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To Whom It May Concern, 
 

I w ish  t o  m ake t h e fo llowin g  r ep r esen t a t ion  wit h  r esp ect  of t h e LPE St age 2 
Con su lt a t ion : 

• Th at  qu es t ion s  2.3 an d  2.4  (Dis t r ibu t ion  of Hou s in g) an d  3.3 (r elian ce 
u p on  Ta ll Bu ild in gs )  an d  3.5 (con for m it y wit h  Lon don  Plan )  ca ll in t o  
qu es t ion  t h e Cou n cil' s  p r op osed  ch an ges  t o  t h e Blackh or se Lan e SIL 
do  n ot  con for m  wit h  t h e p olicies  an d  gu idan ce set  ou t  in ,  in t er  a lia ,  
t h e Ch ar act er  an d  In t en s ifica t ion  St u d y (LPE4 5) an d  r ela t ed  GLA 
Ch ar act er  an d  Con t ext  SPG1, t h e LBWF Ur ban  Des ign  PSD, an d  t h e 
Blackh or se Lan e SIL Mas t er p lan  Fr am ewor k St age 1 (LPE53). 

• Fu r t h er m or e, t h ese p r op osed  ch an ges  lin k wit h  Mat t er  4  
(em p loym en t )  an d , sp ecifica lly,  4 .2  (r edes ign ia t ion  of SIL t o  LSIS) 
bein g  ju s t ified  by t h e eviden ce. 

• Th at  Mat t er  6  (ap p roach  t o  Ta ll Bu ild in gs )  is  n o t  adequ a t ely 
addr es sed  —  in deed , ca nnot be adequ a t ely addr es sed  —  by t h e 
p r op osed  ch an ges  t o  t h e Blackh or se Road  SIL. 

Fu t h er  t o  t h ese p oin t s : 

• In  Figu r e 2 of LPE30 , t h e Cou n cil p r op oses  t o  r edes ign a t e t h e en t ir e  
Blackh or se Road  SIL as  su it ab le for  Ta ll Bu ild in gs . Th e Cou n cil h as  
sp ecified  t h a t  for  p o licy p u r p oses  a  ' Ta ll Bu ild in g '  is  on e in  exces s  of 
10  s t or eys ,  in d ica t in g  t h a t  t h e en t ir e  SIL is  su it ab le for  develop m en t  o t  
t h is  h eigh t . 

• However ,  t h er e is  n o ap p ar en t  r ecogn it ion  of t h e t r an s it ion a l n a t u r e 
of t h is  a r ea  from  a  ch ar act er  p er sp ect ive: a t  t h e Sou t h er n  su b- a r ea  of 
t h e SIL h igh er  den s it ies  an d  h eigh t s  m ay be su it ab le in  a  way t h a t  t h ey 
a r e n ot  in  t h e Cen t r a l an d  Nor t h er n  su b- a r eas . Th e des ign a t ion  is  
t h er efor e in con s is t en t  wit h  t h e gu idan ce  set  ou t  in  GLA SPG1 an d  t h e 
Lon don  Plan  Gu idan ce on  h ou s in g  t h a t  r esp on ds  t o  it s  con t ext  an d  t h e 
iden t ified  ch ar act er  of p lace as  well a s  wider  lin ks  t o  leg ib ilit y. 

• Th e Skylin e St u d y for  t h e Blackh orse Lan e SIL (LEP 4 6 , p .8 3)  d iffer s  
fr om  th e a r eas  in d ica t ed  for  Ta ll Bu ild in gs  in  LP2. Sp ecifica lly,  t h e 
en t ir e  a r ea  u p  t o  an d  beyon d  St  An dr ews  Road  is  m ar ked  as  su it ab le 
for  18 – 27 s tor eys . Th is  is  fa ils  t o  con s ider  h ow ch ar act er  of t h e a r ea  
ch an ges  as  on e h eads  n or t h  on  Billet  an d  t h e n eed  for  a  sh a r per  



t r an s it ion  t h an  p r oposed  in  t h e Mat er p lan . Th e im p lica t ion  is  t h a t  
bu ild in gs  fu r t h er  fr om  t h e Tu be St a t ion  will be t a ller  t h an  t h ose 
im m edia t ely ad jacen t : t h is  is  in com p at ib le wit h  gu idan ce lin ked  t o  
PTAL an d  t o  t h e GLA' s  gu idan ce on  leg ib ilit y: t a ller  bu ild in gs  m ar kin g  
ou t  ' cen t r a l'  a r eas . 

• It  a lso  seem s  self- con t r ad ict or y t h a t  t h e SIL Mas t er p lan  s t a t es  t h a t  
" Given  t h is ,  u p p er  s tor eys  wer e exclu ded  fr om  in du s t r ia l floorsp ace 
ca lcu la t ion s  becau se  u p p er  s tor eys  do  n ot  p r ovide ' in du s t r ia l cap acit y'  
a s  s et  ou t  in  t h e d r a ft  Lon don  Plan  Policy E."  An d  yet ,  t h e Coun cil is  
r elyin g  on  exact ly su ch  ' s t acked  u ses '  t o  p r ovide t h e in du s t r ia l 
cap acit y t h a t  will be im p act ed  by r es iden t ia l develop m en t . Th e 
Cou n cil can n ot  h ave it  bo t h  ways  an d  t h e St a t em en t  of Com m on  
Gr ou n d  (LPE27) does  n ot  m ake it  clea r  t h a t  t h e GLA h as  acceeded  t o  
t h is  s elect ive in t r ep r et a t ion . 

• Th e p r op osed  in t en s ifica t ion  of h ou s in g  a t  t h e Blackh orse Lan e a r ea  
fa r  exceeds  an yt h in g  p r eviou s ly iden t ified  as  viab le: for  in s t an ce,  
viab ilit y for  t h e Up lan ds  Es t a t e (LPE4 4 .2)  in d ica t es  a  m id - p oin t  
viab ilit y of 39 6  u n it s  in  t h e absen ce of it en s ifica t ion  su p p or t ed  by 
en h an ced  p u blic a n d  o t h er  t r an s it  acces s ib ilit y. Th er e is  n o  in d ica t ion  
t h a t  t h ese su p p or t in g  en h an cem en t s  wou ld  be deliver ed  in  
accor dan ce wit h ,  for  in s t an ce,  Good  Gr owt h  3 (cr ea t in g  a  h ea lt h y cit y)  
an d  t h e n eeds  for  a  sys t em at ic ap p r oach  t o  dea lin g  wit h  h ea lt h  
in fr as t r u ct u r es . 

• Th e Mas t er p lan  (LPE53) a lso  descr ibes  t h e a r ea  im m edia t ely a r ou n d  
BHR as : " Th is  a r ea  deliver s  h igh  den s it y h om es  as  b locks  of fla t s ,  
wh ich  a r e deep  in  p lan  an d  m ed iu m  r is e. Th e ch ar act er  of t h e a r ea  is  
s t ill evolvin g  as  it  con t in u es  t o  be develop ed ."  Th is  is  com m en su r a t e 
wit h  Ca t egor y A close t o  exis t in g  developm en t  an d , p er h ap s  a t  t h e 
ext r em e Sou t h es t ern  en d , Ca t egor y B1, develop m en t . Th er e is  n o  
in d ica t ion  t h a t  Ta ll Bu ild in gs  a r e ap p r op r ia t e  for  t h e Cen t r a l an d  
Nor t h er  sub- a r eas . 

• Nor  h as  con s ider a t ion  been  g iven  t o  t h e im p act  on  ' s t r on g  
com m u n it ies '  o f su ch  a  la r ge p r ogr am m e of h ou sebu ild in g . Wh ile a  
degr ee of in t en s ifica t ion  sh ou ld  su p p or t  add it ion a l socia l an d  
com m u n it y in fr as t ru ct u r e(s )  an d  h elp  t o  develop  t h e r esou rces  
ava ilab le t o  loca l r es iden t s ,  con s t r u ct ion  on  t h is  s ca le r ep r esen t s  a  
wh olesa le t r an s for m at ion  of t h e a r ea  with ou t  ap p r op r ia t e  
con su lt a t ion  of t h e r es iden t s  in  t er m s  of over a ll im p act  (Policy SD1, 
Good  Gr owt h  Pr in cip les  Par t  1,  et c.)  

• Poin t  2 .4 .4  of t h e Mas t er p lan  in d ica t es  t h a t  wh ile  dem an d  is  for  
sm aller  u n it s ,  on e of t h e ben efit s  o f t h e cu r r en t  con figu r a t ion  of sp ace 
is  t h a t  it  is su b- d ividable an d  r econ figu r able. Sp ecifica lly,  " Th r ou gh  
t h e 20 10 s ,  ch an ge was  occu r r in g  acr os s  t h e Lee Va lley,  wit h  cr ea t ive 
u ses  t akin g  u p  in expen s ive sp ace left  vacan t  by in du s t r y."  I n o t e t h e 
em p h as is  on  " in expen s ive"  sp ace: t h e w h olesa le r edevelop m en t  of 
t h is  sp ace for  r es iden t ia l an d  m ixed  u se fa ils  t o  con s ider  t h e im p act  on  



affor dabilit y of su ch  r edevelop m en t ,  n or  t h e fact  t h a t  t h ese ch an ges  
a r e bein g  p r op oses  p r ior  t o  t h e r edes ign a t ion  of Cor k Tr ee SIL an d  
develop m en t  of sp ace t h er e for  in du s t r ia l u ses  (desp it e  t h e wor kin g  
agr eem en t  of t h e GLA an d  Bor ou gh , LPE27 sp ecifica lly t a lks  abou t  
n ew in du s t r ia l floor sp ace bein g  p r ep ar ed  in  advan ce of t h e 
r edevelop m en t  of exis t in g  floor sp aces ).  

• Fu r t h er  t o  t h is , I su bm it  t h a t  p u r p ose- bu ilt  m ixed- u se develop m en t  
will be m or e exp en s ive,  les s  adap t ib le t o  fu t u r e ch an ges  of u se,  an d  
m or e r es t r ict ive in  t er m s  of t h e t yp es  of u ses  t h a t  a r e con s ider ed  
accep t ab le : fu n dam en t a l in com p at ib ilit ies  a r e in t r odu ced  if t h e en t ir e  
SIL (an d  cer t a in ly t h e Cen t r a l an d  Nor t h er  su b- a r eas ) a r e con s ider ed  
equ a lly su it ab le for  it n en s ifica t ion  of r es iden t ia l u se. 

I wou ld  t h er efor e su bm it  t h a t : 

• Th at  on ly t h e For es t  Es t a t e p or t ion  of t h e SIL is  com p at ib le wit h  t a ller  
bu ild in gs  as  it  form s  a  con t in u ou s  t yp ology an ch or ed  on  Blackh or se 
Road  Tu be. However ,  t h ese bu ild in gs  t o  t h e n or t h  of exis t in g  Ta ll 
Bu ild in gs  sh ou ld  n ot  exceed  10  s t or eys  ( i.e . t h e defin it ion  of " Ta ll 
Bu ild in gs" )  excep t  on  t h a t  p or t ion  of t h e For es t  Es t a t e im m edia t ely 
ad jacen t  t o  t h e a r ea  a lr eady r eleased  fr om  t h e SIL as  p a r t  o f t h e 
p r eced in g  ch an ges  t o  t h e SIL bou n dar y. Th e r es t  o f t h e For es t  Es t a t e 
sh ou ld  n ot  exceed  9  s t or eys  an d  on ly in  a r eas  s et  well back from  Billet  
Road . 

• Th at  t h e r em ain der  of t h e Blackh orse Lan e SIL is  n o t  com p at ib le wit h  
t h e p r op osed  r edes ign a t ion  for  Ta ll Bu ild in gs  an d , con sequ en t ly,  n o t  
com p at ib le wit h  t h e r ea lloca t ion  of h ou s in g  fr om  ot h er  s it es  
iden t ified  acr os s  t h e Bor ou gh . Bu ild in gs  in  t h is  a r ea  sh ou ld  con for m  
t o  t h e Ch ar act er  an d  Iden t it y of t h e a r ea  in  t er m s  of n o t  exceed in g  4 –
5 s t or eys  ( it  is  n o t eable t h a t  t h e Cou n cil' s  own  ch ar act er  p o licy 
docu m en t  u ses  a  p h ot o  fr om  a  m ed iu m - den s it y 4 – s t or ey s it e  
im m edia t ely ad jacen t  t o  t h e a r ea  it  p r oposes  t o  des ign a t e as  su it ab le 
for  Ta ll Bu ild in gs !) . Th e viab ilit y of LP2 ap p ear s  t o  h in ge on  a ll o f t h e 
u n it s  a lloca t ed  t o  Blackh or se Road  bein g  bu ilt  bu t  t h is  is  on ly p oss ib le 
by ign or in g  key GLA an d  Bor ou gh  gu idan ce on  t h e su it ab ilit y of su ch  
develop m en t . 

• Th at  t h er e h as  been  n o  con s ider a t ion  of t h e as ses sm en t  t h a t  " It  
sh ou ld  be r ecogn ised  t h a t  in t en s ifica t ion  can  be ach ieved  wit h ou t  t h e 
n eed  for  t a ller  elem en t s  by u s in g  robu s t  an d  in t en se b lock s t r u ct u r es  
in  t h eir  p lace."  

• Th at  it  is  t h er efor e still u n lcea r  t h a t  r espon se t o  3.1 in  r ela t ion  t o  
Blackh or se Road  SIL3 is  ' r ea lis t ic'  in  t er m s  of n et  s it e  cap acit ies . 

• Th at  t h e p r oposed  d is t r ibu t ion  of Ta ll Bu ild in gs  m akes  n o  sen se an d  
decr eases  over a ll leg ib ilit y of t h e a r ea : Figu r e 2 an d  t h e Blackh or se 
Road  Mat er p lan  in d ica t e t h a t  a r eas  in  Cen t r a l an d  Nor t h er n  su b- a r eas  
will su bs t an t ia lly exceed  t h e h eigh t  an d  den s it y of t h e Man dor a  s it e  



wh ich  is  loca t ed  les s  t h an  3 m in u t es '  wa lk fr om  t h e Tu be St a t ion  an d  
in  r eceip t  of a  cor r esp on d in gly h igh  PTAL r a t in g . Con s ider in g  t h e 
m an n er  in  wh ich  PTAL an d  bu ild in g  h eigh t s  va r y acr oss  t h e SIL t h is  is  
in con s is t en t  wit h  an y ext an t  gu idan ce. 

In  con clu s ion , it  is  n o t  p oss ib le t o  s ee h ow t h e r evis ion s  t o  LP2 addr es s  t h e 
con cer n s  r a is ed  by In sp ect or s  wit h  r esp ect  of Mat t er  6 : t h e den s it y an d  
ext en t  of t a ll bu ild in gs  in d ica t ed  by Figu r e 2 an d  t h e Blackh or se Road  
Mat er p lan  p lace t h e Cou n cil' s  h ou s in g  a lloca t ion  in  d ir ect  con flict  w it h  
Lon don  Plan  p olicies  r ela t in g  t o  Ch ar act er  an d  Iden t it y,  Com m u n it y an d  
Com m u n it y In fr as t ru ct u r e,  a s  well a s  ca llin g  in t o  qu es t ion  t h e con t in u ed  
viab ilit y of ' con t em p or a r y'  ligh  in du s t r ia l act ivit y on  t h e s it e . Th e Cou n cil 
h as  n ot  a t  a ll ju s t ified  t h e su it ab ilit y of t a ll bu ild in gs  acr os s  t h e en t ir e  
t r an s it ion a l s it e  (Cen t r a l an d  Nor t h er n  su b- a r eas )  an d  on ly p a r t ia lly 
ju s t ified  t h eir  su it abilit y in  t h e Sou t h er  su b- a r ea . Th er e is  n o  in d ica t ion  t h a t  
su ch  it en s ifica t ion  is  in  an y way " Ch ar act er  Led"  (Policy 8 ) . Con sequ en t ly,  
t h e Cou n cil h as  fa iled  t o  an swer  qu es t ion  6 .3 r ela t in g  t o  t h e ap p r op r ia t en es s  
an d  ju s t ifica t ion  t h r ou gh  eviden ce (add it ion a lly wit h  r efer en ce t o  t h e 
n on sen se of a  Skylin e St u dy LPE4 6  becau se t h e wir efr am es  fa il t o  
su bs t an t ia lly in d ica t e t h e visu a l im p act  of in d ica t ive d evelop m en t s  on  t h e 
skylin e!)  of t h e s it es  iden t ified  in  Figu r e 2. 

Sin cer ely,   

Jon a t h an  Read es  
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