opportunities 
for enhancement of biodiversity in line with national planning 
policy in PPS9. 

 
g) Condition: The surface water drainage works shall be carried 

out in accordance with details submitted to and agreed in 
writing by the Local Planning Authority in consultation with 
the Environment Agency prior to development 
commencement. 

 
REASON: To reduce the risk of flooding and improving water 
quality. 

 
 10. Environmental Health 

a) Details of Street Cleansing arrangements for each Quarter to 
be submitted prior to commencement of construction, and  

 
 REASON: To ensure the implementation of the Council’s 

street cleansing  policies.  
 

b) Details of a Waste Management and Recycling Plan to be 
submitted prior to the occupation of each Quarter or Phase.   

 
 REASON: To ensure the implementation of the Council’s 

waste  management and recycling policies.   
 

  11. Energy & other Sustainability Issues 
a) The approved housing shall be constructed to a minimum 

Code for Sustainable Homes Level 3 standard in the case of 
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Phase 1, and Level 4 in the case of Phase 2 of the 
development. Details of the independent code assessors 
report shall be submitted prior to any work occurring on the 
relevant part of the development. Details of the final Code 
Assessment for dwellings or groups of dwellings shall be 
submitted and approved in writing as soon as they have 
been carried out, prior to first occupation of those dwellings. 

 
 REASON: To ensure that the development makes a 

contribution to the energy and resource efficiency priorities 
and other sustainability objectives which are embodied in the 
government’s Code for Sustainable Homes accreditation 
scheme. 

 
b) The proposed development hereby approved shall be 

carried out in accordance with the information and detailed 
proposals contained in the submitted Energy Strategy in 
relation to the whole development, and shall include a 
minimum size of 105kw CHP plant to be installed. A further 
assessment of CHP sizing should be undertaken when an 
energy supply provider (ESCo) is chosen.’ 

 
 REASON: So that the development accords with the aims of 

the London Plan, Hackney UDP and emerging Core Strategy 
to maximise the availability of renewable forms of energy.  

 
c) Details of the fuel sourcing arrangements, plant and 

equipment and treatment of predicted biomass or other 
emissions for the community heating systems shall be 
submitted to and approved in writing by the Local Planning 
Authority prior to installation or commencement of 
operations, and the systems shall be installed in accordance 
with such approved details. 

 
 REASON: To ensure that there are no undue impacts on 

amenity, design, transport movements or air quality arising 
at detailed design stage.  

 
d)  The proposed development hereby approved shall be 

carried out in accordance with the updated sustainability 
strategy (dated July 2008) submitted in support of the 
application and include the measures as specified within the 
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submitted document, unless otherwise agreed by the Local 
Planning Authority.’ 

 
 REASON: To ensure that the development makes a 

contribution to the energy and resource efficiency priorities 
and other sustainability objectives which are embodied in the 
Mayor of London’s Supplementary Guidance on Sustainable 
Design and Construction. 

 
e) Full details of a biodiverse, substrate-based (75mm 

minimum depth) extensive 'brown/green’ roof shall be 
submitted and approved in writing by the Local Planning 
Authority before any building works commence. The 
development shall not be carried out otherwise than in 
accordance with the details thus approved.   

 
 REASON: To enhance the character and ecology of the 

development and the river corridor, to provide undisturbed 
refuges for wildlife, to promote sustainable urban drainage 
and to enhance the performance and efficiency of the 
proposed building. 

 
f) Before development commences in each Phase, details of 

how the following measures are being utilised shall be 
submitted to and approved in writing by the Local Planning 
Authority: 
• Water recycling measures 
• Sustainable Urban Drainage Systems 
• Recharging points for electric vehicles 
 

 12. Contamination 
 Prior to the commencement of works, a detailed site investigation 

for each Phase shall be carried out to establish if the site is 
contaminated, to assess the degree and nature of the 
contamination present, and to determine its potential for the 
pollution of the water environment. A soil contamination report shall 
be submitted to, and appropriate remedial measures agreed with, 
the Local Planning Authority, in writing, and implemented prior to 
the commencement of any work on site. 

 
 REASON: To establish whether there are any land decontamination 

measures required to prepare the site for development. 
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 13. Archaeology 
No development shall take place until the applicant has secured the 
implementation of a programme of archaeological work in 
accordance with a written scheme of investigation for each Phase, 
which has been submitted by the applicant and approved by the 
Local Planning Authority. The development shall only take place in 
accordance with the detailed scheme approved pursuant to this 
condition. The archaeological works shall be carried out by a 
suitably qualified investigating body acceptable to the Local 
Planning Authority. 

 
REASON: To safeguard the archaeological interest of the site, 
which is within an Area of Archaeological Priority. 

 
 14. Trees 

a) Before development commences in each Phase, a detailed 
Tree Survey/Retention Plan (plan and schedule) indicating 
precise location, species, height and condition of each tree 
accurately plotted and showing which trees are to be 
retained and which are proposed for felling shall be 
approved by the Local Planning Authority before any work 
commences on site. 

 
REASON: To accord with the requirements of Section 197(a) 
of the Town and Country Planning Act 1990 and to provide 
reasonable environmental standards in the interests of the 
appearance of the site and area. 

 
b)    No demolition, site clearance or building operations shall 

commence until chestnut paling fencing of a height not less 
than 1.2 metres shall have been erected around each tree or 
tree group to be retained on the site, at a radius from the 
trunk of not less than 4.5 metres.  Such fencing is to be 
maintained during the course of development to the 
satisfaction of the Local Planning Authority. 

 
 REASON: In order to protect the existing trees during 

building operation and site works. 
 

 15. Lighting 
(a)  Prior to the commencement of the development, details of a 

lighting strategy for the development site shall be submitted, 
setting out the general distribution and design guidelines for 
all installations in the development and its public realm areas 
in accordance with the Council's adopted Public Realm 
Design Guide. 
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 REASON: To ensure that the principles of location and 
design of external lighting are acceptable in terms of 
adopted design principles, including the Haggerston West 
and Kingsland Design Code, and enhance public safety and 
crime prevention. 

 
(b)  Prior to the development commencing in the relevant Phase, 

details of lighting of all public areas shall be submitted. The 
approved lighting shall be installed before any use in the 
relevant Phase commences and maintained thereafter. Prior 
to the commencement in the relevant Phase, full details of 
the lighting of all buildings shall be submitted.  The approved 
lighting shall be installed before the relevant use and 
maintained thereafter. 

   
 REASON: To ensure that the detailed location and design of 

external lighting are acceptable in terms of adopted design 
principles, including the Haggerston West and Kingsland 
Design Code, and enhance public safety and crime 
prevention. 

   
 16. Noise/Extraction 

(a)  Before development commences in each Phase, details of 
the following shall be submitted to and approved in writing by 
the Local Planning Authority and the approved measures 
implemented:  
• soundproofing of premises; 
• insulation of premises (including ventilation);  
• extraction of fumes (for any Class A3, A4 and A5 uses); 
• Details of insulation of plant/machinery before use on 

any non-residential building; 
• Noise/Vibration report details for the community heating 

facilities; 
• Details of the hours of public opening and servicing 

(deliveries and collections) for each commercial use 
prior to occupation of the relevant premises; 

 
  REASON: To ensure no undue loss of amenity for nearby 

occupiers or prospective occupiers or prospective occupiers 
of the development. 

  
(b)  Noise from extractors or flues shall not exceed the 

background noise of noise sensitive or residential premises, 
in accordance with details of noise levels to be approved in 
writing by the Local Planning Authority beforehand. 
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REASON: To ensure no undue loss of amenity for nearby 
occupiers or prospective occupiers or prospective occupiers 
of the development. 

  
c)  No development shall commence on site until detailed plans 

and a specification of the appearance of and the equipment 
comprising a ventilation system which shall include 
measures to alleviate noise, vibration, fumes and odours 
(and incorporating active carbon filters, silencer(s), and anti-
vibration mountings where necessary) have been submitted 
to the local planning authority.  After the system has been 
approved in writing by the authority, it shall be installed in 
accordance with the approved plans and specification before 
the development hereby approved first commences, and 
shall thereafter be permanently maintained in accordance 
with the approved specification. 

 
 REASON: To ensure no undue loss of amenity for nearby 

occupiers or prospective occupiers or prospective occupiers 
of the development. 

 
 17. Housing  

a) The development shall provide at least 418 affordable 
housing units (55% of the accommodation), to include at 
least 248 social rented units and 170 ‘intermediate’ 
affordable units, comprised as follows:  
social rented: 28 one bed, 65 two bed and 104 three bed 
flats; plus 17 three bed houses, 28 four bed houses and 6 
five bed houses;  
Intermediate: 37 one bed, 103 two bed and 15 three bed 
flats; 15 four bed houses.  

 
REASON: To ensure that the development accords with the 
Council's and London Plan affordable housing and housing 
mix planning policy objectives.  

 
b) No part of the development shall be used and/or occupied 

until such time as the 418 Affordable Housing Units have 
been transferred to a Housing Association registered with 
the Housing Corporation pursuant to Section 1 of the 
Housing Act 1996 and approved by the Council to secure the 
Affordable Housing. 

  
 REASON: To ensure that the development accords with the 

Council's and London Plan affordable housing and housing 
mix policy objectives.  
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c)  75% of social rented units shall be designed to meet ‘Parker 
Morris + 10%’ accommodation standards, with a minimum 
total floorspace of 20,891 sq m.  

 
 REASON: To ensure that the development accommodates 

all residents seeking to return after completion, and to further 
the Council's and London Plan affordable housing and 
housing mix policy objectives.  

 
 18. Health, Education, Learning and Community  

a) The development shall ensure that there is suitable provision 
for health facilities, primary and secondary education for the 
additional residents in the completed development, in 
accordance with details to be approved and implemented 
prior to occupation of any of the development.   

 
 REASON: To ensure that provision is made for health and 

educational needs arising from the development, in 
accordance with Policy CS2 of the Hackney UDP. 

 
b) Details of a suitable scheme (site-specific or area-based) 

construction training programme aimed at enhancing access 
to employment and acquisition of construction and allied 
skills shall be approved in writing and implemented or 
utilised as an integral part of the demolition and construction 
programme for the development.      

 
REASON: To ensure that provision is made for educational 
needs arising from the development, in accordance with 
Policy CS2 of the Hackney UDP. 

 
c) The new community facility within Block A shall be 

constructed and fitted out and details of a suitable 
management body approved prior to occupation of any of 
the dwellings within Block A of the development.    

 
 REASON: To ensure that provision is made for community 

groups and activities to serve residents within the 
development, in accordance with Policy CS2 of the Hackney 
UDP. 

 
19. Open Space and Play Spaces 

a)  Details of management arrangements to secure the 
maintenance of internal roads, play and public open spaces 
and landscape shall be approved prior to commencement of 
any new development. 
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REASON: To ensure that open areas of the site do not 
deteriorate visually, in the interests of visual amenity across 
this substantial area.   

 
b) The playspaces shown in the Play Strategy shall be laid out 

ready for use prior to occupation of any dwellings in the 
adjoining blocks served by the play space. 

 
 REASON: To ensure that these play spaces are available to 

serve the development, in accordance with the play 
provision policies in the Hackney UDP and London Plan.  

 
20. Other on-site works, Strategies and Restrictions  

a)  Prior to commencement of any development the following 
Strategies or statements shall be submitted and resubmitted 
to the Council until such time as the same are approved in 
writing by the Council  :     
i) Drainage Strategy, to including assuring the attenuation of    
surface water run off, SUDS 

ii) Sustainable waste management 
iii) Construction Environmental Management Strategy  
iv) Water pollution management 
v) Designing out crime – to ensure Secured by Design or  
equivalent  
vi) Landscape Strategy, including public parks, play space, 
public   
realm and private open space 
vii) Nature conservation strategy 
Viii)Sustainable design and construction 
ix) Control of noise pollution 
x)Designing out crime – to ensure Secured by Design or  
equivalent  

 
  21. Technical Reports 

(a)  Prior to the occupation of each quarter or phase of 
development, a TV reception survey shall be submitted 
(carried out pre and post development) to ensure that no 
loss of reception occurs, with mitigation details of any loss of 
TV reception. 

 
  REASON: To minimise any loss of amenity for existing 

occupiers.  
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22.  Permitted Development Rights – Dwelling-Houses  
 

(a)  No buildings, extensions or alterations to dwelling-houses as 
permitted under Classes A, B, C, D or E shall be carried out 
without prior written approval from the Local Planning 
Authority. 

  
 REASON: To enable the Local Planning Authority to 

consider the acceptability of extensions or alterations in 
relation to their impact on garden size, neighbours and 
external appearance of the building(s). 

   
(b)  No plumbing or pipes, other than rainwater pipes shall be 

fixed to the external faces of the buildings 
 
 REASON: To ensure that the elevations as approved at 

detailed stage are not cluttered with pipework which may 
detract from their external appearance.  

 
 23. Section 106 Agreement 

No part of the development or any related operations shall 
commence until such time as the applicant has entered into a legal 
Agreement with the Council pursuant to Section 106 of the Town & 
Country Planning Act 1990 substantially in the format appended at 
the Third Schedule to secure the following financial contributions 
and mitigation measures: 

 
a) Education and Life-Long Learning, Skills Training, 

Construction Training  
• Contributions to primary and secondary education on the 

basis of the Council's adopted Supplementary Planning 
Document on Planning Contributions. Applying the formula 
for ‘child yield’ in the Appendix to the SPD, a total of 
£545,000 towards primary and secondary education is 
payable.  

 
   b) Provision of Health Facilities    

Contribution not exceeding £150,000 towards health 
provision to serve the development 

 
   c) Community Facility 

• A Lease at a peppercorn rent of £1 to be made available to 
Hackney Council of part of Block A (sited as shown on 
Parameter Land Use Plan No A3039/2.1/02) for use as a 
Community Facility. Contribution of a sum of £250,000 to 
maintenance and running of the facility. Details to be 
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provided of the locally based management organisation that 
will be responsible for its management and maintenance. 

  
  e)  Open Spaces, Landscape, Environmental Improvements   

• A contribution of £280,000 towards environmental 
improvements towards a new landscaped public square at 
the northern end of the Haggerston West site and 
realignment of Haggerston Road  

 
• A sum of £100,000 towards landscaping and environmental 

improvements  along Dunston Road 
 

• The playspaces in the Play Strategy to be laid out prior to 
occupation of any dwellings in the adjoining blocks. 

 
• A sum of £200,000 to contribute towards provision of 

additional facilities for older children in Stonebridge Park  
 

• A management structure to secure the maintenance of 
internal roads, play and public open spaces, community 
buildings and landscape shall be approved prior to 
commencement of any new development  

 
• A sum of £75,000 shall be payable towards the provision of 

additional tree planting and landscaping as agreed in writing 
around the southern boundary of Stonebridge Park and 
other areas along the perimeter of the estates boundaries; 

 
• Contribution of £100,000 to Travel Plan monitoring and 

establishment of a City Car Club to serve the whole 
development. 

 
• Controlled Parking Zone: Residents not in occupation at the 

date of submission of the application to be restricted from 
making application for residents’ parking permits. 

 
24. Car Parking 

Details of car parking to serve accommodation in Blocks A, B, C, E, 
F and L, including layout, elevations, sections, ventilation and 
management arrangements shall be submitted to and approved by 
the Local Planning Authority for each relevant Phase in writing, 
before any work commences on site.  The development shall not be 
carried out otherwise than in accordance with the details thus 
approved. 
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REASON:  To ensure that these details are satisfactory in terms of 
design, appearance and crime prevention.  
 

 REASONS FOR APPROVAL 
 
 The London Plan and also the following policies contained in the Hackney 

Unitary Development Plan 1995 are relevant to the approved 
development/use and were considered by this Council in reaching the 
decision to grant planning permission: 

 
Hackney Unitary Development Plan (UDP) (1995) 
 
EQ1  - Development Requirements 
EQ12  - Protection of Conservation Areas 
EQ31  - Trees 
EQ40  - Noise Control 
EQ48  - Designing Out Crime 
HO3  - Other Sites for Housing 
TR19  - Planning Standards 
CS3  - Retention and Provision of Community facilities  
 
Supplementary Planning Guidance (SPG) 
 
SPG1  -  New Residential Developments 
SPG11  - Access for People with Disabilities 
SPG16  - Interim Housing Standards 
 
London Plan (2004 – 2007 Numbering differs) 
 
2A.1  - Sustainability criteria 
3A.1  - Increasing London’s supply of housing 
3A.2  - Borough housing targets 
3A.4  - Housing choice 
3A.5  - Large residential developments 
3A.7  - Affordable Housing targets 
3A.8 Negotiating Affordable Housing in residential and   

mixed-use schemes 
3C.1  - Integrating transport and development 
3C.2  - Matching development to transport capacity 
3C.22  - Parking strategy 
3D.12  - Biodiversity and nature conservation 
4A.2  - Spatial policies for waste management  
4A.7  - Energy efficiency and renewable energy  
4A.9  - Providing for renewable energy 
4A.14  - Reducing noise  
4B.3  - Maximising the potential of sites 



 25 

4B.4  - Enhancing the quality of the public realm 
4B.5  - Creating an inclusive environment  
4B.6  - Sustainable design and construction  
4B.7  - Respect local context and communities  

 
INFORMATIVES 

 
The following informatives should be added: 

 
11.1 (SI.1) Building Control 
11.2 (SI.2) Work Affecting Public Highway 
11.3 (SI.3) Sanitary, Ventilation and Drainage Arrangements 
11.4 (SI.7) Hours of Building Works 
11.5 (SI.24) Naming and Numbering 
11.6 (Environment Agency) Conservation 
11.7 (EA) Soil Remediation 
11.8 (EA) Discharge 
11.9 (EA) Potential Contamination 
11.10 (EA) Abstraction Licence 
11.11 (EA) Geothermal systems 

  
   
6. LAND FRONTING WORSHIP STREET & NORTON FOLGATE, 

LONDON, EC2: 2007/2227 
 

Demolition of part of the viaduct structure across Plough Yard; erection of 
a decking structure; and development for mixed use purposes comprising 
of the erection of one 11 storey and one 16 to 32 storey B1 office block 
(87,754 sq.m), one 51 storey mixed use tower comprising Class C1 Hotel 
(13,318 sq.m) and private residential (239 units), one 14 storey block 
providing 39 intermediate housing units and one 6 storey block providing 
eleven affordable rental units. Other proposed uses include Class A1-A4 
Retail, Financial Services, Restaurants and Drinking Establishments (2420 
sq.m) and Class D2 Leisure (452 sq.m), together with the provision of 
parking and cycle spaces; open space; hard and soft landscaping; 
improvements to existing and the creation of new vehicular and pedestrian 
access and highways works; and all ancillary and associated works 
including enabling works, servicing, storage, plant areas and equipment. 
The application is accompanied by an Environmental Statement.  

 
6.1 The Chair wished to declare that he had received an email from the 

previous Head of Planning regarding this application, however he 
confirmed that it did not raise any new issues.  

 
6.2 The Principal Solicitor took the opportunity to clarify the Council’s interest 

in this application.  She explained that the Council was the landowner 
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however, it was important that the Committee just took into consideration 
planning matters.  Although the Council was the landowner, it did not own 
the whole of the site in question, as the rail tracks and the Light Bar were 
owned separately.  

 
6.3 In response to a question raised by Councillor Shaikh, the Principal 

Solicitor stated that this was the only place for this application to be 
discussed and determined, as the Planning Authority for this site.  

 
6.4 The Urban Design and Conservation Manager clarified the issue 

surrounding the South Shoreditch conservation area consultation, which 
ran from 27 May to 4 July 2008.  A large number of responses had been 
received and the consultation will be responded to in due course.  The 
purpose of the consultation was to determine whether the conservation 
area boundaries around South Shoreditch should be extended.  The 
report was expected to go to Cabinet and then Council in September 
2008. 

 
6.5 Councillor Hanson asked what would happen if the boundary was 

extended to include 233 Shoreditch High Street, known as the Light Bar.  
The Interim Head of Regulatory Services explained that if the boundary 
was extended to include 233 Shoreditch High Street, the PPG guidance 
states that it would be favourable to retain the building.  There were three 
tests set out within the guidance to gauge whether a building should be 
retained; viable to retain, reasonable attempts to retain, quality of 
alternative scheme.  

 
6.6 The Interim Head of Regulatory Services referred to the addendum and 

informed the Committee that ten additional letters of objection had been 
received since publication of the report, including an objection from the 
Hackney Society.  Two letters of support had also been received.  The 
majority of those issues had already been addressed in the report.  

 
6.7 The Interim Head of Regulatory Services introduced the report as set out 

in the agenda.  He gave a detailed powerpoint presentation to Members, 
which displayed the scale and layout of the proposed development and 
the impact on the surrounding area, elevations in comparison with other 
tall buildings in London, CO2 emission savings and the existing planning 
consents on the site.  

 
6.8 He also took the opportunity to show the model of the proposed 

development to Members and also displayed how this differed from the 
previous scheme granted planning permission.  
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6.9 James Goff, James Pereira (on behalf of James Goff) and Lucy Rogers, 
OPEN Shoreditch all spoke in objection of the scheme, their comments 
are summarised as follows:- 

 
 James Goff 
 

§ Lives and works in the Shoreditch area and is one of the owners of 
the Light Bar.   

§ Proud to be involved in the refurbishment of a number of old 
buildings in the area, particularly 233 Shoreditch High Street (Light 
Bar). 

§ Believes that 233 Shoreditch High Street enhances the 
conservation area and provides a fitting end to the city fringe and 
therefore should be retained.  

§ 7,000 people have petitioned to save the Light Bar. 
§ The Council had previously authorised a consultation for 

consideration to be made for 233 Shoreditch High Street to be 
included in the conservation area.  

§ The application should be deferred to allow for the consultation 
report to be considered before any decision is made.  

 
James Pereira 
 
§ Agreed with James Goff that the application should be deferred.  
§ It was important that a scheme of this size and scale should comply 

with design specifications and read out responses from PPS1, 
CABE and England Heritage, stating their concerns regarding the 
project.  In particular, the impact on the grade 2/3 listed buildings 
that would be overwhelmed by the development and the 
relationship of the new development with the surrounding 
properties. 

§ This is a missed opportunity to incorporate the Light Bar into the 
development. 

§ Reference was made to the 7,000 people who petitioned to save 
the Light Bar.  

 
Lucy Rogers, OPEN Shoreditch 
 
§ OPEN Shoreditch represented a coalition of local groups. 
§ Agree with the responses made by English Heritage and the South 

Shoreditch Conservation Area Committee. 
§ Oppose the demolition of the Light Bar.  

 
6.10 As a statutory consultee, Anthony Thistleton-Smith, on behalf of the South 

Shoreditch Conservation Area Advisory Committee, spoke in objection of 
the scheme, his comments are summarised as follows:- 
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§ Design of the development is not in keeping with the surrounding 

area, especially with the proximity of the development to the 
neighbouring buildings.  

§ Designed as an extension to the City and doesn’t integrate the 
Shoreditch area.  

§ Fails to meet the requirements of the London Plan.  
§ The scheme has already been criticised by the Hackney Design 

Panel, English Heritage and CABE.  
§ The Light Bar has great architectural merit and is integral to 

Shoreditch’s history.  The inclusion of the building would add great 
value to the conservation area.  

§ Feels it is premature to determine the application before the results 
of the conservation area consultation had been considered.  

§ Strongly propose that the application be deferred.  
 
6.11 Martin Jepson (Hammerson - Applicant), Dan Silbert (Fosters & Partners) 

and Jim Pool (DP9 - Agent), spoke in support of the scheme, their 
comments are summarised as follows:- 

 
 Martin Jepson 
 

§ Hammersons are committed to developing the site and producing 
dynamic buildings.  

§ The scheme presents a major opportunity for real economic 
regeneration and new employment in the area.  

§ Steeping stone for further regeneration aspirations in Hackney.  
§ Three years of consultation has been undertaken, which reflects 

the complex demands of the site. 
§ Worked closely with Fosters & Partners on a number of sites 

previously – shared vision.  
§ The site has been neglected for a long period of time and they have 

submitted a more sustainable proposal.  
§ Lifestyle benefits to be gained, development of a quality public 

realm. 
§ Long-term players in the industry, previously involved in the 

development of the Spitalfields scheme, where they overcame 
similar problems.  This would be used as a benchmark. 

§ Comprehensive Section 106 agreement.  
§ Will promote apprenticeships and job opportunities in the area.  
§ Believe the scheme represents one of the most exciting and stylish 

proposals in Hackney.  
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Jim Pool 
 
§ The development demonstrates a well considered, high quality 

development.  
§ World class architecture. 
§ Over 40,000 new jobs will be generated, which they would aim to 

source locally.  
§ The new hotel would help to support tourism in the area.  
§ 223 Shoreditch High Street is not located within the conservation 

area and although retention of the building was considered, the 
demolition of the Light Bar helps to achieve greater permeability 
throughout the development.  

§ Well thought through proposal, which provides an exemplary public 
realm.  

 
6.12 In response to a question from the Chair regarding the design philosophy 

of the development, Jim Pool stated that the site had been identified as 
employment space and the transition of the development between the City 
and Shoreditch starts with the architecture and the reduction of the scale 
of the buildings towards the conservation area.  Permeability was also key 
to the scheme.  
 

6.13 Councillor Hanson referred to the fact that 233 Shoreditch High Street was 
not included in the conservation area and asked whether it was 
appropriate for a decision to be made before the results of the 
conservation area consultation had been considered.  

 
6.14 The Urban Design and Conservation Manager stated that a 

recommendation had yet to be made on whether 233 Shoreditch High 
Street would be included in the conservation area.  
 

6.15 Councillor Buitekant asked the applicant to clarify why 233 Shoreditch 
High Street was saved in the previous proposal and was not being saved 
in the current scheme.  

 
6.16 Martin Jepson explained that they had looked at a number of options and 

taken into consideration planning policies, the scale of the development 
and the proximity of it to buildings in the vicinity.  They had felt that there 
was a need to provide the largest amount of public realm and this was not 
possible with the retention of 233 Shoreditch High Street.  

 
6.17 Councillor Bell raised concern regarding the provision of social housing as 

he believed the amount being provided was inadequate, given the size of 
the development.   
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6.18 The applicant stated that out of a total of £14m, approximately £130,000 
was being allocated per unit, which equated to roughly 120-130 units of 
social housing.  

 
6.19 Councillor Buitekant asked whether it was pressing that the application be 

determined at the meeting and the applicant stated that they needed to 
start somewhere and that they had worked on developing the scheme for 
over two years.  They felt it would be inappropriate to delay the process 
further.  

 
6.20 The Principal Solicitor informed the Committee that Counsel had not given 

a decision on this application but had just advised the Council that there 
was no lawful reason not to consider the application whilst the consultation 
process was still taking place.  

 
6.21 Following the lengthy discussion, the Chair summed up the main points: 
 

(i) The extant permissions and the principle of an office led development; 
(ii) the strategic importance of the site to the Central Activity Zone; (iii) the 
architectural merit of the proposal; (iv) the transitional nature of the site 
juxtaposed between the City and the three conservation areas (v) the 
CABE objection regarding the context; (vi) the English Heritage and Tower 
Hamlet’s objections re the conservation areas and (vii) the London Plan 
policy 4.b.1 – Design principles for a compact city, particularly the policies 
regarding respect for context and London’s built heritage.  
 

6.22 Councillor Desmond proposed a motion that the application be deferred to 
allow the South Shoreditch conservation area consultation report to be 
considered, and to give the applicant a fair and reasonable chance to 
amend the application with a very strong indication from the Committee 
that any further submission to the Committee should be a scheme that 
retains the premises known as the Light Bar.  This was seconded by 
Councillor Shaikh.  

 
 Councillors Hanson and Webb voted against the recommendation. 
 
 RESOLVED that:- 

 

The application be DEFERRED to allow the South Shoreditch 
conservation area consultation report to be considered, and to give 
the applicant a fair and reasonable chance to amend the application 
with a very strong indication from the Committee that any further 
submission to the Committee should be a scheme that retains 233 
Shoreditch High Street, known as the Light Bar, in its current 
location. 

 



 31 

 
7. R/O 84 MILTON GROVE, LONDON, N16 8QY: 2007/2723 
 

Erection of a pair of semi-detached, two-storey over basement two 
bedroom houses.  

 
 RESOLVED that:- 

 
This item be WITHDRAWN from the agenda, at the request of the 
applicant.  

 
 
8. SENATE HOUSE, TYSSEN STREET, DALSTON, E8 2ND: 2007/1844 
 

Demolition of existing building on the site and erection of a four storey 
building and a five storey building to facilitate a mixed use development 
consisting of 28 residential units (18 x two bed, 4 x three bed and 6 x four 
bed) and 1173 sq metres of commercial floor space (use class B1) and 
associated landscaping. 

 
 RESOLVED that: 

 
This item be DEFERRED until the next meeting, to allow Cross Rail to 
be consulted.  

 
 
9. 199 – 205 RICHMOND ROAD, LONDON, E8 3NJ: 2008/0846 (Full 

Planning Application) and 2008/0853 (Conservation Area Consent) 
 

Demolition of existing building behind a retained façade to Richmond 
Road  and erection of 74 residential units (31 x 1b, 18 x 2b, 16 x 3b and 
9x4-bed) and 3033 sqm (GEA) commercial floor space including office 
(class B1) accommodation and 2 retail units (class A1/A3) with the 
provision of landscaping and car parking.  
 

9.1 The Planning Officer introduced the report as set out in the agenda. 
 
9.2 The Chair raised his concerns regarding the number of parking spaces 

being provided, due to its central location and the fact that a car share 
scheme was not included in the proposal.  

 
9.3 The applicant stated that they had submitted a detailed travel plan and felt 

that the implementation of a car share scheme would prove difficult, due to 
the car park being located in the basement.  
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9.4 Councillor Webb confirmed that she was also in support of a car share 
scheme being provided and it was proposed that a condition be added for 
reasonable endeavours to be made for a car share scheme to be included 
in the development.  This was AGREED.  

 
 RESOLVED that: 
 

(A) Planning permission be GRANTED, subject to the following 
conditions:  

 
 1. SCB0 – Development in accordance with plans 

The development hereby permitted shall only be carried out and 
completed strictly in accordance with the submitted plans hereby 
approved and any subsequent approval of details. 

 
REASON: To ensure that the development hereby permitted is 
carried out in full accordance with the plans hereby approved. 

 
 2. SCB1 - Commencement within three years 

The development hereby permitted must be begun not later than 
three years after the date of this permission.  
REASON: In order to comply with the provisions of Section 91(1) of 
the Town and Country Planning Act 1990 as amended.  

 
3. SMC6 – Materials to be approved  

No development shall take place until full details, with samples, of 
the materials to be used in the construction of external surfaces of 
the development hereby permitted have been submitted to and 
approved in writing by the local planning authority. Development 
shall be carried out in accordance with the approved details.  
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
4. SCM7 - Details to be approved 

Detailed drawings/full particulars of the proposed development 
showing the matters set out below must be submitted to and 
approved by the Local Planning Authority, in writing, before any 
work is commenced. The development shall not be carried out 
otherwise than in accordance with the details thus approved. 
• Windows, glazing bar profiles, and architraves; 
• Doors, profiles and architraves 
• All clear and obscure glazing  
• Design and appearance of railings, balconies and roof 

terraces 
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• Ground floor elevations and signage of the building 
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 
 

5. SCM9 - No extraneous pipework 
No soil stacks, soil vent pipes, flues, ductwork or any other 
pipework shall be fixed to the elevations of the building other than 
as shown on the drawings hereby approved. 
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
6. SCD1 - Level access 

A level access shall be provided before the use is first commenced. 
 
REASON: In order to ensure that people with disabilities are able to 
gain proper access to the development. 

 
7. SCD2 – Provision of access and facilities 

All provisions and facilities to be made for people with disabilities as 
shown on the plans and details hereby approved shall be 
implemented in full to the  satisfaction of the Local Planning 
Authority before the use is first commenced. 
 
REASON: In order to ensure that access and facilities for people 
with disabilities are provided in order to ensure that they may make 
full use of the development. 

 
8. SCR2 – Details of refuse storage enclosure and ground 

surface treatment 
No development shall take place until details of all ground surface 
treatment, boundary walls, dustbin enclosures (including recycling 
facilities), private gardens to the rear of third floor level, and roof 
plant enclosures of the development hereby permitted have been 
submitted to and approved by the Local Planning Authority, in 
writing. The development shall not be carried out otherwise than in 
accordance with the details thus approved.   
 
REASON: To ensure there is adequate provision for dustbin and 
recycling facilities for the development in the interests of the 
appearance and amenity of the area and to ensure that the external 
appearance of the building is satisfactory and does not detract from 
the visual amenity of the area. 
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9. H5 – Provision of parking, turning, unloading facilities 
No part of the development hereby approved shall be occupied until 
the accommodation for car parking, turning and loading/unloading 
has been provided  in accordance with the approved plans, and 
such accommodation shall be retained permanently for use by the 
occupiers and or users of, and/or  persons calling at, the premises 
only and shall not be used for any other  purposes. 
 
REASON: To ensure that the proposed development does not 
prejudice the free flow of traffic or public safety along the 
neighbouring highway(s) and to  ensure the permanent retention 
of the accommodation for parking/loading and  unloading 
purposes.  

 
10. SCH10 – Secure bicycle parking 

No development shall take place until details of the provision of 
secure and covered cycle bays have been submitted to and 
approved in writing by the local planning authority. Development 
shall be carried out in accordance with the approved details. 
 
REASON: To ensure that a reasonable provision is made within the 
site for the parking of bicycles in the interests of discouraging car 
use, relieving congestion in surrounding streets and improving 
highway conditions in general. 

 
11. SCH8 – Parking for people with disabilities 

No part of the development shall be occupied until at least 7 car 
parking spaces shall be marked out for use by persons with 
disabilities and retained permanently for use by the vehicles of 
people with disabilities. 
 
REASON: In order to ensure that a reasonable number of parking 
spaces are located conveniently for use by people with disabilities. 

 
 12. SCS1 – Shopfront details to be approved 

Details of the proposed shopfront on drawings on a scale of 1:50, 
together with materials used in construction, shall be submitted to 
and approved by the Local Planning Authority, in writing, before any 
work is commenced on this part of the development. The 
development shall not be carried out otherwise than in accordance 
with the details thus approved. 
 
REASON: To ensure that the design of the shopfront is not 
detrimental to the appearance of the building. 
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13. SCT1 - Landscaping scheme 
A landscape management plan including long term design 
objectives, management responsibilities and maintenance 
schedules for all landscaped areas, other than small privately 
owned domestic gardens, shall be submitted to and approved in 
writing by the local planning authority prior to the occupation of any 
part of the development. The landscape management plan shall be 
carried out as approved.  
 
REASON: In the interest of preserving open views to and from the 
navigation, the living environment for future residents and the 
navigation setting 

 
14. G1 – Restricted House of use of A1/A3 use 

The proposedA1/A3 use in the development hereby permitted shall 
not be open to customers outside the following times; 0900 hours to 
23 hours Mondays to Saturdays, 0900 hours to 1900 hours 
Sundays and Public Holidays. 
REASON: To ensure that the use operates in a satisfactory manner 
and does not unduly disturb adjoining occupiers or prejudice local 
amenity generally. 

 
15. NCLS1 – Main contaminated land condition 

Development of the site shall not begin until a contaminated land 
study has been submitted to thelocal planning authority for 
approval. The study will identify the extent of contamination and the 
measures to be taken to avoid risk to the public when the site is 
developed. Details of this study shall include:   
(1) A desk study report documenting the history of the site 
(2) A site investigation report to investigate and identify 
contamination 
(3) A risk assessment of the site  
(4) Proposals for any necessary remedial works to contain, treat or 
remove any contamination.  
 
REASON: To protect the end user(s) of the development, any 
adjacent land user(s) and the environment from contamination in 
line with Planning Policy Statement 23 (published by the Office of 
the Deputy Prime Minister). 

 
16. NSC1 – Non standard condition 

No doors or gates shall be erected in a way that enables them to be 
opened over or across an adjoining footway, carriageway or right of 
way. 
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REASON: To ensure that the proposed development does not 
prejudice the free flow of traffic or public safety. 

 
17. NSC2 – Hours of Delivery 

No deliveries shall be taken at or despatched from the site outside 
the hours of 0730 hours to 1800 hours Mondays to Saturdays nor 
at any time on Sundays, Bank or Public Holidays. Deliveries shall 
take place within the cartilage of the development. 
 
REASON: To ensure that the use operates in a satisfactory manner 
and does not unduly disturb adjoining occupiers or prejudice local 
amenity generally. 
 

18. Car Club 
 ……………………………………. 

 
(B) Conservation Area Consent be GRANTED, subject to the 

following conditions:  
 

 1. SCB2- Commencement  
The development hereby permitted must be begun no later than the 
expiration of three years beginning with the date of this consent. 
 
REASON: In order to comply with the provisions of Section 18 (a) 
of the  Planning (Listed Buildings and Conservation Areas) Act 
1990. 

 
2. NSC1 – Works of demolition 

The demolition works hereby permitted shall not be carried out 
otherwise than as part of the completion of development for which 
planning permission reference 2008/0199 is granted and such 
demolition and development shall be carried out without interruption 
and in complete accordance with the plans referred to in this 
consent and any subsequent approval of details. 
 
REASON: As empowered by Section 74(3) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and to maintain the 
character and appearance of the Kingsland and Regents Canal 
Conservation Areas. 

 
3. NSC2 – Non Standard Condition 

Detailed drawings showing the method by which the existing 
structure is to be supported and protected during building works so 
as to ensure that the structural stability and integrity of all the 
elements which are to be retained shall be submitted to and 
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approved in writing by the local planning authority before work 
commences on site. The details shall be implemented as approved.  
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
 4. NSC3 – Non Standard Condition 

All existing original features to be retained part of the Richmond 
Road façade shall be retained in situ except where indicated 
otherwise on the drawings hereby approved.  
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
5. NSC4 – Non Standard Condition 

A full scheme of external works of repair to the retained part of the 
Richmond Road façade shall be submitted to and approved in 
writing by the local planning authority prior to the commencement of 
any works on site. Works shall not commence until authorised in 
writing by the local planning authority.  
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
6. NSC5 – Non Standard Condition 

Detailed drawings to show how the pointing treatment between the 
retained part of the Richmond Road façade and the adjoining part 
of the proposed development shall be submitted to and approved in 
writing by the local planning authority. The works shall be carried 
out in accordance with the approved details.   
 
REASON: To ensure that the external appearance of the building is 
satisfactory and does not detract from the character and visual 
amenity of the area. 

 
(C)   That the above recommendation be subject to the applicant, the 

landowners and their mortgagees entering into a deed of 
planning obligation by means of a Section 106 Agreement of the 
Town and Country Planning Act 1990 (as amended) in order to 
secure the following matters to the following matters to the 
satisfaction of the Assistant Director of Regeneration and 
Planning and the Interim Corporate Director of Legal and 
Democratic Services:  
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§ Securing the provision of 26 units (48% by habitable room) as 
affordable housing with a tenure mix of 14 units social rented and 
12 intermediate housing to be given over to One Housing or an 
alternative RSL as agreed by the Local Planning Authority.  The 
dwelling mix comprising the social rental element being 2x 1bed, 1 
x 2bed, 6 x3 bed and 5x 4 bed and the intermediate being 3 x 1bed, 
3 x 2bed and 6 x 3bed. 

§ Securing 562 square metres of B1 floor area as affordable 
workspace at 50% of market value for a period of 5 years.  

§ The B1 floor space shall be fitted to shell and core prior to the 
occupation of the Open Market units. 

§ The developer must have an active programme for recruiting and 
retaining adult improvers and as a minimum take on at least one 
adult improver per £5 million of construction contract value and 
provide the Council with written information documenting that 
programme within seven days of a written request from the Council. 

§ The affordable residential units shall be fitted out before occupation 
of the Open Market units. 

§ Residential units to be built to Lifetime Home Standards as 
scheduled and achieve Code for Sustainable Homes Level 3 with 
best endeavours to be demonstrated towards Level 4. 

§ Contribution of £349,125.00 towards Education facilities based on 
calculation within the Supplementary Planning Document  

§ Contribution of £17,937.00 towards Library facilities based on 
calculation within the Supplementary Planning Document  

§ Contribution of £24,420.00 towards Sustainable Transport 
Initiatives. 

§ No CPZ parking permits available to future residents of the site. 
§ Submission of a Travel Plan incorporating sustainable travel 

measures. 
§ Contribution of £2,000.00 towards walking and cycling safety. 
§ Payment by the landowner/developer of £36,902.00 (estimated) as 

a financial contribution towards Section 278 highway works. 
§ Payment by the landowner/developer of all the Council’s legal and 

other relevant fees, disbursements and Value Added Tax in respect 
of the negotiations and completion of the proposed Section 106 
Agreement. 

 
(D)  That in the event of the Section 106 agreement referred to in 

Recommendation B not being completed by 31 July 2008, the 
Interim Head of Regulatory Services be given the authority to 
refuse the application for the following reasons:  

 
1. The proposed development, in the absence of a legal agreement 

for securing affordable housing, would be to the detriment of 
housing needs in the borough and would fail to promote a mixed 
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and inclusive community, and as such would be contrary to policy 
HO3 of the Hackney UDP (1995), policies 3A.7 and 3A.8 of the 
London Plan (2004), the LDF Planning Contributions SPD (2006), 
and advice contained in PPS1 and PPG3. 

 
2. The proposed development, in the absence of a legal agreement 

for securing educational contributions, would be likely to contribute 
to pressure and demand on the borough’s education provision, 
contrary to policies EQ1 and CS2 of the Hackney UDP (1995), the 
LDF Planning Contributions SPD (2006) and policy 3A.21 of the 
London Plan (2004).  

 
3. The proposed development, in the absence of a legal agreement 

for a Green Travel Plan and sustainable transport initiatives, would 
be likely to lead to an adverse impact on local traffic and pedestrian 
flow and the unsustainable use of transport contrary to policies 
ST3, ST31, ST32, ST33, TR6 and TR19 of the Hackney Unitary 
Development Plan and policies 3C.16 of the London Plan 2004.  

 
4. The proposed development, in the absence of a legal agreement 

for securing B1 to be fitted out to shell and core prior to the 
occupation of the residential component, would be likely to harm 
the employment opportunities and provision of employment 
floorspace in the Borough contrary to policies ST3, ST25, E2, E5 
and E13 of the Hackney Unitary Development Plan. 

 
5. The proposed development, in the absence of a legal agreement 

for securing best endeavours to use local labour on-site, would be 
likely to harm the employment opportunities in the Borough contrary 
to policies ST3, EQ1, E15 and E18 of the Hackney Unitary 
Development Plan. 

 
REASONS FOR APPROVAL 

 
 The following policies contained in the Hackney Unitary Development 

Plan 1995 are relevant to the approved development/use and were 
considered by this Council in reaching the decision to grant planning 
permission: 

 
 EQ1Development Requirements, E12Protection of Conservation 

Areas, EQ12 Protection of Conservation Areas, EQ13 Demolition in 
Conservation Areas, EQ18 Setting of Listed Buildings, EQ20 Buildings 
of Local Significance, EQ29 Archaeological heritage, EQ43 
Development of Contaminated Land, H03 Other sites for housing, E12 
Office Development, E14 Access and Facilities for People with 
Disabilities, E18 Planning Standards, TR19 Parking standards, SPG1 
New Residential Development, SPG11 Access for People with 
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Disabilities, SPG12 Conservation Areas, SPD Affordable Housing, 
SPD Planning  Contributions. 

 
 The following policies contained in the London Plan 2004 are relevant 

to the approved development/use and were considered by this Council 
in reaching the decision to grant planning permission: 2A.1 
Sustainability Criteria, 2A.2 The spatial strategy for development, 3A.1 
Increasing London’s supply of housing, 3A.2 Borough Housing 
Targets, 3A.5 Housing Choice, 3A.6 Quality of new housing provision, 
3A.8 Definition of affordable housing, 3A.9 Affordable Housing 
Targets, 3A.10 Negotiating affordable housing in individual private 
residential and mixed-use schemes, 3A.11 Affordable Housing 
Thresholds, 3A.27 Meeting Floor Targets, 3B.1 Developing London’s 
Economy, 3B.2 Office demand and supply, 3B.3 Mixed use 
development, 3B.8 Creative Industries, 3B.11 Improving employment 
opportunities for Londoners, 3C.1 Integrating transport and 
development, 3C.2 Matching development to transport capacity, 3C.3 
Sustainable Transport in London, 3C.17 Tackling congestion and 
reducing traffic, 3C.18 Allocation of street space, 3C.19 Local 
transport and public realm enhancements, 3C.23 Parking strategy, 
4A.1 Tackling climate change, 4A.2 Mitigating climate change, 4A.3 
Sustainable design and construction, 4A.4 Energy assessment, 4A.7 
Renewable Energy, 4A.11 Living Roofs and Walls, 4A.19 Improving 
air quality, 4A.33 Bringing contaminated land into beneficial use, 4B.1 
Design principles for a compact city, 4B.2 Promoting World Class 
Architecture and Design, 4B.3 Enhancing the quality of the public 
realm, 4B.5 Creating an inclusive environment, 4B.10 Large scale 
buildings – design and impact, 4B.11 London’s built heritage, 4B.12 
Heritage Conservation, 4B.15 Archaeology. 

 
INFORMATIVES 

 
 The following Informatives should be added: 
 

SI.1  Building Control 
 SI.2  Work Affecting Public Highway 
 SI.3  Sanitary, Ventilation and Drainage Arrangements 

SI.6  Control of Pollution (Clean Air, Noise, etc.) 
    SI.7  Hours of Building Works 
 SI.24  Naming and Numbering 
  SI.25  Disabled Person’s Provisions 
  SI.27  Fire Precautions Act  

SI.28  Refuse Storage and Disposal Arrangements 
 SI.33  Landscaping 

 NSCI No gates shall be erected in a way that enables them to be 
opened over or across the adjoining footways, carriageways 
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and rights of way in the interests of public safety and to 
prevent obstruction of the public highway. 

    
 
10. ANY OTHER BUSINESS WHICH IN THE OPINION OF THE CHAIR IS 
 URGENT 
 
 None.   
 
The meeting closed at 21:45hrs. 
 
 
 Signed  
 
 
 ………………………………………………………………………………..... 
 

Chair of Planning Sub-Committee 


