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Disclaimer 

 

This document is intended to aid the preparation of the Neighbourhood Development Plan (NP) and 

can be used to guide decision making, and, if the Qualifying Body (QB) chooses, as evidence to 

support draft Neighbourhood Plan policies. It is not a neighbourhood plan policy document. It is a 

‘snapshot’ in time and may become superseded by more recent information. The QB is not bound to 

accept its conclusions. If landowners or any other party can demonstrate that any of the evidence 

presented herein is inaccurate or out of date, such evidence can be presented to the QB at the 

consultation stage. Where evidence is presented that conflicts with this report, the QB should seek 

advice from the Local Planning Authority in deciding how to take new information into account in the 

draft Neighbourhood Plan. An explanation and justification for all decision making should be 

documented and submitted with the draft Neighbourhood Plan, together with supporting evidence.  
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Abbreviations used in the report 

Abbreviation  

CLT Community Land Trust 

DPD Development Plan Document 

ELANH Evidence into Local Need for Affordable Housing 

Ha Hectare 

LLDC London Legacy Development Corporation  

MHCLG Ministry of Housing, Communities and Local Government 

NA Neighbourhood Area 

NP Neighbourhood Plan 

NPPF National Planning Policy Framework 
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PPG Planning Practice Guidance 

PTAL Public Transport Accessibility Level 
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SHELAA Strategic Housing and Economic Land Availability Assessment 
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Executive Summary 
The Roman Road Bow Neighbourhood Plan is being prepared in the context of the adopted Tower 

Hamlets Local Plan (2020), the adopted London Legacy Development Corporation Local Plan, the 

adopted London Plan (2016), and the emerging London Plan. The neighbourhood area, which was 

designated in February 2017, is located in the London Borough of Tower Hamlets, in East London, 

and encompasses the majority of the council wards of Bow East and Bow West.  

Roman Road Bow Neighbourhood Forum is seeking to identify sites with the potential to deliver 

affordable housing, in order to meet an identified shortfall in affordable housing provision across the 

Bow East and Bow West wards. It is exploring options for bringing these sites forwards, either through 

allocations in the Neighbourhood Plan, as projects or aspirations in the plan, or through a 

Neighbourhood Development Order. The Neighbourhood Forum is working closely with the Roman 

Road Community Land Trust, which is also looking for suitable sites to develop affordable housing in 

the two wards. 

A total of 8 sites have been identified for assessment in the neighbourhood area. These sites have 

been identified by the Neighbourhood Forum, and, at the forum’s request, by AECOM. Availability of 

most of these sites has not been established, and therefore this report focuses on each site’s 

suitability for development should they become available, for example through discussions with 

landowners.  

Of the 8 sites, one site is considered to be suitable for development, and a further 6 are considered to 

be potentially suitable for development, subject to identified constraints being addressed. One site is 

considered to be unsuitable for allocation due to a recent planning permission for residential 

development.  

For each of the sites assessed, the report provides guidance on the specific Local Plan and London 

Plan policies which would apply should availability be established and the site developed. 

Recommendations are provided on the type of development that is likely to be appropriate on each 

site, and the capacity of that is likely to be acceptable taking into account the relevant policy 

considerations and other identified constraints. These recommendations are designed to assist the 

Neighbourhood Forum in shaping policies in the Neighbourhood Plan, whether through site 

allocations (where sites are known to be available) or through aspirational policies or guidelines for 

future development should the sites become available in the future.  

This assessment is the first step in the process of making site allocations or preparing aspirational 

policies in the Neighbourhood Plan. From the shortlist of suitable and potentially suitable sites 

identified in this report, the Parish Council should engage with landowners to establish site availability, 

and with the relevant plan-making authorities (London Borough of Tower Hamlets and/or London 

Legacy Development Corporation) and the community to select sites for inclusion in the 

Neighbourhood Plan which best meet the objectives of the Neighbourhood Plan and the needs of the 

plan area. 

  



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
6 

 

1. Introduction 

Background 
1.1 AECOM has been commissioned to undertake an independent site appraisal for the Roman 

Road Bow Neighbourhood Plan (NP) on behalf of the Roman Road Bow Neighbourhood 

Forum. The work undertaken was agreed with the Parish Council and the Ministry of Housing, 

Communities and Local Government (MHCLG) in July 2020 as part of the national 

Neighbourhood Planning Technical Support Programme led by Locality. 

1.2 It is important that the site assessment process is carried out in a transparent, fair, robust and 

defensible way and that the same process is applied to each potential site. Equally important is 

the way in which the work is recorded and communicated to interested parties. 

Local Context 
1.3 The Neighbourhood Area (NA) is located between the City of London to the west, the London 

Docklands to the south, and Fish Island, the Olympic Park and Stratford’s Westfield to the East. 

The A12 Blackwall Tunnel Road cuts north-south through Bow. Fish Island to the East is in a 

separate planning authority, the London Legacy Development Corporation (LLDC), formed in 

April 2012 to secure the legacy of the 2012 Olympic Games.  

1.4 The Neighbourhood Plan, which covers parts of the Tower Hamlets wards of Bow East and 

Bow West (see Figure 2.1 & Figure 2.2) (excluding Victoria Park and the part of the borough 

east of the A12) is being prepared in the context of the Tower Hamlets Local Plan and the 

London Plan. Neighbourhood Plans are required to have regard to with the strategic policies of 

adopted Local Plans and have regard to emerging Local Plans.  

1.5 The Tower Hamlets Local Plan 2031 document was adopted by Tower Hamlets Council in 

January 2020. The Local Plan sets out how the borough of Tower Hamlets will grow and 

develop until 2031. It identifies how many new homes, jobs and services are needed to support 

the growing population, and where and how they should be provided. It will also shape how 

places will look and feel and influence the way communities interact with each other and the 

spaces around them. The Plan also provides a series of policies to ensure development is well-

designed, accessible, safe and respects and enhances the environment, and can be delivered 

alongside new infrastructure and local services. The Local Plan states that 58,965 new homes 

will be provided in Tower Hamlets over the plan period (2016 to 2031).  

1.6 The Local Plan has also been prepared in line with the London Plan, relevant acts and 

regulations and the policies set out in the government’s National Planning Policy Framework. 

The Local Plan also sits alongside any neighbourhood plans and area action plans which 

provide more detailed planning guidance to help shape the development of specific areas and 

locations in the borough. The London Plan identifies the hierarchy of town centres across 

London in order to support the development of those town centres and guide the location of 

retail and leisure. Roman Road is classified as a District Centre. 
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Figure 1.1: Tower Hamlets Ward Map (Source: London Borough of Tower Hamlets / 

AECOM) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.7 The northern boundary of the plan area is adjacent to Victoria Park. The eastern boundary is 

adjacent to the A12 and the southern boundary runs along Bow Road. The western boundary 

runs along Grove Road.  

Figure 1.2: Roman Road Neighbourhood Plan Area (Source: Tower Hamlets, 2016) 
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1.8 Part of the NP area and a number of the sites assessed are within the Fairfield Road 

Conservation Area1. The Fairfield Road Conservation Area was designated in September 1989. 

The Conservation Area is bounded by Fairfield Road and the railway to the west, Tredegar 

Road to the north, Wick Lane to the east and Bow Road to the south. The area contains locally 

listed terraces and features the historic and architectural merits of the Grade II listed Bryant and 

May complex and Bow Garage. It contains half the historic centre of Bromley by Bow and 

provides the setting for Bow Church (St Mary and Holy Trinity). 

1.9 The NA provides a varied character of street patterns, open spaces and homes. There is a mix 

of Georgian and Victorian terraced housing, low rise apartment blocks, and a few interspersed 

high rise blocks which are mainly social housing. There are limited opportunities for new 

development and therefore the Council have focused on infill sites as well as on demolishing 

Council owned buildings which no longer serve their original purpose.  

1.10 There is a strong industrial feel bordering the railway and more of a residential feel along Bow 

Road and off Roman Road. The Neighbourhood Plan area contains a mix of terraced housing 

as well as large housing estates and new build housing developments. 

1.11 2011 Census data2 3 showed the population of Bow East and Bow West wards was 27,720. 

Projected growth for 2016-2026 for Bow East, which includes Fish Island, is over 51% with a 

slight fall predicted for most of Bow West. This is because there is little housing development 

planned in Bow West, while at the same time the average household size of the existing 

population is expected to fall as the population ages.  

1.12 In Bow East, the percentage of people in income deprived households is 26.2% and 21% in 

Bow West4. At the local authority level, Tower Hamlets is the 10th most deprived area in 

England out of the 326 local authority areas and is ranked the 3rd most deprived borough in 

London.  

1.13 A review of Evidence into Local Need for Affordable Housing (ELNAH)5 for Roman Road 

Community Land Trust (CLT) was completed in March 2020. The study area covers all of Bow 

West and Bow East and therefore does not exactly correspond to the NP area but is still a 

useful source for understanding the need for affordable housing. The report concludes that 

house prices are out of reach for many, particularly in Bow West, and that more than 75% of 

households are unlikely to be able to afford to purchase an entry-level dwelling unless they had 

access to savings or equity in an existing dwelling that would reduce the amount of a mortgage.  

1.14 Furthermore, the report concludes that shared ownership at 25% would require significantly 

less household income to service than entry level (25th percentile) market price properties, but 

that there were limited opportunities to purchase shared ownership homes within either ward.  

1.15 The ELNAH estimates that unless there is an increase in the vacancy rate from the existing 

affordable housing stock, the flow of unmet affordable need is an average of 86 dwellings per 

annum in Bow East and an average of 97 dwellings per annum over the 5-year period to 2024, 

total 183 per annum. Therefore, the capacity of affordable housing in the wards would need to 

double in approximate terms to generate sufficient supply on an annual basis to meet this 

requirement. 

1.16 Additionally, the Tower Hamlets Strategic Housing Market Assessment (SHMA) 2017 shows a 

significant degree of overcrowding especially in the socially rented sector. There is also a 

significant number of households that are homeless and that are in temporary accommodation. 

The Council’s SHMA also states that future accommodation needs for market housing is mostly 

1 and 2-bedroom housing. Affordable housing need is also mainly 1 and 2-bedroom homes but 

with larger proportions of 3 and 4-bedroom homes. 

 
1 Available at https://www.towerhamlets.gov.uk/Documents/Planning-and-building-control/Development-control/Conservation-
areas/Fairfield-RoadV2.pdf 
2 Available at https://www.towerhamlets.gov.uk/Documents/Borough_statistics/Ward_profiles/Bow_West.pdf 
3  Available at https://www.towerhamlets.gov.uk/Documents/Borough_statistics/Ward_profiles/Bow_East.pdf 
4 Available at 
https://www.towerhamlets.gov.uk/Documents/Borough_statistics/Income_poverty_and_welfare/Indices_of_Deprivation_High_re
solution.pdf 
5 Report shared with AECOM by the Roman Road Bow Neighbourhood Forum 

https://www.towerhamlets.gov.uk/Documents/Planning-and-building-control/Development-control/Conservation-areas/Fairfield-RoadV2.pdf
https://www.towerhamlets.gov.uk/Documents/Planning-and-building-control/Development-control/Conservation-areas/Fairfield-RoadV2.pdf
https://www.towerhamlets.gov.uk/Documents/Borough_statistics/Ward_profiles/Bow_West.pdf
https://www.towerhamlets.gov.uk/Documents/Borough_statistics/Ward_profiles/Bow_East.pdf
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1.17 It is against this background of high affordable housing need that the Roman Road CLT is 

seeking to identify potential sites within Bow East and Bow West which could be developed for 

affordable housing. The Neighbourhood Forum is working closely with the CLT to identify these 

sites and, should availability be established, to allocate them for development in the 

Neighbourhood Plan. 

The Neighbourhood Plan 
1.18 Neighbourhood Plans can add value to the Local Plan policies for the neighbourhood area by 

including policies and proposals to address local place-based issues. The intention, therefore, 

is for the Local Plans to provide a clear overall strategic direction for development whilst finer 

detail can be determined through the neighbourhood planning process where appropriate. 

1.19 The Neighbourhood Plan, once adopted, will be for the Roman Road Bow Neighbourhood Area 

over the next 11 years (from 2020 to 2031). The principal purpose of the Neighbourhood Plan is 

to guide development within the Neighbourhood Area. 

1.20 The five objectives of the Neighbourhood Plan are: 

1. Thriving high street and local economy 

2. Green streets that encourage walking and cycling 

3. Beautiful public spaces 

4. New life for our heritage and community facilities 

5. Quality Housing Provision  

1.21 The draft Roman Road Bow Neighbourhood Plan6 states that although Bow is identified as an 

area of Very Low Growth (contributing up to 1000 units towards Tower Hamlets’ housing targets 

for 2031) there are some housing opportunities within the designated area which the Forum 

would like to address through 3 key housing objectives: 

• To identify and allocate appropriate small sites for residential developments and 

encourage intensification of underdeveloped and brownfield sites. (RRB.H1) 

• To encourage creative design in small scale housing developments to promote a 

greater variety of housing types and community cohesion. (RRB.H2) 

• To promote and prioritise Community-Led Housing, specifically the Roman Road 

Community Land Trust, as a preferred delivery mechanism for affordable housing. 

(RRB.H3) 

1.22 This report looks at 4 sites identified by the NP steering group plus 4 additional sites identified 

by AECOM, at the request of the Neighbourhood Forum. Additional sites have the potential to 

come forward if a Call for Sites is held. 

1.23 It is the intention of the Neighbourhood Plan to allocate appropriate sites to provide local 

affordable housing in line with the CLT’s Housing Needs Assessment. The report is designed to 

assist the Neighbourhood Forum in this task, and also to inform the work of the Roman Road 

CLT. 

1.24 The sites are not currently known to be available, and therefore the purpose of AECOM’s site 

appraisal is to produce a clear assessment as to whether the identified sites are appropriate for 

allocation in the NP should availability be established. In particular, the report looks at whether 

they comply with both the National Planning Policy Framework and the strategic policies of the 

adopted Development Plan. From the group of suitable and potentially suitable sites, the report 

helps identify which are the best sites to meet the objectives of the NP, and provides guidance 

on the levels of development that may be appropriate on each site. The report is intended to 

 
6 Draft Plan shared with AECOM by the Forum 
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help the group to ensure that the Basic Conditions considered by the Independent Examiner 

are met, as well as any potential legal challenges by developers and other interested parties. 
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2. Policy Context 
2.1 The Neighbourhood Plan policies and allocations must be in general conformity with the 

strategic policies of the adopted development plan, and it is recommended that consideration is 

given to the direction of travel of the emerging development plan so that policies are not 

superseded by a newly adopted Local Plan.    

2.2 A number of sources have been reviewed in order to understand the context for potential site 

allocations. This includes national policies, local policies and relevant evidence base 

documents. 

2.3 National policy is set out in the National Planning Policy Framework (2019)7 and is supported 

by Planning Practice Guidance (PPG)8. The NPPF is a high-level document which sets the 

overall framework for the more detailed policies contained in local and neighbourhood plans.  

2.4 They key document making up the adopted statutory development plan (Tower Hamlets Local 

Plan) for Roman Road is: 

• Tower Hamlets Local Plan 2031: Managing Growth and Sharing Benefits9  

2.5 Furthermore, the draft Tower Hamlets High Density Living Supplementary Planning Document 

(SPD) (February 2020)10 sets out detailed guidance on the implementation of policies in the 

Tower Hamlets Local Plan 2031. It seeks to support the plan to ensure that new homes and 

neighbourhoods are designed to provide a high quality of life for existing and future residents in 

the borough’s high-density environments. The SPD responds to important recent changes in 

national and regional policy. The new London Plan places significant emphasis on optimising 

density to deliver new homes but does not set out target density ranges. Both the new NPPF 

and new London Plan place great emphasis on design to achieve high quality buildings and 

places. The NPPF encourages plans and supplementary guidance to provide maximum clarity 

about design expectations at an early stage through visual tools such as design guidelines. 

2.6 Other key documents of importance are: 

• The current London Plan (March 2016)11 

• The intend to publish London Plan (December 2019)12 

• The London Legacy Development Corporation (LLDC) Local Plan (July 2020)13 

2.7 The London Plan is part of the Development Plan. The policies have been drafted in a way that 

allows London to implement this ambitious London Plan as soon as possible. There is no 

requirement for the policies to be repeated at the local level. However, in some instances a 

local approach is required within the context of the overall policy. The London Plan clearly sets 

out where this is the case. The London Plan does not preclude boroughs and neighbourhood 

forums from bringing forward policies in their Development Plan Documents or Neighbourhood 

Plans that vary from the detail of the policies in the London Plan where locally-specific 

circumstances and evidence suggests this would better achieve the objectives of the London 

Plan and where such an approach can be considered to be in general conformity with the 

London Plan. 

2.8 The LLDC Local Plan sets out a strategic vision for change within the Queen Elizabeth Olympic 

Park and the surrounding area, including Fish Island. Although the majority of the LLDC area is 

outside the Neighbourhood Area (east of the A12), it extends eastwards to cover a small part of 

 
7 Available at www.gov.uk/guidance/national-planning-policy-framework 
8 Available at www.gov.uk/government/collections/planning-practice-guidance 
9 Available at 
https://www.towerhamlets.gov.uk/lgnl/planning_and_building_control/planning_policy_guidance/Local_plan/local_plan.aspx 
10 Available at https://talk.towerhamlets.gov.uk/highdensity 
11 Available at https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan/london-plan-2016-pdf 
 
12 Available at https://www.london.gov.uk/what-we-do/planning/london-plan/new-london-plan/intend-publish-london-plan-2019 
13 Available at https://www.queenelizabetholympicpark.co.uk/planning-authority/planning-policy/local-plan-2020-2036 

http://www.gov.uk/guidance/national-planning-policy-framework
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.towerhamlets.gov.uk/lgnl/planning_and_building_control/planning_policy_guidance/Local_plan/local_plan.aspx
https://talk.towerhamlets.gov.uk/highdensity
https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan/london-plan-2016-pdf
https://www.london.gov.uk/what-we-do/planning/london-plan/new-london-plan/intend-publish-london-plan-2019
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the Neighbourhood Area alongside the A12, including a portion of one of the sites assessed in 

this report. 

2.9 The relevant policies and findings of the above documents are highlighted below. 

Planning Policy 

National Planning Policy Framework (2019)  

2.10 The policies of relevance to development in Roman Road are set out below, but this report has 

regard to all other aspects of national planning policy where appropriate. 

2.11 Paragraph 59 states that to support the Government’s objective of significantly boosting the 

supply of homes, it is important that a sufficient amount and variety of land can come forward 

where it is needed, that the needs of groups with specific housing requirements are addressed 

and that land with permission is developed without unnecessary delay. 

2.12 Paragraph 61 outlines that the size, type and tenure of housing needed for different groups in 

the community should be assessed and reflected in planning policies.  

2.13 Paragraph 62 says that where a need for affordable housing is identified, planning policies 

should specify the type of affordable housing required, and expect it to be met on-site unless: 

a) Off-site provision or an appropriate financial contribution in lieu can be robustly justified; 

and 

b) The agreed approach contributes to the objective of creating mixed and balanced 

communities. 

2.14 Paragraph 63 explains that the provision of affordable housing should not be sought for 

residential developments that are not major developments, other than in designated rural 

areas. To support the re-use of brownfield land, where vacant buildings are being reused or 

redeveloped, any affordable housing contribution due should be reduced by a proportionate 

amount.  

2.15 Paragraph 68 states that small and medium sized sites (i.e. sites smaller than 1 hectare) can 

make an important contribution to meeting the housing requirement of an area, and are often 

built-out relatively quickly. Paragraph 69 goes on to say that neighbourhood planning groups 

should also consider the opportunities for allocating small and medium sized sites suitable for 

housing in their area. 

2.16 Paragraph 91 outlines that planning policies and decisions should aim to achieve healthy, 

inclusive and safe places.  

2.17 Paragraph 96 outlines that access to a network of high quality open spaces and opportunities 

for sport and physical activity is important for the health and well-being of communities. 

2.18 Paragraph 117 states that planning policies and decisions should promote an effective use of 

land in meeting the need for homes and other uses, while safeguarding and improving the 

environment and ensuring safe and healthy living conditions. Strategic policies should set out a 

clear strategy for accommodating objectively assessed needs, in a way that makes as much 

use as possible of previously-developed or ‘brownfield’ land. 

2.19 Paragraph 122 outlines that planning policies and decisions should support development that 

makes efficient use of land. 

2.20 Paragraph 124 states that the creation of high quality 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. Being clear about design expectations, and how 

these will be tested, is essential for achieving this. So too is effective engagement between 

applicants, communities, local planning authorities and other interests throughout the process. 
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The London Plan (March 2016) 

2.21 The London Plan (March 2016) is the overall strategic plan for London, setting out an 

integrated economic, environmental, transport and social framework for the development of 

London over the next 20-25 years. 

2.22 The policies of relevance to development in Roman Road include: 

• Policy 2.9 Inner London requires the Mayor, boroughs and other stakeholders to work to 

realise the potential of inner London in ways that sustain and enhance its recent economic and 

demographic growth while also improving its distinct environment, neighbourhoods and public 

realm, supporting and sustaining existing and new communities, addressing its unique 

concentrations of deprivation, ensuring the availability of appropriate workspaces for the area’s 

changing economy and improving quality of life and health for those living, working, studying or 

visiting there. 

• Policy 3.3 Increasing housing supply states that boroughs should seek to achieve and 

exceed the relevant minimum borough annual average housing target in Table 3.1 in the London 

Plan. Tower Hamlets has a minimum ten-year target (2015-2025) of 39,314. 

• Policy 3.4 Optimising housing potential: taking into account local context and character, 

the design principles in Chapter 7 of the London Plan and public transport capacity, development 

should optimise housing output for different types of location within the relevant density range 

(set out in Table 3.2 of the London Plan). Development proposals which compromise this policy 

should be resisted.  

• Policy 3.5 Quality and design of housing developments states that the design of all new 

housing developments should enhance the quality of local places, taking into account physical 

context; local character; density; tenure and land use mix; and relationships with, and provision 

of, public, communal and open spaces, taking particular account of the needs of children, 

disabled and older people. 

• Policy 3.6 Children and young people’s play and informal recreation facilities outlines 

that development proposals that include housing should make provision for play and informal 

recreation, based on the expected child population generated by the scheme and an assessment 

of future needs. 

• Policy 3.9 Mixed and balanced communities emphasises communities are mixed and 

balanced by tenure and household income and should be promoted across London through 

incremental small scale as well as larger scale developments which foster social diversity, 

redress social exclusion and strengthen communities’ sense of responsibility for, and identify 

with, their neighbourhoods. They must be supported by effective and attractive design, adequate 

infrastructure and an enhanced environment.  

• Policy 3.11 Affordable housing targets outlines that the Mayor will, and boroughs and other 

relevant agencies and partners, seek to maximise affordable housing provision and ensure an 

average of at least 17,000 more affordable homes per year in London over the term of this Plan. 

In order to give impetus to a strong and diverse intermediate housing sector, 60% of the 

affordable housing provision should be for social and affordable rent and 40% for intermediate 

rent or sale. 

• Policy 3.12 Negotiating affordable housing on individual private residential and mixed-

use schemes states that the maximum reasonable amount of affordable housing should be 

sought when negotiating on individual private residential and mixed use schemes. 

• Policy 3.13 Affordable housing threshold states that boroughs should normally require 

affordable housing provision on a site which has capacity to provide 10 or more homes, applying 

the density guidance set out in Policy 3.4 of this Plan and Table 3.2 of the London Plan. 

• Policy 3.16 Protection and enhancement of social infrastructure emphasises that 

development proposals which provide high quality social infrastructure will be supported in light 

of local and strategic social infrastructure needs assessments. 
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• Policy 5.3 Sustainable design and construction states that development proposals should 

demonstrate that sustainable design standards are integral to the proposal, including its 

construction and operation, and ensure that they are considered at the beginning of the design 

process.  

• Policy 5.10 Urban greening states that development proposals should integrate green 

infrastructure from the beginning of the design process to contribute to urban greening, including 

the public realm. Elements that can contribute to this include tree planting, green roofs and walls, 

and soft landscaping. 

• Policy 7.1 Lifetime neighbourhoods outlines that development should be designed so that 

the layout, tenure and mix of uses interface with surrounding land and improve people’s access 

to social and community infrastructure, the Blue Ribbon Network, local shops, employment and 

training opportunities, commercial services and public transport. In addition, development should 

enable people to live healthy, active lives; should maximise the opportunity for community 

diversity, inclusion and cohesion; and should contribute to people’s sense of place, safety and 

security. Furthermore, the design of new buildings and the spaces they create should help 

reinforce or enhance the character, legibility, permeability, and accessibility of the neighbourhood.  

• Policy 7.2 An inclusive environment states that design and access statements submitted 

with development proposals should explain how, following engagement with relevant user 

groups, the principles of inclusive design, including the specific needs of older people and 

disabled people, have been integrated into the proposed development, whether relevant best 

practice standards have been compiled with, and how inclusion will be maintained and managed. 

• Policy 7.4 Local Character emphasises that development should have regard to the form, 

function, and structure of an area, place or street and the scale, mass and orientation of 

surrounding buildings. It should improve an area’s visual or physical connection with natural 

features. In areas of poor or ill-defined character, development should build on the positive 

elements that can contribute to establishing an enhanced character for the future function of the 

area. 

• Policy 7.5 Public realm states that development should make the public realm 

comprehensible at a human scale, using gateways, focal points and landmarks as appropriate to 

help people find their way. Landscape treatment, street furniture and infrastructure should be of 

the highest quality, have a clear purpose, maintain uncluttered spaces and should contribute to 

the easy movement of people through the space. Opportunities for the integration of high quality 

public art should be considered, and opportunities for greening maximised. Treatment of the 

public realm should be informed by the heritage values of the place, where appropriate. In 

addition, development should incorporate local social infrastructure where appropriate.  

• Policy 7.6 Architecture should make a positive contribution to a coherent public realm, 

streetscape and wider cityscape. It should incorporate the highest quality materials and design 

appropriate to its context. 

• Policy 7.7 Location and design of tall and large buildings should: 

o generally be limited to sites in the Central Activity Zone, opportunity areas, areas of 

intensification or town centres that have good access to public transport 

o only be considered in areas whose character would not be affected adversely by the 

scale, mass or bulk of a tall or large building 

o relate well to the form, proportion, composition, scale and character of surrounding 

buildings, urban grain and public realm, particularly at street level 

o individually or as a group, improve the legibility of an area, by emphasising a point of 

civic or visual significance where appropriate, and enhance the skyline and image of 

London 

o incorporate the highest standards of architecture and materials, including sustainable 

design and construction practices 



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
15 

 

o have ground floor activities that provide a positive relationship to the surrounding streets 

o contribute to improving the permeability of the site and wider area, where possible 

o incorporate publicly accessible areas on the upper floors, where appropriate 

o make a significant contribution to local regeneration.  

• Policy 7.8 Heritage assets and archaeology states that development should identify, value, 

conserve, restore, re-use and incorporate heritage assets, where appropriate.  

• Policy 7.14 Improving air quality outlines that development proposals should: 

o minimise increased exposure to existing poor air quality and make provision to address 

local problems of air quality. 

o promote sustainable design and construction to reduce emissions from the demolition 

and construction of buildings following the best practice guidance in the GLA and 

London Councils’ ‘The control of dust and emissions from construction and demolition’. 

o be at least ‘air quality neutral’ and not lead to further deterioration of existing poor air 

quality. 

o ensure that where provision needs to be made to reduce emissions from a 

development, this is usually made on site. 

o where the development requires a detailed air quality assessment and biomass boilers 

are included, the assessment should forecast pollutant concentrations. 

• Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic 

environment and promoting appropriate soundscapes outlines ways in which development 

proposals should seek to manage noise.  

• Policy 7.18 Protecting open space and addressing deficiency states that the Mayor 

supports the creation of new open space in London to ensure satisfactory levels of local 

provision to address areas of deficiency. 

The new London Plan (Intend to Publish) (December 2019) 

2.23 The intend to publish London Plan (December 2019) is the new London Plan which, if adopted, 

would replace the London Plan 2016. The concept of Good Growth – growth that is socially and 

economically inclusive and environmentally sustainable – underpins the London Plan and 

ensures that it is focused on sustainable development. The policies in the London Plan are 

supported by a proportionate evidence base. The Plan seeks to develop an approach tailored 

for London to reflect the particular circumstances in the capital, and will act as the key 

document shaping planning decisions across Greater London. 

2.24 The policies of relevance to development in Roman Road include: 

• Policy GG1 Building strong and inclusive communities states that good growth is 

inclusive growth. Key points of relevance are to build on the city’s tradition of openness, diversity 

and equality, and help deliver strong and inclusive communities, those involved in planning and 

development must: provide access to good quality community spaces, services, amenities and 

infrastructure that accommodate, encourage and strengthen communities, increasing active 

participation and social integration, and addressing social isolation. Furthermore, those involved 

in planning and development must ensure that new buildings and the spaces they create are 

designed to reinforce or enhance the identity, legibility, permeability, and inclusivity of 

neighbourhoods, and are resilient and adaptable to changing community requirements.  

• Policy GG2 Making the best use of land states that to create successful sustainable mixed-

use places that make the best use of land, those involved in planning and development must: 

a) enable the development of brownfield land 

b) prioritise sites which are well-connected by existing of planned public transport 
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c) proactively explore the potential to intensify the use of land to support additional homes 

and workspaces, promoting higher density development 

d) applying a design-led approach to determine the optimum development capacity of 

sites 

e) understand what is valued about existing places and use this as a catalyst for growth, 

renewal, and place-making, strengthening London’s distinct and varied character 

f) protect and enhance London’s open spaces 

g) plan for good local walking, cycling and public transport connections to support a 

strategic target of 80 per cent of all journeys using sustainable travel 

h) maximise opportunities to use infrastructure assets for more than one purpose, to make 

the best use of land and support efficient maintenance. 

• Policy GG3 Creating a healthy city outlines ways to improve Londoners’ health and reduce 

health inequalities through planning and design.  

• Policy GG4 Delivering the homes Londoners’ need outlines ways in which planning and 

development must create a housing market that works better for all Londoners’, including through 

the provision of affordable housing. 

• Policy GG6 Increasing efficiency and resilience outlines ways to help London become a 

more efficient and resilient city, including through the use of energy-efficient buildings. 

• Policy D2 Infrastructure requirements for sustainable densities outlines that the density 

of development should: 1) consider, and be linked to, the provision of future planned levels of 

infrastructure rather than existing levels; 2) be proportionate to the site’s connectivity and 

accessibility by walking, cycle, and public transport to jobs and services (including both Public 

Transport Accessibility Level (PTAL) and access to local services). 

• Policy D3 Optimising site capacity through the design-led approach states that all 

development must make the best use of land by following a design-led approach that optimises 

the capacity of sites, including site allocations. The design-led approach requires consideration of 

design options to determine the most appropriate form of development that responds to site’s 

context and capacity for growth, and existing and planned supporting infrastructure capacity (as 

set out in Policy D2), and the best delivers the requirements set out in Part B of the policy. 

• Policy D4 Delivering good design states that masterplans and design codes should be 

used to help bring forward development and ensure it delivers high quality design and place-

making based on the requirements set out in Part B of Policy D3. 

• Policy D5 Inclusive design sets out how development proposals can achieve the highest 

standards of accessible and inclusive design. 

• Policy D6 Housing quality and standards states that housing development should be of 

high quality design and provide adequately-sized rooms (see Table 3.1 of the London Plan) with 

comfortable and functional layouts which are fit for purpose and meet the needs of Londoners 

without differentiating between tenures. The policy sets out other standards housing 

developments should follow. 

• Policy D7 Accessible housing emphasises that new development must provide suitable 

housing and genuine choice for London’s diverse population, including disabled people, older 

people and families with young children.  

• Policy D8 Public realm sets out ways in which Development Plans and development 

proposals should achieve successful spaces. 

• Policy D9 Tall buildings states that development proposals should address the following 

impacts: 1) visual impact; 2) functional impact; 3) environmental impact; and 4) cumulative 

impact. 

• Policy D13 Agent of Change states that development should be designed to ensure that 

established noise and other nuisance-generating uses remain viable and can continue to grow 

without unreasonable restrictions being placed on them. The policy also sets out ways in which 

development proposals should manage noise and other potential nuisances. 
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• Policy D14 Noise sets out ways to reduce, manage and mitigate noise to improve health and 

quality of life. 

• Policy H1 Increasing housing supply sets out in table 4.1 in the Plan the ten-year targets 

for net housing completions that each local planning authority should plan for. Tower Hamlets has 

a ten-year housing target of 34,730 (2018/19-2028/29). 

• Policy H2 Small sites states that boroughs should pro-actively support well-designed new 

homes on small sites (below 0.25 hectares in size) through both planning decisions and plan-

making. Tower Hamlets ten-year housing target on small sites is 5,280 (2018/19-2028/29). 

• Policy H4 Delivering affordable housing states that the strategic target is for 50% of all 

new homes delivered across London to be genuinely affordable. The policy sets out specific 

measures on how to achieve this. 

• Policy H5 Threshold approach to applications sets out the minimum percentages of 

affordable housing on specific scheme types above which a viability assessment is not required, 

and is designed to increase the stock of affordable housing.  

• Policy H6 Affordable housing tenure details the affordable split of affordable products that 

should be applied to residential development. 

• Policy H9 Ensuring the best use of stock states that boroughs should promote efficient use 

of existing housing stock to reduce the number of vacant and under-occupied dwellings. 

• Policy H10 Housing size mix states that schemes should generally consist of a range of unit 

sizes. The policy sets out how to determine the appropriate mix of unit sizes in relation to the 

number of bedrooms for a scheme.  

• Policy H11 Build to Rent sets out criteria to qualify as a Built to Rent scheme. 

• Policy S1 Developing London’s social infrastructure states that development proposals 

that provide high quality, inclusive social infrastructure that addresses a local or strategic need 

and supports service delivery strategic should be supported.  

• Policy S4 Play and informal recreation states that development proposals for schemes that 

are likely to be used by children and young people should: 1) increase opportunities for play and 

informal recreation and enable children and young people to be independently mobile; 2) for 

residential developments, incorporate good-quality, accessible play provision for all ages; 3) 

incorporate accessible routes for children and young people to existing play provision, schools 

and youth centres, within the local area, that enable them to play and move around their local 

neighbourhood safely and independently; 4) for large-scale public realm developments, 

incorporate incidental play space to make the space more playable; and 5) not result in the net 

loss of play provision. 

• Policy HC1 Heritage and conservation growth 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.  

• Policy G1 Green Infrastructure: London’s network of green and open spaces, and green 

features in the built environment should be protected and enhanced. Green infrastructure should 

be planned, designed and managed in an integrated way to achieve multiple benefits. 

• Policy G5 Urban greening outlines that major development proposals should 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, green roofs, 

green walls and nature-based sustainable drainage.  

• Policy SI 1 Improving air quality sets out criteria and requirements in which development 

proposals need to meet in order to reduce exposure to air pollution and to avoid deterioriation in 

air quality. 

• Policy SI 2 Minimising greenhouse gas emissions states that major development should 

be at net zero-carbon. 
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Tower Hamlets Local Plan 2031 (adopted January 2020) 

2.25 The key document that makes up the adopted statutory development plan is the Tower Hamlets 

Local Plan 2031: Managing Growth and Sharing Benefits which provides spatial policies, 

development management policies and site allocations to guide and manage development in 

the borough. 

2.26 The policies of relevance to development in Roman Road include: 

• Policy S.SG2 Delivering sustainable growth in Tower Hamlets states that development 

will be supported and is considered to contribute towards delivering the Local Plan vision and 

objectives and to be sustainable where it: 

a) Delivers managed growth 

b) Shares the benefits of growth 

• Policy D.SG4 Planning and construction of new development requires that all major 

development should sign up to the considerate constructors’ scheme and where appropriate a 

constructors’ forum. In addition, major development must consider the cumulative impact of other 

major development occurring in the vicinity (e.g. levels of noise, air quality etc.). Development is 

also required to employ the highest standards of sustainable construction. 

• Policy D.SG5 Developer contributions outlines that development will be expected to: 

a) Pay community infrastructure levy charges required by any charging schedules which 

are in operation for the area within which the development is located; 

b) Enter into Section 106 agreements to provide affordable housing and make provision to 

mitigate the impacts of development where necessary or appropriate; 

c) Submit a financial viability assessment as part of the planning application. 

For site allocations, the policies set out in this plan may be applied flexibly to ensure that the 

sites are viable and deliverable.  

 

• Policy S.TC1 Supporting the network and hierarchy of centres states that development is 

required to support the role and function of the borough’s town centre hierarchy and the provision 

of town centre uses. Roman Road East and Roman Road West are both classed as District 

Centres. The function of a District Centre is to promote a vibrant hub containing a wide range of 

shops, services and employment. 

• Policy S.DH1 Delivering high quality design states that development is required 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 spatial scales. 

• Policy D.DH2 Attractive streets, spaces and public realm states that development is 

required to contribute to improving and enhancing connectivity, permeability and legibility across 

the borough, ensuring a well-connected, joined up and easily accessible street network and 

wider network of public spaces, as well as positively contributing to the public realm. 

• Policy S.DH3 Heritage and the historic environment states that proposals must preserve 

or, where appropriate, enhance the borough’s designated and non-designated heritage assets in 

a manner appropriate to their significance as key and distinctive elements of the borough’s 24 

places. 

• Policy D.DH6 Tall buildings outlines criteria which developments with tall buildings (defined 

as buildings which exceed 30m in height, or which are more than twice the height of surrounding 

buildings, whichever is lower) must comply with. 

• Policy D.DH7 Density states that where residential development exceeds the density levels 

set out in the London Plan, it must demonstrate that the cumulative impacts have been 

considered (including its potential to compromise the ability of neighbouring sites to optimise 

densities) and any other negative impacts can be mitigated as far as possible. 
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• Policy D.DH8 Amenity states that development is required to protect and where possible 

enhance or increase the extent of the amenity of new and existing buildings and their occupants, 

as well as the surrounding public realm. 

• Policy S.H1 Meeting housing needs states that the borough will secure the delivery of at 

least 58,965 homes per year. Development will be expected to contribute towards the creation of 

mixed and balanced communities that respond to local and strategic need. Development will be 

expected to contribute towards the creation of mixed and balanced communities that respond to 

local and strategic need. The policy sets out ways in which development will achieve this. In 

addition, all housing must be well-designed, sustainable and take appropriate account of 

cumulative development. Developments are strongly encouraged to demonstrate this through 

meeting the Home Quality Mark standard. Furthermore, development will be supported which 

seeks to meet the needs of specific communities (i.e. older people, disabled and vulnerable 

people, students, and gypsies and travellers). 

• Policy D.H2 Affordable housing and housing mix requires development to maximise the 

provision of affordable housing in accordance with a 70% rented and 30% intermediate tenure 

split. Development is required to maximise the delivery of affordable housing on-site and is 

required to provide a mix of unit sizes in accordance with local housing need (outlined in the 

table in policy D.H2). 

• Policy D.H3 Housing standards and quality states that development is required to 

demonstrate that, as a minimum, it meets the most up-to-date London Plan space and 

accessibility standards. In addition, affordable housing should not be externally distinguishable in 

quality from private housing. Development must use hard wearing, durable materials for the 

affordable housing elements of the development. Development is also required to protect or re-

provide existing amenity space. Development will need to demonstrate how it will meet the 

standards of amenity space set out in the policy.  

• Policy S.CF1 Supporting community facilities states that development which seeks to 

protect, maintain and enhance existing community facilities will be supported. Development will 

be required to contribute to the capacity, quality, usability and accessibility of existing community 

facilities, particularly where development will increase demand. In addition, development should 

maximise opportunities for the provision of high quality community facilities to serve a wide range 

of users. 

• Policy D.OWS3 Open space and green grid networks: strategic development should 

contribute to the delivery of new publicly accessible open space on-site. 

• Policy S.ES1 Protecting and enhancing our environment sets out ways in which 

proposals can minimise the use of natural resources and work proactively to protect and 

enhance the quality of the natural environment.  

• Policy D.ES2 Air quality states that development is required to meet or exceed the ‘air 

quality neutral’ standard, including promoting the use of low or zero emission transport and 

reducing the reliance on private motor vehicles. 

• Policy D.ES3 Urban greening and biodiversity sets out ways in which development is 

required to protect and enhance biodiversity. 

• Policy D.ES7 A zero carbon borough: development is required to meet the carbon dioxide 

emission reduction standards set out in the policy. Furthermore, development is required to 

maximise energy efficiency based on the standards set out in the policy.  

• Policy D.ES9 Noise and vibration states that development is required to: a) use the most 

appropriate, layout, orientation, design and use of buildings to minimise noise and vibration 

impacts; b) identify/outline mitigating measures to manage noise and vibration from new 

development, including during the construction phase; c) separate noise-sensitive development 

from existing operational noise, and; d) provide a noise assessment where noise-generating 

development or noise-sensitive development is proposed. 

High Density Living SPD (consultation draft) (February 2020) 

2.27 The draft SPD sets out detailed guidance on the implementation of policies in the Tower 

Hamlets Local Plan 2031. It seeks to support the plan to ensure that new homes and 
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neighbourhoods are designed to provide a high quality of life for existing and future residents in 

the borough’s high density environments. This SPD provides guidance to shape high density 

development so it supports good quality of life for Tower Hamlets’ residents. 

2.28 The High Density Living SPD is a material consideration to help determine planning 

applications for high density residential and mixed-use development. It is important to note, 

however, that the SPD is not adopted yet and is therefore subject to change following the 

consultation. 

2.29 The guidance will be applied across Tower Hamlets. It is relevant to residential and mixed use 

development that exceeds 1,100 habitable rooms per hectare or includes a tall building. While 

this is unlikely to apply directly to any of the sites assessed in this report, it does provide design 

guidelines which could be applied to smaller sites, especially where there is a desire to 

maximise densities in order to boost on-site affordable housing provision. 

Tower Hamlets Affordable Self-Build Programme (Consultation 

document: October-November 2019) 

2.30 The council consulted on a draft self-build policy and affordable self-build programme in autumn 

2019. As part of this consultation, the council signalled its intention to release council-owned 

sites for Affordable Self-Build from 2020. Following the consultation, the policy was approved by 

the council, and four sites were due to be released in 2020, with further sites planned for 

release at a later date. At the time of writing, however, no sites had been released, although the 

self-build register is open for applications from individuals and organisations. This may provide 

a route for the Neighbourhood Forum, in partnership with the Roman Road CLT, to consider 

self-build options on sites assessed in this report which are owned by Tower Hamlets, subject 

to their release as part of the programme.  

London Legacy Development Corporation Local Plan (July 

2020) 

2.31 The London Legacvy Development Corporation (LLDC) Local Plan sets out the strategic 

planning vision for the Queen Elizabeth Olympic Park and its surrounding area. While growth is 

predominantly focused on four sub-areas outside the Neighbourhood Area, the LLDC area 

extends partly into the Neighbourhood Area, and covers the eastern edge of Site 4 assessed in 

this report (see Figure 2.1). It is therefore considered that any development on this site would 

need to meet the requirements of both the Tower Hamlets Local Plan and the LLDC Local Plan.  

2.32 The key policies of relevance from the LLDC Local Plan are: 

• Policy H.1: Providing for and diversifying the housing mix sets out the 

requirements for the mix of dwelling size and tenure on new residential developments. 

• Policy H.2: Delivering affordable housing states that affordable housing provision on 

major schemes should be comprised of 60% low cost rented and 40% intermediate 

tenures, in accordance with the thresholds set out in the draft London Plan. 

• Policy BN.4: Designing development sets out the requirements for new development 

to meet minimum space standards, while according to the LLDC design quality policy 

and contributing to high standards of liveability for new residents as well as existing 

residents in surrounding developments. 

• Policy BN.6: Requiring inclusive design sets out that a mix of 90%/10% of new 

dwellings should be accessible in accordance with optional requirements M4 (2) and 

M4 (3) of Part M of the Building Regulations. 

• Policy BN.11: Air Quality states that development proposals should seek to minimise 

emissions of atmospheric pollutants and should be accompanied by air quality 

assessments where they fall within an Air Quality Management Area. 
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• Policy BN.12: Noise states that new development should minimise residents’ 

exposure to the adverse impacts of noise. 

 

Figure 2.1: Extract from London Legacy Local Plan Policies Map, showing the plan area's 

extension into the Neighbourhood Area (Source: LLDC) 
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3. Methodology  
3.1 The approach to the site assessment is based on the Government’s Planning Practice Guidance. 

The relevant sections are Housing and Economic Land Availability Assessment14, 

Neighbourhood Planning15 and Locality’s Neighbourhood Planning Site Assessment Toolkit16. 

These all encompass an approach to assessing whether a site is appropriate for allocation in a 

Neighbourhood Plan based on whether it is suitable, available and achievable. In this context, 

the methodology for identifying sites and carrying out the site appraisal is presented below 

Task 1: Identify Sites to be included in the 
Assessment 
3.2 The first task is to identify which sites should be considered as part of the assessment.  

3.3 For the Roman Road Bow NP, this included sites identified by the Neighbourhood Forum as 

having the potential for development, and additional sites identified by AECOM as part of this 

technical support package at the request of the Neighbourhood Forum.  

3.4 The most recent update of the Strategic Land Availability Assessment (SHLAA) for London was 

reviewed to identify sites within the neighbourhood area, but this did not yield any additional sites. 

3.5 A search of planning applications in the neighbourhood area was also conducted to identify 

additional available sites. Three sites were identified, but these have not been assessed in this 

report as they are currently subject to live applications or appeals. 

3.6 Sites identified by the Neighbourhood Forum and AECOM were appraised using AECOM’s site 

assessment pro-forma.  

Task 2: Gathering Information for Site Assessments 
3.7 A site appraisal pro-forma has been developed by AECOM to assess potential sites for allocation 

in the Neighbourhood Plan. It has been developed based on the Government’s National Planning 

Practice Guidance, the Site Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood 

Planners 17 and the knowledge and experience gained through previous Neighbourhood Planning 

site assessments. The purpose of the pro-forma is to enable a consistent evaluation of each site 

against an objective set of criteria. 

3.8 The pro-forma utilised for the assessment enabled a range of information to be recorded, 

including the following: 

• General information: 

a) Site location and use; and 

b) Site context and planning history. 

• Context: 

a) Type of site (greenfield, brownfield etc.); and 

• Suitability: 

a) Site characteristics; 

b) Environmental considerations; 

c) Heritage considerations; 

d) Community facilities and services; and 

 
14 Available at https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment  
15 Available at https://www.gov.uk/guidance/neighbourhood-planning--2  
16 Available at https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/  
17 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/  

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
https://www.gov.uk/guidance/neighbourhood-planning--2
https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
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e) Other key considerations (e.g. flood risk, agricultural land, tree preservation orders). 

• Availability 

Task 3: Site Assessment 
3.9 The next task was to complete the site pro-formas. This was done through a combination of desk 

top assessment and site visits. The desk top assessment involved a review of the conclusions of 

the existing evidence and using other sources including Google Maps/Streetview and MAGIC 

maps in order to judge whether a site is suitable for the use proposed. The site visits allowed the 

team to consider aspects of the site assessment that could only be done visually. It was also an 

opportunity to gain a better understanding of the context and nature of the neighbourhood area. 

Task 4: Consolidation of Results 
3.10 Following a site visit, the desktop assessments were revisited to finalise the assessments and 

compare the sites to judge which were the most suitable to meet the housing requirement.  

3.11 A ‘traffic light’ rating of all sites has been given based on whether the site is an appropriate 

candidate to be considered for allocation in the Neighbourhood Plan. The traffic light rating 

indicates ‘green’ for sites that show no constraints and are appropriate as site allocations, 

‘amber’ for sites which are potentially suitable if issues can be resolved and ‘red’ for sites which 

are not currently suitable. The judgement on each site is based on the three ‘tests’ of whether a 

site is appropriate for allocation – i.e. the site is suitable, available and achievable. 

3.12 It is important to note in this assessment that the RAG rating is an assessment of the site’s 

suitability for development should availability be established, but at present no sites would be 

suitable for allocation as no landowners have confirmed that they are available. The exception to 

this is Site 8, which has extant planning permission granted in October 2019..   

3.13 Therefore the conclusions of this report should be viewed as an assessment of each site’s 

potential for development should the landowner confirm that it is available. Should the 

Neighbourhood Forum wish to allocate any of these sites in the Neighbourhood Plan, availability 

must first be established.  

Task 5: Individual Site Assessment and Indicative 
Housing Capacity 
3.14 Once the sites had been assessed for suitability, a further task was carried out to look at the 

policies which are relevant to each site so that guidance could be provided on the following in 

order to help possible site allocations in the Neighbourhood Plan:  

• Significant constraints that require mitigation and/or further investigation 

• Approximate capacity/number of dwellings 

• Key policies which influence density and restrict capacity 

• Relevant planning history on adjacent/nearby sites which may influence what is 

acceptable on each site (although note that the Local Plan is recently adopted 

whereas most decisions were taken in the context of the previous Local Plan). 

3.15 Site 4 (Wendon Street) is the only site where the landowner has proposed a housing figure. No 

proposed housing figure has been provided for the remaining 7 sites. Furthermore, a planning 

application has been submitted and accepted on Malmesbury Road for 32 residential units. For 

all other sites submitted, where there are no estimated figures provided, potential site 

capacities have been calculated using the density range of between 45dph and 170dph set out 

in the London Plan commensurate with the PTAL rating of each site18. It is important to note 

 
18 Available at: https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan/london-plan-chapter-3/policy-
34-optimising 
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that densities will vary depending on the size of the units (i.e. the more bedrooms, the lower the 

density). The London Plan also states that this is not an absolute minimum/maximum and 

densities will vary according to local character and design.  

3.16 In calculating capacities, it has been assumed that sites up to 0.4ha have a developable area of 

90% of the site area, whereas for sites between 0.4ha and 2ha the developable area is 

considered to be 80% of the total site area, to account for the additional space required for 

servicing developments. Where constraints have been identified which limit development on 

part of the site (e.g. flood risk or the presence of utilities infrastructure), the developable area 

has been adjusted accordingly. 
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4. Site Assessment 

Identified sites 
4.1 As noted in Chapter 2 of this report, site options for the Roman Road Bow Neighbourhood Plan 

have been identified by the Neighbourhood Forum and by AECOM, at the request of the 

Forum. The site identification process yielded 8 sites to be assessed for their suitability for 

residential development. 

4.2 A full list of the 8 potential site options in Roman Road is presented in Table 4.1 and Table 4.2 

below, disaggregated by source. The sites are also displayed on the map at Figure 4.1.  

4.3 These 8 sites were taken forward for a full appraisal using the AECOM site assessment pro 

formas contained in Appendix A.   

Table 4.1: Sites identified by Roman Road Neighbourhood Forum 

Site ref Site Name / 
Address 

SHELAA 
Reference 

Indicative 
Site Size (ha) 

Proposed 
Uses 

Planning History 

Wrexham 
Road (Site 
1) 

Rear of 
Brymay 
Close, 
London, E3 
2SY 

N/A Approx. 0.1 Housing PA/11/01190/R - Land Adjacent to 
Wrexham Road/Wick Lane and A12 
Blackwall Tunnel North Approach, 
London E14. Proposal: Display of 
illuminated advertisement display units 
(measuring 6m x 3m x 0.25m). 
Decision: Application refused (July 
2011). 

Addington 
Road (Site 
2) 

Car park site 
at the south 
end of flats 
20-66 in 
Addington 
Road, E3. 

N/A Approx. 0.1 Housing  Reference: PA/18/01613/NC. Address: 
119 Bow Road, E3 2AN. Proposal: 
Installation of a modular building to be 
used for storage. Decision: permitted 
(October 2018). 

Paton Close 
(Site 3) 

Paton Close, 
E3 2QD 

N/A Approx. 0.16 Housing None of relevance 

Wendon 
Road (Site 
4) 

Land to the 
rear of 81-147 
Candy Street 
and Wendon 
Street, 
London, E3 
2LW 

N/A Approx. 0.51 Housing 
with some 
commerci
al space. 

PA/14/00623/R - Land at rear of 81-147 
Candy Street and Wendon Street. 
Proposal: Demolition of existing 
garages and 2 bungalows and the 
construction of 45 residential dwellings 
(15 x1 bed, 15 x 2 bed, 9 x 3 bed and 6 
x 4 bed) with associated provision. 
Application undetermined and 
subsequently expired.   

PA/97/00845 - Former Locton Estate 
Office, 12 Wendon Street, London. 
Proposal: Conversion of redundant 
estate office to form two flats with 
wheelchair access including alterations 
to fencing and car parking. Permission 
granted Jan 1998.    

 

Table 4.2: Sites identified by AECOM 

Site ref Site Name / 
Address 

SHELAA 
Reference 

Indicative 
Site Size (ha) 

Proposed 
Uses 

Planning History 

Lawrence 
Car Park 
(Site 5) 

Car park off 
Malmesbury 
Road 

N/A Approx. 0.1 Housing None of relevance 
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Site ref Site Name / 
Address 

SHELAA 
Reference 

Indicative 
Site Size (ha) 

Proposed 
Uses 

Planning History 

Youth Club 
(Site 6) 

233 Bow 
Road, Bow, 
London, E3 
2SJ 

N/A Approx. 0.02 Housing The land immediately to the west (219-
221 Bow Road) has permission for 89 
apartments (PA/14/03660/A1) and is at 
an advanced stage of construction. 
According to the approved plans, Block 
A of this development has windows 
overlooking Site 6 from the 3rd floor 
and above, limiting the height of any 
building on the site due to potential loss 
of daylight and amenity. 

ATS Tyre 
Centre (Site 
7) 

169-197 
Bow Road, 
E3 2SG 

N/A  Approx. 0.11 Housing  None of relevance 

Shops on 
Malmesbury 
Road/Heyly
n Square 
(Site 8) 

Malmesbury 
Road, Bow, 
London, E3 
2DW 

N/A Approx. 0.1 Housing Reference: PA/19/00793/A1 - 
Demolition of the existing single-storey 
buildings located at 71-77 Heylyn 
Square and the construction of an 8 
storey mixed used building comprising 
32 residential units (Use Class C3) and 
a single retail unit at ground flood (Use 
Class A1) together with the provision of 
associated amenity space, landscaping 
and parking spaces. Application 
permitted 31 October 2019. 

      

4.4 In addition to the 8 sites identified for further assessment, a search of planning applications 

across the neighbourhood area was conducted which identified three further sites which could 

be considered available for residential development. While these sites have not been assessed 

in this report, since their suitability is being determined through the planning process, they 

represent a potential additional souce of housing supply, and their potential to deliver new 

homes in line with the Neighbourhood Plan objectives could also be explored by the 

Neighbourhood Forum should the proposed development not come forward. These sites are: 

• Bow House and Theatre Building, 1 Paton Close, E3 2QE  

o Application ref: PA/20/02102/A1 – two-storey roof extension to create 9 

dwellings. 

• 590-592 Roman Road, E3 5ES 

o Application ref: PA/19.02760/A2 – two storey extension to create 6 flats. 

Currently subject to planning appeal following refusal. 

• Site at Garages behind Harris House, Alfred Street 

o Application ref: PA/20/00515/A1 – demolition of garages and construction of 

three 4-bed houses and one 2-bed accessible bungalow. 
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Figure 4.1: Map of all sites identified for assessment 
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Site assessment results 
4.5 In total, 8 sites are considered in this report, of which 4 sites came forward through the 

Neighbourhood Forum and 4 were identified through AECOM, at the request of the forum. All 8 

sites have been assessed for their suitability for residential development, including for 

affordable housing. 

4.6 A detailed assessment has been carried out for all 8 sites based on a combination of desktop 

research and a site visit. An overview of each site, including summary conclusions and 

recommendations, is contained on pages 29 to 48 of this report. The detailed assessment is 

presented in full in the pro formas at Appendix A.  

4.7 Table 4.3 (page 49) provides a high-level summary of the potential for development of all 8 

identified sites within the Roman Road Bow Neighbourhood Plan area.  The final column in the 

table represents a ‘traffic’ light rating for each site, indicating whether the site is considered 

potentially suitable for development. Green indicates that the site is suitable for development. 

Red indicates the site is not considered to be suitable for development, whilst Amber indicates 

that the site may be suitable in principle subject to the resolution of identified issues or 

constraints. The findings summarised in Table 4.3 are mapped in Figure 4.2.  

4.8 It is important to note in this assessment that the RAG rating is an assessment of the site’s 

suitability for development should availability be established, but at present no sites would be 

suitable for allocation as no landowners have confirmed that they are available, apart from the 

Shops on Malmesbury Road/Heylen Square site as the site is known to not be available. In order 

to allocate any sites in the Neighbourhood Plan, the Neighbourhood Forum would be required to 

determine their availability through discussions with the landowner.  

4.9 The assessment has identified 1 site (Site 1) that is considered to be suitable for development 

once its availability is established. 

4.10 6 sites are considered potentially suitable for residential development, subject to availability 

being established and identified constraints being mitigated. These are Site 2 (Addington 

Road), Site 3 (Paton Close), Site 4 (Wendon Road), Site 5 (Lawrence Close Car Park), Site 6 

(Youth Club) and Site 7 (ATS Tyre Centre). 

4.11 The remaining 1 site (Site 8) is not considered suitable for allocation in the Neighbourhood 

Plan. This site is not suitable as the site benefits from extant planning permission and therefore 

it is not necessary to allocate it in the Neighbourhood Plan, although doing so can demonstrate 

support for the development.  
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Individual Site Assessment 
4.12 The conclusions and recommendations of the assessment for each individual site are 

presented in the tables below. As the availability of all sites, apart from Site 8, is not known 

AECOM have made their conclusions on the basis that the site is available. Availability of each 

site would need to be established in order to allocate these sites in the Neighbourhood Plan, 

although alternatives to site allocation are discussed in the conclusions of this report.  

4.13 These summary findings should be viewed in conjunction with the detailed pro formas 

contained in Appendix A. 

 

Site Wrexham Road (Site 1) 

Address Rear of Brymay Close, London, E3 2SY 

Site area Approx. 0.1ha 

Site boundary 

  

Photo 
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Site Wrexham Road (Site 1) 

Site description The site currently consists of a boarded up car park. The eastern boundary of the 
site is adjacent to a yard (possibly owned by Network Rail). The south of the site 
borders Wrexham Road. The western boundary is adjacent to a house and garden, 
as well as green space which serves as amenity space for flats on Brymay Close. 
The northern boundary is adjacent to green space of unknown ownership which is 
fenced off from the site and the residential amenity space. 

Relevant policies London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.8 Heritage assets and archaeology 

- Policy 7.14 Improving air quality 

- Policy 7.15 Reducing and managing noise, improving and enhancing the 
acoustic environment and promoting appropriate soundscapes 

New London Plan (Intend to Public) December 2019 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H2 Small sites 

- Policy H1 Increasing housing supply 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy HC1 Heritage and conservation growth 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

Tower Hamlets Local Plan 2031 (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy SDH3 Heritage and the historic environment 

- Policy D.ES2 Air quality 

- Policy D.ES9 Noise and vibration  

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), the capacity of the site is between 5 and 17 dwellings. 

Summary of key 
constraints 

- Proximity to A12 – noise and air pollution 

- Small site and also surrounding properties are low rise therefore only 
small scale development possible 

- In Fairfield Road Conservation Area 

Conclusions/ 

Recommendations 

The site is considered suitable for development once availability has been 
established. It is a former car park lying between housing and the A12 and is 
relatively free of constraints, although its proximity to the A12 and elevated position 
in relation to the road may mean that screening is required along the eastern 
boundary of the site to minimise exposure to noise and atmospheric pollution, 
particularly in the southeastern corner which is closest to the road.  
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Site Wrexham Road (Site 1) 

It is a relatively small site and lies within a Conservation Area surrounded by low-
rise development. There are numerous residential properties dating from the late 
19th to early 20th century along Wrexham Road and Baldock Street which are a 
key part of the character of the Conservation Area, although the development 
immediately to the west of the site is modern, indicating that sensitive development 
would be acceptable on this site. Due to the heritage constraints, it is considered 
likely that any development on the site would necessarily be low-rise (a maximum 
of three storeys), limiting the overall capacity of the site. Although the site is in 
close proximity to the Grade II listed Bow Bus Garage, it is not visible from the 
listed building and is separated by a number of residential buildings on and 
adjacent to Brymay Close, which would limit impact on the setting of the bus 
garage. It is recommended that heritage impact, and potential mitigation measures, 
are discussed with the relevant authority (either Historic England or Tower Hamlets 
Council). 

The site is suitable and achievable.  
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Site Addington Road (Site 2) 

Address Car park site at the south end of flats 20-66 in Addington Road, E3 

Site area Approx. 0.1ha 

Site boundary 

 

Photo 

 

Site description The site is currently being used as a car park for local residents. The site is north of 
A-Plant Express Tool Hire on the corner site at 119 Bow Road. At the north eastern 
boundary is Four Seasons Park which is a valuable open amenity space. To the 
west of the site is Addington Road. Adjacent to the east of the site is the railway 
line. 

Relevant policies The London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.15 Reducing and managing noise, improving and enhancing the 
acoustic environment and promoting appropriate soundscapes 

The new London Plan (Intend to Publish) (December 2019) 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 
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Site Addington Road (Site 2) 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H2 Small sites 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

Tower Hamlets Local Plan 2031 (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES9 Noise and vibration 

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), the capacity of the site is between 5 and 17 dwellings. 

Summary of key 
constraints 

- Next to railway line – noise issues 

- Medium risk of surface water flooding 

- Potential loss of parking and bike storage 

Conclusions/ 

Recommendations  

The site is potentially suitable for development once availability has been 
established. It is a small site which is well connected to public transport and cycle 
infrastructure, as well as a range of local services. The principal constraints are its 
proximity to the railway, the medium risk of surface water flooding, and the potential 
loss of car parking space associated with the neighbouring block of flats.  

The eastern edge of the site is immediately adjacent to the railway, which at this 
point is elevated on a viaduct. It is therefore likely that noise mitigation would be 
required in any new development, particularly for any residential units which 
overlooks the tracks to limit its impact on future residents, in line with London Plan 
adopted policy 7.15 and emerging policy D14, and Local Plan policy D.ES9. The 
viaduct is also likely to limit options for residential development on the ground floor 
(and possibly first floor) at the eastern end of the site in order to ensure that 
residents have access to sufficient daylight. 

The site is in use as a car park for the adjacent block of flats to the north, and also 
contains secure bike storage for those flats. It is possible that the car and cycle 
parking provision (10-15 spaces) would need to be reprovided on the site in 
addition to new provision for residents of the development itself, subject to the 
requirements of the London Plan and Local Plan.  

The medium risk of surface water flooding means that any development on the site 
is likely to require appropriate mitigation, such as sustainable drainage systems, 
and be accompanied by a drainage strategy to demonstrate how the risk will be 
managed, in line with Local Plan policy D.ES5.  

The height of the surrounding buildings is likely to restrict the height of 
development on the site, limiting it to 3-4 storeys to avoid unacceptable loss of light 
for neighbours and overshadowing of the residential amenity space immediately to 
the north. 

The site is potentially suitable and achievable. 
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Site Paton Close (Site 3) 

Address Paton Close, E3 2QD 

Site area Approx. 0.16ha 

Site boundary 

 

Photo 

 

Site description The site is currently an unused area of land which also consists of a substation. 
The site is south of the new Phoenix School, with the DLR railway to the West, 
Phoenix School to the east and Enterprise Cars situated above on Bow Road to 
the south. 

Relevant policies The London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.7 Location and design of tall and large buildings 
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Site Paton Close (Site 3) 

- Policy 7.8 Heritage assets and archaeology  

The new London Plan (Intend to Public) (December 2019) 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

- Policy H2 Small sites 

- Policy HC1 Heritage and conservation growth 

Tower Hamlets Local Plan 2031 (adopted January 2020) 

- Policy D.DH3 Heritage and the historic environment 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES2 Air quality 

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), the capacity of the site is between 7 and 17 dwellings. 

Summary of key 
constraints 

- Access to the substation would still be needed if site was developed.  

- High voltage cables - viability issues.  

- Site is significantly lower than its surroundings – area below the level of 
Bow Road is unlikely to be suitable for residential development. 

- In Fairfield Road Conservation Area. 

Conclusions/ 

Recommendations 

The site is potentially suitable for development once availability has been 
confirmed. It is currently an area of hardstanding adjacent to the Docklands Light 
Railway tracks to the north of Bow Road, with good access to public transport, 
cycling infrastructure and local shops and services. The principal constraints are 
the site's position in relation to surrounding development and DLR, the presence of 
an electricity sub-station, the Conservation Area, and the risk of surface water 
flooding.  

The site is significantly lower than surrounding development, being accessed by a 
steeply sloping road which leads off the western end of Paton Close. The surface 
of the site is some 5-6 metres lower than Bow Road, alongside the railway which 
passes under Bow Road. This means that any residential development would need 
to be raised above the existing ground level, potentially increasing construction 
costs. However, there is potential for servicing and parking to be located beneath 
any residential units. The site does not directly front onto Bow Road, and would 
therefore be accessed by all modes from Paton Close, which is relatively narrow. 
Access should be discussed with the local authority and the Phoenix School, which 
has two sites (one under construction) on either side of Paton Close, since 
increased traffic movements may present safety issues for the pupils and staff.  

There is a sub-station to the west of the site, immediately adjacent to the DLR and 
potentially providing power to the railway. It is therefore possible that there are 
high-voltage cables beneath the site itself, and there may be exclusion zones 
related to the electrical infrastructure which would need to be investigated further 
since this could have an impact on the viability and developable area of the site. 
The sub-station itself is likely to require 24-hour access, arrangements for which 
would need to be discussed with the network provider, since provision of dedicated 
access and parking may also reduce the developable area, as could any 
requirement to leave a buffer between the sub-station and residential development. 
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Site Paton Close (Site 3) 

The site lies level with and adjacent to the DLR tracks, and it is likely that any 
development on the site will require noise mitigation to limit the impact of railway 
noise on future residents, in line with London Plan adopted policy 7.15 and 
emerging policy D14, and Local Plan policy D.ES9.  

The medium risk of surface water flooding means that any development on the site 
is likely to require appropriate mitigation, such as sustainable drainage systems, 
and be accompanied by a drainage strategy to demonstrate how the risk will be 
managed, in line with Local Plan policy D.ES5.  

The site lies within the Fairfield Road Conservation Area, and is in close proximity 
to the Grade II listed former Poplar Town Hall (Bow House) at the corner of Bow 
Road and Fairfield Road. The site is set back from the Bow Road frontage, which 
may help to reduce the impact of development on the listed building, but it is likely 
that any building on the site would need to be sensitively designed to enhance the 
setting of Bow House, which may restrict building heights to avoid 
dominance/overshadowing. There are also a number of locally-listed buildings 
close to the site, which are either visible from it or whose setting may be affected 
by development on the site, including the former Bow Boys School (which now 
forms part of the new addition to Phoenix School) and several residential properties 
on Kitcat Terrace to the west of the railway which overlook the site. The heritage 
impact, and potential mitigation measures, should be discussed with the relevant 
authority (either Historic England or Tower Hamlets Council). 

The site is potentially suitable and achievable.  
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Site Wendon Road (Site 4) 

Address Land to the rear of 81-147 Candy Street and Wendon Street, London, E3 2LW 

Site area Approx. 0.51ha 

Site boundary 

 

Photo 

 

 

Site description The site is located in East Bow, on the periphery of the Locton Estate. The site is 
located in the heart of the communities amenities and services. Victoria Park is a 
short walk to the West, Roman Road High Street is a short walk to the South, 
Hackney Wick is to the North and Fish Island and the Olympic Park are to the East. 
The immediate area is predominatnly residential with a strong urban grain. The 
area is boudned to the East by the A12, and to the North by the Hertford Union 
Canal and Victoria Park. The site is currently greenfield land with the northern part 
of the site consiting of storage containers.  

Relevant policies London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 
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Site Wendon Road (Site 4) 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.7 Location and design of tall and large buildings 

- Policy 7.14 Improving air quality 

- Policy 7.15 Reducing and managing noise, improving and enhancing the 
acoustic environment and promoting appropriate soundscapes 

New London Plan (Intend to Publish version) (December 2019) 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

Tower Hamlets Local Plan 2031 (January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES2 Air quality 

- Policy D.ES9 Noise and vibration 

London Legacy Local Plan (July 2020)  

- Policy H.1: Providing for and diversifying the housing mix 

- Policy H.2: Delivering affordable housing  

- Policy BN.4: Designing development  

- Policy BN.6: Requiring inclusive design 

- Policy BN.11: Air Quality 

- Policy BN.12: Noise 

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), and taking into account the reduced developable area due to 
the infrastructure at the southern end of the site, the capacity is estimated to be 
between 16 and 60 dwellings. 

Summary of key 
constraints 

- Medium risk of surface water flooding 

- Proximity to A12 – noise and air pollution 

- Access 

- Infrastructure/safeguarding zone at southern edge of site 

Conclusions/ 

Recommendations 

The site is potentially suitable for development once availability has been 
established. It is a relatively large but narrow site which is well-connected to the 
local bus and cycle network and within a relatively short walking distance of the 
services and shops of Roman Road. The principal constraints affecting the site are 
its proximity to the A12, the risk of surface water flooding, and the infrastructure in 
the southern part of the site.  

The adjacent A12 is a busy main road serving the Blackwall Tunnel, which means 
that the site is vulnerable to both atmospheric and noise pollution. There is existing 
screening in the form of mature vegetation along the eastern boundary, and it is 
likely that this vegetation would need to be retained or enhanced to minimise the 
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Site Wendon Road (Site 4) 

effects of pollution. Any development on the site should take into account the 
requirements of London Plan policies 7.15, emerging London Plan policy SI1, and 
Tower Hamlets Local Plan policies D.ES2 and D.ES9. 

The medium risk of surface water flooding means that any development on the site 
is likely to require appropriate mitigation, such as sustainable drainage systems, 
and be accompanied by a drainage strategy to demonstrate how the risk will be 
managed, in line with Local Plan policy D.ES5.  

A strip of approximately 10m wide at the southern end of the site is unlikely to be 
developable due to the potential future upgrading of the existing bridge over the 
A12. The bridge, currently for pedestrian and cycle access only, is the subject of a 
proposal in the Fish Island Area Action Plan for a vehicular bridge for a new bus 
link. To safeguard the necessary land for this expansion, an exclusion zone has 
been created which extends approximately 10m into the site. Immediately north of 
this lies a public sewer, above which Thames Water have indicated an 8m buffer 
would be required within which development should not exceed 5.5m, limiting the 
height of any potential development to the south of the existing residential building 
fronting Wendon Street.  

Although there are two existing access points to the site, one off Wendon Street 
and the second at the northern end of Candy Street, it is unlikely that the Candy 
Street entrance could accommodate two-way traffic to service a major 
development and there is little potential for it to be widened due to the proximity of 
residential blocks. In addition, Wendon Street and Candy Street are both narrow 
streets, and access and impact on the surrounding road network would need to be 
addressed in any proposed development. 

In order to minimise impact on the amenity of the residents of the block of flats on 
Candy Street to the west of the site, some separation will be required between any 
development on the site and the rear gardens of the Candy Street flats, and careful 
consideration would need to be given to the rights to light of neighbouring 
residents.  

The existing building at the southern end of the site is in use as accessible 
housing, and any new development should conform to Local Plan policy D.H4, 
which seeks to protect specialist housing or ensure that it is re-provided on site 
where possible. 

The site is potentially suitable and achievable.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
40 

 

Site Lawrence Close Car Park (Site 5) 

Address Car park off Malmesbury Road. 

Site area Approx. 0.1ha 

Site boundary  

Photo 

 

 

Site description The site is currently being used as a car park for local residents. North of the site is 
Malmesbury Road and the railway line. To the east and west of the site is houisng. 
To the south of the site is an area of green space. 

Relevant policies The London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 
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Site Lawrence Close Car Park (Site 5) 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

New London Plan (Intend to Public) December 2019 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H2 Small sites 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

Tower Hamlets Local Plan 2031 (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES2 Air quality 

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), and due to the developable area being reduced the capacity of 
the site is between 2 and 6 dwellings. 

Summary of key 
constraints 

- Potentially affected by ground contamination 

- Visual impact for surrounding residents 

- Potential loss of parking spaces 

Conclusions/ 

Recommendations 

The site is potentially suitable for limited development, once availability has been 
established. The site is small, with reasonable access to local services and public 
transport, and currently serves as parking for the adjacent blocks of flats. It is 
relatively free from constraints, but its location in relation to the existing residential 
development restricts the opportunities for development of the entire site due to 
possible impacts on the amenity of neighbours whose properties overlook the site. 

At its southern end, the site lies between two blocks of flats to the east and west, 
all of which have balconies facing onto the car park as well as gardens which are 
adjacent to it, and it is likely that any development higher than a single storey 
would result in significant impacts on the amenity and privacy of the residents of 
these blocks, as well as reducing daylight access for ground floor residents. The 
northern end of the site is more open, since the flats to the east which face 
Malmesbury Road are offset from those to the south, creating a more noticeable 
separation between blocks. It is possible that development of a similar height to the 
existing blocks (3-4) storeys could occur here with reduced chance of negative 
impacts on neighbours, subject to sensitive design which minimises overlooking.  

Given the site's existing use, it is possible that the car parking provision (approx. 30 
spaces) would need to be reprovided on the site in addition to new provision for 
residents of the development itself, subject to the requirements of the London Plan 
and Local Plan. 

The site is potentially suitable and achievable. 
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Site Youth Club (Site 6) 

Address 233 Bow Road, Bow, London, E2 2SJ 

Site area Approx. 0.1ha 

Site boundary   

Photo  

Site description The site is currently being used by Green Light Youth Club, however, it is unclear 
whether the Youth Club are currently using the building. North of the site is an area 
of green space. To the east of the site is a Baptish Church with housing on the 
upper floors. To the west of the site boundary is an L & Q housing development 
which is currently being built. To the south of the site is Bow Road. 

Relevant policies London Plan (2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
43 

 

Site Youth Club (Site 6) 

- Policy 3.16 Protection and enhancement of social infrastructure 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.7 Location and design of tall and large buildings 

- Policy 7.8 Heritage assets and archaeology  

New London Plan (Intend to Public) December 2019 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

- Policy HC1 Heritage conservation and growth 

Tower Hamlets Local Plan 2031 (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES2 Air quality 

- Policy D.ES9 Noise and vibration 

Number of units 2-4 units (residential conversion of existing building only) 

Summary of key 
constraints 

- Grade II listed building  

- In Fairfield Road Conservation Area 

- Potential air/noise pollution from A12 and Bow Road 

- Potential loss of social infrastructure 

Conclusions/ 

Recommendations 

The site is considered potentially suitable for a conversion of the existing building 
to residential use, should availability be established. It is a small site, currently in 
use as a youth club, close to the busy junction of Bow Road and the A12, with good 
access to public transport, cycle infrastructure, and local services. The principal 
constraints are its proximity to the A12 and the A118 flyover, its status as a listed 
building, and the potential loss of community assets.  

The nearby A12 and the adjacent Bow Road/High Street (which at this point is both 
a surface-level road and on a flyover) are both busy main roads, which means that 
the site is vulnerable to both atmospheric and noise pollution. There is no existing 
screening between the site and the main road, and limited opportunities for 
creating any such screening. Any development on the site should take into account 
the requirements of London Plan policies 7.15, emerging London Plan policy SI1, 
and Tower Hamlets Local Plan policies D.ES2 and D.ES9. 

The existing building's sole use is as a youth club, although it is unclear whether it 
is currently operational (the site visit took place during the Coronavirus pandemic 
and the building was shuttered). Any proposals for development should either 
include plans for reprovision of the community asset, or demonstrate that it is no 
longer functional or required. There is a precedent for reprovision in the nearby 
Bow Baptist Church at 1 Payne Road (just east of the site), which has been 
developed with the place of worship retained on the ground floor and residential 
units above.  

Immediately west of the site is a new development which is currently under 
construction. The walls of this development abut the existing building, and the 
approved plans show that the new residential units have windows looking east 
across the site from the fourth storey and upwards. This would therefore limit the 



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
44 

 

Site Youth Club (Site 6) 

potential height of any development on the youth club site to a maximum of three 
storeys in order to avoid blocking daylight from the adjacent units. 

The building dates to the late 17th century, and is a Grade II listed building noted 
for its early 19th century shop front, tiled roof and sash windows. It is considered 
that any development of the site would cause significant harm to a designated 
heritage asset, even if the facade were retained in any new development, and that 
it would not be possible to mitigate this harm. The site is also within the Fairfield 
Road Conservation Area and within an Area of Archaeological Interest. An 
archaeological evaluation report would be required for any new development , in 
line with Local Plan policy S.DH3. Although it is located very close to the Grade II 
listed St Mary and Holy Trinity Church, it has relatively little intervisibility with the 
church and is unlikely to be considered integral to its setting. 

Due to the heritage impacts, the site is unsuitable for demolition and re-
development, although it may be possible to convert the existing premises to 
residential use while retaining the exterior and listed features. It is therefore 
considered to be potentially suitable for allocation in the Neighbourhood Plan 
should it as availability be established, subject to the loss of community facilities 
being addressed and to the mitigation of air/noise pollution. 

The site is potentially suitable and achievable. 
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Site ATS Tyre Centre (Site 7) 

Address 169-197 Bow Road, E3 2SG 

Site area Approx. 0.11ha 

Site boundary 

 

Photo 

 

Site description The site is currently being used by ATS Tyre Centre and contains a car park. North 
of the site are private gardens. To the east of the site is a car park. To the west of 
the site is commercial properties and the southern side boundary is bordered by 
Bow Road. 

Relevant policies The London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.4 Local Character 

- Policy 7.7 Location and design of tall and large buildings 

- Policy 7.8 Heritage assets and archaeology 

The new London Plan (Intend to Public) (December 2019) 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 



 Roman Road Bow Neighbourhood Plan 

  
 

DRAFT 

  
  

  
 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
46 

 

Site ATS Tyre Centre (Site 7) 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H2 Small sites 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

- Policy HC1 Heritage and conservation growth 

Tower Hamlets Local Plan (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy S.DH3 Heritage and the historic environment 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.ES2 Air quality 

- Policy D.ES9 Noise and vibration 

Number of units Based on the suggested density ranges in the London Plan for site in this location 
(45dph to 170dph), the capacity of the site is between 5 and 19 dwellings. 

Summary of key 
constraints 

- In Fairfield Conservation Area 

- Grade II listed building adjacent to the west and east of the site boundary. 

- Potential ground contamination from existing use 

- Potential loss of existing employment land 

Conclusions/ 

Recommendations 

The site is potentially suitable for development once availability has been 
established. It is currently in active use as a tyre centre, with a large forecourt and 
a covered garage to the rear, and is well-located for public transport, the cycle 
network and local services. The principal constraints affecting the site are the 
potential loss of employment premises, the possible contamination of the site due 
to its current use, and heritage considerations.   

The existing business appears well-used, and if the site were to be redeveloped for 
residential use it may result in the loss of active employment floorspace in a 
sustainable location. Whilst it is not within an area identified in the Local Plan as a 
key employment location, it may be necessary to include reprovision of 
employment floorspace in any development, possibly through a mixed-used 
development with employment uses on the ground floor with residential above. The 
current use may be noise-generating, and therefore any new development should 
give due consideration to the need for noise mitigation, in line with the 'agent of 
change' principle set out in the NPPF and the emerging London Plan. The existing 
use has the potential to have contributed to ground contamination, which may 
mean that remediation works are required before development could commence. 

The site is within the Fairfield Road Conservation Area and in close proximity to the 
locally listed Our Lady and St. Catherine of Siena Catholic Church as well as 
several other locally listed 19th and early 20th century buildings just to the west 
along Bow Road. The predominant height of development in this area is low-rise, 
limited to 3 or 4 storeys. To avoid any new development having an overbearing 
impact on the identified heritage assets it is likely that this would limit building 
heights to a similar degree, although it may be possible to exceed 4 storeys at the 
rear of the plot where its visual impact would be reduced, subject to due 
consideration of its effects on the amenity of the residents of the homes on Fairfield 
Road whose rear gardens approach the site boundary. The site is also within an 
Area of Archaeological Interest, and an archaeological evaluation report would be 
required for any new development, in line with Local Plan policy S.DH3. 

The site is potentially suitable and achievable. 
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Site Shops on Malmesbury Road/Heylen Square (Site 8) 

Address Malmesbury Road, Bow, London, E3 2DW 

Site area Approx. 0.1ha 

Site boundary 

 

Photo 

 

Site description The site is currently a retail parade with associated servicing area/parking, 
however, most of the shops look unused. North of the site is Malmesbury Road and 
the railway line. To the east of the site is a car park for residents. The southern 
boundary is adjacent to an area of green space. The western boundary is adjacent 
to a car park. 

Relevant policies The London Plan (March 2016) 

- Policy 2.9 Inner London 

- Policy 3.3 Increasing housing supply 

- Policy 3.4 Optimising housing potential 

- Policy 3.5 Quality and design of housing developments 

- Policy 3.8 Housing choice 

- Policy 3.10 Definition of affordable housing 

- Policy 3.11 Affordable housing targets 

- Policy 3.13 Affordable housing thresholds 

- Policy 7.1 Lifetime neighbourhoods 

- Policy 7.7 Location and design of tall and large buildings 

The new London Plan (Intend to Publish) (December 2019) 
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Site Shops on Malmesbury Road/Heylen Square (Site 8) 

- Policy D2 Infrastructure requirements for sustainable densities 

- Policy D3 Optimising site capacity though the design-led approach 

- Policy D6 Housing quality and standards 

- Policy D7 Accessible housing 

- Policy D9 Tall buildings 

- Policy D13 Agent of Change 

- Policy D14 Noise 

- Policy H1 Increasing housing supply 

- Policy H2 Small sites 

- Policy H4 Delivering affordable housing 

- Policy H6 Affordable housing tenure 

- Policy H10 Housing size mix 

- Policy S1 1 Improving air quality 

- Policy S1 2 Minimising greenhouse gas emissions 

Tower Hamlets Local Plan (adopted January 2020) 

- Policy D.SG4 Planning and construction of new development 

- Policy D.DH6 Tall buildings 

- Policy D.DH7 Density 

- Policy S.H1 Meeting housing needs 

- Policy D.H2 Affordable housing and housing matrix 

- Policy D.H3 Housing standards and quality 

- Policy D.DH8 Amenity 

Number of units 32 residential units (based on the development which has been approved). 

Summary of key 
constraints 

- Potential loss of local shop with limited alternative provision nearby. 

Conclusions / 
Recommendations  

The site is considered to be unavailable for development and therefore unsuitable 
for allocation in the Neighbourhood Plan. It is a small site, currently occupied by a 
single storey block of 7 retail premises with servicing to the rear facing Malmesbury 
Road. It is moderately well-located for local services, and is relatively free of 
constraints. Most of the retail units are currently unoccupied, although there is a 
newsagent which is still trading and is likely to serve a fairly wide area given the 
lack of alternative shops in the nearby area (the nearest convenience shop being 
approximately 300m away on Antill Road, north of the railway). Loss of the shop 
may therefore have an adverse effect on the local community, and reprovision in 
any new development may be required, although the site is capable of supporting 
ground floor retail with residential above.  

The site is owned by the London Borough of Tower Hamlets, and permission was 
granted in October 2019 for the demolition of the existing building and the 
construction of an 8-storey block comprising 32 residential units (all for social rent) 
with a ground floor commercial unit. It is therefore considered that the site is 
currently unavailable. Given the site benefits from extant planning permission, it is 
not necessary to allocate it in the Neighbourhood Plan, although doing so can 
demonstrate support for the development. 

The site is currently not suitable, available and achievable.  
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Table 4.3: Summary of site assessment conclusions 

Site reference Site name / location Site 
area 
(ha) 

Existing land use Proposed 
use 

Indicative 
capacity19 

RAG rating 

Wrexham 
Road (Site 1) 

Rear of Brymay Close, 
London, E3 2SY 

0.1 Derelict (currently a 
boarded up car 
park) 

Housing 5-17 The site is 
suitable and 
achievable 

Addington 
Road (Site 2) 

Car park site at the 
south end of flats 20-
66 in Addington Road, 
E3 

0.1 Car Park Housing 5-17 The site is 
potentially 
suitable and 
achievable 

Paton Close 
(Site 3) 

Paton Close, E3 2QD 0.16 Substation and 
unused land 

Housing 7-17 The site is 
potentially 
suitable and 
achievable 

Wendon Road 
(Site 4) 

Land to the rear of 81-
147 Candy Street and 
Wendon Street, 
London, E3 2LW 

0.51 Accessible flats, 
greenfield/scrub 

Housing 16-60  The site is 
potentially 
suitable and 
achievable 

Lawrence 
Close Car 
Park (Site 5) 

Car park off 

Malmesbury Road. 

0.1 Car Park Housing 2-6 The site is 
potentially 
suitable and 
achievable 

Youth Club 
(Site 6) 

233 Bow Road, Bow, 
London, E2 2SJ 

0.02 Green Light Youth 
Club 

Housing 2-4 The site is 
potentially 
suitable and 
achievable 

ATS Tyre 
Centre (Site 7) 

169-197 Bow Road, 
E3 2SG 

0.11 Tyre Centre and 
Car Park 

Housing 5-19 The site is 
potentially 
suitable and 
achievable 

Shops on 
Malmesbury 
Road/Heylyn 
Square (Site 
8) 

Malmesbury Road, 
Bow, London, E3 2DW 

0.1 Retail parade and 
associated 
servicing 
area/parking 

Housing 3220 The site is 
currently not 
suitable, 
available and 
achievable  

 
19 See paragraph 4.14 of this report for further information on indicative capacities. 
20 Capacity based on extant planning permission. 
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Figure 4.2: Map of suitability rating of all sites 
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5. Conclusions 
5.1 Roman Road Bow Neighbourhood Forum is preparing a Neighbourhood Plan to guide 

development within the Neighbourhood Area in the context of the Tower Hamlets Local Plan 

2031, the London Plan (March 2016), and the new London Plan (Intend to Publish) (December 

2019). There is a clear need for affordable housing within the NA. The Housing Needs 

Assessment concludes that unless there is an increase in vacancy rate from the existing 

affordable housing stock, the flow of unmet affordable need is an average of 183 dwellings per 

annum over the 5-year period to 2024. Currently there is no Local Plan housing requirement for 

the neighbourhood area and therefore the Forum are seeking a site assessment to understand 

which sites are suitable and achievable for affordable housing.  

5.2 It is important to note in this assessment that the RAG rating is an assessment of the site’s 

suitability for development only, and does not take into account site availability. At the time of 

writing no sites were known to be available, with the exception of Site 8, which is considered 

available for development as it has extant planning permission.  

5.3 The assessment of sites in Roman Road found that one site is suitable in principle for 

development once availability has been established (Site 1).  

5.4 A further six sites are considerd to be potentially suitable for development (Sites 2-7) subject to 

the mitigation of identified constraints and to availability being established.  

5.5 The remaining site (Site 8) is found to be unsuitable for allocation as the site benefits from 

extant planning permission and therefore it is not necessary to allocate it in the Neighbourhood 

Plan, although doing so can demonstrate support for the development. 

5.6 The indicative housing capacity of the sites which have been deemed as suitable or potentially 

suitable for housing development are detailed below: 

• Site 1 (Wrexham Road) has the capacity to accommodate between 5 and 17 dwellings  

• Site 2 (Addington Road) has the capacity to accommodate between 5 and 17 dwellings 

• Site 3 (Paton Close) has the capacity to accommodate between 7 and 17 dwellings 

• Site 4 (Wendon Road) has the capacity to accommodate between 16 and 60 dwellings 

• Site 5 (Lawrence Close Car Park) has the capacity to accommodate between 2 and 6 

dwellings 

• Site 6 (Youth Club) has the capacity to create 2-4 dwellings (conversion only) 

• Site 7 (ATS Tyre Centre) has the capacity to accommodate between 5 and 19 dwellings 

5.7 As stated in the methodology, these indicative capacities are based on the density matrix in the 

current London Plan21. It is important to note that densities will vary depending on the size of 

the units (i.e. the more bedrooms, the lower the density). The London Plan also states that this 

is not an absolute minimum/maximum and densities will vary according to local character and 

design. 

Next Steps 
5.8 Site-specific recommendations on next steps are provided within the individual site assessment 

summaries.. From the shortlist of suitable and potentially suitable sites, the Neighbourhood 

Plan Forum should engage with landowners to establish availability. Once sites are determined 

to be available, the Forum should engage with Tower Hamlets Council and the community to 

select sites for allocation in the NP which best meet the identified need for affordable housing 

and the objectives of the NP. 

 
21 Available at: https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan/london-plan-chapter-3/policy-
34-optimising 
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5.9 The site selection process should be based on the following: 

• The findings of this site assessment; 

• Discussions with the relevant planning authority (or authorities, in the case of Site 4); 

• The extent to which the sites support the vision and objectives for the NP; 

• Whether the number of homes to be allocated is proportionate in terms of need and is 

well-related to the existing settlement and infrastructure; 

• Neighbourhood Plan conformity with strategic Local Plan policy. 

Alternatives to Site Allocation 
5.10 Although a Neighbourhood Plan cannot allocate sites which are not known to be available, it is 

still possible to include them as aspirational policies or projects. The Neighbourhood Forum 

may wish to consider setting out development briefs or a number of development principles 

which provide detail on what the community would like to come forward on each site should it 

become available in the future. While this is not a site allocation, it will carry a degree of weight 

in planning decisions and will indicate local aspirations for these sites to landowners, 

developers and local residents.  

5.11 Alternatively, the Neighbourhood Forum could consider preparing a Neighbourhood 

Development Order (NDO). An NDO grants permission for specifc development in an area, and 

can be used to grant outline permission for development on individual sites. They provide 

certainty for landowners on the type of development which will be permitted, as well as the 

infrastructure and other requirements (e.g. heritage or environmental considerations) 

associated with development.  

Viability 
5.12 The Neighbourhood Plan Forum should be able to demonstrate that the sites are viable for 

development, i.e. that they are financially profitable for the developer. It is recommended that 

the Forum discusses site viability with Tower Hamlets if the sites become available.  

Affordable Housing 
5.13 7 of the 8 sites considered in this assessment are suitable or potentially suitable for housing or 

mixed-use development once availability has been established. 5 of these sites have the 

potential to accommodate 10 or more dwellings and would be required to include a proportion 

of affordable housing22. They are therefore potentially suitable for Discounted Market Housing 

(e.g. First Homes23), affordable housing for rent, or other affordable housing types (see NPPF 

Annex 2). The proportion of affordable housing is usually set by the Local Plan but is expected 

to be above 10%, unless the proposed development meets the exemptions set out in NPPF 

para 64.   

5.14 The Government is currently consulting on changes to the current planning system. As part of 

this they are considering increasing the site size threshold for which developers need to make 

contributions towards affordable housing from sites of 10 dwellings or more, to sites of 40 or 50 

dwellings or more24. Of the 7 sites that are suitable or potentially suitable for residential or 

mixed-use development, 1 has the potential to accommodate 40 or more dwellings, and the 

same site has the potential to accommodate 50 or more if developed at the upper end of the 

estimated capacity range.  

 
22 see NPPF para 62-64 
23 The Government are currently consulting on the detail of the First Homes policy, however, it is expected that that a minimum 

of 25 per cent of all affordable housing units secured through developer contributions should be First Homes. You can find 
more information here: https://www.gov.uk/government/consultations/changes-to-the-current-planning-system      
24 The proposal to increase the threshold is subject to ongoing consultation, and it is understood that the uplift in the threshold 
would be temporary in nature. You can find more information here: https://www.gov.uk/government/consultations/changes-to-
the-current-planning-system 

https://www.gov.uk/government/consultations/changes-to-the-current-planning-system
https://www.gov.uk/government/consultations/changes-to-the-current-planning-system
https://www.gov.uk/government/consultations/changes-to-the-current-planning-system
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Wrexham Road (Site 1) 
 

1. Site Details 

Site Reference / Name Wrexham Road (Site 1) 

Site Address / Location Rear of Brymay Close, London E3 2SY 

Gross Site Area  

(Hectares) 
0.10 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Derelict (currently a boarded up car park). 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source Identified by neighbourhood planning group 

Planning history 

PA/11/01190/R - Land Adjacent to Wrexham Road/Wick Lane and A12 

Blackwall Tunnel North Approach, London E14. Proposal: Display of 

illuminated advertisement display units (measuring 6m x 3m x 0.25m). 

Decision: Application refused (July 2011). 

Neighbouring uses 

The eastern boundary of the site is adjacent to a yard (possibly owned by 

Network Rail). The south of the site borders Wrexham Road. The western 

boundary is adjacent to a house and garden, as well as green space 

which serves as amenity space for flats on Brymay Close. The northern 

boundary is adjacent to green space of unknown ownership which is 

fenced off from the site and the residential amenity space. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Low Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access from Wrexham Road. 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access from Wrexham Road. 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access from Wrexham Road. 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No  

2 TPO trees adjacent to site entrance and numerous 

TPOs in close proximity to the site along Wrexham 

Road and Baldock Street. 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Unknown 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Newsagent 

at end of 

Wrexham 

Road. 

Approx. 

420m to 

Nisa Local 

on Bow 

Road. 

<400m 

400-1200m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Medium sensitivity 

Due to its elevated position, the adjacent residential 

development on Brymay Close is visible from some 

distance to the east of the site, and any new development 

is likely to be similarly visible, particularly if it exceeds 

current building heights. Development on the site may 

also create a sense of enclosure in the residential amenity 

space at the rear of the flats on Brymay Close, which 

could limit the height of any new buildings. 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Some impact, and/or mitigation possible 

The site is within a Conservation Area, and development 

would need to be sensitive to the local character, which 

includes terraced late Victorian housing and other 

residential developments from the early to mid-20th 

century. However, there is recent development 

immediately adjacent to the site, indicating this is not an 

absolute constraint on development. The Grade II listed 

Bow Bus Garage lies at the western end of Wrexham 

Road, but is not visible from the site and development is 

not considered likely to have an impact on the setting of 

the listed building. 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 
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2. Assessment of Suitability  

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), the 

capacity of the site is between 5 and 17 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Other key information 
N/A 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Green: The site is suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is considered suitable for development once 

availability has been established. It is a former car park 

lying between housing and the A12 and is relatively free 

of constraints, although its proximity to the A12 and 

elevated position in relation to the road may mean that 

screening is required along the eastern boundary of the 

site to minimise exposure to noise and atmospheric 

pollution, particularkly in the southeastern corner which is 

closest to the road.  

 

It is a relatively small site and lies within a Conservation 

Area surrounded by low-rise development. There are 

numerous residential properties dating from the late 19th 

to early 20th century along Wrexham Road and Baldock 

Street which are a key part of the character of the 

Conservation Area, although the development 

immediately to the west of the site is modern, indicating 

that sensitive development would be acceptable on this 

site. Due to the heritage constraints, it is considered likely 

that any development on the site would necessarily be 

low-rise (a maximum of three storeys), limiting the overall 

capacity of the site. Although the site is in close proximity 

to the Grade II listed Bow Bus Garage, it is not visible 

from the listed building and is separated by a number of 

residential buildings on and adjacent to Brymay Close, 

which would limit impact on the setting of the bus garage. 

It is recommended that heritage impact, and potential 

mitigation measures, are discussed with the relevant 

authority (either Historic England or Tower Hamlets 

Council).  
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Addington Road (Site 2) 
 

1. Site Details 

Site Reference / Name Addington Road (Site 2) 

Site Address / Location Car park site at the south end of flats 20-66 in Addington Road, E3. 

Gross Site Area  

(Hectares) 
0.10 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Car park 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source Identified by neighbourhood planning group 

Planning history 

Reference: PA/18/01613/NC. Address: 119 Bow Road, E3 2AN. Proposal: 

Installation of a modular building to be used for storage. Decision: 

permitted (October 2018). 

Neighbouring uses 

The site is north of A-Plant Express Tool Hire on the corner site at, 119 

Bow Road. At the north eastern boundary is Four Seasons Park which is a 

valuable open amenity space. To the west of the site is Addington Road. 

Adjacent to the east of the site is the railway line. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Medium Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access via Addington Road 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access via Addington Road 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access via Addington Road 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Unknown 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Shops on 

Bow Road 

<400m 

<400m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 



Neighbourhood Planning Site Assessment Proforma: Addington Road (Site 2) 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
66 

 

2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Low sensitivity 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 
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2. Assessment of Suitability  

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 
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5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), the 

capacity of the site is between 16 and 60 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

 

Other key information 
 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is potentially suitable for development once 

availability has been established. It is a small site which is 

well connected to public transport and cycle infrastructure, 

as well as a range of local services. The principal 

constraints are its proximity to the railway, the medium 

risk of surface water flooding, and the potential loss of car 

parking space associated with the neighbouring block of 

flats.  

 

The eastern edge of the site is immediately adjacent to 

the railway, which at this point is elevated on a viaduct. It 

is therefore likely that noise mitigation would be required 

in any new development, particularly for any residential 

units which overlooks the tracks to limit its impact on 

future residents, in line with London Plan adopted policy 

7.15 and emerging policy D14, and Local Plan policy 

D.ES9. The viaduct is also likely to limit options for 

residential development on the ground floor (and possibly 

first floor) at the eastern end of the site in order to ensure 

that residents have access to sufficient daylight. 

 

The site is in use as a car park for the adjacent block of 

flats to the north, and also contains secure bike storage 

for those flats. It is possible that the car and cycle parking 

provision (10-15 spaces) would need to be reprovided on 

the site in addition to new provision for residents of the 

development itself, subject to the requirements of the 

London Plan and Local Plan.  

 

The medium risk of surface water flooding means that any 

development on the site is likely to require appropriate 

mitigation, such as sustainable drainage systems, and be 

accompanied by a drainage strategy to demonstrate how 

the risk will be managed, in line with Local Plan policy 

D.ES5.  

 

The height of the surrounding buildings is likely to restrict 

the height of development on the site, limiting it to 3-4 

storeys to avoid unacceptable loss of light for neighbours 

and overshadowing of the residential amenity space 

immediately to the north. 

 

 



Neighbourhood Planning Site Assessment Proforma: Paton Close (Site 3) 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
70 

 

Paton Close (Site 3) 
 

1. Site Details 

Site Reference / Name Paton Close (Site 3) 

Site Address / Location Paton Close, E3 2QD 

Gross Site Area  

(Hectares) 
0.16 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Substation and unused land 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source Identified by neighbourhood planning group 

Planning history None 

Neighbouring uses 

The site is south of the new Phoenix School, with the DLR railway to the 

West, Phoenix School to the east and Enterprise Cars situated above on 

Bow Road to the south. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Medium Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat  

Site is flat, but is several metres below street level with 

sloping access road from Paton Close. 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access from Paton Close 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access from Paton Close 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access from Paton Close 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Potentially yes 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Shops on 

Bow Road 

<400m 

<400m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Medium sensitivity 

The site is highly visible from the surrounding streets, 

being overlooked from Bow Road and Kitcat Terrace, and 

any development which rises above the level of Bow 

Road would be quite prominent, particularly since it would 

be set back from the existing frontage and would therefore 

present an unusual aspect to the street. 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Some impact, and/or mitigation possible 

The site lies within the Fairfield Road Conservation Area, 

and is in close proximity to the Grade II listed former 

Poplar Town Hall (Bow House) at the corner of Bow Road 

and Fairfield Road. The site is set back from the Bow 

Road frontage, which may help to reduce the impact of 

development on the listed building, but it is likely that any 

building on the site would need to be sensitively designed 

to enhance the setting of Bow House, which may restrict 

building heights to avoid dominance/overshadowing. 

There are also a number of locally-listed buildings close to 

the site, which are either visible from it or whose setting 

may be affected by development on the site, including the 

former Bow Boys School (which now forms part of the 

new addition to Phoenix School) and several residential 

proprties on Kitcat Terrace to the west of the railway which 

overlook the site. 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

Previously developed land 



Neighbourhood Planning Site Assessment Proforma: Paton Close (Site 3) 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
75 

 

2. Assessment of Suitability  

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), the 

capacity of the site is between 7 and 17 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

 

Other key information 
Site owned with DLR Ltd. 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is potentially suitable for development once 

availability has been confirmed. It is currently an area of 

hardstanding adjacent to the Docklands Light Railway 

tracks to the north of Bow Road, with good access to 

public transport, cycling infrastructure and local shops and 

services. The principal constraints are the site's position in 

relation to surrounding development and DLR, the 

presence of an electricity sub-station, the Conservation 

Area, and the risk of surface water flooding.  

 

The site is significantly lower than surrounding 

development, being accessed by a steeply sloping road 

which leads off the western end of Paton Close. The 

surface of the site is some 5-6 metres lower than Bow 

Road, alongside the railway which passes under Bow 

Road. This means that any residential development would 

need to be raised above the existing ground level, 

potentially increasing construction costs. However, there 

is potential for servicing and parking to be located 

beneath any residential units. The site does not directly 

front onto Bow Road, and would therefore be accessed by 

all modes from Paton Close, which is relatively narrow. 

Access should be discussed with the local authority and 

the Phoenix School, which has two sites (one under 

construction) on either side of Paton Close, since 

increased traffic movements may present safety issues for 

the pupils and staff.  

 

There is a sub-station to the west of the site, immediately 

adjacent to the DLR and potentially providing power to the 

railway. It is therefore possible that there are high-voltage 

cables beneath the site itself, and there may be exclusion 

zones related to the electrical infrastructure which would 

need to be investigated further since this could have an 

impact on the viability and developable area of the site. 

The sub-station itself is likely to require 24-hour access, 

arrangements for which would need to be discussed with 

the network provider, since provision of dedicated access 

and parking may also reduce the developable area, as 

could any requirement to leave a buffer between the sub-

station and residential development. 

 

The site lies level with and adjacent to the DLR tracks, 

and it is likely that any development on the site will require 

noise mitigation to limit the impact of railway noise on 

future residents, in line with London Plan adopted policy 

7.15 and emerging policy D14, and Local Plan policy 

D.ES9.  

 

The medium risk of surface water flooding means that any 

development on the site is likely to require appropriate 

mitigation, such as sustainable drainage systems, and be 

accompanied by a drainage strategy to demonstrate how 

the risk will be managed, in line with Local Plan policy 

D.ES5.  

 

The site lies within the Fairfield Road Conservation Area, 

and is in close proximity to the Grade II listed former 
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Poplar Town Hall (Bow House) at the corner of Bow Road 

and Fairfield Road. The site is set back from the Bow 

Road frontage, which may help to reduce the impact of 

development on the listed building, but it is likely that any 

building on the site would need to be sensitively designed 

to enhance the setting of Bow House, which may restrict 

building heights to avoid dominance/overshadowing. 

There are also a number of locally-listed buildings close to 

the site, which are either visible from it or whose setting 

may be affected by development on the site, including the 

former Bow Boys School (which now forms part of the 

new addition to Phoenix School) and several residential 

proprties on Kitcat Terrace to the west of the railway which 

overlook the site. The heritage impact, and potential 

mitigation measures, should be discussed with the 

relevant authority (either Historic England or Tower 

Hamlets Council). 

 

Wendon Road (Site 4) 
 

1. Site Details 

Site Reference / Name Wendon Road (Site 4) 

Site Address / Location Land to rear of 81-147 Candy St and Wendon St, London. E3 2LW 

Gross Site Area  

(Hectares) 
0.51 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Accessible flats, greenfield/scrub, storage. 

Land use being considered Housing with some commercial space. 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

50 units (from RIBA stage 2 document) 

Site identification method / source Identified by neighbourhood planning group 

Planning history 

PA/14/00623/R - Land at rear of 81-147 Candy Street and Wendon Street. 

Proposal: Demolition of existing garages and 2 bungalows and the 

construction of 45 residential dwellings (15 x1 bed, 15 x 2 bed, 9 x 3 bed 

and 6 x 4 bed) with associated provision. Application undetermined and 

subsequently expired.   

PA/97/00845 - Former Locton Estate Office, 12 Wendon Street, London. 

Proposal: Conversion of redundant estate office to form two flats with 

wheelchair access including alterations to fencing and car parking. 

Permission granted Jan 1998. 

Neighbouring uses 

The northern boundary is adjacent to private gardens and a residential car 

park. The eastern boundary is adjacent to the A12. The southern boundary 

is adjacent to Old Ford Road and the pedestrian crossing over the A12. 

The western boundary is adjacent to Wendon Street and private 

residential gardens. 
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1. Site Details 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Medium Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access from Wendon Street. 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access from Wendon Street. 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access from Wendon Street. 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Adjacent – There are a large number of mature trees 

on the eastern boundary of the site, adjacent to the A12 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Unknown 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Yes 

Sewer runs east to west at the southern end of the site, 

just north of the pedestrian/cycle bridge crossing the 

A12. A 4-metre wide easement has been agreed with 

Thames Water. In combination with a 10-metre wide 

exclusion zone at the south of the site for possible 

future expansion of the bridge, this restricts any 

development in much of the area south of the existing 

residential building, thereby reducing the developable 

area. 

 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Several 

grocery 

shops on 

Old Ford 

Road and 

Parnell 

Road 

<400m 

400-1200m 

Hackney Wick 

overground 

400-1200m 

Old Ford 

Primary 

Academy 

<1600m 

Mulberry UTC 
<400m 

 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Low sensitivity 

Development may have an impact on the amenity of 

neighbouring residents due to overlooking, and it is 

recommended that appropriate separation is provided 

between new development and existing flats to the west. 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

A mix of greenfield and previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 
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2. Assessment of Suitability  

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 
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5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), and taking 

into account the reduced developable area due to the 

infrastructure at the southern end of the site, the capacity 

is estimated to be between 16 and 60 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Other key information 

There are 3 individual development sites.  

Site A - Locton Estate infill site. This is the open space 

between the residential blocks no. 1-79 and 81-147 

Candy Street, currently containing 5 garages. 

Site B - Land to the rear of Locton Estate, 81-147 Candy 

Street and bordering the A12. The site is empty except for 

storage containers that provide an ugly outlook for 

existing residents. 

Site C - Wendon Street site bordering the A12 and 

pedestrian bridge. Comprises of a derelict site to the 

south and an existing bungalow. The site is conveniently 

located in the heart of the communities amenities and 

services. Victoria Park is a short walk to the West, Roman 

Road High Street is a short walk to the South, Hackney 

Wick is to the North and Fish Island and the Olympic Park 

are to the East. The immediate area is predominately 

residential with a strong urban grain. The area is bounded 

to the East by the A12, and to the North by the Hertford 

Union Canal and Victoria Park. 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is potentially suitable for development once 

availability has been established. It is a relatively large but 

narrow site which is well-connected to the local bus and 

cycle network and within a relatively short walking 

distance of the services and shops of Roman Road. The 

principal constraints affecting the site are its proximity to 

the A12, the risk of surface water flooding, and the 

infrastructure in the southern part of the site.  

 

The adjacent A12 is a busy main road serving the 

Blackwall Tunnel, which means that the site is vulnerable 

to both atmospheric and noise pollution. There is existing 

screening in the form of mature vegetation along the 

eastern boundary, and it is likely that this vegetation would 

need to be retained or enhanced to minimise the effects of 

pollution. Any development on the site should take into 

account the requirements of London Plan policies 7.15, 

emerging London Plan policy SI1, and Tower Hamlets 

Local Plan policies D.ES2 and D.ES9. 

 

The medium risk of surface water flooding means that any 

development on the site is likely to require appropriate 

mitigation, such as sustainable drainage systems, and be 

accompanied by a drainage strategy to demonstrate how 

the risk will be managed, in line with Local Plan policy 

D.ES5.  

 

A strip of approximately 10m wide at the southern end of 

the site is unlikely to be developable due to the potential 

future upgrading of the existing bridge over the A12. The 

bridge, currently for pedestrian and cycle access only, is 

the subject of a proposal in the Fish Island Area Action 

Plan for a vehicular bridge for a new bus link. To 

safeguard the necessary land for this expansion, an 

exclusion zone has been created which extends 

approximately 10m into the site. Immediately north of this 

lies a public sewer, above which Thames Water have 

indicated an 8m buffer would be required within which 

development should not exceed 5.5m, limiting the height 

of any potential development to the south of the existing 

residential building fronting Wendon Street.  

 

Although there are two existing access points to the site, 

one off Wendon Street and the second at the northern 

end of Candy Street, it is unlikely that the Candy Street 

entrance could accommodate two-way traffic to service a 

major development and there is little potential for it to be 

widened due to the proximity of residential blocks. In 

addition, Wendon Street and Candy Street are both 

narrow streets, and access and impact on the surrounding 

road network would need to be addressed in any 

proposed development. 

 

In order to minimise impact on the amenity of the 

residents of the block of flats on Candy Street to the west 

of the site, some separation will be required between any 

development on the site and the rear gardens of the 
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Candy Street flats, and careful consideration would need 

to be given to the rights to light of neighbouring residents.  

The existing building at the southern end of the site is in 

use as accessible housing, and any new development 

should conform to Local Plan policy D.H4, which seeks to 

protect specialist housing or ensure that it is re-provided 

on site where possible. 
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Lawrence Close Car Park (Site 5) 
 

1. Site Details 

Site Reference / Name Lawrence Close Car Park 

Site Address / Location Car park off Malmesbury Road 

Gross Site Area  

(Hectares) 
0.10 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Car park 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source AECOM 

Planning history No recent or relevant planning history 

Neighbouring uses 

North of the site is Malmesbury Road and the railway line. To the east and 

west of the site is houisng. To the south of the site is an area of green 

space. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Low Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access via Malmesbury Road 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access via Malmesbury Road 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access via Malmesbury Road 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Potentially yes 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Shops on 

Bow Road 

<400m 

400-1200m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Medium sensitivity 

Development may have an impact on the amenity of 

neighbouring residents due to overlooking, and it is 

recommended that appropriate separation is provided 

between new development and existing flats. 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 
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2. Assessment of Suitability  

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 
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5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), and due to 

the developable area being reduced the capacity of the 

site is between 2 and 6 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Other key information 
N/A 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

for partial development 

 

Unknown 
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Summary of justification for rating 

The site is potentially suitable for limited development, 

once availability has been established. The site is small, 

with reasonable access to local services and public 

transport, and currently serves as parking for the adjacent 

blocks of flats. It is relatively free from constraints, but its 

location in relation to the existing residential dvelopment 

restricts the opportunities for development of the entire 

site due to possible impacts on the amenity of neighbours 

whose properties overlook the site. 

 

At its southern end, the site lies between two blocks of 

flats to the east and west, all of which have balconies 

facing onto the car park as well as gardens which are 

adjacent to it, and it is likely that any development higher 

than a single storey would result in significant impacts on 

the amenity and privacy of the residents of these blocks, 

as well as reducing daylight access for ground floor 

residents. The northern end of the site is more open, 

since the flats to the east which face Malmesbury Road 

are offset from those to the south, creating a more 

noticeable separation between blocks. It is possible that 

development of a similar height to the existing blocks (3-4) 

storeys could occur here with reduced chance of negative 

impacts on neighbours, subject to sensitive design which 

minimises overlooking.  

 

Given the site's existing use, it is possible that the car 

parking provision (approx. 30 spaces) would need to be 

reprovided on the site in addition to new provision for 

residents of the development itself, subject to the 

requirements of the London Plan and Local Plan. 
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Youth Club (Site 6) 
 

1. Site Details 

Site Reference / Name Youth Club 

Site Address / Location 233 Bow Road, Bow, London, E3 2SJ 

Gross Site Area  

(Hectares) 
0.02 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Green Light Youth Club 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source AECOM 

Planning history 

The land immediately to the west (219-221 Bow Road) has permission for 

89 apartments (PA/14/03660/A1) and is at an advanced stage of 

construction. According to the approved plans, Block A of this 

development has windows overlooking this site from the 3rd floor and 

above, limiting the height of any building on the site due to potential loss 

of daylight and amenity. 

Neighbouring uses 

North of the site is an area of green space. To the east of site is a Baptish 

Church with housing on the upper floors. To the west of the site boundary 

is an L & Q housing development which is currently being built. To the 

south of the site is Bow Road. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Low Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access via Bow Road 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access via Bow Road 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access via Bow Road 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to the 

site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

No 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of social, 

amenity or community value? 

Yes / No / Unknown  

Potentially yes - however the youth club could stay on 

the ground floor of the new development 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Convenience 

store on 

Payne Road 

<400m 

400-1200m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary 

School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms of 

landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible to 
development. The site can accommodate minimal 
change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms of 

visual amenity?  

• Low sensitivity: the site is visually enclosed and has 
low intervisibility with the surrounding landscape, 
and/or it would not adversely impact any identified 
views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Low sensitivity 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Directly impact and/or mitigation not possible 

The site comprises the entirety of a Grade II listed 

building. It is not considered possible to develop the site 

without causing considerable harm to the heritage asset. 

The site is also within the Fairfield Road Conservation 

Area. Although it is located very close to the Grade II 

listed St Mary and Holy Trinity Church, it has relatively 

little intervisibility with the church and is unlikely to be 

considered integral to its setting. 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Some impact, and/or mitigation possible 

The site lies within an area of archaeological importance, 

and arachaeological evaluation reports would be 

required. 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously developed 

land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 
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2. Assessment of Suitability  

Would development of the site result in neighbouring 

settlements merging into one another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 
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5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

2-4 units (residential conversion only) 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Other key information 
N/A 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is considered potentially suitable for a conversion 

of the existing building to residential use. It is a small site, 

currently in use as a youth club, close to the busy junction 

of Bow Road and the A12, with good access to public 

transport, cycle infrastructure, and local services. The 

principal constraints are its proximity to the A12 and the 

A118 flyover, its status as a listed building, and the 

potential loss of community assets.  

The nearby A12 and the adjacent Bow Road/High Street 

(which at this point is both a surface-level road and on a 

flyover) are both busy main roads, which means that the 

site is vulnerable to both atmospheric and noise pollution. 

There is no existing screening between the site and the 

main road, and limited opportunties for creating any such 

screening. Any development on the site should take into 

account the requirements of London Plan policies 7.15, 

emerging London Plan policy SI1, and Tower Hamlets 

Local Plan policies D.ES2 and D.ES9. 

 

The existing building's sole use is as a youth club, 

although it is unclear whether it is currently operational 

(the site visit took place during the Coronavirus pandemic 

and the building was shuttered). Any proposals for 

development should either include plans for reprovision of 

the community asset, or demonstrate that it is no longer 

functional or required. There is a precedent for reprovision 

in the nearby Bow Baptist Church at 1 Payne Road (just 

east of the site), which has been developed with the place 

of worship retained on the ground floor and residential 

units above.  

 

Immediately west of the site is a new development which 

is currently under construction. The walls of this 

development abut the existing building, and the approved 

plans show that the new residential units have windows 

looking east across the site from the fourth storey and 

upwards. This would therefore limit the potential height of 

any development on the youth club site to a maximum of 

three storeys in order to avoid blocking daylight from the 

adjacent units. 

 

The building dates to the late 17th century, and is a Grade 

II listed building noted for its early 19th century shop front, 

tiled roof and sash windows. It is considered that any 

development of the site would cause significant harm to a 

desginated heritage asset, even if the facade were 

retained in any new development, and that it would not be 

possible to mitigate this harm. The site is also within the 

Fairfield Road Conservation Area and within an Area of 

Archaeological Interest. An archaeological evaluation 

report would be required for any new development , in line 

with Local Plan policy S.DH3. Although it is located very 

close to the Grade II listed St Mary and Holy Trinity 

Church, it has relatively little intervisibility with the church 

and is unlikely to be considered integral to its setting. 

Due to the heritage impacts, the site is unsuitable for 

demolition and re-development, although it may be 
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possible to convert the existing premises to residential 

use while retaining the exterior and listed features.  

 

It is therefore considered to be potentially suitable for 

allocation in the Neighbourhood Plan should it as 

availability be established, subject to the loss of 

community facilities being addressed and to the mitigation 

of air/noise pollution. 
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ATS Tyre Centre (Site 7) 
 

1. Site Details 

Site Reference / Name ATS Tyre Centre 

Site Address / Location 169-197 Bow Road, E3 2SG 

Gross Site Area  

(Hectares) 
0.11 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Tyre Centre and car park 

Land use being considered Housing (potential for tyre centre to be retained underneath) 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

N/A 

Site identification method / source AECOM 

Planning history No recent or relevant planning history 

Neighbouring uses 

North of the site are private gardens. To the east of the site is a car park. 

To the west of the site is commercial properties and the southern side 

boundary is bordered by Bow Road. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Low Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access via Bow Road 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access via Bow Road 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access via Bow Road 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

Potentially yes 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 

social, amenity or community value? 

Yes / No / Unknown  

No 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / 

local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Shops on 

Bow Road 

<400m 

<400m 

Bow Church 

DLR 

400-1200m 

Malmesbury 

Primary School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms 

of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms 

of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Low sensitivity 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Some impact, and/or mitigation possible 

The site is within the Fairfield Road Conservation Area 

and in close proximity to the locally listed Our Lady and 

St. Catherine of Siena Catholic Church as well as several 

other locally listed 19th and early 20th century buildings 

just to the west along Bow Road. To avoid any new 

development having an overbearing impact on the 

identified heritage assets it is likely that this would limit 

building heights to approximately 3-4 storeys, although it 

may be possible to exceed this at the rear of the plot , 

subject to due consideration of its effects on the amenity 

of the residents of the homes on Fairfield Road whose 

rear gardens approach the site boundary. 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Some impact, and/or mitigation possible 

The site lies within an area of archaeological importance, 

and arachaeological evaluation reports would be required. 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously 

developed land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 
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2. Assessment of Suitability  

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 

Would development of the site result in 

neighbouring settlements merging into one 

another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 
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5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

Based on the suggested density ranges in the London 

Plan for site in this location (45dph to 170dph), the 

capacity of the site is between 5 and 19 dwellings. 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

 

Other key information 
 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Amber: The site is potentially suitable and achievable 

 

Unknown 
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Summary of justification for rating 

The site is potentially suitable for development once 

availability has been established. It is currently in active 

use as a tyre centre, with a large forecourt and a covered 

garage to the rear, and is well-located for public transport, 

the cycle network and local services.  

 

The principal constraints affecting the site are the 

potential loss of employment premises, the possible 

contamination of the site due to its current use, and 

heritage considerations.   

 

The existing business appears well-used, and if the site 

were to be redeveloped for residential use it may result in 

the loss of active employment floorspace in a sustainable 

location. Whilst it is not within an area identified in the 

Local Plan as a key employment location, it may be 

necessary to include reprovision of employment 

floorpsace in any development, possibly through a mixed-

used development with employment uses on the ground 

floor with residential above. The current use may be 

noise-generating, and therefore any new development 

should give due consideration to the need for noise 

mitigation, in line with the 'agent of change' principle set 

out in the NPPF and the emerging London Plan. The 

existing use has the potential to have contributed to 

ground contamination, which may mean that remediation 

works are required before development could commence. 

 

The site is within the Fairfield Road Conservation Area 

and in close proximity to the locally listed Our Lady and 

St. Catherine of Siena Catholic Church as well as several 

other locally listed 19th and early 20th century buildings 

just to the west along Bow Road. The predominant height 

of development in this are is low-rise, limited to 3 or 4 

storeys. To avoid any new development having an 

overbearing impact on the identified heritage assets it is 

likely that this would limit building heights to a similar 

degree, although it may be possible to exceed 4 storeys 

at the rear of the plot where its visual impact would be 

reduced, subject to due consideration of its effects on the 

amenity of the residents of the homes on Fairfield Road 

whose rear gardens approach the site boundary. The site 

is also within an Area of Archaeological Interest, and an 

archaeological evaluation report would be required for any 

new development, in line with Local Plan policy S.DH3. 

 



Neighbourhood Planning Site Assessment Proforma: Shops on Malmesbury Road/Heylyn Square 

 
Prepared for:  Roman Road Bow Neighbourhood Forum 
 

AECOM 
113 

 

Shops on Malmesbury Road/Heylyn Square (Site 8) 
 

1. Site Details 

Site Reference / Name Shops on Malmesbury Road/Heylyn Square 

Site Address / Location Malmesbury Road, Bow, London, E3 2DW 

Gross Site Area  

(Hectares) 
0.10 

SHLAA/SHELAA Reference 

(if applicable) 
N/A 

Existing land use Retail parade and associated servicing area/parking. 

Land use being considered Housing 

Development Capacity 

(Proposed by Landowner or 

SHLAA/HELAA) 

32 (from planning permission) 

Site identification method / source AECOM 

Planning history 

Reference: PA/19/00793/A1 - Demolition of the existing single-storey 

buildings located at 71-77 Heylyn Square and the construction of an 8 storey 

mixed used building comprising 32 residential units (Use Class C3) and a 

single retail unit at ground flood (Use Class A1) together with the provision of 

associated amenity space, landscaping and parking spaces. Application 

permitted 31 October 2019. 

Neighbouring uses 

North of the site is Malmesbury Road and the railway line. To the east of the 

site is a car park for residents. The southern boundary is adjacent to an area 

of green space. The western boundary is adjacent to a car park. 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 

the following statutory environmental designations:  

Yes / No / partly or adjacent 

• Ancient Woodland 

• Area of Outstanding Natural Beauty (AONB) 

• Biosphere Reserve 

• Local Nature Reserve (LNR) 

• National Nature Reserve (NNR) 

• National Park 

• Ramsar Site 

• Site of Special Scientific Interest (SSSI)* 

• Special Area of Conservation (SAC) 

• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 

would the proposed use/development trigger the 

requirement to consult Natural England? 

No 

Site is predominantly, or wholly, within or adjacent to 

the following non statutory environmental 

designations:  

Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 

• Local Wildlife Site (LWS) 

• Public Open Space 

• Site of Importance for Nature Conservation (SINC) 

• Nature Improvement Area 

• Regionally Important Geological Site 

• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 

or 3?  

See guidance notes: 

• Flood Zone 1: Low Risk 

• Flood Zone 2: Medium Risk 

• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 

• Flood Zone 3 (highly vulnerable site use): High Risk 

Low Risk 

Site is at risk of surface water flooding?  

See guidance notes: 

• Less than 15% of the site is affected by medium or 

high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 

surface water flooding – Medium Risk 

Low Risk 

Is the land classified as the best and most versatile 

agricultural land (Grades 1, 2 or 3a)? 

Yes / No / Unknown 

No 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 

priority species? Does the site contain local wildlife-

rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 

• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 

importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 

them); and/or 

• an area identified by national and local partnerships 

for habitat management, enhancement, restoration or 

creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 

an Air Quality Management Area (AQMA)? 

Yes / No / Unknown 

Yes 

Physical Constraints 

Is the site: 

Flat or relatively flat / Gently sloping or uneven / Steeply 

sloping 

Flat or relatively flat 

Is there existing vehicle access to the site, or potential 

to create suitable access? 

Yes / No / Unknown 
Yes - access via Malmesbury Road 

Is there existing pedestrian access to the site, or 

potential to create suitable access? 

Yes / No / Unknown 

Yes - access via Malmesbury Road 

Is there existing cycle access to the site, or potential to 

create suitable access? 

Yes / No / Unknown 

Yes - access via Malmesbury Road 

Are there any Public Rights of Way (PRoW) crossing 

the site? 

Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 

site? 

Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to the 

site?   

Within / Adjacent / No / Unknown 
Unknown 

Are there other significant trees within or adjacent to 

the site?   

Within / Adjacent / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Is the site likely to be affected by ground 

contamination? 

Yes / No / Unknown 

No 

Is there any utilities infrastructure crossing the site i.e. 

power lines/pipe lines, or is the site in close proximity 

to hazardous installations? 

Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of social, 

amenity or community value? 

Yes / No / Unknown  

Potentially yes - while most of the shops are currently 

unoccupied, there is a newsagent which is likely to 

serve many local residents since it is some distance to 

the nearest alternative shop (on Mile End Road). 

Accessibility 

Distances to community facilities and services should be measured using walking routes from the centre of each site 

to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 

are measured from the edge of the site. 

Facilities 

Town / local 

centre / 

shop 

Bus / Tram 

Stop 
Train station 
 

Primary 

School 

Secondary 

School 

Open 

Space / 

recreation 

facilities 

Cycle Route 

Distance 
(metres) 

<400m 

Convenience 

store on 

Antill Road, 

and existing 

newsagent 

on site. 

<400m 

400-1200m 

Mile End 

Underground 

(Central, 

District, 

Hammersmith 

and City) 

<400m 

Malmesbury 

Primary 

School 

<1600m 

Mulberry UTC 
<400m 

<400m 

 

Landscape and Visual Constraints 

This section should be answered based on existing evidence or by a qualified landscape consultant. 

Is the site low, medium or high sensitivity in terms of 

landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible to 
development. The site can accommodate minimal 
change.  

Low sensitivity 
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2. Assessment of Suitability  

Is the site low, medium or high sensitivity in terms of 

visual amenity?  

• Low sensitivity: the site is visually enclosed and has 
low intervisibility with the surrounding landscape, 
and/or it would not adversely impact any identified 
views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Low sensitivity 

Heritage Constraints 

Would the development of the site cause harm to a 

designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Would the development of the site cause harm to a 

non-designated heritage asset or its setting? 

Directly impact and/or mitigation not possible / 

Some impact, and/or mitigation possible / 

Limited or no impact or no requirement for mitigation 

Limited or no impact or no requirement for mitigation 

Planning Policy Constraints 

Is the site in the Green Belt? 

Yes / No / Unknown 
No 

Is the site allocated for a particular use (e.g. housing 

/ employment) or designated as open space in the 

adopted and / or emerging Local Plan?  

Yes / No / Unknown 

No 

Are there any other relevant planning policies 

relating to the site? 

Yes – see summary table in main report 

Is the site:  

Greenfield / A mix of greenfield and previously developed 

land / Previously developed land 

Previously developed land 

Is the site within, adjacent to or outside the existing 

built up area?  

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing built-up area 

Is the site within, adjacent to or outside the existing 

settlement boundary (if one exists)? 

Within / Adjacent to and connected to /  

Outside and not connected to 

Within the existing settlement boundary 
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2. Assessment of Suitability  

Would development of the site result in neighbouring 

settlements merging into one another? 

Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 

change the size and character of the existing 

settlement? 

Yes / No / Unknown 

No 

 

3. Assessment of Availability 

Is the site available for development?  

Yes / No / Unknown 
Unknown 

Are there any known legal or ownership problems 

such as unresolved multiple ownerships, ransom 

strips, tenancies, or operational requirements of 

landowners? 

Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 

Available now / 0-5 years / 6-10 years / 11-15 years 

N/A - availability unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 

affect viability, such as demolition, land remediation 

or relocating utilities? What evidence is available to 

support this judgement? 

Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 

site? (either as proposed by site promoter or 

estimated through SHLAA/HELAA or Neighbourhood 

Plan Site Assessment) 

32 residential units (based on the development which has 

been approved). 

What is the likely timeframe for development 

(0-5 / 6-10 / 11-15 / 15+ years) 

0-5 years 

Other key information 
N/A 

Overall rating (Red/Amber/Green)  

The site is suitable and available  

The site is potentially suitable, and available.   

The site is not currently suitable, and available.  

Are there any known viability issues? 

Yes / No 

Red: The site is not currently suitable, available and 

achievable 

 

Unknown 
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Summary of justification for rating 

The site is considered to be unavailable for development 

and therefore unsuitable for allocation in the 

Neighbourhood Plan. It is a small site, currently occupied 

by a single storey block of 7 retail premises with servicing 

to the rear facing Malmesbury Road. It is moderately well-

located for local services, and is relatively free of 

constraints. Most of the retail units are currently 

unoccupied, although there is a newsagent which is still 

trading and is likely to serve a fairly wide area given the 

lack of alternative shops in the nearby area (the nearest 

convenience shop being approximately 300m away on 

Antill Road, north of the railway). Loss of the shop may 

therefore have an adverse effect on the local community, 

and reprovision in any new development may be required, 

although the site is capable of supporting ground floor 

retail with residential above.  

 

The site is owned by the London Borough of Tower 

Hamlets, and permission was granted in October 2019 for 

the demolition of the existing building and the construction 

of an 8-storey block comprising 32 residential units (all for 

social rent) with a ground floor commercial unit. It is 

therefore considered that the site is currently unavailable. 

Given the site benefits from extant planning permission, it 

is not necessary to allocate it in the Neighbourhood Plan, 

although doing so can demonstrate support for the 

development. 
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