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  Disclaimer

 

 This document has been prepared by Bell Phillips architects in 
accordance with the instructions of their client detailed adjacent, 

information. 

 Any information provided by third parties and referred to herein 

otherwise expressly stated in the report. No third party may 
rely upon this document without the prior and express written 
agreement of Bell Phillips architects.

 Notes:

1. These proposals have been developed from the client’s brief, 
one site visit, an Ordnance Survey CAD plan and desktop 
research. 

2. 
and it is assumed that the client will carry out relevant 
calculations. 

3. Feasibility with regards to any potential planning consent will 

or any of their statutory consultees. 

4. To properly consider project risks and feasibility of these 
proposals, various other reports and consultants will be required, 

of the site boundaries, rights of light/ daylight and sunlight, 
transport/ parking, ground conditions, arboricultural report, 
topographical survey etc. 



Introduction

The Mayor of Hackney has made a commitment to building at 
least 600 new Council and Shared Ownership homes between 
2014 and 2018. This will be one of the largest Local Authority-led 
housing programmes in the UK. 

To meet this commitment, the Estate Regeneration Team is 
looking to develop a number of Council owned sites in the 
borough for new housing. This will be in addition to the 18 sites 

Council’s Estate Regeneration Programme. 

The Estate Regeneration Team is leading on the delivery of this 
Programme at all stages – starting with setting the briefs for 
sites, selecting architects and the wider design and consultant 
team, managing the design process, and procuring contractors 
or developer partners. Once built, Hackney Council and Hackney 
Homes will manage and maintain all the developments into the 
future.

Savills were commissioned in early 2014 to conduct a desktop 
review of 75 potential sites for a future ‘second phase’ 
Programme of development on Council-owned housing land. 
Sites were assessed against a set of agreed criteria and a short 
list of 12 sites was agreed. 

Most of the sites are on existing housing estates and are currently 
vacant or occupied by either garages or Council operational 
facilities. None of the short listed sites are currently occupied by 
existing housing. 

Bell Phillips Architects were commissioned in May 2014 to 
undertake more developed feasibility studies for each of the 12 
short listed sites. This report presents their work.

  

  Tenure Mix and Distribution

 

 The current Estate Regeneration Programme was approved 
by Cabinet in July 2011. The innovative portfolio approach 
to tenure mix and distribution, which forms a crucial part of 
the delivery proposals for the Programme, was approved by 
Planning Sub Committee in April 2014. This approach enables 

compliant programme of private and affordable housing across 
the borough. Schemes which have the potential to generate a 
surplus are combined with those that require a net investment. 
Surpluses from certain schemes are used to cross subsidise the 

the overall Programme. 

 This portfolio approach means that some sites, when assessed 
for planning purposes on an individual site basis, may not be 
individually policy compliant with respect to tenure and/or 
bedroom mix. However, taken overall the current Programme 
will provide a fully planning policy compliant mix of tenures 
and different sized new homes. It was further agreed that 
when planning permission is granted for each site in the 
current Programme, it will be subject to an individual Unilateral 
Undertaking. The Council as landowner will also sign up to 
an overarching Unilateral Undertaking that will require it to 
deliver the Programme, as set out in the committee report, as a 
comprehensive package.

 The intention is to adopt the same portfolio approach to this 
proposed future programme of housing developments.

 Collectively, the future programme will aim to meet planning 
policy requirements regarding tenure mix and unit size. Overall 
the programme of 12 sites will aim to achieve a balance of homes 
with a policy compliant ratio of 50% for sale, 30% for social rent, 
and 20% for shared ownership. The programme will aim to deliver 

wheelchair adaptable. 

 The preliminary distribution of tenure proposed in this report is 
driven by:

• Maximising the value of private units to cross subsidise the 
affordable homes; and

• Ensuring shared ownership homes are as affordable as possible 
for those on intermediate incomes.

 Design

 The Estate Regeneration Team are committed to building 
exemplary housing, public spaces and streets that last a long 
time, make successful places and are a pleasure to live in. 

 Ensuring good design and compliance with the London Housing 
Design Guide, including relevant space standards, is an important 
principle that underpins both the current and future programme. 
The Council will lead on the design of the schemes on each 
site to establish these standards, and include provisions in its 
procurement exercises to ensure these standards are delivered by 
the successful contractor or developer partner.

 

 Standards

 Each concept design must be likely to achieve/comply with/be 
eligible for:

• Planning permission

• Building regulations

– all Priority 1 and 2 Standards unless explicitly stated otherwise 
in Annex A and Page 7 of the HCA New Funding Design and 
Sustainability Standards for London, Dec 2011

• Lifetime Homes criteria - all units must meet all 16 criteria

developments of less than 40 units and Part 1 and 2 for 

• Code for Sustainable Homes Level 4 at a minimum

• Current National House Building Council Standards.

 

1 Introduction
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 Initial desktop research has been carried out regarding the 
location of each site in relation to public transport, local shops, 
and amenities such as schools and parks. This has also included 
researching the location of each site within the London Borough 
of Hackney planning proposals map, to clarify the planning 
constraints which might need consideration, such as conservation 
areas or archaeological priority areas. This has also included 

Heritage’s database to note any listed buildings in the vicinity of 
the sites. 

 Each of the sites has been visited in order to gather information 
about site opportunities and constraints. This has included issues 
such as:

- Width and suitability of vehicle access into each site

- Access for emergency and refuse vehicles into each site

-  Adjacent windows (rights of light/ daylight and sunlight/ loss of 

- Substations and their access points

-  Visible above ground services and likelihood of any underground 
services 

- Any obvious traces of unusual land ownership/ rights of way 
issues

- Existing rear access gates or private garages beyond the site 
boundary, which might have gained a right of way over the site

- Existence of any mature trees

boundary of each site, but where this is unclear we have used our 
judgement to consider the likely extent. Nonetheless the Council 
will need to source the title plans in order to be 100% certain 
about the boundary of each site. It will also be essential for the 
Council to carry out a legal search of each site to clarify the 
existence of any easements, rights of way, covenants etc. 

 

2 Methodology
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3 Planning

3.1 Regional Planning Policy

The GLA London Housing Design Guide informs all new housing 
development in London and the following is a summary of the 
key points. The document itself should be consulted for a full 
description of the requirements. 

Shaping Good Places

This requires developments to be well considered in terms of 
physical context, character and legibility of space, local character, 

space should be provided, and for developments with a potential 
occupancy for 10 children or more, there should be appropriate 
play provision. Any communal open space should be well 
overlooked, safe, accessible and easy to manage.

Housing for a diverse city

The proposed density of a scheme should comply with the 
density matrix in accordance with the PTAL level of each site. 
The mix of accommodation sizes should be derived from an 
assessment of local need.

From street to front door

All house entrances should be well illuminated, accessible, close 
to parking and comply with Lifetime Homes. Shared circulation 
within an apartment building should be accessible only via an 
audio entryphone system, or if the development exceeds a 
certain number of dwellings per core, this should be a video 

be accessed by a lift as well as stairs, and all dwellings at seventh 

Car parking should be provided in line with the London Plan policy 
on parking provision. One secure cycle parking space should 
be provided for 1 or 2-bed dwellings, and two spaces should be 
provided for 3-bed dwellings or larger. There must be space for 
refuse, recycling and post. 

Dwelling Space Standards

Minimum space standards should be met:

Dwelling plans should allow furniture and circulation space for the 

adaptability for alternative furniture arrangements. Circulation in 
the home should comply with: 

And living/ dining and kitchen areas must achieve the following 
values:

Living areas should have a min 2.8m width in 2-3 person dwellings 
and min 3.2m width in dwellings designed for four people or 
more. For three or more bedroom dwellings there should be 
two living spaces. Internal space standards should generally 
comply with Lifetime Homes. There are various requirements for 
minimum room sizes (single bedroom 8sqm, and double/ twin 

for numbers and design of bathrooms, and for an appropriate 

10% of all dwellings should be designed for wheelchair users. 
A minimium of 5sqm external space is required for 1-2 person 
dwellings, and an extra 1sqm added for each additional occupant. 
Balconies should be min 1.5m deep. 

Dwelling type 
(bedroom/
persons)

Essential GIA 
(sq.m)

Single storey 
dwelling

1b2p
2b3p
2b4p
3b4p
3b5p
3b6p
4b5p
4b6p

50
61
70
74
86
95
90
99

Two storey 
dwelling

2b4p
3b4p
3b5p
4b5p
4b6p

83
87
96
100
107

Three storey 
dwelling

3b5p
4b5p
4b6p

102
106
113

Minimum clear 
opening width of 
doorway (mm)

Minimum approach 
width (when approach 
is not head on) (mm)

750 1200

775 1050

900 900

Designed level of 
occupancy

Minimum combined floor 
area of living, dining and 
kitchen spaces (sq m)

2 person 23

3 person 25

4 person 27

5 person 29

6 person 31

BELL PHILLIPS ARCHITECTS6



Home as a Place of Retreat

All habitable rooms should have adequate privacy in relation to 
neighbouring properties and streets. Single aspect dwellings 
should be avoided where they are north facing, exposed to 
noise categories C or D, or contain three of more bedrooms. 
Floor to ceiling height should be 2.5m minimum. Glazing 

Climate Change Mitigation and Adaptation

Code for Sustainable Homes level 4 is a minimum.

New homes should meet the following energy targets:

New homes should demonstrate how the design will avoid 
overheating summer without reliance on energy intensive 
mechanical cooling. Water use should be restricted to max 
105 litres per person per day. Surface water run-off and SUDs 
should be incorporated. 

Materials should comply with the requirements of Code 4, and 
regarding Ecology new developments should avoid areas of 
high ecological value and aim to enhance the ecological value 
of existing urban plots. 

Year Improvement on 2006 
Building Regulations

2010 - 2013 44 per cent

2013 - 2016 55 per cent

2016 - 2031 Zero carbon
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Hackney Local Development Framework (LDF)

The LDF is a portfolio of planning documents that will collectively 
deliver the planning strategy for Hackney and replaced the Unitary 

Community Infrastructure Levy (CIL)

for Hackney is currently at draft stage. It is intended that the draft 
proposals will become policy in April 2015.

for different parts of the borough. These are as follows :

• Shoreditch N1/EC2 - £300 per square metre; 
•  Haggerston E2 - £300 per square metre; 
•  Dalston E8 - £300 per square metre;
•  Hackney Central - £300 per square metre; 

•  Clapton E5 – £80 per square metre;
•  Stamford Hill N15 - £80 per square metre; 
•  Stoke Newington N16 – £300 per square metre; 
•  Finsbury Park/Woodberry Down N4 (excluding the Woodberry   

•  Woodberry Down regeneration area: nil.

Hackney LDF - Development Management Local Plan -
Chapter 5 (Providing Better Homes)

The following points from the Hackney LDF DMLP are relevant to 
this feasibility study.

Proposed Policy DM19 - General Approach to New Housing 
Development

There is a general presumption in favour of housing, including 
affordable housing, in the borough. Proposals for new housing 
development will be permitted provided they would not adversely 

particularly in relation to design quality, amenity, environmental 

Shopping Centres.

Major residential and mixed use proposals will be appropriate on 
land safeguarded for such uses within the Site Allocations Local 
Plan, and sites within the Dalston, Hackney Central, Hackney 
Wick and Manor House Area Action Plans, and other sites in the 
borough subject to compliance with other LDF policies.

The Council will resist the development of alternative uses on 

general housing and supported housing.

All new housing, both private and affordble, should comply 
with the London Plan policy 3.5 ‘Quality and Design of Housing 

minimum of 10% of all homes within a scheme should be built to 
be wheelchair accessible or easily adaptable.

Proposed Policy DM21 - Affordable Housing Delivery

Proposals for residential development must comply with Core 
Strategy Policy 20, ‘Affordable Housing’. In addition, requirements 
to provide onsite provision of affordable housing will apply to:

including part-conversion/part new-build schemes;

sq.m or 0.1Ha;

a larger development meeting or exceeding the above thresholds.
The Council may refuse proposals where it is considered that the 
site has the capacity to provide residential development to meet or 

Proposed Policy DM22 - Homes of Different Sizes

All residential proposals should provide a mix of dwellings for 
each tenure in accordance with the Council’s preferred dwelling 

Variations to this size mix will be considered, however, dependent 
on site and area location and characteristics, and scheme viability, 
if required or agreed by the Council.

possible, provided that the unit size meets the London Plan (July 

and, if part of a scheme where multiple dwellings are proposed, 
an appropriate dwelling mix is incorporated.

 

3.2 Local Planning Policy
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1.69

14.1 Location

14  Site 1.69 - Lincoln Court

Site location within London Borough of Hackney

Aerial view from the east, site highlighted in red
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Reservoir near the site, towers in view Existing play area to the north of the towers Entrances at ground for the towers

Refuse access to the towers Raised recreation area where towers have a secondary entrance View down Bethune Road
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14.2.1 UDP Map

The green shading and hatching indicates that the site is next to 
a Open Space excluding Amenity Green Space and Metropolitan 
Open Land. The dashed black line highlights a Site of Importance 
for Nature Conservation. Details can be found at; 

http://www.hackney.gov.uk/Assets/Documents/Core_Strategy-
Proposals-Map-lowest-resNov2010.pdf

14.2.2 Flood Risk Map: Rivers and Sea

The plan below has been copied from the Environment Agency 

seas. 

14.2.3 Listed Buildings

The plan below has been copied from the English Heritage 
website. Blue triangles denote a listed building and as shown, the 
following listed buildings are near to the site. 

Bridge over new river, Grade II, I.D. 1265167

Ive House Sluice, Grade II, I.D. 1226967, Early-mid C10 small 
building

14.2 Maps
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14.3 Opportunity & constraints plan

2 Storey

15 Storey

15 Storey

15 Storey

Conservation 
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• Existing car park structure on site, cost of demolition. Further 
investigation needed.

• Windows of existing 15 storey residential towers, possible 
overlooking issues

• Semi detached, 2 storey with pitched roof houses on other 
side of Bethune Road

• Views over reservoir

• 
retained

• Site area: 0.52 hectare

Windows, possible overlooking

Existing carparking structure

56m

56m

56m

38
m

38
m

38
m

0 10 20
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14.4 Proposals

View from north east

View from south east Ground Floor Plan

social rent

0 10 20
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14.5 Accommodation Schedule
1.69 Lincoln Court

Unit Reference Tenure No. Units Unit Mix hab rms WC units

Social Rent

1-Bed / 2 Persons Social rent 5 17% 10

2-Bed / 3 Persons Social rent 0 0

2-Bed / 4-Persons Social rent 16 48 3

3-Bed / 5-Persons Social rent 0 0

3-Bed / 6-Persons Social rent 8 32

4-Bed / 6-Persons Social rent 0 0

4-Bed / 7-Persons Social rent 0 0

4-Bed / 8-Persons Social rent 0 0

5-Bed / 8-Persons Social rent 0 0

Social Rent Sub-total 29 33% 90

Intermediate

1-Bed / 2 Persons Intermediate 5 17% 10

2-Bed / 3 Persons Intermediate 0 0

2-Bed / 4-Persons Intermediate 16 48 3

3-Bed / 5-Persons Intermediate 0 0

3-Bed / 6-Persons Intermediate 8 32

4-Bed / 6-Persons Intermediate 0 0

4-Bed / 7-Persons Intermediate 0 0

4-Bed / 8-Persons Intermediate 0 0

5-Bed / 8-Persons Intermediate 0 0

Intermediate Sub-total 29 33% 90

Private Sale

1-Bed / 2 Persons Private Sale 5 17% 10

2-Bed / 3 Persons Private Sale 0 0

2-Bed / 4-Persons Private Sale 11 33 3

3-Bed / 5-Persons Private Sale 0 0

3-Bed / 6-Persons Private Sale 13 52

4-Bed / 6-Persons Private Sale 0 0

4-Bed / 7-Persons Private Sale 0 0

4-Bed / 8-Persons Private Sale 0 0

5-Bed / 8-Persons Private Sale 0 0

Private Sale Sub-total 29 33% 95

Total 87 100% 275 9

Building Height 4/6 Storeys

Site Area (hectares) 0.54

Density (hrh) 510 London Plan Density Matrix recommended hrh 200-450

Density (units/h) 161 London Plan Density Matrix recommended units/h 55-145

Car Parking Spaces 20

PTAL rating level 3

45%

55%

28%

55%

28%

38%

Upper Floor Plan

social rent

0 10 20
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