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Disclaimer 
 
Monksleigh Ltd has taken due care and consideration in the preparation of this report to ensure 
that all the facts and analysis presented are as accurate as possible and within the agreed 
scope of the project.  However, no assurance can be provided in respect of the evidence 
presented and Monksleigh Ltd is not responsible for the decisions or actions taken on the basis 
of the information contained therein.  
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Executive Summary 
 
This Hearing Statement, submitted on behalf of Ardmore Group, challenges the draft allocation 
of the Canning Town Depot (the Site) as a safeguarded waste site ('N 01 Canning Town Depot') 
in the East London Joint Waste Plan (ELJWP or The Plan). While the Site has historically been 
used for waste operations, it now operates solely as a paper and cardboard bulking and 
processing facility. The Site does not offer strategic capacity necessary for safeguarding, 
especially as The Plan concludes there is a surplus of required waste management capacity. 

The Site's maximum practical capacity is severely limited by its size (0.66 hectares), planning 
conditions (e.g., all processing must occur indoors), and operational constraints (e.g., single 
weighbridge, limited operating hours). The maximum historical tonnage of 46,155 tonnes in 
2021 (for Construction, Demolition and Excavation (C,D&E) waste) is close to its physical limit of 
around 46,800 tonnes per annum for this waste type. The shift in operations to Household, 
Industrial and Commercial (HIC) waste (paper/cardboard), with a 2024 tonnage of 10,930 
tonnes, further confirms its non-strategic role. 

The Plan’s capacity methodology relies on an upwardly adjusted (c. 15%)  C,D&E capacity figure 
and ignores the recent operational shift to lower-volume HIC waste. The inclusion of this Site is 
unnecessary, as the Plan identifies a substantial surplus of over 1.1 million tonnes of capacity 
for both C,D&E and HIC streams. Safeguarding the Site would also hinder the Borough’s wider 
development aims for the British Gas / Cody Road Strategic Industrial Land (SIL) location, which 
prioritises intensification for modern industrial uses. Given the Site’s constraints and the 
availability of larger, more competitive facilities nearby, its safeguarding is not justified and 
should be removed from the draft Waste Plan. 
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1. Introduction 
 
This Hearing Statement is submitted on behalf of Ardmore Group in response to the Regulation 
19 Submission Version of the draft East London Joint Waste Plan and the Regulation 22 
Submission Version of the draft Newham Local Plan. The Statement addresses the proposed 
Safeguarded Waste Designation and the actual capacity of the Canning Town Depot. 

The emerging Waste Plan proposes safeguarding the Site as 'N 01 Canning Town Depot' for 
C,D&E Waste Physical Treatment, citing 'planning consent' as the grounds. This designation is 
questioned because the Site was not safeguarded under the 2012 Joint Waste Plan, it no longer 
provides strategic capacity (now operating as a paper and cardboard facility), and The Plan 
itself concludes there is a surplus of required waste capacity. 

 

2. Site Location 
 
The Site is located within the Cody Business Park (Canning Town Depot, 11A Cody Road, and 
11A South Crescent) in the London Borough of Newham, on the western boundary with the 
London Borough of Tower Hamlets. It falls under the area of the East London Waste Authority 
(Newham, Barking & Dagenham, Redbridge, and Havering). The Site's natural competitive drive 
time is limited, as discussed later in the statement and shown in Fig. 1 below (green shaded 
area). 
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Figure 1: Site Location and ELWJP (the Plan) Area 
 
 

3. Site Details 
 
The site covers an area of 0.66 hectares (1.63 acres). It comprises a main steel building (1,900 
sq. metres) used for waste handling and processing, and an office building (450 sq. metres). 
The size of the building significantly limits the practical capacity of the site. Pulse 
Environmental Ltd currently occupies the Site, specializing in the collection and processing of 
paper and sensitive documents. 
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Figure 2: Site Boundary 
 
 
 

4. Planning History of Site 
 
The Site was originally consented for B1(c) and B2 use classes. In 2013, a Certificate of 
Proposed Lawful use was sought for handling up to 20,000 tonnes per annum of non-hazardous 
waste recycling, operating without a sui generis waste use. 

Key planning conditions resulting from the 2015 approval (14/03084/FUL) for an extension to 
the main building include: 

●​ All deposition, sorting, and bulking must occur *within* the approved industrial building 
(Condition 3). 

●​ Limited hours of operation (07:00–20:00 Monday to Saturday; 07:00–11:00 
Sundays/Bank Holidays) (Condition 4). 

●​ Retention of a specific area for fleet vehicle parking (Condition 14) and 18 staff/visitor 
parking spaces (Condition 16). 
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Figure 3: Satellite Image of Site in 2013 (Google Image) 
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Figure 4: Satellite Image of Site in 2025/2026 (Google Image) Showing Enlarged Building 

 
 

5. Permit History of Site 
 
In 2013, the initial 'Standard Rules' permit (EAWML 401256) was issued to Orion Support 
Services for up to 75,000 tpa. Prior to this, the site operated under exemptions, meaning 
tonnage managed did not require annual operator returns to the regulator. 

In 2017, the permit was varied to a 'Bespoke Permit', increasing the total permitted tonnage to 
150,000 tonnes a year, but limiting treatment to 50 tonnes per day (around 15,000 tonnes a 
year). The original permit layout focused on construction and demolition wastes. 

Ownership transferred to GBN Services (2017) and subsequently to Sortera (2023), who moved 
and consolidated their waste operation to a site in Edmonton. The Site was then sub-let to, and 
the permit transferred to, Pulse Environmental in 2023. Pulse Environmental's current Fire 
Prevention Plan (FPP) focuses on paper, plastics, and food waste, shifting the emphasis to 
commercial office-related wastes. 
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Figure 5: Permit Boundary and SIte Layout - Consolidated Permit 
 
. 
The capacity of the site in its current layout, tonnage managed and the FPP, is a very different 
‘picture’ to that which might be interpreted from the historical data and information before 2023. 
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Figure 6: Permit Boundary and SIte Layout - Consolidated Permit 
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6. Historical Tonnage Managed 
 
Tonnage data from 2019 to 2024 shows a significant operational shift: 

●​ The peak tonnage was 46,155 tonnes in 2021, primarily focused on mineral/mixed 
construction and demolition wastes (GBN Services operation). 

●​ By 2023, following the change to Pulse Environmental, the waste type substantially 
changed to non-metallic wastes (paper and cardboard). 

●​ The total tonnage received in 2024 was 10,930 tonnes. 

 
Table 1 and Fig. 7 below summarises the details into STAT codes (the European Waste 
Classification for Statistics categories and broadly similar to Substance Orientated 
Classifications) which gives a better appreciation of the broad waste types received and 
processed on the site.  
 
Table 1: Tonnage Received by Site (Summary) 
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Figure 7: Total Tonnage Received by Site (trend)  
 
 

7. Factors Influencing Capacity of Site 
 
The true practical capacity of the Site is constrained beyond the permitted tonnage by several 
factors, including: 

●​ land ownership,  
●​ services corridors,  
●​ planning and permit conditions.  

 

Key permit constraints include the requirement to process waste inside buildings, vehicle flow 
management, and the Fire Prevention Plan (FPP), which limits stockpile size and segregation. 
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To handle hazardous waste, the Site would require changes to land deeds, planning (current 
planning is against it), and permitting. Proximity to receptors, specifically the adjacent Cody 
Dock and safeguarded amenity greenspace, would make a change to hazardous waste handling 
difficult and potentially damaging to the community-led regeneration vision for the N6 Manor 
Road Neighbourhood Area. 

 
 

8. Capacity of Site with Focus on Construction and 
Demolition Waste 
 
The practical throughput capacity for C,D&E waste is limited by: 

●​ Operating hours: 3,116 hours. 
●​ Processing capacity: 15 tonnes per hour maximum. 
●​ Logistical constraints: A single weighbridge and yard maneuvering constraints limits 

vehicle movements to around 10 lorries per hour (5 in/5 out). 

These constraints calculate a practical capacity of approximately 46,800 tonnes a year. The 
maximum tonnage received in 2021 (46,155 tonnes) therefore represents the upper end of the 
Site's practical capacity for C,D&E waste. Vehicle logistics are likely as much of a constraint as 
the processing capacity. 

 
 

9. Capacity of Site with Focus on Office Wastes (Paper & 
Cardboard Focused) 
 
The constraints are similar to C,D&E, but the lower density of office waste (around one-third 
when delivered) means the baling capacity is the limiting factor. 

Baling capacity: 3 to 7 tonnes per hour maximum. 

This yields a practical throughput capacity of between 9,400 and 22,000 tonnes a year. Vehicle 
logistics are not a major constraint at this lower tonnage (e.g., only one lorry removing 
processed baled material every 3-6 days). The 2024 tonnage of 10,930 tonnes represents the 
lower practical limit, with potential for growth up to 22,000 tpa. 
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10. Approach to the Site’s Capacity in ELJWP (The Plan) 
 
The Plan follows the London Plan policy of taking the maximum tonnage received over a 5-year 
period (2019-2023) and then applies a 15% upward adjustment.  

The Plan assesses the Site under the C,D&E category based on historical data. However, this 
leads to two key issues: 

1.​ Over-estimation of Practical Capacity: The addition of 15% to the 2021 maximum 
tonnage (46,155 tonnes) overstates the true practical capacity of the Site, which is only 
marginally higher at around 46,800 tonnes. 

2.​ Incorrect Categorisation: Applying the most recent data (2023 & 2024) shows the site 
has shifted out of the C,D&E category and into the HIC category. The maximum HIC 
tonnage (10,930 tonnes in 2024) is significantly lower than the C,D&E policy threshold. 

If the Site is to be considered, it should only be at the unadjusted maximum of 46,155 tonnes 
(C,D&E), or more accurately, based on the HIC limit of 22,000 tonnes. 

 
 
 

11. Overall Strategic Approach to C,D&E Capacity in the 
Plan 
 
The Plan wisely secures and protects a few strategic sites to deliver core C,D&E capacity. 
However, the inclusion of smaller, non-strategic sites (like the Canning Town Depot) is 
unnecessary. 

C,D&E operations are challenging and expensive when undertaken entirely within a building, 
which has led to consolidation in larger sites. This is evidenced by the failure of Orion Support 
Services and GBN Services' eventual struggles at the Site. 

The London Plan already affords protection to existing waste sites (SI 9). The purpose of Waste 
Plans is to optimise or unlock investment in capacity, neither of which is possible at this 
constrained Site. 

Given the Plan identifies over 1.19 million tonnes of surplus capacity, removing sites below 
50,000 tonnes per year, including the Site, is a reasonable action that would not impact the 
Plan’s integrity. 
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12. Overall Strategic Approach to HIC Capacity in the Plan 
 
HIC capacity relies on strategic sites like Jenkins Lane, Frog Island, and key sites at River Road 
Barking. The Plan identified a surplus capacity of between 1.12 million and 0.68 million tonnes. 

Despite the substantial surplus, and recent changes following the ELWA contract letting (which 
will free up capacity at Jenkins Lane and/or Frog Island), the Site’s small HIC capacity 
(10,900–22,000 tonnes) is of little strategic value, representing only about 2% of the total 
upper-end spare capacity assessed. Its inclusion is thus unnecessary. 

 
 

13. Competitive Position of the Site 
 
13.1 Context 
 
While the planning process does not require consideration of a site's competitive nature, these 
factors determine viability and strategic importance. If the current operator leaves, the 
safeguarding allocation restricts the Site's potential to contribute to the aspirational aims of the 
draft Local Plan for Strategic Industrial Land (SIL) compliant uses. The Site is too small to 
attract large occupiers and is not strategically important. 

The Site's natural competitive range is limited to a 15-minute drive time (30-45 minutes in peak 
traffic), and it faces concentration of permitted sites to the east. Therefore the Site is most likely 
to serve Newham and boroughs to the west, outside The Plan area. 

Appendix 2 shows a map of the Plan area and all permits with the East London boroughs 
(20241).  
 
Appendix 3 lists all of these sites with their primary activities (source: Waste Data Interrogator). 
 
In addition (Fig. 1) includes a green shaded area which shows the natural competitive range of 
the Site. Whilst the Site could compete over a larger area, the drive time reflects the drive time of 
HGVs travelling at average times to and from the site which is the most effective distance for 
the location (this is shown at around 15 minutes, but in peak traffic periods this is estimated to 
be between 30 and 45 minutes).  
 

1 The plans in the appendices excludes landfill and disposal to land, Anaerobic Digestion and Metal 
Recycling facilities in order to be consistent with the Plan’s approach and to recognise the limitation of 
the Site for these uses. 
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Appendix 4 focuses on the same map around the assessed drive time. 
 
Appendix 5 lists those sites in the Plan area and in the adjacent London boroughs (it also 
assesses the primary activity of the sites and the highest tonnage received for the period from 
2019 to 2024). For completeness, the Plan’s accessed apportionment for HIC and C,D&E waste 
is also captured in the table in Appendix 5. 
 
13.2 HIC Capacity  
 
The HIC capacity in The Plan area is 2.6 million tonnes, with 0.77 million tonnes within the 
competitive area defined in Appendix 5. The Site’s capacity represents less than 2% of the total. 
The Site provides little strategic capacity due to the presence of much larger facilities nearby, 
such as Bywaters (paper/cardboard) and the Cory-operated Northumberland Wharf transfer 
station in Tower Hamlets (wider HIC waste). 

 
13.3 C,D&E Capacity 
 
The C,D&E capacity in The Plan area is 3.1 million tonnes, with 1.4 million tonnes within the 
competitive area defined in Appendix 5. The Site represents about 3% of this total. Crucially, 
three of the most significant sites in the Plan fall within the Site's limited drive time, further 
weakening its competitive position. Additional C,D&E capacity is not needed, as adjacent 
boroughs like Tower Hamlets and Greenwich already provide around 750,000 tonnes of 
permitted capacity across major sites. Consequently, the Site would struggle to operate as a 
C,D&E facility and should not be strategically protected. 

 
 

14. Soundness of ELJWP 
 
Section 5 of the draft ELJWP confirms sufficient waste management capacity for the plan 
period. The Plan’s intention is to avoid safeguarding sites where it would hinder wider 
development aims. 

Under the adopted and emerging Newham Local Plan, the Site is allocated as Strategic 
Industrial Land (SIL), with priority uses including warehousing, logistics, and clean/low carbon 
industries. The vision for the N6 Manor Road Neighbourhood Area is to create a successful 
employment-focused neighbourhood through the optimisation and intensification of industrial 
land. The draft allocation of the Site for waste use conflicts with this vision and hinders the aims 
to deliver modern industrial development within the Cody Road SIL location. 
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15. Conclusion 
 
The Site lacks the scale or function to justify safeguarding in the draft Waste Plan. Its practical 
throughput is severely constrained (46,000 tonnes C,D&E maximum; 22,000 tonnes HIC 
maximum), falling below the threshold for strategic waste infrastructure. The operational shift 
to lower-volume commercial waste streams reinforces its non-strategic role. 

Given the substantial surplus waste capacity identified in The Plan, the inclusion of this small, 
constrained, and non-strategic site is unnecessary. Safeguarding the Site would impose a 
disproportionate constraint on alternative, policy-compliant development (SIL intensification) 
without delivering strategic benefits. 
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Appendix 1: Tonnage Received by Site (detailed) 

Waste Tonnage Received by Site Under Permit from 2019 to 2025 (grey shaded EWC codes are not listed in the permit) 
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Appendix 2: Map of East London and Site Context 

Map excludes landfill (including recovery and deposit to land and similar), incineration, combustion, and metal recycling facilities. 
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Appendix 3: List of Permitted Sites in East London Waste Plan (key to Appendix 2) 

 

 



DRAFT

 

 
 

 

 



DRAFT

 

Appendix 4: Site Context and Competition 

Map excludes landfill (including recovery and deposit to land and similar), incineration, combustion, and metal recycling facilities. 
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Appendix 5: List of Permitted Sites in Competition (key to Appendix 4) 

The Plan does not consider sites that received  below 500 tonnes in their data capture. The matched column sets out where the Plan figures have 
been able to be reconciled, or not reconciled, against the Waste Data Interrogator data assessed by Monksleigh. 
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