
 

 
 

Subject: Stratford Waterfront, 2018/00470/OUT and 2018/00471/VAR 

Meeting date:  Tuesday 30 April 2019 

Report to: Planning Decisions Committee 

Report of: Sara Dawes, Principal Planning Development Manager 

 Richard McFerran, Principal Planning Development Manager 

 Anne Ogundiya, Principal Planning Development Manager  

 Grant McClements, Planning Development Manager 

 Victoria Bates, Planning Development Manager  

FOR DECISION  

This report will be considered in public 

 

1. EXECUTIVE SUMMARY 

1.1. This report relates to two applications submitted by the London Legacy 
Development Corporation in connection with the Legacy Corporation’s proposals 
for a major cultural, education and residential development on its land within the 
Queen Elizabeth Olympic Park (QEOP); more specifically at the site known as 
Stratford Waterfront. 

1.2. There is a hybrid planning application (18/00470/OUT) which seeks consent for a 
comprehensive, phased, mixed-use development consisting of four cultural and 
education buildings (which would be occupied by Sadler’s Wells, BBC Music 
Studios, the University of the Arts London (UAL), London College of Fashion 
(LCF) and the Victoria & Albert Museum (V&A)) in detail; and residential 
development in outline. The application site lies within Planning Development 
Zone (PDZ) 1, approved for development under the Legacy Communities 
Scheme outline planning permission (11/90621/OUTODA as varied (the ‘LCS 
Permission’). An application to vary the LCS Permission is also required, to ‘slot 
out’ the LCS development, insofar as it relates to the Stratford Waterfront 
application site. The s.73 application (18/00471/VAR) seeks to give effect to this 
‘slot out’.  

1.3. The Hybrid application is as follows:  

Detailed Planning Permission 

Detailed consent is sought for 72,899sqm of non-residential institutional use, 
comprising:  

• 41,965sqm of educational space and ancillary uses (including catering and 
retail) (Class D1); 

• 8,144sqm of cultural space (Class D1); 

• 20,770sqm of performance venue space (Sui Generis); 

• 1,934sqm of retail/food & drink space (Classes A1-A5); 

• 86sqm of office space (Class B1); 



• associated plant, storage, servicing, circulation, car parking, cycle parking 
and associated public realm comprising hard and soft landscaping, 
lighting, street furniture, steps, graded routes and mechanical lift; and  

• a pedestrian/cycle bridge across Carpenters Road/Network Rail and the 
DLR tracks. 

Outline Planning Application 

Outline consent is sought (with all matters – layout, means of access, scale, 
appearance and landscaping - reserved for future determination), for up to 
65,000sqm of development, comprising:  
 

• up to 62,800sqm of residential development (Use Class C3), including 
private amenity spaces and ancillary uses (including access, circulation 
and servicing); 

• up to 2,200sqm of retail/food & drink (Use Classes A1, A2, A3, A4, A5) 
uses; 

• means of access; areas to provide circulation, servicing, car parking and 
cycle parking; landscaping including laying out of open space and 
provision for natural habitats and play space; and  

• and supporting infrastructure works and facilities. 

1.4. Application 18/00471/VAR is an application made under s.73 of the Town and 
Country Planning Act 1990 seeking to modify the LCS Permission to reflect the 
reduction in overall floorspace as a result of the slot of PDZ 1.1. Conditions which 
relate to PDZ 1 would be modified to reflect the slot-out.  

1.5. The key issues considered in the report are: 

• principle of the land uses proposed; 

• the regeneration benefits of the development; 

• the housing development and how this fits within the wider LCS 
development, including the portfolio approach to affordable housing 
delivery; 

• the proposed design of the detailed and outline elements of the 
development, including public realm and open space; 

• inclusive design and access; 

• the transport and connectivity impacts of the proposals; and 

• the environmental impact of the development. 

1.6. The applications have been assessed to comply with national, regional and local 
planning policy. Appropriate planning conditions and the heads of terms of a 
s.106 legal agreement which would secure necessary planning obligations have 
been negotiated with the applicant. Together these would secure the necessary 
mitigation measures and enable a sustainable form of development to proceed at 
the site. 

1.7. Stratford Waterfront forms part of East Bank, which together with UCL East (ref: 
17/00235/OUT), is the Mayor of London’s proposals for a new educational and 
cultural quarter in east London. The development would bring significant 
economic, educational and cultural benefits to Stratford and East London. The 
cultural and educational institutions (Sadler’s Wells, BBC Music Studios, London 
College of Fashion (UAL) and the Victoria & Albert Museum (V&A)) are of high 
international repute, and their investment in the area would represent a key part 
of the transformational impact being delivered as part of the planned 
regeneration of East London following the 2012 Olympic and Paralympic Games; 
and one that would meet the objectives and policies of the Corporation’s Local 
Plan and the London Plan. The affordable housing offer of 35 per cent 
(intermediate) at this site as part of a 50 per cent provision across the remaining 



LCS housing sites (Pudding Mill Lane and Rick Roberts Way) as a portfolio 
approach is concluded to be acceptable.  

1.8. The layout, scale, height and massing, impact on views and heritage assets have 
been assessed as acceptable and in accordance with design and quality policies 
including policy BN.10 of the Local Plan. The proposals would also deliver a 
significant area of high quality public realm. The Quality Review Panel (QRP) 
support the designs of each of the four cultural and educational buildings, and 
conclude that the landscaping and public realm proposals would successfully tie 
the various cultural and educational elements of the proposal together. The Panel 
welcomes the development of the residential design codes and considers that the 
outline element has the potential to ensure outstanding design quality in 
accordance with policy BN.10.  

1.9. The GLA in their Stage 1 report strongly support the principle of creating a 
cultural quarter with education, residential and supporting retail, food and drink 
uses. The portfolio approach to deliver 50 per cent affordable housing across 
three sites is supported by the GLA, as is the design of the development. The 
support in their letter is subject to details being secured, which the applicant is 
satisfactorily taking forward with the GLA and PPDT officers. TfL is supportive of 
the proposed development subject to the securing of transport contributions to 
mitigate the impacts of the development, particularly in terms of a bus service 
and Stratford Station.  

1.10. The applications have been subject to an extensive consultation process, both 
pre-and post-submission. The comments received from statutory consultees, 
stakeholders and local residents have been mainly very supportive, with a limited 
number of objections received. This includes London Borough of Newham (LBN) 
on the grounds of inadequate provision of affordable and family housing. There 
have been no objections from the other boroughs.  

1.11. The proposed development has been subject to an Environmental Impact 
Assessment, which with the additional information requested by PPDT in 
December 2018, has resulted in a robust assessment of the likely significant 
environmental effects. Overall, it is considered that with the appropriate mitigation 
measures as set out in detail in this report, the development would have no 
significant adverse environmental effects. 

1.12. Subject to conditions and other measures proposed to be secured by a s.106 
legal agreement, including provision for affordable housing, local employment, 
transportation enhancements, community outreach, public access and 
sustainability as set out in the draft Heads of Terms appended to the report, it is 
considered that the impacts of the scheme can be robustly mitigated. The 
scheme is considered to represent a sustainable form of development, which 
would have significant regeneration and community benefits, in compliance with 
relevant planning policies and as such is recommended for approval.  

2. RECOMMENDATIONS 

2.1. The Committee is asked: 

Application 18/00471/VAR 

a) to APPROVE application 18/00471/VAR for the reasons given in the 
report and grant the s.73 permission subject to: 

1. Referring the application to the Mayor of London and any direction 
by the Mayor of London; 

2. Such modifications being made to the conditions on the LCS 
Permission as are necessary to reflect the slot out of PDZ 1.1 and 
the remaining part of PDZ 1.2; 



3. Receipt of a satisfactory application under s.96A of the Town and 
Country Planning Act 1990 for non-material amendments required to 
the description of development and definitions within the LCS 
Permission which flow from the modifications to conditions being 
made under Application 18/00470/OUT; and 

4. The satisfactory completion of unilateral undertakings by the LLDC 
as landowner and LLDC as local planning authority to secure such 
amendments to the LCS s.106 Agreement as are necessary to reflect 
the slot out of PDZ 1.1 and remaining part of PDZ 1.2 as set out in 
the recommended heads of terms in Appendix 9 of this report. 

b) To AGREE TO DELEGATE AUTHORITY to the Director of Planning 
Policy and Decisions to: 

1. Consider any direction from the Mayor of London and to make any 
consequential or necessary changes to the conditions on the LCS 
Permission and/or amendments to the LCS s.106 Agreement; 

2. Finalise the modifications to the conditions on the LCS Permission 
to reflect the slot out of PDZ 1.1 and the remaining part of PDZ 1.2, 
including such refinements, amendments, additions and/or deletions 
(including to dovetail with and where appropriate, reinforce, the 
planning obligations contained in the LCS s.106 Agreement (as shall 
be amended by the unilateral undertakings referred to above) as the 
Director of Planning Policy and Decisions considers reasonably 
necessary; 

3. Finalise the unilateral undertakings referred to above to secure such 
amendments to the LCS s.106 agreement; including refining, adding 
to, amending and/or deleting the obligations detailed in the heads of 
terms set out in this report (including to dovetail with and where 
appropriate, reinforce the final conditions and informatives to be 
attached to the s.73 permission) as the Director of Planning Policy 
and Decisions considers reasonably necessary; 

4. Complete the unilateral undertakings referred to above and issue the 
s.73 permission; and 

5. Determine the s.96A application for non-material amendments 
referred to above. 

Application 18/00470/OUT 

a) To APPROVE application 18/00470/OUT for the reasons given in the 
report and grant outline planning permission subject to: 

1. Referring the application to the Mayor of London and any direction 
by the Mayor of London; 

2. The satisfactory completion of a legal agreement under s.106 of the 
Town and Country Planning Act 1990 and other enabling 
undertakings and powers to secure the planning obligations set out 
in the recommended heads of terms in Appendix 9 of this report; and 

3. The conditions set out in Appendix 1 of this report. 

b) They confirm that their decision has taken into consideration the 
environmental information submitted in relation to the application, as 
required by Regulation 3 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, and agree 
following the issue of the decision a statement be placed on the 
Statutory Register confirming the details as required by Regulation 
30(1)(d) of the Town and Country Planning (Environmental Impact 



Assessment) Regulations 2017 including the main reasons and 
considerations on which the Committee’s decision was based were 
those set out in the Planning Officers’ Report to Committee. 

c) To AGREE TO DELEGATE AUTHORITY to the Director of Planning 
Policy and Decisions to: 

1. Consider any direction from the Mayor of London and to make any 
consequential or necessary changes to the recommended 
conditions and/or recommend heads of terms as set out in this 
report; 

2. Finalise the recommended conditions as set out in this report. 
Including such refinements, amendments, additions and/or deletions 
(including to dovetail with and where appropriate, reinforce, the final 
planning obligations to be contained in the s.106 legal agreement) as 
the Director of Planning Policy and Decisions considers reasonably 
necessary; 

3. Finalise the recommended legal agreement under s.106 of the Town 
and Country Planning Act 1990 and other enabling undertakings and 
powers as set out in this report, including refining, adding to, 
amending and/or deleting the obligations detailed in the heads of 
terms set out in this report (including to dovetail with and where 
appropriate, reinforce the final conditions and informatives to be 
attached to the planning permission) as the Director of Planning 
Policy and Decisions considers reasonably necessary; and 

4. Complete the s.106 legal agreement referred to above and issue the 
planning permission. 

 

3. FINANCIAL IMPLICATIONS 

3.1. The Stratford Waterfront project has been approved by the Legacy Corporation’s 
Board for submission for planning permission and has received relevant budget 
approvals. 

4. LEGAL IMPLICATIONS 

4.1. LLDC is both applicant and Local Planning Authority. This is not unusual and 
there are statutory provisions governing such circumstances to which PPDT has 
regard – The Town and Country Planning General Regulations 1992. 

4.2. As noted above LLDC is both the freehold proprietor of the Stratford Waterfront 
site (and also the 'portfolio' sites at Pudding Mill Lane and Rick Roberts Way (part 
only of the latter)) and the local planning authority and hence it cannot enter into 
a bi-lateral s.106 agreement, i.e. it cannot contract with itself. In order to address 
this issue LLDC in its capacity as freehold owner of the Stratford Waterfront site 
and in respect of its interests that comprise the sites at Pudding Mill and Rick 
Roberts Way, will enter into a unilateral undertaking to the local planning 
authority under the terms of which it agrees to perform the planning obligations 
on the part of the developer (see heads of terms at Appendix 9) ("Landowner 
UU") which are contained in a draft s.106 agreement that is appended to that 
unilateral undertaking. 

4.3. The LLDC in its capacity as local planning authority will, in return for the 
Landowner UU, at the same time enter into a unilateral undertaking under which 
it agrees to comply with the obligations given on the part of the local planning 
authority to the owner/developer and which are contained within the appended 
draft s.106 agreement. 



4.4. This process of entering into reciprocal unilateral undertakings is not unusual and 
has been successfully employed across a number of LLDC’s development sites. 

4.5. For the application seeking to vary the Legacy Communities Scheme consent 
(18/00471/VAR) a similar approach will be undertaken. It is intended that as with 
previous variations to the LCS s.106 agreement the variations arising from the 
slot out of PDZ 1.1 and the remaining part of PDZ 1.2 should be documented by 
way of reciprocal unilateral undertakings appending a deed of variation. As noted 
above, because LLDC is both landowner and local planning authority, it is unable 
to secure amendments to the LCS s.106 agreement by way of bilateral 
agreement with itself. Accordingly, the required amendments will be secured via 
the same mechanism of unilateral undertakings previously used to secure 
amendments in relation to LCS Accelerated Delivery (14/00036/VAR).  

4.6. It is proposed that Members agree to delegate authority to the Director of PPDT 
to finalise the s.106 agreements deed of variation and the reciprocal unilateral 
undertakings that are required for each of the applications respectively.  

 



 
 
© Crown copyright and database rights 2012 Ordnance Survey 100050265 

Location:  Site known as Stratford Waterfront, bound by the Waterworks 
River to the south-west, London Aquatics Centre and F10 Bridge 
to the south-east, and Carpenters Road to the north and east 

London Borough:  London Borough of Newham 



Proposal:   Application 18/00471/VAR 

An application made under Section 73 of the Town and Country 
Planning Act 1990 (as amended) to vary planning consent 
17/00236/VAR which granted consent for the comprehensive, 
phased, mixed use development within the Queen Elizabeth 
Olympic Park (original ref: 11/0090621/OUTODDA), by removing 
(‘slotting out’) all of Planning Delivery Zone (PDZ) 1.1 (Stratford 
Waterfront Site) and the triangle of land to the south of the London 
Aquatics centre from the 17/00236/VAR application site, and to 
remove or vary conditions relating to PDZ1.1 where relevant to the 
Stratford Waterfront Site. The development comprises up to 
641,817 sq m of residential (C3) uses, including up to 4,000 sq m 
of Sheltered Accommodation (C3); up to 14,500 sq m of hotel (C1) 
accommodation; up to 30,369 sq m (B1a) and up to 15,770 sq m 
(B1b/B1c) business and employment uses; up to 25,987 sq m (A1-
A5) shopping, food and drink and financial and professional 
services; up to 3,606 sq m (D2) leisure space and up to 31,451sq 
m (D1) community, health, cultural, assembly and educational 
facilities, including two primary schools and one secondary 
school; new streets and other means of access and circulation, 
construction of open and covered car parking; landscaping 
including laying out of open space with provision for natural 
habitats and play space; new and replacement bridge crossings, 
re-profiling of site levels, demolition and breaking out of roads and 
hardstanding, utilities diversions and connections; and other 
supporting infrastructure works and facilities as permitted by 
permission reference 11/90621/OUTODA (as amended) with 
varied conditions. 

Application 18/00470/OUT 

Hybrid planning permission is sought for a comprehensive, 
phased, mixed use development at Stratford Waterfront within 
Queen Elizabeth Olympic Park for the following: (a) with all 
matters reserved for future determination, for up to 65,000 sqm of 
development, comprising: up to 62,800 sqm of residential 
development (Class C3) including private amenity spaces and 
ancillary uses; up to 2,200 sqm of retail/food & drink (Classes A1-
A5) uses; means of access; areas to provide circulation, servicing, 
car parking and cycle parking; landscaping including laying out of 
open space with provision for natural habitats and play space; and 
other supporting infrastructure works and facilities. (b) for 72,899 
sqm of development comprising: •41,965 sqm of educational 
development (Class D1) including ancillary uses; •8,144 sqm of 
cultural development (Class D1) including ancillary uses; • 20,770 
sqm of performance venue (sui generis) including ancillary uses; 
• 1,934 sqm of retail/food & drink development (Classes A1-A5); • 
86 sqm of office space (Class B1); as well as additional areas to 
provide associated plant, storage, servicing, circulation, car 
parking, cycle parking and associated public realm comprising 
hard and soft landscaping, lighting, street furniture, steps, graded 
routes and mechanical lifts and a pedestrian/cycle bridge across 
Carpenters Road/Network Rail and DLR. 

Applicants:   London Legacy Development Corporation 

Agent:   AECOM Limited 

Architecture & Allies & Morrison, O’Donnell + Tuomey,  

Design Leads: Camps Felip Arquitecturia, LDA Design 



 

5. SITE & SURROUNDINGS  

5.1. The Stratford Waterfront Site comprises a 4.25 hectare plot which is located to 
the north of the London Aquatics Centre. The site is bounded to the west by the 
Waterworks River and the river walk; to the north and east by Carpenters Road 
and London Overground and Network Rail lines beyond; the F10 Bridge to the 
south which links the International Quarter London (IQL) site with Stadium Island 
and the rest of the Queen Elizabeth Olympic Park (QEOP); and the F9 Bridge to 
the south-west which links the site with Stadium Island. The level difference 
across the site means that the site is below the level of the F10 Bridge. The site 
falls within the London Borough of Newham, close to the borough boundaries 
with the London Borough of Tower Hamlets and the London Borough of 
Hackney.  

5.2. The site was previously used in connection with the 2012 Olympic and 
Paralympic Games when it accommodated the Water Polo Arena and adjacent 
access and servicing areas. The site is vacant, and was prepared as a 
‘development platform’ in accordance with the Post Games Transformation and 
Parklands and Public Realm (PGT PPR) permission. This means that the site is 
largely tarmacked (save for the enabling works which are currently on site) and 
enclosed by 2.4m high hoardings around its perimeter. A number of interim uses 
and events have been held here since the 2012 Olympic and Paralympic Games. 
The site features an existing substation and there are a number of subterranean 
services and utilities including power cables, telecommunication cables, potable 
water pipes, surface water drainage infrastructure, foul water drainage and 
irrigation pipes.  

5.3. The surrounding land uses are a mix of leisure (e.g. open space within QEOP 
and Victoria Park); retail/commercial (e.g. Westfield Shopping Centre, IQL and 
Here East); residential (e.g. Fish Island, Hackney Wick and East Village) and 
educational uses such as Bobby Moore Academy and Mossbourne Riverside 
Academy. 

5.4. The application site does not feature any designated or non-designated heritage 
assets. It is not located in a conservation area with the closest conservation 
areas being, Hackney Wick Conservation Area and Fish Island and White Post 
Lane Conservation Area, both of which are located approximately 550m to the 
west of the site. The Waterworks River to the immediately west of the site is a 
Site of Importance for Nature Conservation (SINC) whilst the QEOP is 
designated Metropolitan Open Land. The application site is predominantly 
located within Flood Zone 1, with part of the centre of the site within Flood Zone 2 
and part of the centre and the north-eastern perimeter in Flood Zone 3 in an area 
benefitting from flood defences. 

Transport 

Public Transport 

5.5. Stratford Regional Station (SRS) is approximately 650m via Westfield Stratford 
City Shopping Centre, with the closest entrance being the Northern Ticket Hall 
located at the eastern extent of Westfield Stratford City.  

5.6. Stratford Regional Station provides access to London Underground services on 
the Jubilee and Central lines, two Docklands Light Railway (DLR) branches, 
London Overground, TfL Rail and National Rail Services. From December 2019 
SRS will form one of 41 stations on the new Elizabeth Line (Crossrail) which will 
connect Reading and Heathrow to Shenfield and Abbey Wood. 

5.7. Stratford International Station (SIS) is located approximately 400m north-east of 
the site via Westfield Stratford City. SIS forms part of the High Speed 1 route 



between St Pancras International and Ebbsfleet International and serves as a 
stop on National Rail routes between St Pancras International and Faversham, 
Margate and Dover Priory. 

5.8. Pudding Mill DLR Station is located approximately 1.1km to the southwest of the 
site via Loop Road and Marshgate Lane from Stratford Walk. 

5.9. The nearest bus stops within 400 metres walk of the site are located on 
Carpenters Road. Bus stops G and Z on Carpenters Road are both served by 
route 339, which operates between Leytonstone and Shadwell Stations. 
Carpenters Road is currently closed for enabling works associated with this 
application (ref: 18/00215/FUL, as varied by 18/00419/VAR) which includes the 
provision of temporary vehicle and pedestrian entrances off Carpenters Road and 
requires the diversion of the existing bus route and temporary closure of existing 
bus stops. Further south on Pool Street, Bus Stop J is served by route 108 which 
operates between Stratford International Station and Lewisham Station. 

5.10. The nearest cycle hire docking stations are located at the F10 Bridge to the north 
of the London Aquatics Centre to the south of the application site and on the 
Podium, at the ArcelorMittal Orbit, approximately 300m south of the application 
site. 

5.11. The Public Transport Accessibility Level (PTAL) of the application site varies from 
a rating of 6b (Excellent) in the south of the site to a rating of 3 (Moderate) in the 
north.  

Highway Network 

5.12. Carpenters Road is a two-way single carriageway to the north and east of the 
application site. Carpenters Road provides a connection towards Hackney Wick 
Station to the northwest and Stratford High Street (A118). Carpenters Road 
connects to the Southern Loop Road which links to the A118 High Street via 
Marshgate Lane. The A118 High Street runs between the Bow Roundabout 
junction with the A11 and A12 to Stratford Town Centre. The A12 is located to the 
west and north of the QEOP and provides a key north-south link between Canary 
Wharf to the south and the M25 to the north. The A12 forms part of the TfL Road 
Network (TLRN) and can be accessed via the Lee Interchange between Eastway 
and Waterden Road or via Stratford High Street at the Bow Roundabout. To the 
east of QEOP, Leyton Road (A112) provides connections to A118 High Street to 
the west, and the Stratford Gyratory (Romford Road) to the east. 

 

6. RELEVANT PLANNING HISTORY 

The Legacy Communities Scheme 

6.1. The site benefits from an existing planning permission: the ‘Legacy Communities 
Scheme’ (LCS) (planning ref: 11/90621/OUTODA), a residential led mixed-use 
scheme including for 6,800 new homes in five new neighbourhoods across 
QEOP; and including business employment, financial and professional services, 
health, education, cultural, community and leisure uses. The LCS permission 
followed the 2007 Olympic Legacy and Facilities permission (ref: 
07/90010/OUMODA) which granted permission for the Olympic and Paralympic 
venues, parklands, temporary structures, related development and the 
transformation of these facilities after the games. A s.106 agreement included a 
commitment to prepare a Legacy Masterplan Framework which led to the 
submission of the LCS. 

6.2. The LCS was granted planning permission on 28 September 2012. The LCS 
planning permission and associated permissions divided the application area into 
Planning Delivery Zones (PDZs).  



6.3. The LCS Permission in PDZ 1.1 allowed predominantly residential 
accommodation with some retail/leisure as well as doorstep/neighbourhood play 
space.  

6.4. Permission was granted for accelerated delivery of PDZ4 and PDZ5 of the LCS 
on 14 August 2014 through the approval of two applications to (i) vary the outline 
site wide phasing plan pursuant to condition LCS0.49 of the LCS outline planning 
permission (14/00035/AOD) and (ii) reinstate the building line of SPDZ 5B 
through the removal of condition LCS0.290 (Ref: 14/00036/VAR). The application 
made under s.73 of the Town and Country Planning Act effectively reissued the 
original consent with relevant conditions removed and varied the original LCS 
(the first s.73). This had the effect of creating a new planning permission for the 
LCS scheme and required variations to be made to the accompanying s.106 
agreement. 

6.5. There are a number of elements in the LCS Permission currently being 
implemented. These are summarised below: 

• PDZ4: Development at this site, also known as Sweetwater, will feature a mix 
of up to 650 homes including apartments and houses with private gardens and 
communal green space alongside the Lee Navigation Canal. The 
neighbourhood also features a new primary school, part of the Bobby Moore 
Academy (referred to in the LCS permission as the ‘second primary school’ 
and linked to the secondary school in PDZ3), two nurseries, community space, 
library and health centre. Permission has also been granted for Canal Park 
(ref: 13/00508/REM which has been subject to a non-material amendment 
application [ref: 14/00258/NMA]) which improved the canalside park and 
towpath along the Lee Navigation for pedestrians and cyclists, providing 
spaces for play and recreation. Construction of the school has been 
completed and the first pupils started in 2017. The rest of the site will be 
developed as follows: 

o Phase 2: plots 4.1, 4.4, 4.5 and 4.7 are anticipated to be complete in 2021; 
and 

o Phase 3: construction of plots 4.2, 4.3 and 4.6 is anticipated to start in 2022 
and be complete in 2031. 

• PDZ5: Development at this site, also known as East Wick, will comprise up to 
870 homes with a mix of housing types, including family housing and private 
rented housing, framing the edge of the parklands. Alongside this, residents 
will benefit from a primary school (Mossbourne Riverside Academy) which 
opened in September 2016 fronting onto the Canal Park, with businesses and 
community spaces lining the route into the Park from Hackney Wick. The 
Zonal Masterplan for PDZ 5 has been approved (15/00472/AOD) along with a 
s.96A application (14/00461/NMA) and a reserved matters application for 
phase 1 (14/00464/REM). Construction at this site started in early 2017, with 
the site anticipated to become operational as follows: 

o Phase 1: on site with first completions expected 2020/2021 (302 units); 

o Phase 2: most of the site (plots 5.4, 5.5, 5.6, 5.7, 5.8, 5.9 and 5.10) are 
anticipated to be complete by 2021; and 

o Phase 3: the rest of the site (plots 5.1, 5.2, 5.3 and 5.11) are expected to 
be complete by early 2031. 

• PDZ6: Development at this site, also known as Chobham Manor, will provide 
859 new homes, including town and mews houses, maisonettes and single 
flats, with 75 per cent designed for families and 28 per cent being affordable 
homes.  Residents will be catered for with shops, cafes, bars and other 



community facilities. The Zonal Masterplan for this PDZ has been approved 
(13/00236/AOD). Phasing is expected to be as follows: 

o Phase 1: has been completed (259 units); 

o Phase 2: this phase is currently under construction and expected to be 
complete summer 2019 (207 units and nursery); and 

o Phase 3: is under construction, with completion expected 2021 (253 units). 

o Phase 4: Reserved Matters has been approved (16/00518/REM).  
Construction not yet started but expected to be complete in 2021 
(140 units).   

• Outline planning permission (ref:17/00235/OUT) has been approved for 
development to the south of the Stratford Waterfront site, known as UCL East, 
which will provide 190,800sqm of academic development (Class D1), 
commercial research space (Class B1(b)); student accommodation (sui 
generis); and retail (Classes A1-A5) uses. A s.73 Application (17/00236/VAR) 
has been approved which slots out PDZ 2 and Part of PDZ 1.2 of the LCS to 
facilitate the UCL East outline approval. 

 
Enabling Works Applications 

6.6. Full planning permission (ref: 18/00215/FUL) was approved on 31 July 2018 for 
enabling works to facilitate the development of the Stratford Waterfront site, 
including site clearance and the removal of existing utilities and structures, 
ground investigation and excavation to formation levels, the installation of 
temporary and permanent utilities substations, road adjustments and the 
construction of temporary vehicle and pedestrian access.  

6.7. On 16 November 2018 an application (ref: 18/00419/VAR) was approved under 
s.73 of the Town and Country Planning Act (1990) (as amended) for variations to 
planning permission ref: 18/00215/FUL. The application varied Condition 2 
(Works in Accordance with Approved Details) and removed Condition 7 (Tree 
Protection) of the parent consent.  

Environmental Impact Assessment 

6.8. PPDT issued a Scoping Opinion on 23 February 2018 (reference 
18/00021/SCOES) for the proposed development. The topics that were 
considered necessary to be included in the EIA were: 

• Air Quality; 

• Climate Change; 

• Cultural Heritage; 

• Daylight, Sunlight and overshadowing; 

• Health; 

• Noise and Vibration; 

• Socio-economics; 

• Traffic and Transport; 

• Townscape and Visual; and 

• Wind Microclimate. 

6.9. The Scoping Opinion provided detailed comments on each topic and clearly set 
out what the Local Planning Authority considered needed to be addressed and 
incorporated into the Environmental Statement (ES). 

6.10. A Screening Opinion under Regulation 6 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 (the ‘EIA Regulations’) 
pursuant to the s.73 planning application (ref: 18/00471/VAR) was requested by 
the applicant on 17 October 2018. 



6.11. PPDT issued a Screening Opinion on 6 November 2018 (ref: 18/00464/SCRES), 
confirming its opinion that an environmental impact assessment was not required 
in this case. The development proposed is a change to the LCS scheme 
development (11/90621/OUTODA), which is EIA development. On the basis of 
the information provided by the applicant and the mitigation measures that would 
remain secured by way of condition or planning obligation should planning 
permission be granted, PPDT confirmed its opinion that the LCS scheme 
development, as is proposed to be changed by this third s.73 application, would 
not have significant adverse effects on the environment.  

6.12. The screening opinion is conditional upon a s.106 agreement being entered into 
between the applicant and the LPA which the LPA considers is adequate to 
support the conclusion, so that the amended LCS development would not result 
in any significant adverse effects on the environment. Officers are satisfied that 
the unilateral undertakings to be given by the LLDC as landowner and LLDC as 
local planning authority to secure amendments to the LCS s.106 Agreement in 
order to reflect the slot out of PDZ 1.1 and a triangle of land (in PDZ 1.2) to the 
south of the London Aquatics Centre from the LCS Permission are sufficient, and 
support the conclusion that the amended LCS development would not result in 
any significant adverse effects on the environment.  

 

7. APPLICATION PROPOSALS 

Hybrid Planning Application Proposal 

7.1. Part outline and part detailed planning permission is sought for a comprehensive, 
phased, mixed use development at Stratford Waterfront. The proposed design of 
the development would be delivered by a multi-disciplinary design team led by 
Allies and Morrison. The detailed element comprises the following: 

Detailed Element 

7.2. The Detailed Element of the Planning Application seeks approval for 
development comprising the following: 

London College of Fashion (Use Class D1) 41,965sqm 

V&A (Use Class D1) 8,144sqm 

Sadler’s Wells (Use Class Sui generis) 10,348sqm 

BBC (Use Class Sui generis) 10,44sqm 

Retail/ food & drinks (Use Class A1-A5) 1,934 sqm 

Manco (Use Class B1) 86sqm 

Table 1:  Quantum of Development for Detailed Element (GEA) 

Education Development (Use Class D1) 

7.3. Permission is sought for 41,965sqm of education development, including ancillary 
uses such as cafes. The educational facility would be occupied by University of 
the Arts London’s London College of Fashion (UAL’s LCF) and would bring 
together six existing facilities onto a single site. The building would include a 
variety of spaces including lecture halls, seminar rooms, design studios, 
photographic studios, meeting rooms, staff offices, library space, archive, social 
learning zones, gallery space, refectory and a café.  



7.4. It is anticipated that there would be a total undergraduate and post-graduate 
student population of 5,819, and 350 staff (research, academic, technical and 
administration). 

LCF Space Type (Use Class D1) Net Usable Area (sqm) 

Front of House Spaces 1,144 

General Teaching Learning Spaces 6,144 

Teaching and Learning Spaces 9,846 

Library and learning Environments 2,678 

Catering and Retail 1,251 

Support Offices/Administration 3,250 

Total 24,313 

Table 2:  London College of Fashion floorspace 

Cultural Development (Use Class D1) 

7.5. Planning permission is sought for the provision of 8,144sqm of cultural 
development floorspace including ancillary retail, food and drink, and storage 
floorspace. 

7.6. This building would provide a new East London venue for the Victoria and Albert 
Museum (V&A) – ‘V&A East’. This will form a new museum comprising a 
temporary exhibition space, a V&A Gallery, a gallery co-curated with the 
Smithsonian Institution, events space, café/shop and other ancillary uses. 

7.7. It is anticipated that there would be 650,000 to one million visitors per annum, 
and approximately 50 staff. 

 

V&A East Space Type Net Usable Area (sqm) 

Galleries 2,200 

Projects and Events Space 380 

Public areas (including learning) 1,200 

Shop 180 

Café (including kitchen and prep) 320 

Administration 200 

Plant 660 

Back of House areas 1,260 

Total 6,400 

Table 3:  V&A East floorspace 



 

Performance venues (Sui Generis) 

7.8. Planning permission is also sought for the provision of 20,790sqm of 
performance venue floorspace including ancillary retail, food and drink, and 
storage space. This floorspace relates to two separate buildings – one to be 
occupied by Sadler’s Wells, and the other to be occupied by the BBC. 

7.9. Sadler’s Wells (10,348sqm) would include a dance theatre (with seating capacity 
of 550 people), flexible spaces for dance development and production, a 
choreography centre and hip-hop academy. It would also include a foyer space 
comprising box office, café and space for informal dance events. 

7.10. It is anticipated that there would be 1,070 people in the building day to day. 
Audience would be approximately 550 people, employees would vary to a 
maximum of 40 people, the studios vary between 70-470 people. The foyer would 
be open all day (to audience, staff and public). 

 

Sadler’s Wells Space Type (Sui generis use) Net Usable Area (sqm) 

Public Areas 1,162 

Auditorium, Stage and Stage Support 2,032 

Performer areas 327 

Choreographic School and Hip-Hop Academy 1,158 

Administration 217 

Total 4,896 

Table 4:  Sadler’s Wells floorspace 

7.11. The BBC (10,442sqm) would include production, rehearsal, performance and 
recording space. It would be the new home for the BBC Symphony Orchestra, 
the BBC Symphony Chorus, the BBC Singers and BBC Rock and Pop. It would 
comprise three studios (the largest with a capacity of seating approximately 500 
people), workshop space, library, green room and foyer. 

7.12. The Symphony Orchestra, BBC Singers, Chorus and Staff would comprise 
approximately 340 people rising to 690 during Proms season. There would also 
be Rock & Pop production and technical staff. The audience is anticipated to be 
approximately 540 people, 1-2 times per month; and there would be education 
projects introducing children and families to classical music.  

 

 

 

 

 

 

 

 



BBC Space Type (Sui generis use) Net Usable Area (sqm) 

Studio 1 and technical spaces 1383 

Studio 2 and technical spaces 408 

Studio 3 and technical spaces 254 

Support space 1191 

Storage spaces (inc. instruments and technical 
equipment) 

552 

Offices / Administration 330 

Front of House Spaces 532 

Total  4650 

Table 5:  BBC floorspace 

Employment (Use Class B1) 

7.13. A total of 86sqm of employment floorspace for use by the Management Company 
(ManCo) which would be responsible for managing the estate across the 
Stratford Waterfront development. These offices would comprise the following: 

• Office space with desks, general storage and facilities; 

• Meeting room; 

• Kitchenette; 

• Toilets and washroom; and  

• Storage and lockers. 

7.14. The Manco office would generate four full time jobs. Additionally, the security 
facilities located in the kiosks are expected to generate six full time jobs. 

Retail and food/drinks (Use Classes A1-A5) 

7.15. Planning permission is sought for up to 1,934sqm of retail and food/drink 
floorspace (Use Classes A1-A5) in the Detailed Element. The retail uses are 
proposed to be located at waterfront level, beneath the terraced podium. 

Internal Servicing Areas 

7.16. In addition to the floorspace areas identified above, the proposals including 
provision for areas for access, circulation and servicing to enable the operation of 
the institutions and other uses on the Site. These areas are not included in the 
floorspace figures quoted above. 

7.17. Two security kiosks are proposed as part of the Detailed Element. The security 
hub would be located at Waterfront level and a smaller one facing Carpenter’s 
Road between UAL’s LCF and Sadler’s Wells. 

Built form and Layout of the detailed element 

7.18. The maximum building height of the Detailed Element of the application is 
proposed at 85.5m AOD with UAL’s LCF, (92m AOD to the top of the flues). The 
following table sets out the maximum heights for each of the buildings within the 
Detailed Element. 

 



Building Maximum Height 

Sadler’s Wells 45.95m AOD 

BBC 46.165m AOD 

LCF 85.5m AOD (roof), 92.0m AOD (flues) 

V&A 48.5m AOD 

Table 6:  Maximum Building Heights for Detailed Element 

Sadler’s Wells  

7.19. The design team for Sadler’s Wells is led by O’Donnell + Tuomey. The layout of 
the Sadler’s Wells building would be vertically organised round the auditorium. 
The building would be four storeys plus mezzanine. Delivery, get-in, back stage 
areas and plant would be located on two floors below podium, accessed from 
Carpenters Road. Public entrances, foyer, bar, café, and box office would be 
located at podium level. Studios and administration would be located above the 
foyer, on two levels.   

7.20. At Carpenters Road / Stage level, all the building servicing would take place. The 
Stage door, primarily for deliveries, security and staff, is proposed to be located 
on Carpenters Road. There would be an external public stair and lift providing 
public access from Carpenters Road to the F10 bridge level. The stage of the 
main auditorium would be located at the lower level, adjacent to Carpenters 
Road, with a rake of seating for an audience of approximately 550. Backstage 
support spaces such as dressing rooms and wardrobe, along with some plant 
spaces would be located at Stage and mezzanine levels. 

7.21. At podium level, the public and social spaces of the foyer, such as the bar and 
cafe/restaurant, are designed to wrap around the auditorium, to create an 
animated frontage to both the F10 and Waterfront Place and encourage the 
public to freely flow through the building from the F10 entrance to Waterfront 
Place The welcome point, also providing a box office function, would be located 
opposite the entrance from Waterfront Place. A Community Dance space is 
proposed within the Foyer area at the corner where the F10 bridge would meet 
Waterfront Place. A folded wall along the length of the foyer space would conceal 
back of house, kitchen and public toilet areas. The bar and café would open onto 
an external seating area at Waterfront Place, overlooking the landscaped podium 
and external performance area.  

7.22. At Level Two, two teaching studios are proposed overlooking the Park, along with 
changing facilities and an administration office.  

7.23. At Level Three, the main rehearsal studio would be located above the seating 
area of the main auditorium, on the F10 side of the building.  The rehearsal studio 
would open onto a south-east facing terrace with views over the London Aquatic 
Centre and the Park. The studio would have a saw-tooth roof with north-east 
facing rooflights. This studio would have public access for small showings of work 
in progress and events. Three further teaching studios would also be located at 
this level, overlooking the Park, as well as a multi-function room opening onto a 
terrace overlooking the Park. 

 

 

 

 



BBC 

7.24. The design team for the BBC building is led by Allies and Morrison. The layout of 
the BBC building is arranged around the three studios. Studio One, the largest 
volume, would be located at level two, whilst Studios Two and Three would be 
located at the level of Carpenters Road. The building would be six storeys plus 
mezzanine. 

7.25. At Carpenters Road level, all the building servicing would take place. The 
entrance would be located on the north-east corner of the building, functioning as 
a stage door, providing a small foyer space for deliveries, staff/musician entry, 
guest artist arrival and, occasionally, security checks for audience members 
attending Rock and Pop performances.  

7.26. Studio Two (300sqm) would be a flexible space, able to function both as a 
rehearsal space and as a recording/event space with capacity for 200 audience 
members, and Studio Three would be a smaller (165sqm) space used for 
recording medium to large amplified music sessions, or for public performances, 
and would have a mezzanine. 

7.27. The loading bay would provide enclosed parking for two articulated trucks, and 
would provide direct access to Studios Two and Three, and two instrument/goods 
lifts. Staff cycle parking is proposed, with access from Carpenters Road. 

7.28. Two small studio workshops would be provided at mezzanine level, providing 
studio spaces for radio broadcasts. Storage and plant spaces would also be 
provided at that level along with public toilet provision for audiences of Studios 
Two and Three. 

7.29. The Podium Level entrance would be located on Waterfront Place. The reception 
space would include a staffed reception desk, with space provided for audience 
security checks. The glazed façade would provide views out to toward the Park. 
Public access to studios would primarily be through this entrance; either via 
lift/stairs down to Studio Two and Three, with the ‘back of house’ feel enhancing 
a desired sense that audiences are being given a peek into somewhere they 
aren’t usually permitted, or up the feature stair to the foyer on level three.  

7.30. Instrument stores would be located in the centre of the plan on podium level, and 
the dressing rooms and a green room would be placed at the building’s 
perimeters to provide natural light.  

7.31. Studio One’s floor level would be located on Level Two, with members of the 
public continuing their route up the feature stair to enter the studio via a gallery 
structure on the level above. Along with further instrument stores, the Studio One 
guest artist and conductor rooms would be located at this level, close to the 
studio, projecting over Carpenters Road.  

7.32. The public foyer proposed to be located at Level Three is designed to be flexible, 
with possible uses including a public waiting area before performances, additional 
break out space for staff/musicians, education space, and an additional green 
room for the Chorus. Public access to the foyer and associated toilet facilities is 
linked to events and controlled rather than permanently accessible. Studio One 
would be arranged with the chorus along the gallery, with bleacher seating for the 
audience at the opposite side. The orchestra would be located on a mechanised 
stage. Rooms for the conductor and guest artist, along with a practice room, are 
located at this level.  

7.33. At Level Four, office space would occupy the full extent of the south-west 
elevation overlooking the Park. There is a roof terrace proposed overlooking 
Carpenters Road, and changing rooms, meeting and practice rooms.  



7.34. Level Five would have a similar arrangement to Level Four though providing a 
green room overlooking the Park, along with leader’s room, practice and 
changing rooms.  

7.35. Above, plant rooms would be stacked over two levels screened by horizontal 
louvres, grillage and PV panels. 

UAL’s London College of Fashion (LCF) 

7.36. The design team for the LCF building is led by Allies and Morrison. The layout of 
the LCF building is based on the organising concept of a central ‘Heart’ and 
perimeter workshop, and has a defined base, middle and top. The building would 
be 14 storeys plus mezzanine.  

7.37. The Waterfront/Carpenters Road accommodation would address two frontages – 
Waterfront Square and Carpenters Road. The internal cross-site route between 
the two entrances would be activated by a shop next to the waterfront entrance, 
along with a secure cycle store and showers above, accessed from the 
Carpenters Road and the waterfront entrances. An LCF facilities management 
office would be located adjacent to the Carpenters Road entrance, along with 
plant and transformers. The exit to the estate road would be located at the 
eastern end of LCF adjacent to the BBC building. Two loading bays, staff facilities 
and bin stores for LCF would be served by the estate road. A curved staircase 
would be located to the east of the entrance on the waterfront side. 

7.38. At mezzanine level, the main entrance to the 350-seat lecture theatre would be 
located, along with seminar and project spaces.  

7.39. At podium level an open-sided colonnaded route would run along the south-west 
and north-west sides of LCF and would provide sheltered external space next to 
the two public entrances, which would address the approach from International 
Quarter (IQL) and the Park. The entrances would lead to a large, publicly 
accessible reception space, with staffed reception desk. The LCF café space 
would be located in the north-west corner to animate the approach from 
Carpenters Land Bridge, with external spill out space. Also located on this level 
would be the Fashion Space Gallery and foyer located fronting the Waterfront 
colonnade, with a performance studio behind. A series of showcase spaces 
overlook Carpenters Road are intended to provide venues for business 
incubation and exchange with industry. The café and showcase spaces would 
cantilever three metres over the pavement to Carpenters Road, in order to 
maximise the available floorplate from this floor up. The curved stair would 
continue from Waterfront level, providing public access up to Level Two. Secure 
and controlled entry to the college would be provided at podium level by security 
gates at the entrance to the stair and lift core at the centre of the building.  

7.40. At Level Two, the curved stair from podium level would lead up to a publicly 
accessible learning commons space, monitored by the College’s Student 
Services Triage desk and neighbouring support spaces/meeting rooms, along 
with toilets. A set of security gates would control access to a suite of seminar 
rooms and the library archive. 

7.41. Level Three would be the main library level, which would occupy the full 
floorplate, along with toilets, lifts and stairs. Elliptical voids would characterise 
these lower levels which would comprise the base of the building. Through the 
voids, visual links would connect the levels. The floor-to-floor heights in the base 
levels would vary from 4.5m to 8m floor-floor-height. 

7.42. Levels Four to Nine would form the middle levels of the building. The ‘Heart’ 
would be wrapped by workshop accommodation (design studios, seminar rooms, 
labs, IT rooms, on all four sides. On the south-east side, the vertical circulation 
core would continue up the building. On the north-west side, a series of 
rectangular voids, screens and staircases would create a central space linked to 



the façade on alternate floors via a hub space and external terrace. The voids 
would change orientation on alternate floors to limit the sense of being in a single 
large atrium. The staircases would also change position establishing a different 
layout on each floor, creating spaces for incidental and planned activities.  

7.43. Levels 10 – 13 would comprise the top levels of the building. At these levels, the 
perimeter floorplates would cut back to allow light and air to penetrate the ‘Heart’, 
creating a series of roof terraces. The first roof terrace would serve the refectory 
at Level 10. Levels 11 and 12 would contain workshops, with a large east facing 
terrace at Level 12, and design studios at Level 13, which have the greatest need 
for natural light. The middle and top levels would have 4.5m floor-to-floor heights.  

V&A East 

7.44. The design team for V&A East is led by O’Donnell + Tuomey. The V&A East 
would be situated at the centre of the Stratford Waterfront masterplan, at the 
crossroads where routes along the site meet the cross-route that links to 
Carpenters Land Bridge. 

7.45. V&A East would be arranged on five floors, around a central concrete core which 
would contain back-of-house services, lifts and fire stairs. Around the off-centre 
core there would be a rational steel frame. The outer skin of V&A East, which 
would wrap around the frame, would be crafted as a three-dimensional folded 
composition, cast in concrete. The space between the frame and the faceted skin 
is the design concept’s ‘Ma’. This space would house staircases and spaces to 
display the V&A’s collection. 

7.46. The public would have access to all five floors, from the café at Waterfront 
Square, up through the gallery floors to the roof terrace overlooking the park. All 
servicing would occur off Carpenters Road within the loading bay underneath the 
building.  

7.47. At waterfront level, there would be a large entrance hall, café and kitchen. From 
Carpenters Road, the staff entrance reception and cycle parking would be 
accessed along with vehicular access for servicing.  

7.48. At podium level, V&A East’s shop would be accessed adjacent to the public 
entrance. At this level, the first enclosed gallery space is proposed with a learning 
space positioned directly off it, overlooking Carpenters Road. The Waterfront and 
podium entrance would be connected internally by a double-height space and 
staircase. 

7.49. Level Two would provide a second enclosed gallery, with staff facilities positioned 
towards Carpenters Road. A terrace overlooking the arrival from Carpenters Land 
bridge and LCF would provide a break on the ascent through the building. At this 
level there would also be a multi-faith space/quiet room, office space, mess room 
and toilets. 

7.50. Level Three would provide a flexible temporary exhibition gallery, designed to 
host ticketed ‘blockbuster’ exhibitions. Associated shop, and ticketing areas 
would occupy the remainder of the floor.  

7.51. At Level Four an Events and Projects Space would be located, opening onto two 
publicly accessible terraces: a large terrace which would overlook the Park, and a 
second terrace overlooking Carpenters Road. External screened plant would also 
be located at Level Four, with the remainder on floors above.  

 

 

 

 



Retail 

7.52. Allies and Morrison lead the design team for the public realm and retail along with 
LDA Design. Six retail units are proposed at Waterfront level, facing the 
Waterworks River, and would range between 81sqm and 323sqm NIA. They 
would be located directly below Podium level in front of Sadler’s Wells and the 
BBC buildings, with public stair and lift access to the podium above. Two of the 
retail units would be single height and have smaller footprints. The other four 
units would be double height at entrance level, with mezzanines set back from 
the facades. Direct access would be provided to the loading bay and refuse store 
located within the Estate Road, from the rear of the retail units.  

Open Space  

7.53. 1.16 hectares of open space is to be provided as part of the Detailed Element. 
The public realm is designed as a series of key spaces: 

• Carpenters Road – the active pedestrian street. 

• Waterfront Square & Waterfront Way – to be located at the intersection 
between IQL, the Park and Lower Promenade. It would provide a multi-
functional local space, appropriate for the larger activities and events that 
Stratford Waterfront might stage. 

• Upper Promenade or Podium – this would be a linear space that would 
connect the main entrances of the institutions. The space also connects 
Waterfront Place and F10 Bridge with Carpenters Land Bridge. 

• Lower Promenade – this would be a continuous tree lined linear movement 
space fronting the Waterworks River, animated by retail outlets. 

• The terraces and mid-level terraces – would face the Waterworks River and 
provide a topographic and social landscape. These spaces have been 
designed to connect people and institutions with the river corridor and the 
Park. 

• Waterfront Place – to be located at one of the key invitation points on the 
waterfront in front of the V&A East, this space has been conceived as an 
inhabitable stage. 

Biodiversity Action Plan (BAP)  

7.54. The total BAP provision in the Detailed Element would be 0.37 hectares, and 
would comprise: 

• 0.04 ha of streetscape BAP; 

• 0.24 ha of green roofs / green terraces; and 

• 0.09 ha of BAP within public realm. 

Carpenters Land Bridge  

7.55. Camps Felip Arquitecturia lead the design team for Carpenters Land Bridge. The 
proposals include a cycle/pedestrian bridge linking Stratford Waterfront with the 
International Quarter London (IQL). The bridge would land on the Stratford 
Waterfront side between the LCF and V&A East, with land safeguarded for a 
landing in the IQL site. The bridge would be delivered as part of the construction 
of the Cultural Element of the proposals.   

7.56. The proposed bridge would cross the following assets from south to north in a 
single span of approximately 65m: Carpenters Road (un-adopted highway); 
Network Rail railway lines between Stratford and Hackney Wick (Overground); 
and Docklands Light Railway (DLR) railway lines between Stratford and Stratford 
International across the Carpenters Road.  

 

 



7.57. The proposed bridge deck is generally 7.7m wide along its length, with a 
minimum clear width of 3.5m all along the bridge deck for pedestrian/cyclist 
circulation, which would allow for seating to be provided on the bridge. The bridge 
design incorporates a splayed entrance to the bridge at the IQL landing.  The 
splay would increase the bridge’s width from six metres to 15 metres in the last 
six metres of its span. The deck would be supported with abutments and 
retaining walls on both the Stratford Waterfront Site and IQL ends of the bridge.  

7.58. In close proximity to the bridge there is an approximate 9m high gantry with earth 
wire (the top of the gantry reaches level +13.9m). The bridge would be placed a 
minimum of 600mm away from this element. Railway requirements for pedestrian 
containment establish a minimum parapet protection height of 1.8m. This is solid 
up to the height of 1.5m, and imperforate (’glazed or mesh’).  

7.59. The consistent parapet height of 1.8m would be continued over Carpenters 
Road. The upper part of the parapet has been designed to incline upwards (35 
degrees) to mitigate the parapet’s overall height, which would facilitate views 
outwards towards the surrounding buildings. 

7.60. Materials: Weathering steel is proposed for the structure and external elements 
of the bridge. The interior lining is proposed to be in ceramic or concrete.  

7.61. Lighting: The bridge would be lit from an integral linear fitting running along the 
top edge of the parapet to achieve required safety levels on the public route. A 
linear lighting fitting is also proposed between the parapet and bridge deck, which 
would illuminate the vertical façades, which is designed to emphasises the 
bridge’s geometry. Lights in the bridge deck would be placed at nodes in the 
architectural geometry to provide ambient up-lighting. 

7.62. Accessibility: The bridge design incorporates step-free access at both ends, 
including a lift providing access to Carpenters Road level. Visitors would be able 
to continue through the site to the F9 Bridge and paths alongside the Waterworks 
River.  Cyclists would be expected to dismount at times of high pedestrian 
demand. 

7.63. Signage is proposed on the IQL side of Carpenters Land Bridge at this new 
arrival point to the Park. 

7.64. Carpenters Land Bridge would be delivered in phase 1 (2019-2022). Pedestrian 
and cyclist access via the Carpenters Land Bridge would be maintained to the 
proposed cultural element during the construction of the phase 2 residential 
element (2022-2027). 

Car Parking  

7.65. The detailed element of the development is proposed to be largely car free, but 
would include five blue badge parking spaces to be located along Carpenters 
Road. 

 

 

 

 

 

 

 

 

 



Cycle Parking  

7.66. In the long-term it is anticipated that the detailed element would provide the 
following cycle parking spaces per use class: 

Use Classes Short Stay  

Cycle Parking 

Long Stay  

Cycle Parking 

Educational Development (Class 
D1) 

372 205 

Cultural development (Class D1) 82 15 

Performance Venue (Sui 
Generis) 

36 57 

Retail / food & drink (A1, A3-A5) 49 12 

Office Space (Class B1) 2 2 

TOTAL 541 291 

Table 7:  Detailed Element Cycle Parking 

Outline Element  

7.67. The Stratford Waterfront Application is a ‘hybrid’ application which consists of a 
‘Detailed Element’, namely the cultural/educational buildings (and associated 
landscaping and Carpenters Land Bridge) as described in paragraphs. 7.22 to 
7.66 for which no matters are reserved for future determination, and an ‘Outline 
Element’ for residential led development for which all matters are reserved for 
future determination.   

7.68. The Outline Element of the application is for up to 65,000sqm (GEA) of 
development, comprising the following: 

1. Residential development including private amenity 
spaces and ancillary uses (Use Class C3) 

2.  

3. Up to 62,800sqm 
(GEA) 

4.  
5.  

6. Retail/food & drink (Use Classes A1, A2, A3, A4, A5) 7. Up to 2,200sqm 
(GEA) 

8.  

Table 8:  Outline Element Floorspace 

7.69. The proposed floorspace includes all means of access; areas to provide 
circulation; servicing; car parking and cycle parking; landscaping including laying 
out of open space with provision for natural habitats and play space; and other 
supporting infrastructure works and facilities. 

7.70. The details of the Outline Element, which would be the second phase of the 
development (construction between 2022 – 2028), are set out within three sets of 
documents which have been submitted for approval as part of this application.  
These are the Development Specification and Framework, the parameter plans 
and the design codes which have been developed by Allies and Morrison. 

 

 



7.71. The Development Specification and Framework defines the role of the application 
documents and sets out the details of exactly what permission is being sought for 
under the Outline and Detailed Elements. It also provides a written description of 
the parameter plans and details the permissible uses and quantum of 
development.   

7.72. The parameter plans define the location and extent of development, routes and 
spaces through a series of maximums and minimums.  Some of the parameters 
are defined within identified limits of deviation in order to provide flexibility for the 
final design at Reserved Matters stage.  The following parameter plans have 
been submitted for approval: 

Application Boundary; 

• Outline Element and Detailed Element of Planning Application;  

• Development Parcels; 

• Predominant Land Uses Waterfront Level; 

• Predominant Land Uses Upper Levels; 

• Maximum Heights; 

• Access & Circulation Routes; 

• Public Realm Plan; 

• Phasing Plan; 

• Demolition Plan; and  

• Proposed Topography.   

7.73. The design codes supports the application of parameter plans and are intended 
to inform the detailed designs of future Reserved Matters Applications. They also 
secure any embedded mitigation measures that are required as a result of the 
assessment undertaken within the ES. The design codes governs aspects of use, 
layout, access, scale, character, landscape and appearance and are intended to 
provide comfort that the Outline Element has the potential to ensure high quality 
design – including the requirement of LLDC Local Plan Policy BN.10 for 
‘outstanding architecture’.   

Outline Element – Key Parameters 

7.74. The parameter plans have been submitted in order to provide a set of simple 
‘layers’ that control the overall building footprint, height and land use of the 
Outline Element of the Stratford Waterfront Application. The area covered by the 
Outline Element is identified on the Outline Element & Detailed Element 
Parameter Plan.  It would cover a 0.96ha area to the north-west of the application 
site, bound by Carpenters Road to the north-east, the River Lea and Waterworks 
River (and adjacent towpath) to the south-west and the Detailed Element of the 
Stratford Waterfront development to the south-east.   

 



 

Figure 1:  Extract from Outline Element & Detailed Element Parameter Plan 

 

7.75. The footprint of development within the area covered by the Outline Element is 
largely governed by the Development Parcel Parameter Plan. This requires 
development to come forward within two separate development parcels; Plot A 
and Plot B. These plots are to be separated by a cross site pedestrian route 
(known as Carpenters Yard).  The location of this pedestrian route is shown 
indicatively on the submitted plans with a limit of deviation to its exact location 
included within the Public Realm Parameter Plan.  This will help provide some 
flexibility within the final design of the scheme.  Flexibility is also provided in 
terms of width noting that Carpenters Yard would have a minimum width of 13m 
and a maximum width of 21m.  The Public Realm Parameter Plan would also 
secure a minimum separation distance of 13m between the south-eastern 
elevation of Plot B and the north-western elevation of the V&A Building.  This 
space is known as Waterfront Way on the submitted documents.   

 



 

Figure 2:  Extract from Development Parcel Parameter Plan 

 

7.76. The height of the Outline Element is governed by the Maximum Heights Parameter 
Plan which sets the upper limits of development height within this part of the 
scheme.  The maximum height shown on the parameter plan is 100m AOD; 
however, the height parameters vary across the area covered by the Outline 
Element (between +86.5m AOD and +100m AOD) in order to deal with a range of 
constraints including compliance with the requirements of the London View 
Management Framework viewing corridor from King Henry’s VIII’s Mound in 
Richmond towards St Paul’s Cathedral.  The application site lies approximately 
6.7km to the north-east of St Paul’s Cathedral.  However, it is located in the 
background of this protected LVMF view, with the Draft London Plan requiring that 
development proposals in the background of a view should give context to 
landmarks and not harm the composition of the view as a whole. The maximum 
parameters ensure that even at its tallest, the Outline Elements would comply with 
the relevant constraints.   



 

Figure 3:  Extract from Maximum Height Parameter Plan 

 

7.77. In addition to footprints, heights and pedestrian routes, the parameter plans also 
secure the principle of active frontages at Waterfront Level (i.e. ground floor 
level).  In particular the Waterfront Level Parameter Plan demonstrates that 
retail/food and drink uses (Use Classes A1- A5) would occupy up to 40 per cent 
of the ground floor area of the buildings within the Outline Element.  It also would 
secure a minimum of 55 per cent of building frontages at Waterfront Level as 
retail/food and drink use. Furthermore, the Upper Levels Parameter Plan 
demonstrates that 100 per cent of the upper floors of the buildings would be 
residential use (Use Class C3).   

 

 

 

 



 

Figure 4:  Extract from Predominant Land Use Waterfront Level Parameter 
Plan 

Outline Element – Design Codes Summary 

7.78. The Design Codes would work in conjunction with the parameter plans to provide 
additional requirements and guidance to inform the future design of the Outline 
Element which would come forward at Reserved Matters stage. The principle 
reason for this extra ‘layer’ of documentation is to support the assertion that the 
Outline Element has the potential to be a scheme of ‘outstanding’ architectural 
quality in accordance with Local Plan Policy BN.10.  Furthermore, the design 
code is used to secure the mitigation measures required for the Outline Element 
that are identified within the ES.   

7.79. The design codes provide prescriptive and advisory information to inform future 
detailed design proposals. The codes have been built upon a set of design 
principles that seek to deliver outstanding architecture; ensure compositional 
integration with the proposed institutional buildings within the adjacent Detailed 
Element; ensure permeability between Carpenters Road and Waterfront 
Promenade; activate the waterfront and provide a safe and attractive setting that 
would activate the development edge along Carpenters Road.   

7.80. The design codes contain three different levels of instruction and prescription.  
Clauses that are phrased with ‘must’ are mandatory and must be complied with at 
Reserved Matters stage. Clauses phrased with ‘should’ are strongly 
recommended design solutions. Alternative design solutions may be proposed at 
Reserved Matters stage, but they must fulfil the code objective (which are clearly 
explained in each code section). Clauses phrased with ‘could’ are suggested 
design solutions only. 

7.81. Following advice from QRP, the design codes have been subject to independent 
review. This was undertaken by Tibbalds Planning and Urban Design, and 
Karakusevic Carson Architects. The design codes were subsequently addressed 
by the applicant in response to the comments resultant from this independent 
review.  The review panel’s comments on design process are also noted.  These 
are considered to be suitably addressed through the conditions, Reserved 
Matters Specification and s.106 obligations.   



7.82. The design codes are organised into chapters articulating different areas of 
control.  Whilst all aspects of the design codes seek to secure important 
outcomes, a number of key requirements of the document are summarised in the 
following paragraphs: 

Design Process Requirements  

7.83. The first is ‘Design Process’ with the objective of ensuring high quality 
architecture is produced through good design processes. The requires the 
applicant, at Reserved Matters stage, to provide evidence to demonstrate that 
they have endeavoured to achieve ‘outstanding’ architecture through a 
competitive design team selection process. 

Layout Requirements 

7.84. In terms of the ‘Layout’ chapter, the design codes include an objective for 
buildings to frame public places to create a desirable sense of place.  This states 
that a pedestrian route must be provided in accordance with the Public Realm 
Parameter Plan and that it must be accessible to the public at all times. It also 
states that buildings must create a positive built edge along the Lower 
Promenade, avoiding blank facades, and must preserve and maintain key views 
as described within the Local Plan.  Façade layouts must respond to their 
location, context and orientation and must address wind and microclimate 
conditions. Façades must also optimise views to and from the site and must be 
designed to enable high standards of thermal performance.   

Access Requirements 

7.85. With respect to the ‘Access’ chapter, the objective is for buildings to have legible 
access points and support local movement networks. To help achieve this, 
residential entrances must be accessed from the public realm at ground floor 
level and must be located away from service entrances. To ensure there is no 
dominance of vehicles on pedestrian pathways there must not be more than one 
vehicle crossover per development parcel and they must not exceed 8m in width.  
Servicing must take place within plot boundaries, and the size and height 
clearance of service yards must accommodate waste management and servicing 
arrangements.   

Scale and Massing Requirements 

7.86. For the ‘Scale and Massing’ chapter of the Design Codes, the objective is for 
buildings and spaces to form part of a site-wide massing composition.  It states 
that maximum building heights must include parapets, elevator overruns, 
stairways, plant equipment, antennae, flues, and building maintenance units in 
their storage position.  In order to participate in the larger townscape composition 
with the buildings within the Detailed Element, the final design of the Outline 
Element must provide a range of building element types (distinct massing or 
layout configurations) to bring variety to the site and vertical hierarchy between 
towers.   

7.87. The ‘Scale and Massing’ chapter of the Design Codes also establishes the 
principle of a Leading Tower and other Mid-block Towers, incorporating lower 
elements, in order to set an appropriate rhythm, granularity and articulation of 
massing. The design codes stipulate that, amongst other requirements, the 
Leading Tower must be located at the north-western end of the site, must be 
higher than the others and must be recognisable in long range views.  For the 
Mid-block Towers, these must defer to the Leading Tower within the building 
hierarchy. To improve sight lines and daylighting of units, and to provide variation 
and interest in long range views these buildings should be staggered in plan form 
relative to the Leading Tower and other Mid-block Towers.  Balconies to all 
buildings should not over-sail the public realm and must be integral to the overall 
form and detail of the building.   



 

Appearance Requirements 

7.88. In terms of ‘Appearance’, the building frontages facing Waterworks River must 
positively address the adjacent open spaces they define by including Active 
Frontages. Active frontages at ground floor level must be fully glazed with 
generous heights, and building frontages onto Waterworks River must not create 
blank facades. On Carpenters Road, frontages must contribute to the quality of 
the Public Realm, must provide natural surveillance, and must be designed with 
the importance and quality of a primary building front. The design of the 
Carpenters Road frontage must not be neglected or be perceived as the back of 
a series of buildings.   

7.89. For the appearance of the Leading Tower, the design code states that in order to 
reinforce its priority in the hierarchy of residential buildings, the Leading Tower 
must be more prominent than the other towers in architectural form and material.  
It also states that in order to take advantage of its siting and create a ‘leading 
edge’ for the proposed development, the Leading Tower should have incremental 
setbacks at the north-western edge. In contrast, the design codes state that the 
Mid-block Towers must be formally and materially related to each other. 

7.90. The design codes also require that high quality, cast, durable, through coloured 
materials must be used, such as brick, concrete, terracotta or ceramic, and that 
the tonal range must be compatible with those used in the Detailed Element. The 
design codes also identify materials that should not be used including extensive 
areas of curtain walling, PVC framing, flat metal cladding panels, plastic, and 
overly saturated, contrasting, artificial colours.   

7.91. Window frames must be timber or metal, using only natural, achromatic or 
metallic finishes. Also, to express high quality architecture, improve interior 
daylighting, and communicate the nature of uses within the building, 90 per cent 
of all windows must be a height of at least two-thirds of the storey height of the 
floor that they occupy.  Residential entrances must be generous in proportion, 
attractive in design, and clearly distinguish the public realm from the private 
realm. They also must be clearly distinguished from retail or service entrances.   

7.92. For rooftops, the design code states that all rooftop plant equipment must be 
concealed and housed within solid or perforated roof enclosures that are 
designed to ensure that the equipment is not visible from the street or from 
neighbouring buildings. Plant on podium or lower building element roofs must be 
screened to views from above.   

Landscape and Public Realm Requirements 

7.93. To ensure that the landscape and public realm appear as a single cohesive 
design across the site, the design codes require that all key landscape and public 
realm areas within the Outline Element must comply with the specification for the 
public realm for the Detailed Element of the Stratford Waterfront Planning 
Application, including detailed design, street furniture, planting, materials, 
signage, lighting and landscaping. All key landscape and public realm places 
must comply with the LLDC Inclusive Design Standards. The design code also 
includes requirements for lighting to ensure that the lighting within the Outline 
Element will integrate with the proposals for the Detailed Element to create a 
coherent public realm.   

7.94. In terms of cycle parking, the Design Codes state that cycle parking must be 
provided in accordance with London Plan (2016) standards for long-stay and 
short-stay cycle parking for the respective uses (Use Classes A1 food and non-
food retail; A2 – A5; and C3). Any cycle parking must adhere to TfL Cycle Design 
Standards.   



7.95. Whilst the public realm is conceived as a single coherent piece across both 
Detailed and Outline Elements, the public realm would be a connected series of 
spaces differentiated by orientation, enclosure and scale. The Design Codes 
therefore require that the following key public realm areas must be provided 
within the Outline Element: 

• Waterfront Promenade – up to the balustrade and river wall; 

• Carpenters Road – up to the kerb line;  

• Carpenters Yard; and  

• The Point – up to the balustrade and river wall.   

7.96. The Design Codes also provide guidance on how private amenity space should 
be dealt with to ensure suitable privacy and usability, particularly where 
positioned adjacent to communal outdoor amenity space.   

Illustrative Scheme for Outline Element 

7.97. As part of the process of developing the aforementioned control documents for 
the Outline Element, an illustrative scheme has been developed by Allies and 
Morrison, in conjunction with O’Donnell and Toumey, to demonstrate one way 
that the documents could be interpreted to inform the design of a deliverable 
scheme which would be appropriate in the context of the wider masterplan.  The 
illustrative scheme is intended to demonstrate that a residential scheme can be 
delivered in this location, particularly in the context of being located in what is 
intended to be an intensely public place. The illustrative scheme is also intended 
to give comfort on how a mix of dwelling types can be delivered and demonstrate 
that the control documents have the ability to deliver a scheme characterised by 
outstanding architecture.   

7.98. The illustrative scheme takes the form of two separate urban blocks on Plots A 
and B of the outline element, as identified within the parameter plans.  Each block 
would feature a two-storey podium which, in total, would accommodate 2,200sqm 
of flexible commercial uses (Use Classes A1-A5). The commercial units would be 
serviced from Carpenters Road. The podiums would also include residential 
entrances, five per cent blue badge parking, long-stay cycle parking and plant.   

7.99. Within the illustrative scheme, a series of taller elements would protrude from the 
podium structures, including four ‘tall’ buildings (between 85.5m and 99.8m AOD) 
and ‘three’ mid-rise buildings (40.7m AOD). These taller elements would house 
the residential units – all of which would have access to private communal 
amenity space in the form of inset balconies and terraces. The indicative 
residential development area which equates to 600 residential units which could 
be provided the following mix:   

• 78 x studio units; 

• 209 x one-bedroom units; 

• 263 x two-bedroom units; and  

• 50 x three-bedroom units. 

7.100. The illustrative scheme has been designed to include provision for 35 per cent 
on-site affordable housing all of which would be within the shared-ownership 
tenure.  A more detailed discussion of affordable housing matters can be found at 
paragraphs 10.55 – 10.82 of this report.   

7.101. As discussed, the illustrative scheme includes a series of ‘mid-rise’ and ‘tall’ 
elements protruding from the two-storey podium on both Plots A and B.  Plot A 
has been designed to include two ‘tall’ buildings and one ‘mid-rise’ building whilst 
Plot B has been designed to include two ‘tall’ buildings and two ‘mid-rise’ 
buildings.    

 



 

7.102. The tallest and most distinctive of the tall buildings within the illustrative scheme 
is Tower A1 on Plot A, located at the northern end of the site. It has been 
designed as the ‘Leading Tower’ as described within the design code and would 
have a height of +99.8m AOD (27 storeys) and a tapered footprint which would 
seek to address the tapered northern prow of the site. Tower A1 has been 
designed to align with the site axis to present a slim, tapered profile to the north-
west. This slender north-west facing elevation has also been designed to include 
a series of incremental four-storey set-backs which would give the building a 
distinctly sculpted appearance. The detailed design of this indicative building 
includes a two-storey order to the fenestration and mostly brick finish.  

7.103. The three-remaining illustrative ‘tall’ buildings across Plots A and B have been 
designed as a group with formal frame style elevations finished in cast material.  
The buildings would have variations in height ranging between 85.5m AOD and 
93m AOD. The ‘tall’ buildings within the illustrative scheme have been designed 
in a staggered formation for townscape and residential amenity purposes. Each 
of these ‘tall’ buildings, other than Tower A1, has been designed to link with a 
lower, nine-storey (40.7m AOD), mid-rise ‘pavilion’ building, which have been 
designed to relate to some of the lower datums within the Detailed Element 
including the V&A, BBC and Sadler’s Wells Buildings. These buildings have been 
designed with a brick finish in keeping with the appearance of Tower A1, and also 
to provide a link with the proposed materiality of the BBC and Sadler’s Wells 
Buildings.   

7.104. The public realm within the illustrative scheme has been designed in keeping with 
that within the Detailed Element, including materials, landscaping and street 
furniture.  The illustrative scheme also includes the provision of communal 
amenity space at podium level within both blocks, including 280sqm of doorstep 
play space. The illustrative scheme incorporates a series of refuse stores at 
ground floor level, adjacent to the building entrances. The ground floor of the 
indicative scheme has also been designed to include cycle parking at ground and 
first floor level in accordance with London Plan (2016) standards. These would be 
provided in a series of separate cycle stores adjacent to building cores.   

7.105. The illustrative scheme has been designed to include 60 wheelchair accessible 
units (as per M4(3) of Part M of the Building Regulations) equating to 10 per cent 
of the total provision. These would be provided across a range of unit sizes.  The 
remaining 90 per cent of units have been designed as adaptable units (as per 
M4(2) as per M4(2) of Part M of the Building Regulations).  The illustrative 
scheme has been designed to be car-free however there would be 29 blue-badge 
spaces within internal car-parks at ground floor level; equating to approximately 5 
per cent parking provision.   

Phases of Development 

7.106. It is proposed that the Stratford Waterfront development would be constructed in 
two main phases, with the construction of the Detailed Element (Cultural and 
Educational buildings) first, and the Outline Element (Residential) to follow. 
Should planning permission be granted, it is anticipated that construction of the 
Detailed Element would begin in 2019 and that the first building would be 
operational in 2021: whilst construction of the Outline Element would begin in 
2022 and would be ready for occupation in 2028. 

 

 

 

 



 

7.107. The approximate duration of construction activities are set out in the table below: 

Development Plots Approx. duration of construction 
activities (months) 

Detailed Element of Proposed Development (2019-2023) 

UAL London College of Fashion 34 

Carpenters Land Bridge 9 

Retail 6 

Public Realm 12 

V&A 38 

Sadler’s Wells 35 

BBC 32 

Outline Element of Proposed Development (2022 – 2027) 

Residential Plot A 22 

Residential Plot B 33 

Table 9:  Duration of Construction Activities 

Environmental Statement (ES) 

7.108. An ES has been submitted to accompany the Stratford Waterfront hybrid 
planning application. The ES is a document prepared by the applicant containing 
information required to assess the likely significant environmental effects of the 
proposed development.  

7.109. The ES has been submitted in accordance with the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 (the EIA Regulations). 

Regulation 25 Request for Further Information 

7.110. PPDT issued a Regulation 25 request for further information on 21 December 
2018. The request for Further information related to the following ES topics: 

• Cultural Heritage (Archaeology); 

• Socio-economics; and 

• Wind Microclimate. 

7.111. Following discussions and the informal submission of further information and 
clarifications in January and February 2019, PPDT issued a letter on 18 February 
2019 confirming the downgrading of some of the Regulation 25 Items to 
clarifications. The remaining Regulation 25 item related to Wind Assessment. 

Legacy Communities Scheme Planning Consent Variation Proposal (s.73 
Application) 

7.112. The Stratford Waterfront proposal, if consented, would supersede the LCS 
Permission as far as it relates to the Stratford Waterfront Site (PDZ1.1) due to the 
‘slotting out’ of PDZ1.1 from the LCS planning permission pursuant to the 
proposed s.73 application. 



7.113. Planning permission for the LCS was granted on 28 September 2012 (reference 
11/90621/OUTODA), which was the original planning permission. 

7.114. A s.73 planning permission was granted on 11 August 2014 (reference 
14/00036/VAR) which varied the original planning permission to enable the 
accelerated delivery of PDZs 4 and 5 (the ‘First Section 73 Permission’). 

7.115. As a result of the UCL East proposals a Second Section 73 planning permission 
was granted on 03 May 2018 (reference 17/00236/VAR) which varied the 
planning permission by slotting out part of PDZ 1.2 and all of PDZ 2 (The ‘Second 
Section 73 Permission’). A number of LCS conditions were modified, and there 
was an accompanying Deed of Variation to the LCS section 106 agreement 
which varied a number of the planning obligations; and approval of a non-
material amendment application. 

7.116. As a result of the current Stratford Waterfront proposals at PDZ 1.1, the Second 
Section 73 Permission would need to be amended should the outline planning 
application be granted permission.   

7.117. As such, a Third Section 73 application (ref: 18/00471/VAR), which is the subject 
of this report, has now been submitted by the applicant to amend the Second 
Section 73 Permission. 

7.118. This Third Section 73 application seeks to slot out PDZ 1.1 and the triangle of 
open space to the south of the London Aquatics, located in PDZ 1.2 from the 
Second Section 73 Permission (area shaded red in Figure 5). 

7.119. Figure 7 shows a comparison of the Stratford Waterfront Planning Application 
Site boundary (red) with the LCS planning permission boundary (blue).  

7.120. This Third Section 73 application seeks to achieve the slot out by modifying, a 
number of conditions imposed on the LCS Permission (as varied by the Second 
Section 73 Permission).  In conjunction with this, the applicant is seeking 
variations to the triggers for a limited number of planning obligations in the LCS 
s.106 Agreement, principally related to open space and social infrastructure 
provision to appropriately reflect the reduction in development as approved under 
LCS permission. 

 



 

 

Figure 5: Areas (Shaded red) to be ‘Slotted Out’ of the LCS through the 
Section 73 application 

 

Figure 6: LCS Development Parcel Boundaries for PDZ1.1 



 

 

 

Figure 7: shows a comparison of the Stratford Waterfront Planning Application 
Site boundary (red) with the LCS planning permission boundary (blue) 

8. POLICIES & GUIDANCE 

8.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
planning decisions to be made in accordance with the Development Plan unless 
materials considerations indicate otherwise.   

8.2. For the purposes of s.38(6) of the Planning and Compulsory Purchase Act 2004, 
the adopted ‘Development Plan’ for this site consists of The London Plan (March 
2016) and The London Legacy Development Corporation Local Plan (July 2015). 
The contents of the Government’s National Planning Policy Framework (NPPF) 
are also material considerations in the determination of applications.   

National Planning Policy Framework (February 2019) 

8.3. The National Planning Policy Framework sets out the Government’s planning 
policies for England including the presumption in favour of sustainable 
development.  It is a material consideration in the determination of all 
applications. The policies in the NPPF are material considerations in the 
determination of applications.     

8.4. The following NPPF sections are relevant to this proposal: 

2.  Achieving sustainable development 

4.    Decision making  

5.    Delivering a sufficient supply of homes 

6.    Building a strong, competitive economy 

8.    Promoting healthy and safe communities 

9.    Promoting sustainable transport 

10.  Supporting high quality communications 



11.   Making effective use of land 

12.   Achieving well-designed places 

14.   Meeting the challenge of climate change, flooding and coastal change 

16.   Conserving and enhancing the historic environment 

   The London Plan (consolidated with alterations – March 2016) 

8.5. The following London Plan policies are relevant to this proposal: 

2.4  The 2012 Games and Their Legacy 

2.9  Inner London 

2.14  Areas for Regeneration 

2.15 Town Centres  

3.3  Increasing Housing Supply  

3.4  Optimising Housing Potential  

3.5  Quality and Design of Housing Developments  

3.6  Children and young people’s play and informal recreation facilities  

3.7 Large residential developments  

3.8  Housing Choice 

3.9  Mixed and Balanced Communities  

3.10  Definition of Affordable Housing  

3.11  Affordable Housing Targets 

3.12 Negotiating Affordable Housing on Individual Private Residential and 
Mixed Use Schemes 

3.13 Affordable Housing Thresholds  

3.16   Protection and enhancement of social infrastructure 

3.18 Education facilities  

4.1 Developing London’s Economy  

4.6  Support for and enhancement of arts, culture, sport and entertainment 

4.12  Improving Opportunities for All  

5.1  Climate Change Reduction  

5.2  Minimising Carbon Dioxide Emissions  

5.3  Sustainable Design and Construction  

5.5  Decentralised Energy Networks  

5.6 Decentralised Energy in Development Proposals 

5.7  Renewable Energy 

5.9  Overheating and cooling  

5.11  Green Roofs and Development Site Environs  

5.12  Flood Risk Management 

5.13  Sustainable Drainage 

5.14  Water Quality and Wastewater Infrastructure  

5.15  Water Use and Supplies  



5.21  Contaminated Land 

6.3  Assessing Effects of Development on Transport Capacity  

6.9  Cycling  

6.10  Walking  

6.13  Parking 

7.1  Lifetime neighbourhoods  

7.2  An Inclusive Environment  

7.3  Designing out Crime 

7.4  Local Character  

7.5  Public Realm  

7.6  Architecture 

7.7  Location and Design of Tall and Large Buildings  

7.8  Heritage Assets and Archaeology 

7.11  London View Management Framework  

7.12  Implementing London View Management Framework  

7.13  Safety, security and resilience to emergency  

7.14  Improving Air Quality  

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

7.19  Biodiversity and Access to Nature 

7.21  Trees and woodlands 

7.24  Blue Ribbon Network 

7.27 Blue Ribbon Network: Supporting Infrastructure and Recreational Use 

8.2  Planning Obligations 

London Legacy Development Corporation Local Plan (July 2015) 

8.6. The Legacy Corporation Local Plan (adopted July 2015) is the relevant Local 
Plan for the Legacy Corporation area.  A review of the Local Plan has been 
undertaken and the proposed changes to the Local Plan have been submitted to 
the Secretary of State in accordance with Regulation 22 of the Town & Country 
Planning (Local Planning) (England) Regulations 2012. The proposed changes 
have a material weight in making planning decisions, with the weight that can be 
attributed to individual changed policies being related to whether that change has 
been challenged through response to consultation on the Publication Draft 
Revised Local Plan (October 2019) undertaken in accordance with Regulation 19 
of the Local Planning Regulations. 

8.7. Where the weight of new policies or policy changes are affected in this way, this 
report outlines this within the specific assessment of the proposal against that 
relevant policy. The revised Local Plan will only gain its full material weight and 
replace the current Plan once it has been adopted following conclusion of the 
Examination. 

8.8. Policies in the adopted Local Plan which are relevant to the consideration of this 
submission are: 

SP.1  Building a strong and diverse economy  

SP.5  A sustainable and healthy place to live and work  



B.1 Location and maintenance of employment uses 

B.2  Thriving town, neighbourhood and local centres  

B.5 Increasing local access to jobs, skills and employment training 

B.6  Higher education, research and development 

H.1 Providing a mix of housing types 

H.2  Delivering affordable housing 

BN.1  Responding to place 

BN.2  Creating distinctive waterway environments  

BN.3  Maximising biodiversity  

BN.4  Designing residential schemes  

BN.5  Requiring inclusive design 

BN.7  Improving Local Open Space  

BN.8  Maximising opportunities for play  

BN.9  Protecting key views  

BN.10 Proposals for Tall Buildings  

BN.11 Reducing noise and improving air quality  

BN.12 Protecting archaeological interest  

BN.13 Improving the quality of land  

BN.16 Preserving or enhancing heritage assets  

T.2  Transport improvements  

T.3  Supporting transport schemes  

T.4  Managing development and its transport impacts  

T.5  Street network  

T.6  Facilitating local connectivity  

T.7 Transport Assessments and Travel Plans  

T.8  Parking and parking standards for new development  

T.9  Providing for pedestrians and cyclists  

S.1  Health and well-being  

S.2  Energy in new development  

S.3  Energy infrastructure and heat networks  

S.4  Sustainable design and construction  

S.5  Water supply and waste water disposal  

S.6  Waste reduction  

S.7  Overheating and urban greening  

S.8  Flood risk and sustainable drainage measures 

 Site Allocation SA3.2 – Stratford Waterfront East  
 
 
 
 



8.9. Other Relevant Material Considerations 

• Mayor of London - Olympic Legacy SPG (2012) 

• Mayor of London - Shaping Neighborhoods: Play and Informal Recreation 
SPG (2012) 

• Mayor of London - Housing SPG (2016)  

• Mayor of London - Affordable Housing and Viability SPG (2017) 

• LLDC - Carbon Offset SPD (2016) 

• LLDC - Planning Obligations SPD (2016) 

• LLDC – Consultation Draft Night-time Economy SPD (2019)  

• LLDC – Design Quality Policy (2019) 

• Hackney Wick Conservation Area Appraisal (2014) 

• Fish Island and White Post Lane Conservation Area Appraisal (2014) 

 
The draft New London Plan (December 2017 with minor suggested changes 
July 2018)  

8.10. The London Plan (Consolidated with alterations since 2011) is the Mayor of 
London’s Spatial Development Strategy published in accordance with the 
provisions of the Greater London Authority Act 1999 (as amended). It forms part 
of the Development Plan for the Legacy Corporation area and therefore has 
material weight in planning decisions. 

8.11. The Mayor of London published a draft New London Plan for consultation in 
November 2017. This, along with proposed minor suggested changes (July 2018) 
has been submitted for an Examination in Public (EiP) to the Secretary of State 
and the EiP is currently underway. Its policies have material weight in making 
planning decisions with that weight being greater for those policies that have not 
been challenged through response to consultation. It will replace the current 
London Plan once the Mayor has received the Examination Panel’s report and 
published a final version. 

8.12. This report makes reference to policies within the draft New London Plan where 
they are directly relevant to the assessment of the application proposal. However, 
the relevant development plan policies remain those within the current London 
Plan (March 2016) and the LLDC Local Plan (July 2015). 

8.13. The following draft new London Plan policies are relevant to this proposal: 

GG1  Building strong and inclusive communities  

GG2  Making the best use of land 

GG3 Creating a healthy city 

GG4  Delivering the homes London needs 

GG5  Growing a good economy 

GG6  Increasing efficiency and resilience 

D1 London’s form and characteristics  

D2 Delivering good design   

D3 Inclusive design  

D4  Housing quality and standards 

D5  Accessible housing 



D6  Optimising housing density 

D7  Public realm 

D8  Tall buildings  

D10  Safety, security and resilience to emergency 

D11  Fire safety 

D13 Noise  

H5 Delivering affordable housing 

H6 Threshold approach to applications 

H7 Affordable housing tenure 

H12 Housing house mix  

S3  Education and childcare facilities  

S4  Play and informal recreation  

E11  Skills and opportunities for all  

HC5  Supporting London’s culture and creative industries  

HC6  Supporting the night-time economy  

G5  Urban Greening  

G7  Trees and woodlands  

SI1  Improving air quality 

SI2  Minimising greenhouse gas emissions 

SI4  Managing heat risk  

SI12 Flood risk management  

SI13 Sustainable drainage  

SI15  Water infrastructure  

SI17  Reducing waste and supporting the circular economy  

T1 Strategic approach to transport  

T3  Transport capacity, connectivity and safeguarding  

T4  Assessing and mitigating transport impacts 

T5  Cycling  

T6 Car parking  

T6.1  Residential parking 

T6.3 Retail parking  

T7  Freight and servicing  

T9  Funding transport infrastructure through planning  

DF1 Delivery of the Plan and Planning Obligations  

 

 

 

 

 



9. CONSULTATIONS 

Statement of Participation 

9.1. A Statement of Participation (SoP) has been submitted in support of the Stratford 
Waterfront application. In the SoP the applicant describes the pre-application 
involvement process by outlining the methodology used, presenting the 
information collected throughout the consultation process, and showing how the 
findings have shaped the development of the proposals. This is set out in 
summary below. The SoP also sets out next steps for engagement. 

Community & Public Consultation  

9.2. Community and public stakeholders who were involved in the pre-application 
consultation comprises of the following: groups including local residents and 
members of the general public living and / or working around the Queen 
Elizabeth Olympic Park; local amenity / interest groups, local facilities / centres; 
staff, pupils and the parents from local schools; young people living in the area, 
including The Legacy Youth Voice group; and other stakeholders including faith 
groups, life learning / elderly groups and businesses.   

9.3. The community consultation process for redeveloping East Bank commenced in 
winter 2015 with a year-long consultation programme to inform the design of the 
scheme, which concluded in Autumn 2016.  This process involved sharing the 
draft masterplan and raising awareness of the project with local stakeholders, 
people living and working in and around the Park, and staff and patrons of the 
partner institutions. Following feedback from Historic England and Royal Parks 
about potential impacts of the proposed residential towers on protected views, 
the scheme underwent a re-design; and the proposals were not taken forward. 

9.4. Prior to the re-design a review of the comments from 4,900 local residents, 
students and businesses who took part in the 2015/16 consultation events was 
undertaken to understand the key messages and findings from respondents.   

9.5. In Autumn 2017 consultation events were held which centred on raising 
awareness of the project and introducing the new concept masterplan and design 
principles.  In the late spring of 2018, a further round of consultations was held to 
share a greater level of detail on the emerging proposed masterplan and initial 
designs for the individual buildings and public spaces.   

9.6. Feedback from each of these rounds of consultation was used to inform the work 
of the design team, helping to finalise the masterplan and detailed designs of the 
project. 

9.7. The final stage of consultation by the applicant was undertaken in Autumn 2018, 
to share information about the scheme and showcase the project masterplan and 
overview of each partner building. 

9.8. The applicant has advised that since winter 2015, over 7,000 people were 
engaged in person in the community and public consultation process on the 
Stratford Waterfront proposals, carried out through pop-up events, public 
exhibitions, workshops and schools engagement. The following events and 
outreach activities were carried out by the applicant team at pre-application 
stage: 

• 23 public exhibition days; 

• 22 pop-up events; 

• 21 workshops;  

• 3 design charrette days; and 

• 17 outreach events.  
 
 



Technical and Statutory Stakeholder consultation 

9.9. Alongside the pre-submission community consultation, a number of workshops 
and meetings have taken place involving a range of technical stakeholders and 
statutory stakeholders, including the London Borough (LB) of Newham, LB Tower 
Hamlets, LB Hackney, LB Waltham Forest, Greater London Authority (GLA), 
Transport for London (TfL), Environment Agency, Network Rail, Highways 
England, Thames Water, Docklands Light Railway, Historic England, Natural 
England, Sport England, London City Airport, Civil Aviation Authority, and Utilities 
providers, which has helped inform the design of the development.   

Members’ briefings 

9.10. Members of the Planning Decisions Committee received a number of pre-
application briefings from the applicants on the proposed development of the 
Stratford Waterfront project between mid-2017 and October 2018; and a post-
submission briefing of the application proposals by PPDT officers in February 
2019. The principal issues and questions raised by members during those 
briefings are summarised, by topic, below. The discussion and comments made 
by members were to assist the applicant to help them to inform their proposals; 
and accordingly are not indicative of, nor do they amount to, pre-determination of 
the proposals.   

Regeneration 

9.11. Members recognised the opportunity and potential for growth that the scheme 
could bring in principle, and felt it very important that economic benefits such as 
jobs for local people would arise from the successful proposal.  

Housing, including Affordable Housing 

9.12. Members recognised the welcome shift to include 35 per cent affordable housing 
into the scheme. Members queried how the portfolio approach to 50 per cent 
provision could be secured, and its compliance with relevant policy tests and the 
tests for s.106 legal agreements. They wanted to know whether the portfolio 
approach is subject to the Mayor of London’s fast track viability threshold 
approach or not; what the narrative is for the portfolio approach in the context of 
progress against the approved LCS housing development; whether it is 
acceptable to have only intermediate housing (as the only affordable housing 
tenure) at Stratford Waterfront, along with market housing; how the tenure mix 
complies with planning policy; and could ‘pepper-potting’ of affordable dwellings 
be achieved. They also asked about how mixed and balanced communities could 
be achieved if there is to be a very high provision of affordable housing at Rick 
Roberts Way; what the impact of the gasholders close to the Rick Roberts Way 
site would be on developing that land in the future as part of the portfolio 
approach; and said that there was a need to ensure that there is an appropriate 
housing mix. 

Community Outreach  

9.13. Members wanted to ensure that the cultural and educational partners in the 
scheme could adequately demonstrate a robust and inclusive approach to 
engaging with existing and emerging communities; and to understand how this 
could be secured in Planning. They were also keen to know, and stressed the 
importance of, how the partners would continue with community engagement 
throughout the life of the project. 

Design 

9.14. Members welcomed the approach to design development and review of the 
buildings; though they encouraged the applicant to explore opportunities to 
extend the proposals beyond the red line, including over and beyond Carpenters 
Road; and they wanted to understand why all of the culture/education buildings 



could not be joined and accessed internally. They also wanted to ensure an 
appropriate scale for the LCF building would be achieved; and to be reassured 
that the large internal spaces at LCF would be usable. Potential improvements to 
the BBC building entrance were also discussed. They wanted to be sure that the 
impact of the proposed masterplan on the setting of the London Aquatics Centre 
would be well considered; and they wanted to understand the views of the 
development from the watercourses. Members wanted to be confident that fire 
safety provisions within the buildings would be adequate. Members also said that 
the scheme must be a welcoming place, accessible to all, incorporate good 
place-making and draw the local community in. They expected that the public 
realm and Carpenters Road would be activated and animated. 

Public Realm: 

9.15. Members considered it important that there would be a robust assessment of 
wind conditions and usability of the public realm; that quality and robustness of 
landscaping be achieved. They thought it important that there would be the ability 
to host a range of activities, with ease of movement around the site for 
pedestrians and cyclists. Members wanted to be sure that there would be proper 
management, including to ensure public access as necessary; and, in particular, 
that there would be effective management of the site on the busier days in the 
Park, during stadium and QEOP events They also stressed the importance of 
ecology and biodiversity to the scheme. 

Transport  

9.16. Members wanted to understand the proposed provision for coach parking and 
cycle parking, and to ensure that they would be sufficient available; and stressed 
the need for a robust assessment of transport impact arising from the scheme, 
particularly on Stratford Station. They said that the development must mitigate its 
own impacts in all respects. 

Planning application consultation  

9.17. In the interests of community engagement, and in accordance with statutory 
requirements, the planning applications have been extensively publicised by 
PPDT. There have been two rounds of consultation on the hybrid planning 
application (ref: 18/00470/OUT) and one round of consultation on the Section 73 
application (ref: 18/00471/VAR). The consultation process and responses 
received have been summarised below by reference to each consultation period. 

9.18. The applications were first consulted upon on 26th November 2018.  

9.19. Further information relating to the hybrid planning application was submitted to 
the Local Planning Authority in February 2019, in response to an EIA Regulation 
25 request, and was subject to a further round of consultation, comprising those 
who commented on the first round of consultation and statutory and non-statutory 
consultees.  

First round of consultation – commenced 26th November 2018 

9.20. The hybrid planning application and the Section 73 application were advertised in 
the Newham Recorder (published 28th November 2018), Hackney Today 
(published 3rd December 2018) and East London Advertiser (published 29th 
November 2018).   

9.21. 18 site notices were displayed around the site. 

 

 

 

 



9.22. A total of 3,982 neighbour letters were sent to surrounding residents, local 
businesses and local interest groups to advise that the applications had been 
received and to seek their comments. The letters also informed 
residents/businesses/interested parties of two consultation drop-in events that 
were being held by the Local Planning Authority on 4th December 2018 at the 
London Aquatics Centre, and 5 December 2018 at Stratford Library.  

9.23. The drop-in event provided information about the proposals in the form of 
exhibition boards and the application documents. It also provided an opportunity 
for local people to ask any questions of planning officers who were present at the 
event. 37 people attended the event. A summary of neighbour responses to the 
public consultation exercise is set out below. 

9.24. Consultation letters were sent to statutory and non-statutory consultees (see 
Appendix 3 for the list of consultees). The application was referred to the GLA to 
consider for Stage 1. The GLA response is summarised in Table 12 (Second 
round of consultation), as it was received on 13th March 2019 after the Regulation 
25 consultation. 

9.25. The following representations were received: 

Table 10: First round of consultation responses 

First round of consultation 

Consultee 
(date response 
received) 

Comment 

Crossrail 
(04.12.18) 

18/00470/OUT 
Crossrail Limited do not wish to make any comments on the application. 
 

London 
Underground – 
Asset Protection 
(06.12.18) 

18/00470/OUT 
The planning applicant is in communication with TfL engineers with 
regard to the development above. Subject to the applicant fulfilling the 
legal requirements in place and formed under 
agreement with TfL, we have no objection to make on this planning 
application. 
 
18/00471/VAR 
No comment to make on this application. 
 

National Grid 
(06.12.18) 

18/00470/OUT 
No objection to the above proposal which is in close proximity to our 
high voltage transmission underground cable. 
 

London City 
Airport 
(11.12.18) 

18/00470/OUT  
London City Airport has no objection provided that the following 
condition is added to the application going forward: 
No cranes or scaffolding shall be erected on the site unless and until 
construction methodology and diagrams clearly presenting the location, 
maximum operating height, radius and start/finish dates for the use of 
cranes during the Development has been submitted to and approved by 
the Local Planning Authority, the Local Planning Authority having 
consulted London City Airport. 
 
Officers’ comments: Condition is included. 
 
18/00471/VAR  
London City Airport has no objection. 
 



LB Tower 
Hamlets – 
Planning 
(11.12.18) 

18/00470/OUT & 18/00471/VAR  
LBTH Planning has no comments to make on this application. 

Historic England 
– GLAAS 
(10.12.18) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(11.02.19) 

18/00470/OUT  
The application site overlies a projected Roman road line crossing the 
Lea Valley. Authorities on the subject are united in agreement that a 
Roman river crossing or crossings would have existed in the area, as 
part of the commercially and politically important Roman roads linking 
Londinum with Colchester, Chelmsford and Great Dunmow. It is 
disappointing that the piling impact on any surviving Roman river 
crossing is not discussed in the submission, despite advice from this 
office to the applicants in the past on this subject. 
Although bulk excavation for basements at the site is unlikely to create 
significant archaeological impact given the depth of made ground at the 
site, the deeper piling may affect important remains. A key question 
over the heritage impact from piling has not been addressed as part of 
the ES. 
It is recommended that the archaeological assessment be updated with 
information on the likely piling impact and measures to be taken to 
identify and preserve any Roman river crossing as a Reg 25 request. 
Should the LPA seek to determine the application in the absence of this 
information, GLAAS would be grateful of the opportunity to comment 
further. 
 
Officers’ comments: The Applicant’s consultant provided the following in 
their clarification note dated 20 December 2018: 
‘The evidence presented shows that the Site lay within the main river 
channel during the Roman period, and therefore making it unsuitable for 
a ‘road’ to cross at this point. […] it is considered that there would have 
been no fixed line for crossing the Lea valley in this area and that the 
river would have been traversed by boat or crossing points utilising the 
higher ground depending on the season. As a result of this physical 
evidence of these crossing points would be extremely limited.’ 
 
On 11.02.19 GLAAS responded and requested an assessment of piling 
impact. 
  
Officers’ comments: PPDT’s consultant advised that that it is not 
considered to be possible to robustly assess the impact upon the 
Roman road, when the location cannot be defined sufficiently to allow 
the effect of the piling to be analysed. It is therefore considered that 
sufficient information has been provided at this stage and that the 
potential for archaeological remains to be discovered during 
construction can be suitably addressed through the implementation of 
appropriate conditions, such as a watching brief; as per the enabling 
works approval. On the advice of PPDTs environmental consultant, this 
request has been downgraded to a Clarification. Condition has been 
attached. 
 

Historic England 
(12.12.18) 

18/00470/OUT  
Do not wish to offer any comments.  Suggest that you seek the views of 
your specialist conservation advisers, as relevant. 
 
Officers’ comments: PPDT’s heritage advisor has been consulted, and 
raises no objections to the proposal. 
 



18/00471/VAR  
Do not wish to offer any comments.  
 

Environment 
Agency 
(12.12.18) 

18/00470/OUT  
No objections to the proposed development.  

- Fluvial Flood Risk: Advised that EA is happy to assess the 
proposed development site as Flood Zone 1, where the site is 
not expected to flood.  

- Tidal Flood Risk: EA considers this development to be at a low 
risk of flooding.  

LLDC should assess the adequacy of evacuation arrangements, and 
consult emergency planners.  
 
EA advice to Applicant that the Environmental Permitting (England and 
Wales) Regulations 2016 require a permit to be obtained for certain 
activities within proximity to a river. 
 
Officers’ comments: LB Newham Emergency Planner and the London 
Fire Brigade have been consulted, but no response has been received 
from either A Fire Strategy that would include further details on 
evacuation arrangements for the LPA’s approval is secured by condition  
 
Informative on EA permit attached.  
 
18/00471/VAR  
No objections to the proposed development. 
 

Port of London 
Authority 
(13.12.18) 

18/00470/OUT  
No comments to make with regard to the proposed development. 

Sport England 
(13.12.18) 

18/00470/OUT  
Object to this application as the development is increasing the local 
population, thereby increasing demand on sports facilities, with no 
mitigation proposed to address this impact. 
 
Officers’ comments: The QEOP benefits from very good provision of 
sports facilities, and it is not considered appropriate for additional 
facilities to be provided for within or for this development. Furthermore, 
less residential units are proposed on the Stratford Waterfront site than 
were consented through the Legacy Communities Scheme on PDZ1.1. 
Despite this lesser impact, the LCS mitigation remains unchanged, 
resulting in an over provision of social infrastructure mitigation. 
Therefore, the mitigation is more than adequate for the increase in 
population (see socio-economic section).  
 
18/00471/VAR  
The proposed development does not fall within either our statutory remit 
(Statutory Instrument 2015/595), or non-statutory remit (National 
Planning Policy Guidance (PPG) Par. 003 Ref. ID: 37-003- 
20140306), therefore Sport England has not provided a detailed 
response in this case, but would wish to give the standard advice. 
 

Natural England 
(14.12.18) 

18/00470/OUT  
The letter provides Natural England’s formal advice for LLDC 
applications affecting the QEOP and environs with specific reference to 
the planning obligation to deliver the Olympic Park Biodiversity Action 
Plan (BAP).  



 
The site should include clear construction codes of conduct guidance 
on working in and around the established BAP Habitats. Recommends 
a series of conditions to prohibit/restrict the following: 

- Dumping or storing of machinery / materials within the BAP 
habitat boundary; 

- Trampling of BAP habitat; and 
- Vehicular access across adjacent areas of BAP habitat. 

 
The potential impact of hydrological pollution via runoff from 
construction sites should be fully accounted for in any impact 
assessment. 
The protection of protected species, for example against lighting during 
major events should be secured by condition or inclusion into the QEOP 
construction code of conduct. 
It is strongly advised not to revise any areas targeted for species-rich 
grassland in favour of other habitats listed for creation works on site. 
Landscaping on site should use local native species. 
Nest boxes for swifts and nesting opportunities for black redstarts, for 
example, should be included in conjunction with habitat creation. 
The incorporation of green and brown roofs and green walls is 
encouraged. 
 
Officers’ comments: The Code of Construction Practice (CoCP) sets out 
the provisions to ensure the BAP habitats are protected during 
construction. The CoCP also covers the control of pollution of surface 
water, the protection of species and habitats in line with the LCS 
Ecology Management Plan. A condition is recommended to secure the 
CoCP. Details of lighting would be secured by condition. Also see the 
landscaping and biodiversity sections. 
 
18/00471/VAR  
No comments to make. 
 

Theatres Trust 
(18.12.18) 

18/00470/OUT  
The Trust welcomes and supports the provision of this new theatre for 
Sadler’s Wells which will further enhance and expand cultural provision 
in East London in line with Objective 1 and Strategic Policy SP1 of the 
LLDC Local Plan (2015) and the vision which promotes Queen 
Elizabeth Olympic Park as a global centre for cultural excellence. The 
theatre would also contribute towards the delivery of Site Allocation 
SA3.2. It will help improve the area’s attractiveness and vitality, 
supporting its growth and attractiveness as a place to live, work and 
visit.  
In terms of internal layouts and operations, they are generally 
supportive of what has been proposed, but comment that:  

- The ‘Green Room’ seems distant from other backstage provision 
for performers and the dressing rooms may benefit from some 
natural daylight.  

- The indicative seating layouts do not show wheelchair spaces; a 
minimum of six places would be required ideally in a variety of 
locations across the auditorium.  

- The box office and cafe/restaurant is quite distant from the 
north-east entry, so they would advise that sufficient wayfinding 
is in place.  

They support the large foyer area and ground floor café/restaurant, 
which is conducive for utilisation outside of performances to help bring 



people into and engage with the building thus boosting the theatre’s 
community benefit. They also appreciate the building’s external design 
and appearance, which helps give the theatre identity and prominence 
within this emerging commercial, cultural and residential 
neighbourhood.  
In conclusion, they say that they support the theatre element of this 
proposal and, notwithstanding the appropriateness of the rest of the 
site, recommend the granting of planning permission. 
 
Officers’ comments: As future tenants and operators, Sadler’s Wells 
has been fully engaged in the brief for the building and its design and 
sign-off. The plot constraints (both size and level change – 8m between 
F10 bridge and Carpenters Road) has resulted in a vertically planned 
building with the stage at Carpenters Road level. In order for the 
dressing rooms to be adjacent to the stage, Sadler’s Wells agreed that 
they could be under the podium level, where lighting would be through 
mechanical means. The alternative location would have been 3-4 floors 
above stage level. 
 
Sadler’s Wells confirmed that the Green Room must have natural 
daylight and therefore it would be located above the foyer level with 
floor to ceiling windows. It would be accessed by the back of house stair 
which would be used only by performers and technical staff.  
Wayfinding to ensure easy access and ease of orientation around the 
building is proposed. 
 

Ministry of 
Housing, 
Communities & 
Local 
Government 
(19.12.18) 
 

18/00470/OUT  
No comments to make on the ES. 

LB Hackney – 
SuDS 
(21.12.18) 

18/00470/OUT  
The development will have minimal impacts to LB Hackney in terms of 
flooding and drainage as it is located downstream of the Hackney 
catchment, no further comment on the application. 
 

LB Newham – 
Planning 
(04.01.19) 

18/00470/OUT  
Masterplanning: Limited information on how the development of this 
separated plot will be carried out successfully in conjunction with the 
surrounding area. 
 
Officers comments: The DAS sets out how the development proposals 
have been designed to tie in with the existing and emerging context, 
including consideration of design principles such as massing, and also 
pedestrian and cycle connections. See design section below. 
 
Affordable and Family Housing: LBN objects to the application on the 
grounds of inadequate provision of affordable and family housing. 35 
per cent affordable housing proposal on public land, all of which will be 
intermediate, would not meet the needs of Newham residents and is not 
consistent with the London Plan. Insufficient weight has been given to 
the provision of 3-bed plus family housing.  
 
Officers’ comments: The planning application includes 35 per cent 
affordable housing on Stratford Waterfront, but as part of the Portfolio 



Approach across its three remaining sites, would overall comprise 50 
per cent affordable housing across Stratford Waterfront, Pudding Mill 
and Rick Roberts Way. See Affordable housing section below and 
s.106 Heads of Terms.  
 
Employment: Will local labour (both construction and operational phase) 
as well as apprenticeships and local supply chain will be secured as 
part of a S106 Agreement? 
 
Officers’ Comments: LLDC and the Partners have local employment 
and training targets which would be secured in s.106. See Employment 
and skills section below and s.106 Heads of Terms. 
 
Community Uses: LBN seeks assurances that the proposals will be of 
benefit to the local community. They request that consideration should 
be given to community access including, but not limited to, the provision 
of flexible spaces that can be hired by the local community at affordable 
prices. 
 
Officers’ Comments:  The employment and skills section sets out 
community outreach programmes that would be secured by s.106. 
Space for community use was secured in the wider area in the LCS, 
including in Chobham Manor, Sweetwater, and at Bobby Moore 
Academy and Mossbourne Academy. Provision has also secured in the 
East Bank project for community use of space in the ground floor of 
UCL East. 
 
Education: Based on some assumptions as to the split of the potential 
units the proposals could generate a child yield of 184 which under 
S106, would have required a financial contribution of £1,264,000 
towards education. 
 
Officers’ Comments: The projected population from Stratford Waterfront 
is less than would have been delivered under the LCS Permission on 
this site. The school and education provision secured through the LCS 
permission has not been amended and therefore there would be an 
overprovision of education facilities on the wider Queen Elizabeth 
Olympic Park. Therefore, a contribution towards education provision is 
not considered to be necessary.  See social infrastructure section.  
 
Highways: Suggested conditions relating to the adoption of Carpenters 
Road and Pool Street:  
1. Prior to commencement of the proposed development the Applicant 
is required to enter into a s.38 Highways Act 1980 Agreement with the 
Council to agree adoption of the Streets of Carpenters Road and Pool 
Street and the proposed Pedestrian / Cycle bridge as highways 
maintainable at public expense. In the absence of the above noted 
Agreement it will be Imperative that the Council as the Highway 
Authority issues an Advance Payments Code (APC) notice under ss. 
219 – 225 of the Highways Act 1980 for the purpose of securing funds 
to construct the Streets of Carpenters Road, Pool Street and the 
Pedestrian / Cycle bridge to an acceptable standard. Initial 
assessments puts the APC bond value in respect of Carpenters Road, 
Pool Street and the Pedestrian / Cycle bridge at £20 million.  
2. The Applicant is required to make provision to provide that all access 
routes onto and within the proposed development are constructed in 



accordance with the: Design Manual for Roads and Bridges (DMRB) as 
published by the Highways Agency.  
 
Officers’ comments: See s.106 Heads of Terms. 
 
Cycling and Cycle Parking:  

• HVM measures are recommended at the junction of Carpenters 
Road and the Loop Road to prevent through-movement. A long-term 
traffic management approach for the Loop Road and Carpenters 
Road is recommended. 

• Lighting and CCTV should be provided along the diversion route of 
the towpath and F09. 

• The new cycle connection on the Carpenters Land Bridge and the 
ramped access from the F10 bridge to the Waterworks Riverside 
path are welcomed.  

• Consideration should be given to widening the Waterworks River 
path beyond the 4m for maintenance vehicles to minimise 
pedestrian/cyclist conflict. 

• Carpenters Land Bridge is potentially narrow for shared use where 
seating is provided. More detail on the dimensions and gradient of 
the new ramped connection from the F10 Bridge for cycle assess is 
required.  

• Consideration should be given to upgrading the cycle lanes on 
Carpenters Road to have full or light segregation to increase the 
perceived safety of cycling access to the development.  

• Consideration should be given to a bus stop bypass at the existing 
westbound bus stop G ‘Carpenters Road’ to increase 
actual/perceived safety and reduce interaction and conflict between 
buses and people cycling.  

• Object to the 9 blue badge bays, 4 taxi drop-off bays, and 2 car club 
spaces within inset bays on Carpenters Road, as this will induce 
conflicting movements between people cycling in the existing 
westbound cycle lane and vehicular movements accessing these 
bays, and also compromise the ability of the future highway authority 
(when adopted) to improve the cycling and walking facilities (in 
terms of width and construction). The bays proposed should be 
provided within the development site via the servicing accesses 
shown.  

• The services accesses shown should be designed with a continuous 
footway treatment across the junction to induce the slowest possible 
vehicle speeds.  

 
Officers’ comments: The proposed diversion route follows existing lit 
pedestrian / cyclist routes through the Park.  
It its proposed that seating would be provided every 50m along the 
Carpenters Land Bridge to facilitate mobility impaired people. The clear 
width is considered to be appropriate (see the Transport section below). 
Graded routes would be a maximum of 1:21 within the site. The 
minimum clear width of the ramp from F10 bridge is 2.5m. Minimum 
width of 4m for the Waterworks River Path is considered to be sufficient 
to minimise potential conflicts between walking and cycling. 
 
A workshop with LB Newham Highways has taken place and further 
details provided to demonstrate that the inset bays on Carpenters Road 
are of a generous depth (3.5m minimum) that would not result in vehicle 
and cycle conflict. See the Transport section below. 



 
Flood Risk Management and Sustainable Drainage: LBN is the Lead 
Local Flood Authority (LLFA). Even though the proposed surface water 
management approach is based on the pre-London Olympics master 
drainage strategy for Queen Elizabeth Park, discharging surface water 
at unrestricted rate scores low in the SUDS hierarchy.  
LLFA is not sure the watercourse could be deemed tidal waters (EA 
should clarify this) and considering that downstream riparian owners 
could be impacted (river banks scour) as to their responsibility to 
maintain flood defences (river walls etc.) the neutrality should be 
demonstrated also in terms of cumulative impact by other development 
within Queen Elizabeth park adopting a similar approach in terms of 
surface water management.  
LLFA expects a sustainable drainage strategy maximising SUDS use, 
reducing surface water flood risk and to prevent scour from discharging 
to the river.  
LLFA request a condition relating to surface water drainage. 
 
Officers’ comments: See Flood Risk and Surface Water Management 
sections below. A condition is recommended relating to surface water 
drainage.  
 

NATS 
Safeguarding 
(21.12.19) 
 
 
 
 
 
 
 (09.01.19) 

18/00470/OUT & 18/00471/VAR 
Based on our preliminary technical findings, the proposed development 
does conflict with our safeguarding criteria. Accordingly, NATS (En 
Route) plc objects to the proposal. We will notify you within 4-6 weeks 
of the results of our operational assessment. Only if this assessment 
shows the impact to be acceptable we will be able to withdraw our 
objection.  
 
Following a further assessment of the existing and planned buildings 
forming part of the Stratford Waterfront, NATS has noted that no 
elevations are planned to exceed 100m AOD. As such, it is now 
satisfied that the impact on its infrastructure due to the number of high 
rise developments, is acceptable. Accordingly NATS withdraws its 
objection to the scheme. 
 

London Cycling 
Campaign 
(04.01.19) 

18/00470/OUT 
Objects to the planning application because it does not meet policies or 
targets for active travel set out in the Mayor’s Transport Strategy and 
the London Plan. The application incorrectly presents cycling 
infrastructure in the QEOP as of a high standard even though it is not in 
accordance with the Mayor’s London Cycle Design Standards (2014) 
and his Cycling Action Plan (2018). In consequence the applicant does 
not offer mitigation or remedial measures to address the failings of 
current and proposed cycling facilities and also does not seek to 
address adequately or forestall the expected growth of induced traffic in 
the QEOP.  
 
Officers’ comments: See the section on cycle parking in the Transport 
section below. 
 

Newham 
Cyclists 
(04.01.19) 

18/00470/OUT 
Cycling infrastructure needs to be of high quality in order to meet GLA 
policies. 
Financial contributions toward cycling improvements are required to 
overcome the failings of cycling provision. Compliance with minimum 



cycling infrastructure requirement perpetuates this. The residential 
scheme should meet draft London Plan cycle parking requirements. 
The upgrade to Carpenters Road is not of sufficient ‘Low Traffic 
neighbourhood’ ethos quality. Loop Road and Marshgate Lane would 
be improved to provide accessibility for eastbound cycling traffic 
towards Stratford High Street. Riverside routs should be created 
alongside Waterworks River. Some proposed junctions are considered 
to be unsafe or compromise active travel modes. 
Are the proposed new graded routes connection between the podium 
level on the F10 Bridge down to the Waterfront Level ramps? 
 
Officers’ comments: see the Transport section below. 
 

Canals & Rivers 
Trust 
(10.01.19) 

18/00470/OUT 
Based on the information available our substantive response is to 
advise that suitably worded conditions are necessary to address these 
matters.  
 
Impact on the character and appearance of the waterway corridor - 
The waterway is not particularly well connected to the public space. 
More could be made of the waterside promenade, possibly by sculpting 
out stepped terracing to allow people to interact between and more 
directly with the waterway. 
Rationalisation of cycle storage is required, as the provision of cycle 
racks at lower promenade level would act as a physical and visual 
barrier between much of the development and the waterside. The link 
for Carpenters Land bridge and Waterfront Square to F9 Bridge is 
convoluted. 
 
Officers’ comments: It is considered that the proposals open, and 
maximise views down to, along and across the River. Terraces and 
bleacher seating is designed to maximise capacity for people to dwell 
and enjoy the setting. The use of guarding and balustrading has been 
minimised to allow unobstructed views from the podium and terraces 
down to the waterway. The policy requirements for short stay cycle 
parking has to be balanced with the quality and functionality of the 
public realm. Officers consider that cycle storage along the waterfront 
has been located to minimise the obstruction of views and movements.  
 
Impact on the moorings and boaters using the Waterworks River – 
Need to ensure that any impacts on the operation of the trip boats and 
pedalos from the pontoon are mitigated. A CEMP should recognise 
these operators as sensitive receptors. Impact of changes in wind flow 
on the trip boats and pedalos need to be considered. 
 
Officers’ comments: Improved connections from the F10 bridge, and 
across the site with well-defined and legible routes, would deliver 
visitors and users to the waterside where they can gain access to the 
Pontoons and waterway. This is a significant improvement on the 
existing single route.  
 
The applicant confirms that there will still be suitable wind conditions for 
the boat trips and pedalos. 
See the Wind Microclimate section below.  
 
 



Impact on water quality of the Waterworks River – Request condition 
requiring the prevention of discharge entering the river.  
 
Officers’ comments: A Condition is recommended. 
 
Impact on the ecology of the waterway corridor – a higher proportion of 
nectar rich native species and fruit or flowering trees should be 
included. 
 
Officers’ comments: Native species have primarily been selected where 
suitable species can fulfil the design objectives, and where this is not 
possible, species have been selected that would provide benefit to 
biodiversity in terms of the provision of nectar and pollen rich flowers, 
fruits, and those that provide nesting/sheltering opportunities for wildlife. 
 
S106 Heads of Terms – Contributions should be sought to biodiversity 
improvements in the river, e.g. floating reed beds, and contributions / 
on-site deliver of interpretation information. 
 
Officers’ comments: LLDC has already provided interpretation 
information next to Carpenters Road Lock, which is considered 
satisfactory. There are existing reed beds that the scheme does not 
seek to remove or alter, so it is considered that other S106 items should 
be prioritised. 
 
18/00471/VAR 
Do not wish to comment. 
 

Transport for 
London 
(25.02.19) 

18/00470/OUT & 19/00471/VAR 
In order to comply with the London Plan transport policies, some 
clarification on the details of the proposals and the transport 
assessment, together with appropriate conditions and legal 
mechanisms to secure mitigation, are required: 

• An appropriate significant contribution toward congestion relief 
schemes, and internal wayfinding and signage at Stratford 
Regional Station. 

• An appropriate contribution towards increased staffing costs 
to enable safe operation of the station to deal with impacts 
arising from the Cultural Element of the development. 

• An appropriate contribution to enable the delivery of bus 
connectivity and accessibility on Carpenters Road and other 
LCS sites. 

• Highway and public realm works for access and 
improvements to Carpenters Road, Westfield Avenue and 
other walking / cycling connections such as Quietway 6 and 
the public realm and internal access and for off-site junctions 
– appropriate contribution to be discussed with LLDC and 
local highway authorities. 

• Provision of a Mayor’s Cycle Hire docking station and 
wayfinding, to be secured through an appropriate planning or 
financial mechanism. 

• Car club membership for three years. 

• Integration with other park-wide framework construction and 
logistics plans and Event and Estate Management Plans.  

 
 



Conditions should be secured for:  

• Car Park and Design Management Plan, blue badge and 
EVCP provision, and pick up/drop off provision. 

• Delivery and Servicing Management Plan and Waste and 
Recycling Management.  

• Details of long stay and short stay cycle parking including 
shower and changing facilities to compliment staff cycle 
parking.  

• Construction Logistics Plans and associated documents.  

• Estate Management Strategy for events.  

• Mitigation of noise and air quality.  
 
Officers’ comments: See the Transport and S106 sections below, and 
recommended conditions  
 

Representations from Residents and Members of the Public 

9.26. A total of six representations were received in response to the consultation. Four 
representations expressed support for the proposals, but three of those included 
concerns about potential impacts. Two representations objected to the 
application. The consultation responses are set out in the table below. 

Table 11: Consultation responses from members of the public  

9. Consultee 10. Comment 11. Summary 12. Report Reference 

13. Local 
resident 

14. Excited about the development, 
but following caveats: 
- Social Housing – will there be 

housing affordable to working 
class families? 

- Environment – more planting 
should be provided, consider 
climate change and carbon 
neutral buildings 

- Community outreach strategies 
are important 

 

15. Support, with 
caveats 

16. See Housing, 
Environment and 
Employment and 
Training sections 

17. Local 
resident 

18. Full support, development adds 
considerable cultural strength to 
the neighbourhood, will raise the 
profile of the area and stimulate 
local and regional artistic life 

19.  

20. Support 21.  

22. Local 
resident 

23. Completely approve of the 
development. 

24. But why were trees cut down for 
enabling phase 

25. Officers’ comment: This comment 
relates to enabling works 
permission (18/00215/FUL), 
however as part of this 
development there would be 
substantial landscaping. 
 
 

26.  

27. Support, but 
concern for loss 
of trees (during 
the consented 
enabling 
development) 

 



28. Local 
resident 

29. Concern about impact on the 
transport link, social and health 
services. Stratford Station and 
hospitals cannot copy with 
anymore increase in population. 
There are not enough schools in 
the locality. Need more affordable 
homes. Big division between rich 
and poor areas in Stratford. Need 
a big supermarket. 

30.  

31. Object , 
concern about 
impact on 
transport, social 
and health 
services. 

32. See Transport, social 
infrastructure and 
affordable housing 
sections. 

33. Local 
resident 

34. In support of the proposals, but 
concern about inadequate 
provision for walking and cycling. 
Increase pressure on public 
transport. 

35.  

36. Support, but 
concern about 
transport 

37. See Transport 
section. 

38. Local 
resident 

39. Object to proposal. The podium 
level finishes at the junction 
between the V&A and the 
residential area, separating the 
residential into a sunken ghetto at 
Carpenters Road level. 
Carpenters Road is going to be an 
uninviting service road. The 
podium should be extended all the 
way along with parking for cars 
and cycles underneath the 
residential, providing flood 
amelioration, and a future proof 
connection to the triangle of 
unused TfL land. 

40.  
41. Officers’ Comments: The V&A is 

at ground level, with access at 
podium level as well. The 
proposals would improve 
Carpenters road and provide 
secondary entrances and active 
frontage.  

42. Object 43. See Design section. 

Second round of consultation, Further Information – commenced 25 

February 2019 

9.27. Further Information was submitted by the applicant on 22 February 2019, 
comprising the following documents: 

9.28. Further Information and Clarifications on the November 2018 Environmental 
Statement Subject to a Regulation 25 Request 

9.29. Revised drawings for Sadler’s Wells (showing revised canopy and integrated 
wind mitigation measures). 

9.30. A second round of consultation took place, with letters sent to the original list of 
statutory consultees and those neighbours and other parties that submitted 
representations to the first round of consultations.  

9.31. Receipt of the further information was advertised in the Newham Recorder 
(published 27 February 2019), Hackney Today (published 25 February 2019) and 
East London Advertiser (published 28 February 2019). 



9.32. 18 site notices were displayed around the site. 

9.33. The period for the second round of consultation expired on 30 March 2019. 

9.34. The following representations were received from statutory and non-statutory 
consultees: 

Table 12: Second round of consultation responses 

Second round of consultation 18/00470/OUT 

Consultee Comment 

Crossrail 
(01.03.19) 
 

Crossrail Limited do not wish to make any comments on the application. 
 

NATS 
Safeguarding 
(01.03.19) 
London  
 

NATS has no comments to make on the further information submitted 
and its position remains of no objection.  

Port of London 
Authority 
(04.03.19) 
 

No comments to make. 

Natural England 
(07.03.19) 

The advice provided in our previous response applies equally to this 
amendment although we made no objection to the original proposal. 
The proposed amendments are unlikely to have significantly different 
impacts on the natural environment that the original proposal.  
 

GLA 
(13.03.19) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

18/00470/OUT & 18/00471/VAR 
 
Land use principle: the principle of creating a cultural quarter with 
education, residential and supporting retail, food and drink uses is 
strongly supported. 
 
Housing and Affordable Housing: the portfolio approach to deliver 50 
per cent affordable housing across three sites is supported, subject to 
compliance with London Plan requirements and other matters set out in 
this report. The Fast Track Route can be followed providing a mininum 
of 35 per cent is provided on each site. Child yield and playspace 
requirements should be reviewed. 
 
Urban design and heritage: the approach generally supported, some 
further information is required and full demonstration that no impact will 
result on LVMF. Further detail on the width of separation between the 
LCF and the V&A East and the treatment of spaces is required; work is 
required to ensure the best solution is applied to Carpenters Road 
edge; microclimate testing is needed for the residential element; the 
LCF building would benefit from further refinement.  
 
Transport: mitigation is required, including appropriate contributions.  
 
Flood risk, drainage and water: Further evidence of Flood Zone status 
is required; SUDS and water harvesting should be considered. 
 
Recommendation: That the LLDC be advised that whilst the application 
is generally acceptable in strategic planning terms the application does 
not comply with the London Plan, for the reasons set out below; but that 
possible remedies set out could address these deficiencies. 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
27.03.19 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Officers’ comments: Clarification has been provided to the GLA on 
these matters, including on child yield and playspace figures. A meeting 
has taken place to take the GLA through the design, including design 
rationale, further detail of the treatment of spaces, details of the active 
frontage along Carpenters Road, and microclimate testing for the 
maximum parameters. The assessment of the LCF design is set out in 
the design section of the report. The verified views submitted in the ES 
demonstrate that the proposed maximum building heights of the 
residential element would not be visible in the background of the dome 
of St. Paul’s Cathedral in relation to LVMF view 9A.1. Transport 
mitigation is discussed in the transport section and s.106 heads of 
terms. 
EA has confirmed Flood Zone 1 status. See Surface Water 
Management section for SUDS and water harvesting. 
 
Update email from GLA officers 27.03.19. 
 
Urban Design  
The GLA reviewed the LVMF view 9.1A material, and note concern 
about the maximum building envelope being close to the right of the 
base of the dome. They acknowledge that another assessment will be 
carried out on the final building proposals to ensure that there is no 
impact to the LVMF view. 
 
The GLA confirmed that officer concerns about the quality of the space 
between the LCF and the V&A have been satisfied. Sunlight penetration 
is adequate and the space would be flanked with active uses to activate 
the space. Microclimate testing has been carried out and wind 
mitigation has been incorporated into the space. The triple height of the 
space should result in a legible route through the buildings. No 
objections raised. 
 
Pedestrian flow analysis has been carried out and the routes are 
designed to accommodate expected pedestrian flow on normal days 
and stadium event days.  
 
The applicant should increase the active frontage along Carpenters 
Road edge where possible; but the GLA officers do not consider this a 
basis on which to direct refusal. 
 
No objections to the design of LCF building. 
  
The approach to the residential element of the site is supported. At 
point of reserved matters, LVMF views should be revised and 
microclimate testing and mitigation measures incorporated. 
 
Urban Greening 
There are still problems with the UGF score, a lack of detail on 
ecological value of planting, green roof designs and a lack of modelling 
of urban heat island/too much use of dense and dark materials. 
 
Child Yield 
The GLA officers are not raising any concerns at this stage. At reserved 
matters stage proposals should demonstrate compliance with 
requirements. 
 
 



 
 
 
 
29.03.19 

Flood risk 
Flood risk issues have been satisfactorily addressed. 
 
Officers’ comments: See the landscaping section below 
  
Update email from GLA officers 29.03.19 
 
There are some remaining issues on energy efficiency and the 
mechanical cooling approach in the domestic element to be addressed. 

- GLA’s Carbon Emission Reporting spreadsheet should be used.  
- The applicant should model additional energy efficiency 

measures and commit to higher carbon savings through energy 
efficiency alone for the domestic and non-domestic elements. 

- Evidence required to demonstrate that connecting to the 
Olympic Park District Cooling network is not feasible. 

 
GLA officers are satisfied with the confirmation that biomass use will 
increase with the connection of the development to the Olympic Park 
District Heat Network, and the additional information relating to PVs. 
 
Officers’ comments: See the Energy Statement section below.  
 

London 
Underground 
safeguarding 
(15.03.19) 
 

No objections 

LB Tower 
Hamlets – 
Planning 
(18.03.19) 
 

LBTH Planning has no comments to make on this application. 

LB Hackney – 
SUDS 
(19.03.19) 
 

No comments to make 

Network Rail 
(21.03.19) 

Requests a £500,000 contribution from the applicant to mitigate the 
impact of the proposal on Stratford Station and Network Rail’s 
infrastructure. 
 
Officers’ comments: See the Transport section below and the S106 
Heads of Terms (Appendix 9). 
 

LB Newham – 
LLFA 
(27.03.19) 

The Flood Risk Assessment Addendum addresses earlier comment 
relating to onsite flood risk (Climate change allowance, and the site not 
flooding under 1 in 100 year event) and is satisfactory. Conditions 
required for SUDS aspects and associated requirements (e.g. water 
quality, runoff attenuation and other associated concerns). 
 
Officers’ comments: Condition attached. 
 
 
 
 
 
 



Met Police 
(01.04.19 

Our office has had the opportunity to engage with the developer’s 
representatives regarding the master plan and regeneration for the 
immediate area. We have no objections to the overall scope for 
regeneration to this area and the general aim of the scheme to provide 
a mixture of fixed activities, including residential homes, educational & 
art performance venue facilities, retail and food & drink provisions, 
supporting infrastructure and shared public and community open 
spaces.  
 
Request the following condition: 
Prior to public use or occupation, each phase of the development shall 
achieve a Certificate of Compliance to the relevant Secure by Design 
Guide(s) or alternatively achieve Crime Prevention Standards submitted 
to and approved in writing by the Local Planning Authority in 
conjunction with the Metropolitan Police. The development shall be 
carried out in accordance with the approved details and thereafter shall 
be fully retained and maintained as such for the lifetime of the 
development.  
 
Informative: The applicant must seek the advice of the Metropolitan 
Police Service Designing Out Crime Officers (DOCOs) at each phase 
and notify this office of any changes to the planning application or 
approved scheme relevant to security or design layout. The services of 
MPS DOCOs are available free of charge and can be contacted via 
Docomailbox.NE@met.police.uk or during office hours via Telephone: 
0208 217 3813 
Reason: In the interest of creating safer and sustainable communities. 
 
Officers’ comments: Condition attached, and informative. 
 

 

9.35. The table below summarises the consultation responses from adjoining 
landowners and stakeholders. 

Table 13:  Consultation responses from adjoining landowners and stakeholders 

44. Consultee 45. Comment 46. Summary 

47. Zaha Hadid 
Architects 
(30.12.18) 

18/00470/OUT 
Object to the proposals as outlined in the application. 
The overall effect of the proposals will be one of 
significant harm to the coherence and design integrity 
of the London Aquatics Centre. Any alteration or 
additions to the building should be done in sympathy 
rather than destruction and indifference to its 
qualities. As an architect who worked on this building 
since 2004, I would urge you to not approve the 
elements of this proposal which modify the London 
Aquatics Centre and its immediate public realm. 
Instead the proponents should be asked to remove or 
significantly modify their proposals to reach a solution 
which respects and enhances the existing qualities of 
the London Aquatics Centre that have proven to be 
so successful with the public and nation at large. 
 
 
 

49. Object 
 
 



Officers’ comments: The proposals do not modify or 
alter any part of the London Aquatics Centre (LAC) 
main building. It is proposed that the existing external 
lift located next to the London Aquatics Centre on 
F10 Bridge would be removed and replaced with two 
new public lifts. The proposal would increase the lift 
capacity and accessibility to meet the future visitor 
needs of Stratford Waterfront and the overall Park, 
and would also address the issues with the existing 
lift that breaks down and needs regular repair. 
Key views of the London Aquatics Centre around the 
Park have been assessed and included in the TVIA 
within the ES to ensure that the proposed 
development does not harm views to or the setting of 
the LAC. See the Townscape and Visual Impact 
Assessment section below. 

48.  

50. Get Living 
PLC 

51. (12.02.19) 

52. Support the proposals. The introduction of a 
significant cultural quarter to Stratford will help 
strengthen Stratford’s evolution towards an 
International Centre status whilst adding diversity and 
richness of uses for both users and residents. 
 

53. Support 

Stratford City 
Business 
District 
Limited 
(SCBD) 
Representing 
Lend Lease 
and LCR 
(04.04.19) 

SCBD is committed to the ongoing success and 
growth of Stratford and welcomes the enormously 
positive contribution that Stratford Waterfront will 
make.  
SCBD and the applicant have been working 
collaboratively to ensure that matters between the 
sites are coordinated, including the wind 
microclimates.  
The updated wind assessment submitted in February 
2019 shows a lesser impact to wind microclimate, 
however it states that there would be impacts on the 
IQL wind microclimate, and that these adverse 
residual impacts could be mitigated by a wind 
management system or temporary or removable 
structures. 
A condition should be attached requiring further 
assessment of the microclimate impacts and 
proposed wind mitigation prior to occupation, 
including wind tunnel modelling. 
 
Officers’ response: Conditions are recommended 
which secure further testing. See wind mitigation 
section.  
 

Support, request 
condition on wind 
mitigation 
 
 

54. Canal & 
River Trust 
(15.04.19) 

Advise that based on the additional information 
provided they are unable to support the application 
based on the wind conditions to the towpath to the 
western bank of the Waterworks River which would 
be distressful for frail/elderly pedestrians or cyclists 
and no means of delivering mitigation has been 
agreed.   
 
 

Object 



Officers response:  A condition is recommended 
which requires a scheme of mitigation to be worked 
up in consultation with CRT in order to mitigate high 
wind speeds in this small area.   
 

55. Poplar Harca 
(08.04.19) 

Strong support for the scheme. The London college 
of Fashion, V&A, Sadler’s Wells and the Smithsonion 
Institution are already beginning to have a strong 
positive impact on the communities of Poplar in 
Tower Hamlets through their partnership work with 
Poplar Harca. East Bank represents a key element in 
the regeneration of east London. It will be a catalyst 
for cultural and economic growth which will benefit 
some of the poorest communities in the capital, as 
well as help facilitate the cohesive growth of the 
region.  
Poplar Harca have identified the projects that they 
have worked with the LCF, V&A, Smithsonian and 
Sadler’s Wells on: Poplar Works with LCF; Lansbury 
Micro-Museum in Chrisp Street Market with the V&A; 
Spotlight with LCF, Smithsonion Jazz Orchestra, and 
Sadler’s Wells. 
The East Bank Partners have already showed their 
commitment to ensuring moves to Stratford have 
meaningful impacts in the local host boroughs to 
build on the legacy of the games.  
It is essential that planning for the East Bank is 
achieved and the scheme delivered. If the impacts on 
wider East London are this positive three years out 
from completion the communities in the boroughs 
around the Park should hugely look forward to what 
can be achieved when the East Bank Partners are in 
situ.  
 
Officers’ response: see Employment and Skills 
section below. 

Support 
 
 

56. Bobby Moore 
Academy 
(11.04.19) 

Bobby Moore Academy (BMA) supports the planning 
application. Stratford Waterfront will welcome some 
fantastic organisations such as LCF, Sadler’s Wells, 
BBC and V&A in partnership with the Smithsonian. 
This is a fantastic opportunity for students at BMA 
and the wider community. I am excited about the 
creation of learning and job opportunities and 
economic growth for the area. 
I am pleased with the proactive approach that 
Sadler’s Wells and London College of Fashion has 
taken by reaching out to BMA. Our students will 
benefit hugely from these relationships. London 
College of Fashion is currently working with BMA on 
a film which captures life at BMA. 

57. Support 

58. Citizens UK 
(11.04.19) 

Concerned that all of the affordable housing would be 
intermediate. 

59. Object 

 

 

 



Quality Review Panel (QRP) 

9.36. The Hybrid proposals were reviewed by the QRP during the pre-application and 
application stages on a number of occasions. Minutes can be read in Appendix 4 
to this report. QRP are highly supportive of the scheme, and consider that the 
proposed development would result in a high-quality development that would 
meet the requirements of Local Plan Policy BN.10. 

9.37. The following is a summary taken from the minutes of each of the reviews. 

Pre-submission Reviews 

11 August 2016   

9.38. Review of Carpenters Land Bridge 

“The panel finds much to admire in the design of Carpenters land bridge. While 
an interesting and intriguing design, the panel raises some questions about its 
structural integrity. In particular, the proposed open pergola over the bridge reads 
less as an integral part of the bridge, and more as a non-structural addition. The 
panel makes some suggestions about how this might be addressed. The 
proposed materials, arrival points, lighting, seating and lift provision can all be 
expected to contribute to the success of the bridge.” 

7 September 2017   

9.39. Review of the Masterplan: 

“The Quality Review Panel is broadly supportive of the revised proposals for 
Stratford Waterfront, and encourages the design team to create a place that 
fosters creativity and individuality. The decision to reduce the height of the 
residential buildings is positive, but the panel recognises the challenge of 
accommodating the same amount of development at a lower scale. This requires 
fresh thinking about the character of the place – and there is scope to refine the 
landscape and site topography to achieve this. Allowing views and routes through 
the cultural buildings, would also be welcomed. The architectural identity of the 
cultural buildings needs to be reinvented in response to their new arrangement. 
The concept of a ‘union’ between the different cultural institutions could be the 
basis of designs that create a unique visitor experience. As part of this process, 
making the activities taking place in the cultural and education buildings more 
visible would enhance the sense of purposeful civic buildings. It would 
compromise the quality of place if these uses are concealed behind a veneer of 
retail units, cafes and restaurants. Equally important will be the design of the 
London College of Fashion, which will be the main generator of activity at 
Stratford Waterfront. The panel suggested alternative typologies should be 
investigated for this building, to maximise natural light and ventilation for studio 
spaces. Locating it on the site closest to the F10 bridge could also be considered 
to provide three elevations with open aspect. Finally, the panel identified 
opportunities to enhance the feeling of a neighbourhood for the residential 
buildings, and give the spaces between them varied characters and uses.” 

16 November 2017   

9.40. Review of the Masterplan, public realm and landscape: 

“The Quality Review Panel appreciates the opportunity to make further comments 
at a strategic level on the evolving masterplan for Stratford Waterfront. It is 
developing well. Stratford Waterfront is a development of national and 
international importance, and the masterplan looks set to meet the high 
standards of design that will be expected in a scheme of such significance. 
Particularly encouraging are the distinct personalities that are emerging for each 
of the cultural and education buildings, as well as the residential buildings. The 
panel recommends continuing careful consideration of the interaction between 



the cultural and education buildings. It also suggests that the relationship 
between the cultural and education buildings and the waterfront might be 
strengthened. The proposal for the public realm, including Carpenters land 
bridge, is much improved – while interventions to soften the rather harsh 
environment of Carpenters Road should continue to be sought.” 

9.41. Review of the Culture and Education buildings: 

“The Quality Review Panel warmly welcomes the emerging designs of the four 
cultural and education buildings at Stratford Waterfront: Sadler’s Wells; BBC 
Concert Studios; the London College of Fashion; and V&A East. It commends the 
design teams on the clarity and detail of their presentations and encourages 
them to continue to develop the designs in more detail, taking into account its 
suggestions for refinement.” 

9.42. Review of the Residential element: 

“The Quality Review Panel warmly welcomes the reduction in height of the 
residential component of Stratford Waterfront and is impressed by the quality of 
the revised proposals. Particularly successful are the varied heights and off-
setting of the residential blocks, with a more distinctive treatment of the pivotal 
building at the prow of the site. The panel recommends continuing exploration of 
the best location for residential entrances and opportunities to improve how 
Carpenters Road might be experienced. While inclusion of commercial uses at 
corner ground floor locations will help to animate the development, the panel also 
points to the importance of including community amenities. The landscaped 
courtyards at podium level would be best conceived of as more natural, green 
spaces rather than overly designed gardens.” 

22 February 2018   

9.43. Review of the Residential element: 

“The Quality Review Panel finds the scheme presented for residential 
development at Stratford Waterfront to be persuasive. It regrets that it does not 
include affordable housing – but accepts that this is informed by other priorities. 
An outline planning application is proposed and the panel questions how 
aspirations for high quality will be guaranteed. Highly prescriptive parameter 
plans and design codes will be required. The panel broadly supports the 
scheme’s scale and massing, which results in a successful townscape, and also 
the plan and layout. The panel sees merit in the different architectural treatment 
applied to the different blocks. It will be essential that the public realm and 
landscape design be carried through consistently across the entire Stratford 
Waterfront development.” 

12 April 2018   

9.44. Review of the Culture and Education buildings: 

“The Quality Review Panel is greatly encouraged by the quality of the designs 
developed for Sadler’s Wells, BBC Concert Studios, London College of Fashion 
and V&A East. All four buildings will contribute towards creating an exciting 
cultural and education district. Generally, the panel thinks that the buildings could 
exert a greater influence over the public realm and landscape strategy. In 
particular, it recommends further thought to the threshold of Stratford Waterfront 
where Sadler’s Wells meets Bridge F10, and also the legibility of the route from 
Bridge F09 through the London College of Fashion to Carpenters Land Bridge 
beyond. The revised brief for the BBC Concert Studios has resulted in an even 
more successful building – now expressed more strongly and simply. The 
complexity of the design of the London College of Fashion has been skilfully 
handled. The panel suggests, however, further thought to strengthening the 
expression of the building’s base. V&A East promises to be an exceptional 



building. The panel recommends exploring the possibility of creating a more 
satisfactory relationship between V&A East and the Colonnade of the London 
College of Fashion.” 

9.45. Review of the masterplan, landscape and public realm: 

“The Quality Review Panel welcomes the progress made in developing the 
masterplan – and public realm and landscape design strategy – for Stratford 
Waterfront. It thinks, however, that further refinement is required to create a 
stronger identity and character for what will be a major cultural destination. While 
movement through Stratford Waterfront generally works well, a significant 
shortcoming at the moment is the lack of legibility of the route through Stratford 
Waterfront to Carpenters Land Bridge. The panel also suggests further thought to 
the public realm at the southwestern point where Stratford Waterfront meets 
Bridge F10. The approach to the Carpenters Road public realm appears sound. 
The panel suggests that a more muscular landscape design strategy is needed to 
respond to the scale of the buildings at Stratford Waterfront. A less fragmented 
approach would be preferable – with an increase in the amount and scale of the 
planting. The panel broadly supports the proposed materials and recommends 
incorporation at this stage of a lighting strategy and details relating to 
accessibility.” 

Post-submission Reviews  

29 November 2018   

9.46. Review of the residential element: 

“The Quality Review Panel welcomes the development of the Stratford Waterfront 
residential design code and considers that it has the potential to ensure high 
quality design – including the requirement of LLDC Local Plan Policy BN.10 for 
‘outstanding architecture’. The design code responds well to recommendations 
made by both the panel and also the independent review of the design code. The 
panel encourages the planning authority to institute as many checks as possible 
to ensure design quality, including conditions to the planning permission. The 
panel suggests a minor refinement to the design code in relation to illustrative 
materials.” 

Officers’ comments: Following an earlier QRP comment, the proposed design 
code was independently reviewed (Stratford Waterfront Design Code Review).  
This independent review made a series of suggested changes to the design code 
which have been addressed in the updated document.  QRP have subsequently 
confirmed that the design code responds well to recommendations made by both 
the panel and also the independent review of the design code. The panel noted 
that the submitted documents are just part of the framework which will ensure 
outstanding architecture within the Outline Element.  They recognised that the 
arrangement of residential accommodation, for example the loading of cores, 
internal layouts, and daylight in corridors, are effectively covered by the other 
standards that will be applied.  Similarly, standards relating to environmental 
performance and sustainability will be set by energy and sustainability statements 
and are also expected to be conditioned. Both QRP and the independent design 
code review emphasised the importance of design process in order to ensure 
outstanding architecture.   

13 December 2018   

9.47. Review of the Cultural and Education buildings: 

“The QRP appreciates the clear presentations of how the revised designs for the 
four cultural and education buildings have responded to earlier comments. The 
panel repeats its warm support for the designs of all four buildings – Sadler’s 
Wells; BBC Studios; UAL: London College of Fashion; and V&A East – and 



confirms that they would all meet the policy requirement of ‘outstanding 
architecture’. Adjustments have been made to the design of Sadler’s Wells to 
address wind mitigation; the panel recommends exploring alternative solutions 
that would appear better integrated into the building’s architecture. It also 
recommends some rationalisation and simplification to the waterfront elevation of 
the BBC Studios in order to express the integrity of the building’s volumes more 
clearly.” 

9.48. Review of the Masterplan and public realm strategy: 

“The Quality Review Panel commends the design team for a comprehensive 
response to its previous comments. This has resulted in a much improved design 
for the public realm and landscape design, which successfully ties the 
components of Stratford Waterfront together. Rigorous management and 
maintenance will be critical to its success. The panel makes some suggestions 
for alleviating what might appear a rather open expanse in Waterfront Square in 
front of V&A East, including additional planting. It also suggests reconsidering the 
material proposed for this square to ensure that it is durable enough for the 
various activities envisaged to take place there. Planting should also be as robust 
as possible. The panel welcomes the detailed analysis undertaken of wind levels 
across the site and the comprehensive strategy devised for mitigation. It suggests 
some refinements to the interventions at Carpenters landing, along the UAL: 
London College of Fashion colonnade. It makes more substantial 
recommendations for those at Sadler’s Wells and Stratford Walk. Care must be 
taken to minimise the intrusion of the proposed elevated cross hairs on the 
approach to Bridge F10; and an alternative solution to wind mitigation at the 
southwest corner Sadler’s Wells – one that appears more integral to the 
building’s architecture – should be sought. The panel strongly supports the 
proposed lighting strategy.” 

14th February 2019   

9.49. Review of Sadler’s Wells and BBC Studios: 

“The Quality Review Panel commends the respective design teams for Sadler’s 
Wells and the BBC Studios for skilfully responding to its earlier comments. The 
panel has no hesitation in supporting approval of the Stratford Waterfront hybrid 
planning application. The response to wind mitigation at the southwest corner of 
Sadler’s Wells cleverly retains the integrity of the building’s architecture. The 
improved clarity of the images and additional details, including of materials, 
presented to the panel demonstrate that the challenges posed by the BBC 
Studios – external expression of internal volumes and junction with the London 
College of Fashion – are also well resolved.” 

9.50. Officers’ comments: All issues relating to the Culture and Education buildings 
have been resolved. 

10.  ASSESSMENT OF PLANNING ISSUES 

10.1. There are two applications relating to the proposals for the Stratford Waterfront 
development: 

• Application for part detail and part outline planning consent (a hybrid 
planning application) for the Stratford Waterfront development (reference: 
18/00470/OUT); and 

• Application for changes to the approved LCS consent in connection with 
the above planning application (reference: 18/00471/VAR – a section 73 
application and referred to as ‘the third section 73 application’ or ‘the third 
section 73 proposal’). 



10.2. This section of the report summarises officers’ assessments of planning issues of 
both the third section 73 application and the hybrid planning application for 
Stratford Waterfront.  

10.3. The key issues considered in the report are: 

• Principle of the land uses proposed; 

• The regeneration benefits of the development; 

• The housing development and how this fits within the wider LCS development, 
including the portfolio approach to affordable housing delivery; 

• The proposed design of the detailed and outline elements of the development, 
including public realm and open space; 

• Inclusive design and access; 

• The transport and connectivity impacts of the proposals; and 

• The environmental impact of the development. 

Principle of the development land uses – the third section 73 proposal 
(18/00471/VAR) 

10.4. The LCS Permission provided for 110,000 sqm for Use Class C3 (residential); 
9,700 sqm for Use Classes A1-A5 (retail/food & drink); 1,430 sqm for Use Class 
D2 (leisure); 1,210 sqm for Use Class D1 (community) in PDZ1.1. PDZ1.1 was 
expected to provide approximately 1,461 residential units. By slotting out this 
area from the LCS Permission, the third s.73 proposal therefore has the effect of 
reducing the quantum of housing to be delivered under the LCS by approximately 
861 residential units (based on the applicant’s indicative scheme) thereby 
reducing the LCS scheme’s contribution towards the Legacy Corporation’s 
strategic housing targets. 

10.5. The Stratford Waterfront hybrid planning application is proposing 62,800 sqm of 
residential development (Class C3), which would provide up to 600 residential 
units, which will count towards the Local Plan housing target. However, there 
would be a net loss of 47,200sqm residential floorspace, compared to the LCS 
permission for PDZ1.1. 

10.6. Officers note that the housing capacity context has changed since the LCS 
scheme in 2012 and the adoption of the Local Plan in 2015. The Legacy 
Corporation has identified additional sites for housing development in the 
publication draft of the revised Local Plan to reflect that. 

10.7. The Legacy Corporation also now expects that higher yields will be deliverable 
across site allocations at Bromley-by-Bow (SA4.1), Pudding Mill Lane (SA4.3) 
and Rick Roberts Way (SA3.6), which has in part been supported by masterplans 
and adopted Supplementary Planning Documents (Bromley-by-Bow SPD 
adopted April 2017; Bromley-by-Bow Landowner Masterplan; and Pudding Mill 
SPD adopted March 2017). New site allocations for housing, together with a 
general trend for permissions to over-deliver against the 2013 Strategic Housing 
Land Availability Assessment assumptions and the current Local Plan housing 
target means that the reduction in housing delivery resulting from this third s.73 
application would be absorbed by the LLDC area-wide delivery of housing 
numbers across both Legacy Corporation owned and other sites within the 
Legacy Corporation’s administrative area. The adjustment to the levels of 
housing delivery is also reflected within the draft Revised Local Plan and its 
supporting evidence, which plans for the delivery of a revised, increased housing 
target in this context during the new plan period to 2036.  The second s.73 
amendment to the LCS (UCL East) includes an obligation requiring LLDC to bring 
forward planning applications for Pudding Mill Lane and Rick Roberts Way by 
December 2021, and that these should seek an uplift on the approved LCS 
housing numbers for those sites to ensure that LLDC is optimising housing 
delivery in the light of the reduction as a result of both UCL and the proposals 



within this application at Stratford Waterfront. The obligation will be carried 
through into the s.73 amendment s.106 agreement for this current proposal.  

10.8. As such Policy SP.2 in the Local Plan, which seeks to safeguard existing 
residential land, is considered to be satisfied and in addition, the regeneration 
benefits of the scheme are considered to outweigh the localised loss of housing 
in this case. 

10.9. In addition, this Third Section 73 application would necessitate amendments to a 
limited number of conditions imposed on the LCS Permission (as varied by the 
Second Section 73 Permission) to reflect the ‘slot-out’ of the LCS permitted 
development within the application site.  In conjunction with this, the applicant is 
also seeking variations to the triggers for a limited number of planning obligations 
in the LCS s.106 legal agreement. The amendments proposed to both conditions 
and s.106 legal agreement principally relate to triggers for open space and social 
infrastructure provision to appropriately reflect the reduction in development as 
approved under LCS permission as well as consequential amendments to 
approved floorspace and removal of PDZ1 site specific conditions and 
obligations. 

10.10. Agreement has been reached with the applicant on revised triggers and officers 
are satisfied that each condition and s.106 obligation amendment is proportionate 
and does not result in a delayed or adverse impact on the secured infrastructure 
and other measures necessary to the make the LCS a sustainable form of 
development. Accordingly, the s.73 application is recommended for approval. 

Principle of the development land uses – the Stratford Waterfront detailed 
and outline proposal (18/00470/OUT) 

10.11. At a strategic level, London Plan (2016) Policy 1.1 identifies the development of 
East London as a priority to achieve social and economic convergence, offering a 
significant opportunity for new homes and jobs. At Policy 2.4 The London Plan 
highlights that the Mayor will work with the LLDC to promote and deliver physical, 
social, economic and environmental regeneration of the Queen Elizabeth 
Olympic Park and the surrounding area.  

10.12. The proposed development would bring some of the world’s leading cultural and 
educational institutions to Stratford. Together with the new UCL East campus, 
Stratford Waterfront would provide a new culture and education district, known as 
East Bank. 

10.13. The proposals for the University of the Arts London’s (UAL) London College of 
Fashion (LCF) seek to bring forward a new academic campus to house the 
relocated LCF and allow college activities to be located ‘under one roof’. The 
cultural/performance buildings would include Sadler’s Wells, the V&A and the 
BBC, boosting London’s cultural offer around Stratford, one of London’s 
Metropolitan Centres. Combined with retail/food and drink space, the proposals 
would bring forward a new sustainable culture and education hub for East 
London and support other partner organisations presented in the local area. 

10.14. In addition to the education and cultural offer, residential development is 
proposed, which would contribute to the LLDC’s strategic housing requirements. 

 

 

 

 

 



10.15. The proposed educational, cultural and retail, and residential uses are 
considered to comply with the strategy and provision of the adopted Local Plan, 
particularly Site Allocation SA3.2, which identifies the ‘Comprehensive, phased 
mixed use development providing edge-of-centre retail, cultural, education, 
leisure or community functions incorporating residential to provide for strategic 
housing requirements’. The draft Revised Local Plan, submitted for Examination 
on 8th March 2019, specifically recognises the significance of the East Bank 
(comprising Stratford Waterfront and UCL East) proposals and takes account of 
these in revisions to the site allocation.  

10.16. The draft New London Plan identifies the potential for Stratford to develop into an 
International Centre, and while East Bank is on the edge of the designated centre 
boundary, the regional and national importance of the proposed new institutions 
are considered to have the potential to significantly enhance the attractiveness of 
Stratford for future development and investment that will aid the achievement of 
this aim. Policy 3.1 in the Draft Revised Local Plan specifically recognises the 
future potential for the centre boundary to extend to include the area of the 
Stratford Waterfront proposed cultural and education uses. The benefits 
associated with the proposed development include diversifying the cultural and 
educational offer to support Stratford’s progression to International Centre status. 

Education and Cultural Uses 

10.17. Proposals for new higher education uses are encouraged by the Legacy 
Corporation, and policy expects that such facilities should be located within the or 
at the edge of the Metropolitan Centre (Local Plan Policies SP1 and B.6). 

10.18. London Plan Policy 3.18 and 4.10 supports the provision of higher education 
facilities adequate to meet the demands of the growing and changing population 
and to enable greater education choice, including in parts of London with poor 
educational performance. Emerging London Plan Policy E8 further adds that 
London’s higher and further education institutions should be promoted and 
regarded as opportunities to support social mobility and growth of emerging 
sectors. The development of the LCF building is therefore in line with the Mayor’s 
strategic vision to meet the demand of a growing and changing population as well 
as encouraging London to become a growing innovation centre.  

10.19. Officers consider that the scheme also accords with London Plan Policy 4.10 as it 
would contribute to strengthening London’s creative and innovation sector by 
providing the UAL’s academic floorspace.  

10.20. Cultural uses are also encouraged by the Legacy Corporation, and Local Plan 
Policy B.2 seeks to ensure identified functions of centres are protected by 
allowing edge-of-centre development supporting cultural, sporting and visitor 
growth associated with the Metropolitan Centre. 

10.21. London Plan Policy 4.6 suggests that boroughs should seek to support a diverse 
range of arts and entertainment enterprises, recognising the benefits they bring to 
local residents, workers and visitors. 

10.22. The proposed development seeks to create a comprehensive cluster of 
institutions, including a new museum, theatre, arts teaching space and music 
venue, which would complement one another and drive innovation and creativity 
for London. This cluster would also bring important benefits in terms of the link 
between the existing and emerging cultural, creative and educational uses in the 
area, such as the technology and media-focused hub at Here East, together with 
the creative and productive businesses, and established clusters of artists and 
makers in the Hackney Wick and Fish Island Cultural Enterprise Zone (as 
designated by the GLA).The growth of culture and creative industry clusters such 
as Stratford Waterfront, and East Bank, is supported by Policy E8 of the draft 
New London Plan.  



10.23. The proposed development would provide a significant cultural focus which would 
strengthen the cultural, creative and educational cluster and the Night Time 
Economy (NTE) which plays an important economic and placemaking role in the 
LLDC area, and is supported in the LLDC’s draft Night-Time Economy SPD. The 
draft Night-time Economy SPD encourages the expansion and diversification of 
the NTE offer in Stratford Metropolitan Centre, including arts and culture, 
alongside food and drink and leisure uses. It is considered that the development 
would attract visitors internationally, as well as from all over London and the rest 
of the UK, and be a key catalyst for change and development of the NTE. 

Retail 

10.24. The proposed development includes a total of 4,134sqm of retail/food and drink 
floorspace (Class A1-A5) (1,934sqm in detailed element and 2,200sqm in outline 
element). The application is supported by the submission of a Retail Impact 
Assessment. The retail provision at the proposed development would 
predominantly comprise small scale retailers and food and beverage outlets, 
which would be ancillary to and support the residential element and 
educational/cultural development.  

10.25. The draft revised Local Plan identifies the potential future extension of the 
Stratford Town Centre boundary to include the Stratford Waterfront site. The 
scale of retail development alongside other permitted or anticipated retail 
provision would not exceed the 55,000sqm (net sales area) of additional 
comparison floorspace capacity identified in the Local Plan across the 
Metropolitan Town Centre in the period to 2030, or the draft revised Local Plan 
retail growth which increases to 64,000sqm (net sales area) capacity to 2036. A 
condition is recommended to restrict the size of retail units, and to prevent the 
amalgamation of units, in order to avoid large retail spaces, other than one unit of 
up to 1,000sqm which the applicant proposes to use as an indoor food hall.  Such 
a use would be considered appropriate in the context of the site and details of the 
exact use and management would be secured through a s.106 obligation.  It 
should also be noted that the provision of a retail store of up to 1,000sqm in this 
location is consistent with the LCS permission.   

10.26. The scale and nature of the retail and leisure facilities proposed is considered to 
complement the existing retail provision across Queen Elizabeth Olympic Park 
and Stratford itself, and as demonstrated in the retail assessment, would not 
have a significant impact on nearby designated town centre locations.  

Regeneration Benefit 

10.27. The principle of Convergence, identified in the London Plan and Local Plan, is 
intrinsic to the regeneration of East London in seeking to close the deprivation 
gap between the Olympic host boroughs and the rest of London.  

10.28. Key to reducing disadvantage is getting more residents into work and better paid 
work. 

10.29. The applicant has submitted a Convergence Statement which is in line with policy 
2.4 of The London Plan which sets out the Mayor’s commitment to use the 
Olympic and Paralympic Games to deliver economic, social and environmental 
change within East London to close the deprivation gap between the host 
boroughs and the rest of London.  

10.30. It is anticipated that East Bank would bring an additional 1.5 million visitors to the 
Queen Elizabeth Olympic Park and surrounding area each year. More than 2,500 
jobs are anticipated to be created in East Bank, and an estimated £1.5 billion 
generation for the local economy. Phase 1 of the UCLE proposals have recently 
received reserved matters consent, and work is due to start on site this year 
delivering educational facilities and student accommodation. 



Employment and skills 

10.31. Objective 1 of the Local Plan is to increase the prosperity of East London through 
growth in business and quality jobs, with an emphasis on cultural and creative 
sectors, promotion as a visitor and tourist destination, and high-quality lifelong 
learning opportunities. Local Plan Policy B.5 states that the Legacy Corporation 
will maximise participation in current local skills and employment training 
initiatives and use local labour agreements to secure a proportion of the 
construction and end-user jobs for local residents through s.106 agreement 
obligations on commitments and targets for employment skills, training and job 
opportunities. 

10.32. It is anticipated that during the construction phase an average of 317 construction 
worker jobs would be generated on-site per month with a peak of 898 
construction workers in 2021. Of these 317, 71 net full time equivalent (FTE) 
direct and induced jobs would be generated within the inner and outer impact 
areas as a consequence of the construction activity related to the proposed 
development.  

10.33. It is estimated that the proposed development would generate up to 342 net 
additional jobs within inner and outer impact areas, and up to 1,073 gross direct 
jobs on-site, once the development is completed and operational, including the 
following breakdown: 

Land use  FTE jobs 

Educational (D1) London College of 
Fashion 

528 

Cultural Development 
(D1) 

V&A East Museum 50 

Performance Venue (Sui 
generis) 

Sadler’s Wells 53 

Performance Venue (Sui 
generis) 

BBC 220* 

Office (B1) Manco office 4 

Retail (A1-A5) - 212 

Security Kiosk (Sui 
generis) 

- 6 

Table 14:  Employment Generation 

10.34. The 220 FTE jobs within the BBC building are existing jobs which would be 
transferred from existing sites, including the Maida Vale site. 

10.35. Given the above significant uplift in the number of jobs within D1 and Sui Generis 
use class activities, and retail (A1-A5), it is anticipated that the proposed 
development would have a net positive impact on employment in the area once 
completed and operational, as well as during the construction phases. This 
significant level of employment is welcomed as an opportunity for growth in the 
local economy and an increase in the prosperity of the area contributing to 
objectives of the Local Plan policies SP1 and B.5.  

 



10.36. The existing LCS s.106 obligations secure contributions towards a careers 
programme and reasonable endeavours from the developers to achieve target 
percentages of construction and end use jobs to be from local residents. In order 
to make the Stratford Waterfront development acceptable, comparable 
obligations are recommended to be secured by s.106 agreement. These are set 
out in the heads of terms appended to this report. 

10.37. As part of the East Works programme, LLDC and the East Bank partners are 
already working together to deliver a range of employment and skills initiatives 
aimed at linking local residents to the employment and skills opportunities 
available in the institutions and wider cultural and creative sector.  

10.38. Programmes such as the Creative Opportunities Programme (COP) designed by 
Sadler’s Wells and LLDC are already in place. The COP is a two-week pre-
employability programme for young east Londoners looking to start a career in 
the creative and cultural sector. Combining industry-led masterclasses and 
workshops with 1-2-1 advice and guidance, coaching and pre-employability 
support, COP prepares young people in under-represented groups for entry-level 
opportunities in the sector. To date, 74 local people from diverse backgrounds 
have benefitted, of which 77 per cent have progressed into employment or higher 
education.  Delivered in partnership with Sadler’s Wells, all East Bank partners 
will have the opportunity to get involved in the design and delivery of the 2019 
programme, which is planned for June/July 2019.  

10.39. The Shared Training and Employment Programme (STEP) also offers a cohort of 
local people the chance to development their skills and opportunity to access the 
creative sector. Creative organisations share interns over a 12-month period, 
getting access to a diverse local talent pool. The STEP 1 Cohort 1 results were: 

• 80 per cent of participants from BAME backgrounds; 

• four men/five women; and 

• Five moved into full time employment in the sector, one apprenticeship in the 
sector, three taking on freelance work in the sector, developing portfolio 
careers.  

10.40. Following an independent evaluation of the STEP pilot, the partnership launched 
a second round, with cohort of 10 young adults from Hackney, Tower Hamlets, 
Waltham Forest and Newham in November 2018. East Bank partners involved 
include: London College of Fashion, Sadler’s Wells, V&A and UCL, alongside 
local creative and cultural organisations such as: Bow Arts, 3 Mills Studios and 
Worldwide FM. The programme was recognised in the Centre for London’s 
recent ‘Culture Club’ report as a best practice case study supporting diverse 
talent into the creative and cultural sector. 

10.41. UAL London College of Fashion and LLDC are developing the ‘Fashion District’, 
a hub for fashion innovation in East London. The cluster will work in partnership 
with industry, education and local authorities. It aims to accelerate growth of the 
fashion sector in East London; secure the supply of local and graduate talent, 
and focus the role of education and knowledge exchange on innovation and 
creative inputs.  

10.42. The Stratford Waterfront partners are also working collectively to raise 
awareness, aspiration and attainment, amongst children and young people in 
East London through the East Education programme, which included the East 
Education Summer School in 2018 on QEOP that was attended by 80 young 
people, with sessions including dance, fashion and print making. The East Bank 
Partners will also be delivering East Education Summer School 2019 (29 July-9 
August), aiming to engage over 300 students and provide free meals. 

 



10.43. The East Bank Partners have worked with 51 East London schools since 
September 2018 and engaged with 4,900 school students. Seventy-six projects 
have been delivered in this time. Two open competition school’s challenges have 
been run: ‘Stratford Waterfront street furniture design’ 2018/19 (involved 300 
students) and ‘Store of the Future’ 2019/20 (currently in delivery). 

10.44. Officers consider this programme of community outreach is exemplary, especially 
at such an early stage, and demonstrates the Stratford Waterfront partners’ 
commitment to employment and skills initiatives and outreach programmes, in 
accordance with the convergence objective.  

10.45. The s.106 agreement would secure a Community Outreach Strategy, that would 
require that the Stratford Waterfront partners to be members of the East 
Education programme (or alternative education outreach programme should East 
Education cease to operate). The s.106 agreement would also include 
obligations for local employment targets, including targets for employment of 
apprentices, and also to require the partners to be members of the East Works 
programme (see s.106 Heads of Terms). 

Outline Element - Housing  

Principle of Development 

10.46. The principle of residential development in this location is set out within Site 
Allocation Policy SA3.2 (Stratford Waterfront East) of the Local Plan which states 
that the site is suitable for residential development amongst other edge-of-centre 
retail, cultural, educational, leisure or community uses.  It should also be noted 
that the application has been submitted in the context of an extant planning 
permission, namely the Legacy Community Scheme (LCS) (ref: 
11/90621/OUTODA as varied by 17/00236/VAR), which included outline consent 
for residential led development on the application site, which was known as 
PDZ1.  The Outline Element of this application proposes up to 62,800 sqm of 
residential development (Use Class C3) which the illustrative scheme 
demonstrates could provide for up to 600 residential units.  Given the above, the 
principle of residential development, as proposed within the Outline Element of 
this application, is considered to accord with site specific planning policy and is 
also consistent with the LCS permission and therefore is established as an 
acceptable use in this location.   

10.47. It is also noted that the application site falls within Sub-Area 3 (Central Stratford 
and Southern QEOP) of the Local Plan.  This states that one of the main priorities 
for development within the Sub-Area is to deliver housing.  The Draft London 
Plan (2017) includes ambitious housing targets within the LLDC area, including a 
ten-year target of 21,610 units which equates to an annual average of 2,161 
units.  This represents a 47 per cent increase in ten-year housing targets in 
comparison to the current London Plan.  The Draft Local Plan (2019) provides 
further guidance for housing on this site though Site Allocation Policy SA3.2 
(Stratford Waterfront North).  This reiterates the suitability of the site for housing 
alongside other appropriate uses.  It also states that development is expected to 
yield a minimum of 500 new homes.   

10.48. In the context of the above, current and emerging policy, it is considered that the 
provision of up to 600 residential units on this site, as per the illustrative scheme, 
will likely be in excess of minimum housing targets for this site.  The proposal 
would also make a significant and welcome contribution to housing targets for the 
wider LLDC area.   

10.49. It is acknowledged that the proposed hybrid application would result in an overall 
loss of housing (approximately 861 units) in comparison to the extant LCS 
scheme.  However, the Local Plan recognises that, with outline permissions, the 
final form of new development may become more apparent over time, and there 



may be opportunity for proposals to change significantly where economic and 
other circumstances suggest this is desirable or necessary.  In this case, the loss 
of residential development in comparison to the extant LCS permission is 
resultant from the introduction of the education and cultural institutions to the site, 
as well as other constraints such as height in order to respond to the London 
View Management Framework viewing corridor from King Henry’s VIII’s Mound in 
Richmond towards St Paul’s Cathedral.   

10.50. A detailed assessment of this loss of housing, in comparison to the LCS 
permission, is contained within paragraphs. 10.4 – 10.10 of this report which 
provide an assessment of the associated s73 application (ref: 18/00471/VAR) to 
‘slot out’ this site from the LCS permission.  However, in summary it is considered 
that the retention of the LCS housing capacity on this site, as well as the cultural 
and education development, would not be possible.  The cultural and education 
development would bring significant benefits with respect to education 
opportunities, local convergence, business and jobs together with the creation of 
a high-quality built and natural environment.  Given this, and the fact that 
residential development is proposed to be maximised where possible on the site, 
the outline residential proposals are considered to be acceptable in principle.   

10.51. The Outline Element also includes provision of up to 2,200sqm of flexible 
retail/food & drink floorspace (Use Classes A1 – A5). Again, this is considered to 
be acceptable in principle as it provides uses which are considered to be 
consistent with the site’s location within the Stratford Metropolitan Centre.  The 
provision of this flexible retail/food & drink use at ground floor level is also 
compliant with the site allocation requirements within the current and draft revised 
Local Plans for the inclusion of active frontage uses at ground floor levels, 
particularly those on key connections through the site.   

Residential Mix 

10.52. Policy H.1 of the Local Plan requires that residential proposals provide a mix of 
housing types to create sustainable new neighbourhoods that contribute towards 
mixed and balanced communities.  More specifically, Policy H.1, part (1) requires 
that development proposals provide at least 50 per cent of units as two bedrooms 
or more.   

10.53. The residential element of this application is for outline permission only and as 
such the details of the final housing mix will be assessed under a future Reserved 
Matters application.  However, in order to provide comfort that an appropriate mix 
will be achieved as part of a future application, a Reserved Matters Specification 
is recommended as part of this approval.  This includes a requirement for at least 
50 per cent of units within the final scheme to have two-bedrooms or more.  The 
Reserved Matters Specification is appended under Appendix 2.   

10.54. It is also noted that the illustrative scheme demonstrates one way in which a 
suitable mix could be achieved noting that it has been designed to include 263 
two-bed units and 50 three-bed units.  This equates to 52 per cent provision and 
is therefore policy compliant.   

Affordable Housing 

10.55. In terms of the policy context for affordable housing, Policy 3.11 of the current 
London Plan sets a strategic affordable housing target for London of at least an 
average of 17,000 additional affordable homes a year.  Policy SP.2 of the Local 
Plan states that of the current target for 1,471 residential units per annum, a 
minimum of 455 should be affordable.  This translates to an LLDC area-wide 
target of 35 per cent affordable housing.  The London Plan and Local Plan both 
state that development viability is a consideration in the assessment of affordable 
housing provision.  The revised Local Plan, in accordance with the draft new 
London plan, has increased the annual target to 2,161, and confirms that the 



Mayor’s affordable housing delivery threshold approach (see paragraph below) 
will be followed. 

10.56. The Mayor’s Affordable Housing and Viability SPG (2017) and related policy H6 
is an important consideration in terms of the assessment of affordable housing.  It 
includes a ‘threshold approach’ to viability where applicants are not required to 
submit viability information at the application stage where schemes meet or 
exceed a threshold of 35 per cent affordable housing rent without public subsidy.  
The threshold for schemes such as this, which are located on public land, is at 
least 50 per cent affordable housing.   

10.57. The SPG also states that where a public landowner has an agreement in place 
with the Mayor to provide 50 per cent affordable housing across a portfolio of 
sites, individual sites which meet or exceed the 35 per cent affordable housing 
threshold and the required tenure split may be considered under the Fast Track 
Route.  This ‘portfolio approach’ is reinforced within Policy H5 of the draft London 
Plan which provides a target for development on public sector land of at least 50 
per cent affordable housing across its portfolio.  Therefore, public sector 
landowners with an agreement with the Mayor may provide 50 per cent 
affordable housing across a portfolio of sites, provided at least 35 per cent 
affordable housing is provided on each site, with the required affordable housing 
tenure split on the initial 35 per cent.  The portfolio approach is also supported 
within the revised publication draft Local Plan, which in reference to affordable 
housing states that the Legacy Corporation will ‘introduce measures to enhance 
delivery on sites within the Legacy Corporation’s ownership through the portfolio-
based approach.’   

10.58. In terms of tenure mix, the current London Plan and Local Plan are consistent 
that affordable housing should be provided as 60 per cent affordable/social rent 
and 40 per cent intermediate.  The Mayor’s Affordable Housing and Viability SPG 
provides further guidance on affordable housing tenure and suggests that it could 
be provided as: 

• at least 30 per cent low cost rent (social or affordable rent), with rent levels set 
at a rate the LPA considers ‘genuinely affordable’ (such as London Affordable 
Rent); 

• at least 30 per cent as intermediate products, with London Living Rent and/or 
Shared Ownership being the default tenures assumed; and 

• the remaining 40 per cent to be determined by the relevant LPA.   

10.59. The application proposes a ‘portfolio approach’ to affordable housing delivery 
across three public sector sites.  This includes the application site, Stratford 
Waterfront, and the site known as Pudding Mill Lane, both of which fall 
completely under LLDC ownership.  The third site is one known as Rick Roberts 
Way which is jointly owned by LLDC and LB Newham.  A map showing the 
locations of these three sites is appended at Appendix 7. The three sites would 
collectively provide 50 per cent affordable housing.   

10.60. This proposed affordable housing approach has been discussed in detail with the 
Mayor of London, both at pre-application stage and post-submission stage, and 
the Mayor has provided written confirmation of the acceptability of the portfolio 
approach.  This letter is appended at Appendix 8.  The portfolio approach would 
therefore be compliant with the objective of 50 per cent affordable housing across 
the portfolio of sites including the provision of 35 per cent on Stratford Waterfront.  

 

 

 



10.61. The overall percentage of affordable housing is therefore considered to be 
consistent with relevant policy requirements, including the Affordable Housing 
and Viability SPG requirements to qualify for the ‘Fast Track’ approach to 
viability. This is confirmed within the Mayor’s letter which states:  

‘This letter constitutes the agreement between the Mayor and the LLDC for the 

purposes of the draft London Plan and the SPG that the sites can be considered 

under the Fast Track Route provided at least 35 per cent affordable housing is 

proposed on each individual site, and that sufficient measures are put in place to 

secure 50 per cent affordable housing at the required tenure split across the 

portfolio’.   

10.62. These thresholds and mechanisms would be secured through a s.106 agreement 
as set out in the detailed Heads of Terms which can be found in Appendix 9.  
This includes an obligation which restricts development on both Pudding Mill 
Lane and Rick Roberts Way until a planning permission and planning obligations 
are in place which secure affordable housing at a level and tenure to deliver at 
least 50 per cent overall affordable provision across the portfolio. 

10.63. It is therefore established that the ‘portfolio approach’ would secure 50 per cent 
across the three sites.  In terms of tenure mix, the proposed ‘portfolio approach’ 
to affordable housing proposes the following across the three sites: 

Portfolio Site Affordable Housing Provision 

Stratford Waterfront 35 per cent affordable housing (all 

intermediate shared ownership) 

Pudding Mill Lane 40 per cent affordable housing (30 

per cent London Affordable Rent:70 

per cent intermediate) 

Rick Roberts Way - LB Newham 

share of land 

Not less than 50 per cent affordable 

housing (30 per cent London 

Affordable Rent:70 per cent 

intermediate) 

Rick Roberts Way -  LLDC share 

of land 

Taking into account the above 

requirements, the balance of 

affordable housing and affordable 

tenure split required to achieve 50 

per cent affordable housing 

comprising 30 per cent London 

Affordable Rent and 70 per cent 

intermediate housing across the 

Portfolio Sites 

Table 15:  Portfolio Tenure Split 

10.64. The proposed ‘portfolio approach’ to affordable housing tenure is considered to 
be policy compliant on the basis that the overall affordable housing provision 
across the three sites would be consistent with the guidance contained within the 
Affordable Housing and Viability SPG.  This is on the basis that collectively the 
three sites would provide a tenure split of 30 per cent London Affordable Rent:70 
per cent intermediate in accordance with Policy H7 of the Draft London Plan 
(2017).  It is acknowledged that this approach is not compliant with the Local Plan 
guidance on tenure mix.  However, it is reiterated that the overall portfolio offer is 
compliant with the SPG approach to tenure mix and can therefore be supported.   



10.65. Furthermore, whilst a greater percentage of London Affordable Rent (LAR) units 
would have been preferable, it is considered that there is explicit justification why 
the proposed offer is acceptable in this instance.  The most significant justification 
is scheme viability which is clearly stated within national, regional and local 
planning policy as being a consideration of planning obligations such as 
affordable housing provision.  Whilst no formal viability assessment has been 
submitted on the basis that the scheme complies with the Fast Track Route, it is 
clear, even on a high-level basis, that the construction of large, high quality 
cultural and educational buildings bears substantial costs that results in a 
significant scheme ‘deficit’ in viability terms.  

10.66. The receipts from the residential development are a key part of the overall 
funding package enabling delivery of the cultural and educational buildings. To 
secure the public funding package, a detailed and robust business case was 
submitted and approved by the Mayor and Government, outlined in the table 
below:   

 Projected 

cost  

Of which publicly 

funded 

Cultural and Education buildings 

and associated public realm 

£479m  £249m  

Table 16:  Outline Element Projected Costs 

10.67. It was originally anticipated that the housing element of Stratford Waterfront 
would help to fund Cultural and Education elements of the project through the 
generation of capital receipts as part of the overall funding package.  As such, at 
the time of the Full Business Case discussions the residential development at 
Stratford Waterfront did not originally include any affordable housing provision for 
to enable cross subsidy.  

10.68. As the planning application progressed, the Mayor of London agreed additional 
funding to enable 50 per cent affordable housing (30 per cent London Affordable 
Rent, 70 per cent Intermediate) across the LLDC’s portfolio sites, which included 
the investment of around £10m a year over 20 years.  

10.69. The anticipated land value for the residential element, and the whole Stratford 
Waterfront site, is significantly below a benchmark land value which would be 
normally used to assess the viability of the site under a viability route.   As a 
result, the Stratford Waterfront site is only deliverable as LLDC is willing to 
release the land at a substantial discount compared to the benchmark land value 
and with the support of the public-sector funding package. 

10.70. Given this, the substantial public benefit associated with the Detailed Element (as 
described in paragraphs 10.11 – 10.45), and the compliance with SPG guidance, 
it is considered that the overall tenure split is considered to be acceptable.   

10.71. It is also noted that the ‘portfolio approach’ approach includes 35 per cent 
affordable housing on the Stratford Waterfront site which would be wholly 
provided as intermediate housing, specifically Shared Ownership units.  The LAR 
units would therefore be provided within the other two portfolio sites at Pudding 
Mill Lane and Rick Roberts Way in order to secure the tenure mix of a minimum 
provision of 30 per cent LAR: 70 per cent intermediate.   

 

 

 



10.72. The applicant has acknowledged that in order to offset the all intermediate 
proposal at Stratford Waterfront, the draft heads of terms of the s.106 agreement 
would secure a high proportion of LAR within the first phase of the Pudding Mill 
Lane (PML) development. Specifically, the initial phase of development at PML, 
currently projected to commence at a similar time as Stratford Waterfront 
residential, would accommodate the amount of LAR that would normally have 
been delivered on Stratford Waterfront. This would result in an affordable housing 
tenure split in the phase 1 PML being in excess of the 60:40 LAR: intermediate 
split in the Local Plan.  

10.73. Currently. Rick Roberts Way is proposed to be the last of these sites to be 
commenced and, as described in the detailed Heads of Terms (Appendix 9), 
obligations within the s.106 would ensure the balance of any LAR units would be 
provided on this site to ensure that the overall portfolio of sites would provide an 
SPG compliant 30:70 tenure split.   

10.74. The provision of 35 per cent affordable housing on the initial portfolio site, namely 
Stratford Waterfront, is compliant with the portfolio guidance within the draft 
London Plan and SPG.  However, it is acknowledged that the draft London Plan 
states that the approach is acceptable where the required affordable housing 
tenure split is provided on the initial 35 per cent.  The proposed tenure of all 
affordable units on Stratford Waterfront as Shared Ownership does not therefore 
comply with this.   

10.75. However, the justification outlined in para. 10.65 remains applicable in the 
assessment of this issue. It is also noted that the affordable housing provision 
across the portfolio is likely to be subject to a review mechanism. These upward 
only reviews would be used to identify any additional value within the scheme 
which would be subsequently used to secure an uplift in the percentage of LAR 
units across the portfolio.   It is also noted that, the approach to tenure is 
supported within the Mayor’s letter which states that  

‘Given the proximity of the three portfolio sites, tenure flexibility across the 
portfolio is acceptable in this case, provided that the requirements of the draft 
London Plan and SPG, including housing those relating to affordability criteria, 
are met.’      

10.76. The detailed Heads of Terms would also ensure that the s.106 would require an 
occupation restriction to provide a link between the Stratford Waterfront and 
Pudding Mill Lane sites in order to provide an appropriate level of certainty that 
development on PML would commence and hence provide a necessary degree 
of planning certainty that the portfolio approach would be delivered. This 
obligation would restrict the occupation of no more than 70 per cent of the market 
units within the Stratford Waterfront development until substantial implementation 
of the first phase of the Pudding Mill Lane development is achieved. Substantial 
implementation would be based upon construction to ground/first floor slab level 
within three years of permission for Pudding Mill being granted.   

10.77. The Heads of Terms also includes further mechanisms intended to provide 
comfort on early affordable housing delivery across the portfolio. These includes 
an obligation to agree a restriction on the occupation market units within Pudding 
Mill Lane until commencement of development on Rick Roberts Way. This 
‘agreement to agree’ is considered appropriate in this case as it would enable a 
suitable restriction to be agreed in the light of work which is currently progressing 
between LLDC and LB Newham about future development scenarios at the site, 
and also developer procurement being undertaken by LLDC on PML.  The trigger 
or time for the occupation restriction is currently being negotiated with the 
applicant and will be set out as an update to the s.106 draft Heads of Terms at 
the Committee meeting. 



10.78. In addition, other obligations proposed to provide comfort on delivery of 
affordable housing, include a requirement to submit a delivery programme across 
all three portfolio sites for PPDT approval and, as per the Head of Terms, the 
applicant would be required to use reasonable endeavours to meet this 
programme. 

10.79. As noted that Rick Roberts Way is partly owned by LB Newham who have 
identified the site as a possible location for a new three-form entry secondary 
school.  Whilst the possible inclusion of a school on this site would not wholly 
preclude the provision of residential development on the site, it would 
substantially reduce the residential capacity. The draft s.106 Heads of Terms 
therefore includes a mechanism in order to deal with this scenario and to ensure 
that there would still be 50 per cent affordable housing delivery.  The mechanism 
has a ‘cascade’ structure which secures the following: 

• if Rick Roberts Way cannot deliver the portfolio approach then an alternative 
site should be identified in the LLDC area within LB Newham to deliver the 
balance of LAR units;  

• if no alternative sites are available, and as a last resort, an off-site contribution 
should be paid to fund LAR units elsewhere within the LLDC area; and 

• if the off-site contribution cannot be spent by a certain date then it should be 
used to fund LAR units anywhere within LB Newham.   

10.80. With respect to the proposed affordable units on Stratford Waterfront, the quality 
of these will be assessed at Reserved Matters stage. However, the Reserved 
Matters Specification includes requirements that would ensure that these units 
would be designed as being ‘tenure blind’ and ‘pepper potted’.  An obligation is 
proposed in the draft s.106 Heads of Terms which secures this for Stratford 
Waterfront and to use reasonable endeavours for ‘pepper-potting’ at the other 
portfolio sites. 

10.81. The Reserved Matters Specification also requires that at least 10 per cent of 
these units should be designed as wheelchair accessible units and that this 
should include a range of appropriate unit sizes.   

10.82. In light of the above assessment, it is considered that the proposed ‘portfolio 
approach’ to affordable housing is acceptable in this instance, subject to 
appropriate conditions and legal obligations, and in accordance with policies H5, 
H6 and H7 of the draft new London Plan and policy H2 of the revised publication 
draft Local Plan.  This is noting the Mayoral Letter, the GLA’s Stage 1 comments 
which raised no objections to the affordable housing approach, and the 
exceptional circumstances of the proposed development – including the 
substantial public benefit associated with the Detailed Element.     

Density 

10.83. The density of the proposed Outline Element should be considered in light of 
London Plan Policy 3.4 and the Mayor’s Housing SPG.  The London Plan Density 
Matrix indicates that for a site like this, which is located within 800m of the 
Stratford Metropolitan Town Centre and has a PTAL rating of 3 (noting that the 
PTAL rating varies between 3 – 6b throughout the site), a density range of 
between 300 to 650 habitable rooms per hectare is an appropriate guide, albeit it 
should be noted that local context and character, design and public transport 
capacity should also be considered.  

 

 

10.84. The density of the Outline Element will be assessed at the Reserved Matters 
stage.  However, the application proposes a maximum density of 1,550 habitable 
rooms per hectare, which is based on the Outline Element area.  This is above 



the aforementioned ranges within the London Plan for a site such as this and 
also exceeds the maximum range within the current London Plan of 1,100 
habitable rooms per hectare.    

10.85. However, officers consider that the proposed maximum density is appropriate in 
this location. The site falls within in close proximity to the Stratford Metropolitan 
Centre where denser levels of development are supported. The proposed 
parameters would also ensure that the development is in keeping with the 
character of the wider area, including the scale and mass of emerging and 
existing development in the area, such as the buildings within the adjacent 
Detailed Element and those within IQL, East Village and Cherry Park. 

10.86. It is also considered that the illustrative scheme adequately demonstrates that a 
proposal of this density can achieve appropriate levels of residential amenity as 
discussed further in paragraphs 10.88 – 10.99.  

10.87. In any case, it should be noted that current London Plan states that the density 
ranges within it are broad and that they should not be applied mechanistically.  
Officers consider that a more flexible approach to density in this location is 
therefore compliant with this London Plan guidance.  Furthermore, Policy D6 of 
the draft London Plan moves away from a standardised approach to density to 
one which optimises housing density in appropriate locations. In this context, the 
proposed level of density for the site is considered to be acceptable. 

 
Quality of Residential Accommodation 
 
Minimum Space Standards 

10.88. Policy BN.4 of the Local Plan deals with the quality and design of residential 
development and seeks to ensure an appropriate standard of accommodation is 
provided, and that schemes are built to the highest environmental standards. In 
terms of space standards, the policy requires all development to meet the 
National Technical Standards which have been adopted as part of the Mayor’s 
Housing SPG. 

10.89. Policy BN.4 as amended in the revised publication draft Local Plan requires new 
residential and mixed-use development to take account of the guidance and 
standards in the recently updated 2019 LLDC Design Quality policy.  The Design 
Quality Policy (2019) sets a higher standard and expects floorspaces which are 
five per cent larger than those contained within the National Technical Standards.  
The size of the residential accommodation will be assessed at Reserved Matters 
stage.  However, it should be noted that the final design of the residential 
buildings, as a project on LLDC land, would be required to comply with this higher 
standard and it is therefore included as an explicit requirement within the 
Reserved Matters Specification. The final design would also be required to 
provide private amenity space in accordance with the standards set out within the 
Design Quality Policy, thereby ensuring that the scheme would include amenity 
space requirements to help deliver an ‘outstanding’ scheme. 

Amenity Space/Playspace 

10.90. As previously discussed, the provision of communal amenity space and 
playspace would be assessed at Reserved Matters stage.  However, it is noted 
that the control documents require communal outdoor amenity space to be 
provided across the residential development, including the provision of soft 
landscaping. There is flexibility as to where this is provided; however, it is 
considered likely that this would be provided a podium level. The Design Code 
requires all communal outdoor amenity space to respond appropriately to micro-
climate which is considered to be an acceptable approach. 



10.91. The illustrative scheme is considered to demonstrate one way in which this could 
be successfully achieved, as it has shown it could delivered at podium level and 
to the roofs of the lower elements. These spaces would perform well in sunlight 
terms, noting they would pass the BRE ‘sun on the ground’ test, with over 50 per 
cent of the communal space within the illustrative scheme receiving at least two 
hours of sunlight on the March equinox.   

10.92. In terms of playspace, the Design Code requires a minimum provision of 280sqm 
of doorstop play to be provided within building courtyards of communal gardens, 
which is based on the provision within the illustrative scheme.  However, based 
on the proposed mix and affordable housing offer, this falls short of the guidance 
set out within the Mayor’s Play and Informal Recreation SPG which would require 
provision of 390sqm of play space for 0-11-year olds. The proposed provision of 
280sqm has been calculated based on a 0-5 age group only. Clarity has been 
sought from the applicant regarding the provision for play for 5-11 years within 
the south of QEOP, opposite the application site, however, a condition is 
recommended which requires that, notwithstanding the Design Code, a 
Playspace Delivery Strategy is to be submitted and approved which 
demonstrates how any residential building would provide sufficient ‘doorstop’ 
playspace in accordance with SPG requirements to include provision for both 0-5 
and 5-11 age groups. For children over the age of 12, it is noted that the site falls 
on the edge of the QEOP and is therefore comfortably within the 400m maximum 
walking distance as set out within the SPG.   

10.93. The remaining playspace requirements set out within the Design Code are 
welcomed. This includes the provision of an equipped play facility, that all 
residential units should be within a five-minute walk of doorstop playspace and 
that playspace should benefit from good levels of sunlight and have natural 
surveillance. 

Access 

10.94. Details of residential access would be assessed at Reserved Matters stage.  
However, the Design Code requires all residential entrances to be accessed 
directly from the public realm.  This approach is supported by officers, not only in 
order to help provide activity and surveillance to the surrounding public realm, but 
to prevent any convoluted access routes for residents. The Design Code also 
requires residential entrances to be located away from service/car park 
entrances. The Design Code would also secure a generosity of residential 
entrances and clearly distinguishable from retail or service entrances.  The 
approach to residential access within the illustrative scheme is considered to 
demonstrate that the above access requirements could be successfully achieved 

10.95. In terms of units per core, this again would be assessed in detail at Reserved 
Matters stage.  However, it is noted that the bottom eight residential floors of the 
illustrative scheme would have up to 10 units per core, in excess of the 
recommended eight units per core within the Mayor’s Housing SPG (2016). This 
is resultant on the lower floors of the illustrative residential buildings where the 
mid-rise ‘pavilion’ blocks would adjoin the taller elements and have a shared 
core. This allows for the creation of a larger retail unit on the ground floor which 
would frame the Waterfront Square and provide animation on this large public 
space.  Whilst above the recommended units per core guidance, it is considered 
that this could be considered acceptable in this instance given the layout of the 
blocks with centrally positioned lifts and the fact that a high level of residential 
quality would be achieved.  The majority of units in the illustrative scheme, which 
would be located from the ninth floor and above, would have a maximum of six 
units per core.   

Aspect 



10.96. The Mayor’s Housing SPG states that single-aspect north-facing units should be 
avoided where possible, particularly where they would be exposed to excessive 
noise levels or contain three or more bedrooms. In response to this it is noted 
that this would be assessed at Reserved Matters stage when the final design and 
layout is submitted for approval. It is therefore recommended that demonstration 
of compliance with the Mayor’s Housing SPG is an explicit requirement of the 
Reserved Matters Specification.  In any case, it is noted that the illustrative 
scheme contains no single-aspect north-facing units and therefore demonstrates 
that a scheme with no such units could be successfully delivered 

Inclusive Design  

10.97. The illustrative scheme has been subject to review by LLDC’s Inclusive Design 
Officer and Built Environment Accessibility Panel.  It has been designed to 
provide 10 per cent of dwellings (when measured on a habitable room basis) as 
wheelchair accessible units in accordance with Optional Requirement M4(3) of 
the Building Regulations.  The remaining 90 per cent of units within the illustrative 
scheme have also been designed in accordance with Optional Requirement 
M4(2) of the Building Regulations, to ensure that reasonable provision is made 
for all people to gain access and use the development; that the needs of 
occupants with different requirements including older or disabled people would 
be met; and to allow the adaption of the dwellings to meet the changing needs of 
occupants over time.  These will be made a requirement of the application via 
condition.  In addition, the Reserved Matters Specification requires future 
applications to demonstrate that a range of wheelchair accessible unit sizes are 
provided within the development, including within the affordable tenure 

10.98. The Reserved Matters Specification will also require future applications to 
demonstrate how the final design of the residential development will comply with 
LLDC’s Inclusive Design Standards and the Mayor’s Housing SPG. This will 
ensure that all aspects of the residential development will be fully accessible and 
that all floors will be served by at least two lifts.   

10.99. The Reserved Matters Specification/Design Code also requires the minimum 
provision of five per cent onsite blue-badge parking spaces to be provided within 
a car-park at ground floor level.  The merits of this are discussed further at 
paragraphs 10.356 – 10.362 

Phasing  

10.100. Phase 1 of the development would be the Detailed Element which is anticipated 
to be constructed from 2019, and operational in 2023.  Phase 2 would be the 
Outline Element would have a longer programme with construction anticipated to 
begin in 2022 and would be operational in 2028 

10.101. Officers consider this to be an acceptable phasing programme noting that it 
would ensure delivery of the entire development as early as practically possible.  
In particular, this approach would allow construction of the Detailed Element to 
commence as early as possible with a view to ensuring that LCF would be 
operational at the commencement of the educational year in 2022. Furthermore, 
the phasing approach allows a suitable period of time for the applicant to appoint 
a joint venture partner and work up a detailed residential scheme in order to 
submit a reserved matters application pursuant to the Outline Element of the 
application. 

10.102. It is acknowledged that the proposed phasing approach would result in an 
overlap in construction programmes for the Detailed and Outline Elements.  
However, it is considered that any intensive construction work during this period 
can be appropriately mitigated through a condition with requires the submission 
and approval of a Construction Management Plan.  

MASTERPLAN, DESIGN, TOWNSCAPE AND HERITAGE 



10.103. London Plan Design policies 7.4 ‘Local Character’, 7.6 ‘Architecture’, 7.7 
‘Location and Design of Tall and Large Buildings’, 7.11 ‘London view 
management framework’, and 7.12 ‘implementing the London view management 
framework’, are relevant in the assessment of this application.  

10.104. The proposed development also needs to be assessed against Local Plan 
policies BN.1 ‘Responding to Place’, BN.9 ‘Protecting key views’, BN.10 
‘Proposals for tall buildings’, and Site Allocation SA3.2 (Stratford Waterfront 
East). 

Masterplan 

10.105. The masterplan’s layout has been developed based on two organising principles 
– division of the Site into plots, and zoning by level, to introduce a simple legible 
approach. The maximum heights have been dictated by the LVMF View 09 of St. 
P aul’s from King Henry’s Mound in Richmond Park. 

10.106. The residential plots would be located at the north-west of the site, with public 
plots to the south-east, extending the public realm around the London Aquatics 
Centre. The pivotal central plot, which would also flank the key route across the 
Site from the F09 bridge to the Carpenters Land Bridge, would be occupied by 
V&A East, and flanked by LCF. 

10.107. The site has complex levels, with a rise of 6-8m from water level to the bridges. 
The development has been designed to address these site circumstances, and 
would be successfully resolved into two principal public levels; a Lower 
Promenade above the river; and an Upper Promenade at the level of the F10 
bridge and Carpenters Land Bridge.  

10.108. The cultural and public uses would be publicly accessed on the Upper 
Promenade, at the south-east end of the Site. Residential uses would be located 
at Lower Promenade level at the north-western end of the site. In their central 
position at the heart of the site, V&A East and LCF would span both levels. 

10.109. External pubic lifts would be provided in four locations across the detailed 
element of the scheme, linking Waterfront/Carpenters Road levels with the 
podium / F10 bridge level. Each lift would be of the same design and architectural 
expression to provide cohesion across the masterplan and aid wayfinding. The 
lifts would be encased in pre-cast concrete, with the lift tops crowned with 
balustrade which would incorporate wind mitigation measures (50 per cent 
porosity), and would match the proposed balustrading at podium level. On 
Carpenters Road, lifts are proposed at the F10 bridge adjacent to Sadler’s Wells 
and at Carpenters Land Bridge.  

10.110. On the Waterfront side, lifts would be located near the F09 bridge, in front of LCF, 
and the existing lift of the F10 bridge would be replaced with a larger lift in the 
same location. The objection to the proposal received from Zaha Hadid architects 
relates to the replacement lift next to the London Aquatics Centre (LAC). Whilst 
the concerns are noted, officers do not consider that the redesigned lifts would be 
visually harmful either to the setting of the LAC or the public realm adjoining it, 
nor the setting of the new development proposed. It would not be out of place at 
this location and indeed there would be an increase in capacity and accessibility 
resultant from the replacement lift design. Therefore, it is considered that this 
element of the scheme would meet Local Plan policy BN1 and BN5 on inclusive 
design.  

 

 

10.111. The masterplan proposes the four residential blocks (submitted in outline) at the 
north-west end of the Site to be grouped into two pairs, each with a podium 
providing amenity space. The northernmost cultural building, V&A East, would 



highlight its pivotal position in the heart of the site with a distinctive form. The 
London College of Fashion is designed as the largest of the cultural buildings, 
and the BBC and Sadler’s Wells would be lower, allowing the overall massing to 
step down towards the London Aquatics Centre.  

10.112. The proposed development would occupy a key location within the Queen 
Elizabeth Olympic Park, forming a transition between Stratford City and the Park. 
A guiding principle is that the masterplan should have two fronts. Officers and 
QRP consider that the masterplan successfully addresses the two fronts – the 
river frontage, where views would be maximised by developing a series of river 
fronting public spaces, and the Carpenters Road frontage, which would maximise 
active frontage. For example, this is the location for the Sadler’s Wells stage 
door,, BBC’s second entrance, an entrance to the LCF offices, a further LCF 
entrance, the V&A staff entrance, and bike store. The outline element would also 
provide active frontages, as specified in the Design Codes.  

10.113. The Masterplan is supported by officers and the QRP, who commented “QRP is 
pleased to support approval of the hybrid planning application for Stratford 
Waterfront – it promises to be a highly successful addition to Queen Elizabeth 
Olympic Park.”   

10.114. Officers have included obligations in the S106 Heads of Terms in order to secure 
design quality for both the detailed and outline elements of the scheme (see 
S106 Heads of Terms), including a requirement for a suitably qualified Design 
Manager to be appointed to ensure compliance with the detailed designs for the 
developments, and the retention of the design teams. This addresses comments 
made by QRP and Tibbalds in their Design Codes review of the importance of 
design process in order to ensure outstanding architecture. 

 
Detailed Element 

 
Form, Height, Massing and Materiality 

Sadler’s Wells   

10.115. Viewed from the south-east, Sadler’s Wells would be the first building in the 
‘terrace’ of cultural and education buildings at Stratford Waterfront, and the first 
plot approached from the F10 bridge. The building needs to address three 
directions: London Aquatics Centre, Stratford Waterfront to the south-west, and 
Carpenters Road to the north-east. The building would be four storeys in height 
(plus mezzanine), with a maximum height would be 45.6m AOD. 

10.116. The brick mass of its auditorium and flytower would be visually expressed to 
emphasise the building as a place of performance and would announce East 
Bank to Stratford City. The lower volumes of the studios with their saw-tooth roofs 
would further articulate the building’s massing and mediate between the larger 
volume of the flytower and a terrace which would wrap around from Carpenter’s 
Road to the F10 bridge elevation, successfully stepping the building’s scale down 
towards the London Aquatics Centre. 

10.117. At the north-east corner, the building would be chamfered to present an entrance 
to those arriving from Stratford City. From here, a foyer would face Stratford Walk 
and the F10 bridge and would wrap around to the waterfront. As the most public 
part of the building, it would be almost fully glazed offering views in and out. On 
the waterfront façade a canopy over the glazing would create a softer sense of 
transition between inside and out, inviting the public into the building, whilst also 
offering solar protection to the south-facing glazing below.  

10.118. In terms of materials, the brick of the walls and the roof tiles are proposed to be 
made of the same clay. Fully-glazed facades would be divided by deep metal 



mullions, and the canopy would be concrete. Details and samples of materials 
would be secured by condition. 

10.119. Officers consider that the form, massing and materiality of the proposed building 
is considered to be high quality, and appropriate for its location and relates well to 
the London Aquatics Centre and the other cultural and education buildings. 

10.120. QRP expressed strong support for the design of Sadler’s Wells, and commented 
that “Its human scale – and extensive activation of its frontage – can be expected 
to result in a popular venue, open and accessible to all. The panel had 
particularly commended the design’s directness and simplicity, including a highly 
effective spatial strategy.” 

10.121. The detailed design of Sadler’s Wells has been adjusted and refined during the 
pre-application and during the application stage to respond to the need to 
integrate wind mitigation measures, in particular at the southwest corner of the 
building on Stratford Walk, the approach to Bridge F10, and Waterfront Place.  

10.122. At the December 2018 review QRP were not convinced that the optimum solution 
to the wind mitigation measures had yet been identified. The design team 
responded well to QRP’s comments that interventions to address wind mitigation 
should integrate better with the building’s architecture. This element was 
amended by continuing and extending out the curtain glazing to provide shelter, 
and reverting to a design of the canopy as a discrete component in itself. At the 
QRP review in February 2019, the panel welcomed the design team’s revised 
treatment of the southwest corner and commented that the response cleverly 
retains the integrity of the building’s architecture.  

10.123. QRP stated “with refinement to the design suggested above (in relation to the 
wind mitigation and canopy), the panel has no reservation in advising that 
Sadler’s Wells will meet the requirement of Local Plan Policy BN.10 for 
‘outstanding architecture’. It thinks that it will become a very impressive entrance 
to Queen Elizabeth Olympic Park. 

BBC Concert Studios 

10.124. The BBC would be the second building in the ‘terrace’. The main space, Studio 
One, would be defined by its painted metal cladding, whose deep ribs would 
express both the Site’s industrial past and the hardworking aesthetic of the BBC 
building. Other functions would wrap around the Studio in pre-cast concrete. 
Their detailed form articulates the inner layout. Large openings, particularly at 
ground level, would connect the interior with the public realm, and open BBC to 
public view. 

10.125. The BBC building would be six storeys (plus mezzanine), with a maximum height 
of 46.165m AOD, and would mediate between the larger scale of the LCF and 
Sadler’s wells. Officers consider the design to be sympathetic to the neighbouring 
buildings, while establishing its own individual identity through articulation of the 
building’s unique programme. On the waterfront elevation, the separation 
between BBC and LCF expresses the volume of Studio One and creates a 
defined gap between the two buildings.  

10.126. Materials would comprise ribbed painted metal cladding to the main studio 
volume, pre-cast concrete support spaces, perforated aluminium fins for solar 
shading, and large glazed openings to create permeability, of which further 
details and samples would be secured by condition.  

10.127. QRP are supportive of the BBC building and commented “The revised brief for 
the BBC Concert Studios has resulted in an even more successful building – now 
expressed more strongly and simply”. 

10.128. In response to QRPs comments relating to the treatment of the infill between 
BBC Studios and the adjoining London College of Fashion, the design team 



responded well and effectively addressed the concerns that the panel had 
previously raised. QRP commented “the elevation now appears elegantly 
resolved. The junction with the adjoining LCF works well – a neat solution to a 
tricky abutment has been arrived at.” 

10.129. QRP commented: ‘the location of the entrance to the Rock and Pop studio on 
Carpenters Road will add to the activation along Carpenters Road, making it a 
safer and more secure environment. 

10.130. QRP stated “the panel repeats its strong support for this interesting building – 
which it considers to comply with Local Plan Policy BN.10.” 

UAL’s London College of Fashion (LCF) 

10.131. The LCF development plot would be located in the centre of the Site, to the east 
of the point where the proposed Carpenters Land Bridge would land at podium 
level and the F09 bridge lands at waterfront level. 

10.132. UAL’s London College of Fashion (LCF) would be the largest and tallest of the 
non-residential buildings at Stratford Waterfront, at 14 storeys (plus mezzanine), 
with a maximum height of 85.5m AOD to the top of the roof, (and 92m AOD to top 
of flues). The design concept for LCF is a 21st century workshop, with the scale 
and clarity of the 19th century industrial buildings familiar across the riverside 
areas of east London and the buildings that occupied the site in the past. As with 
those industrial buildings, a regular façade would contain broad, well-lit flexible 
space. The saw-tooth roof profile, reminiscent of the Site’s earlier industrial 
sheds, would bring north light to the studio space. At podium level, there would 
be two large colonnades. One, facing the waterfront, would create covered space 
at podium level above the Waterfront Square. The other, at right angles, would 
define the covered public route that links Carpenters Road Bridge with the 
waterfront. 

10.133. The LCF building would comprise 14 floors with the front of house and more 
public facing functions located on the lower floor floors including the waterfront 
and podium levels. Floor-to-floor heights would be relatively tall at 4.5m. 

10.134. The building would be arranged with a central ‘heart’ to give structural stability, 
accommodate circulation, wcs, open-plan workspace, and to provide voids to 
bring air and light into the centre of the floor plan. Perimeter workshops would 
then be arranged around this ‘heart’ at the upper levels where they would have 
the best access to daylight and natural ventilation. 

10.135. LCF’s elevational appearance results from its day-lit, naturally-ventilated 
workshops, which are characterised by large factory-like metal framed openable 
windows set between precast concrete columns. Officers consider the 
appearance and materiality to be of high quality, and final details and samples of 
materials would be secured by condition.   

10.136. QRP stated “this building will be a striking addition to Stratford Waterfront and will 
function well for all those who use it. The internal planning of the building with 
perimeter ‘workshops’ located around a ‘heart’ is ingeniously thought through”. 
“The panel particularly commends a design that for such a large and complex 
building appears so effortlessly simple.” 

10.137. QRP commented “Earlier concerns about the legibility of routes through Stratford 
Waterfront – between Carpenters Land Bridge and the Park across the F09 
bridge - have been addressed, including by a reconfiguration of the entrance at 
waterfront level.” 

 

10.138. In their Stage 1 comments, the GLA questioned the quality of the space between 
LCF and V&A East, and following a design meeting with GLA officers where more 



visuals were shown, GLA Officers confirmed that they were satisfied with the 
proposal. 

10.139. QRP stated “the exceptionally high-quality design of UAL: London College of 
Fashion will easily satisfy the criteria of Local Plan Policy BN.10.” 

V&A East  

10.140. V&A East would serve as the northern ‘bookend’ to the cultural and education 
‘terrace’. Of all the cultural and education buildings, V&A East would be most 
consistently dedicated to public access. It would occupy a pivotal location in 
Stratford Waterfront, helping to draw visitors into the heart of the site, and has a 
distinctive form the concept for which was informed by the sculptural designs of 
the Spanish designer Cristobal Balenciaga (a designer recently celebrated by the 
V&A).  

10.141. With larger buildings on either side, V&A East, would create a more detailed 
scale at the centre of the site, marking the point where routes along the peninsula 
would meet the cross-route leading to Carpenters Land Bridge. The building 
would be 5 storeys, with a maximum height of 48.5m AOD. Officers consider that 
it would relate well to the scale of the BBC and Sadler’s Wells buildings, while 
acting as a counterpoint to and separation between the LCF and the residential 
buildings.  

10.142. The folding nature of the façade, and the ‘Ma’ concept on which it is based, 
would result in a distinctive and identifiable building. The outer skin would be 
crafted as a three-dimensional folded composition, cast in concrete, with scored 
lines drawn across its faceted surface. Officers consider that it would create a 
robust, solid, stone-like façade. At points where the façade would fold, solid 
blocks of stone-like precast would make the transition, creating a monolithic wall 
and a high-quality finish. Officers consider that the faceted outer skin of precast 
concrete would counterpoint the more rectilinear buildings to either side.  

10.143. The proposed tone of the precast would be a warm, stone colour, achieved 
through stone aggregate or dust, rather than through dyes.  

10.144. QRP commented on refinements to the V&A East building “The design retains all 
of its elegance. The distinctive ‘folding / pleating’ of the architecture remains, 
although reduced on the rear elevation, and the materials proposed are exciting. 
The internal circulation has been rationalised but still offers an enjoyable journey 
through the building. QRP also stated “V&A East indisputably demonstrates 
‘outstanding architecture’ and therefore complies with Local Plan Policy BN.10.” 

Retail 

10.145. The retail units in the detailed element would be located below the terraces, 
appearing to be carved out of the podium. Vertical faces would continue the 
texture and colour of the podium’s in situ concrete. Shopfronts would be created 
by glass and metal screens located within deep reveals. The metal screens 
would derive their utilitarian aesthetic from the sheet piling at waterfront level, and 
take their materiality, colour and expression from other metalwork within the 
public realm, so as to be seen as part of the public realm, rather than a ‘fifth 
building’. A kit-of-parts has been developed to give uniformity to the shop fronts, 
along with a consistent approach to signage. 

10.146. Officers consider the retail units to be successful, and condition would be 
attached to control signage.    

 

   

Carpenters Land Bridge 



10.147. The proposed development has been the subject of detailed design development 
following extensive discussions between the applicant, landowners, officers and 
the QRP.  Bridges over railways are also subject to specialist design 
requirements, which are generally intended to safeguard railway infrastructure 
and minimise impact on train operations. 

10.148. The detailed design and appearance of the bridge is provided for determination. 
The proposals show the bridge abutments, parapets, soffit detail and deck. The 
resultant bridge is designed as a single span steel engineering structure; 
weathering steel would be used for the external elements.  Adhering to the rail 
operators’ safety requirements, the bridge has been arranged to provide 
appropriate vertical and horizontal clearances to the railway infrastructure. A 
simplified structure constitutes the external layer. The designed folded internally 
surfaces are inclined at the top to diminish the parapets’ height. Externally, the 
structure would read as a simple box with an inclined bottom element. Stiffening 
fins to the sides and rear of the bridge structure every 1m would reflect the 

modular sub‑division of the internal lining. The interior lining would be in 

ceramics or concrete, a modular material well‑suited to create the proposed 

folding geometric lining design. 

10.149. Whilst constrained by the complexity of the crossings, the bridge appearance is 
largely dictated by its function, which is fundamentally utilitarian in nature and of a 
robust and durable form.  The QRP commented in the pre-application stage that 
the Carpenters Land Bridge was ‘…an interesting and intriguing design…’. The 
panel did however raise some questions about its structural integrity. In 
particular, the original proposition for an open pergola over the bridge which was 
considered to be at risk of appearing ‘flimsy and superfluous…’. The panel 
suggestions about how this issue could be addressed has been taken up by the 
applicant and the planning proposals no longer include the pergola. As submitted 
the bridge presents itself as a robust, simple spanned bridge. 

10.150. The principle that has guided the design of the bridge seeks to ensure that it is 
seen as an integral part of the landscape within the QEOP. The bridge is 
intended to form a continuous, seamless extension of the wider QEOP concepts 
and visually ‘carry’ the established design principles for the Park.   

10.151. To that end, officers have assessed the bridge against Local Plan policy BN.1 
which seeks to ensure that proposals for development respond to context and 
ensure that the development of the highest quality is delivered.  Officers have 
also assessed the bridge proposals against the successful and robust Urban 
Design and Landscape Framework document, (UDLF), which supported the 
Olympic and Paralympic outline planning permissions in relation to landscape 
and bridges within the QEOP.  

10.152. The UDLF required the following: - 

• permanent bridges designed to a high standard;  

• seamless integration between the built form and the surrounding landscape; 

• abutment designs which are consistent with general landscape; 

• abutments should be stepped or sloped and where possible should 
accommodate planting; public seating; and areas for informal activity; and 

• a common language should be developed for the range of bridge types and 
the language should be flexible involving finishes and common detail. 

10.153. The applicant has provided a number of visual assessments and has 
demonstrated the relationship of the bridge with existing neighbouring 
development. The location of the proposal would make a positive contribution to 
the urban character of the area.  The design of the bridge has benefited from 
design development discussions with QRP, in consultation with the IQL design 
teams, and within the context of the area is considered to be acceptable. A 



continuous surface of sand stone paviours is proposed for the hard landscaping 
within the IQL site (Bridge Plaza) to form an appropriate threshold between IQL 
South and Stratford Waterfront.   

10.154. The surface colour would tie in with the proposed soft landscaping and the 
inclusion of Cherry Blossom trees on either side of the bridge approaches. The 
choice of surface materials on the bridge landing between the V&A and the LCF 
has been considered holistically to ensure a seamless integration and transition 
between the places.  The abutments would be integrated in to the retaining wall 
of IQL and the retaining wall of the LCF which is consistent with the general 
landscape. 

10.155. The dominant feature on the new bridge would be the parapet walls which would 
have a height of 1.8m to comply with the requirements of Network Rail. The 
appearance of these parapets is vital to achieve the seamless integration with 
neighbouring development.  Officers consider the detail connection of the bridge 
parapet to the balustrade to be extremely important. The applicant has indicated 
that this section is likely to be a 1.2m high balustrade consistent with the rest of 
the public realm; designed to allow views through to the bridge and Carpenters 
Road.  A condition would be recommended to secure the design details. 

10.156. The applicant has demonstrated that the bridge design is appropriate to its 
context and would be seen as a part of the suite of bridges within the QEOP and 
the wider Stratford City and benefits from the same consistency in design. 
Officers are satisfied that the proposed land bridge is consistent with the 
established principles set out in the UDLF.   

Bridge Materials 

10.157. The proposed exterior finish of weathering steel to the bridge is considered to be 
a robust material that would reflect its immediate context i.e. the industrial nature 
of the railway and the utilitarian Carpenters Road.  Weathering steel is 
considered to be a low maintenance self-finishing material, and its use would 
remove the need for painting or repainting extensive areas of steelwork, which 
might have disrupted railway operations.  

10.158. The QRP noted that ‘…the proposed materials, arrival points, lighting, seating 
and lift provision can all be expected to contribute to the success of the 
bridge…’The QRP commended ‘…the interesting treatment of the bridge’s soffit – 
an element often neglected…’, and ‘…fully supports the materials proposed for 
the bridge…’ It has suggested the incorporation of some colour into the detailed 
design of the bridge, the applicant has responded by including colour to the 
internal surfaces (sand stone paviours). The soffit is the weathered steel 
treatment, ensuring that the bridge reads as a coherent structure.   

10.159. In terms of the surface treatment for the bridge officers agree with the applicant’s 
choice and consider a simple high-quality surface would provide an appropriate 
contrast between the bridge exterior and interior and the technical detail and 
appearance of the bespoke elements on the inner wall of the parapets. The 
applicant has confirmed that the proposed deck surface is likely to be a concrete 
anti-slip surface. A sample would be required to be approved by condition. 

10.160. In design terms, the required rail specifications place a number of constrains on 
the type of structure that can be accommodated within the site. The proposed 
bridge is simple in design terms as its primary aim is to ensure a linkage from the 
development to local communities, however it is designed to a high standard. 
Officers consider the single span bridge design sitting on concrete abutments to 
be a feature to be consistent across the QEOP. The design incorporates plain 
faced vertical concrete abutments adjacent to the railways. This feature has been 
adopted for other bridges crossing railways tracks in the QEOP. 



10.161. The proposal aims to construct a bridge, which is necessary infrastructure to 
service the Stratford Waterfront proposals as well as create permeability through 
the site and improve access for cyclists and pedestrians to and from the site. It 
would support future developments that would contribute to job creation and 
regeneration of the area.  Planning policy at all levels supports the integration of 
transport and land uses.  Officers consider the proposed Carpenters Land Bridge 
to be acceptable, the scheme addresses the requirements for a high quality, 
design-led response that responds to rigorous safety standards for the protection 
of rail infrastructure for the provision of a new cycle and pedestrian bridge.  

10.162. The design of the proposed bridge is considered to be acceptable and the 
following final details, including material samples, balustrade; seating 
design/architectural finishes are required to be submitted and approved prior to 
installation: deck and parapet details, landing approaches, lighting, and general 
hard and soft landscaping.  

10.163. No objections are raised by consultees to the land bridge, subject to appropriate 
conditions. 

10.164. Officers consider that the proposed design embraces principles of Local Plan 
policies BN.1 and BN.5, and draft New London Plan policy D7 for a high quality 
integrated, safe, accessible design.  Officers analysis concludes that the 
proposals accord with London Plan policies 6.3, 6.4, 6.9 and 6.13, draft New 
London Plan Policies T.2, T.3, and T.5 and Local Plan policies T.4, T.6, and T.9), 
in proposing a development which supports sustainable transport objectives. 

Outline Element – Form, Siting, Height, Massing and Materiality 

10.165. The form, siting, height, mass and materiality of the proposed residential 
buildings will be assessed at Reserved Matters stage when the final design of the 
residential element is submitted to the LPA for approval.  However, it is 
considered that the Development Specification and Framework, parameter plans 
and the Design Codes, considered as the ‘control documents’, together with the 
illustrative scheme which these documents have informed, collectively provide a 
robust framework to ensure that the form, siting, height, massing and materiality 
would be appropriate within the surrounding context and would have the potential 
to deliver buildings of outstanding architectural and residential quality.   

10.166. In terms of siting, the proposed control documents would result in the residential 
development taking the form of at least two urban blocks.  They would ensure 
that there would be at least one visual break between the residential buildings 
through the provision of Carpenters Yard which would have a minimum width of 
13m, whilst there would be a further visual break between the residential element 
and the V&A building through the provision of Waterfront Way which would also 
have a minimum width of 13m.     

10.167. These would also be important areas of public realm providing important routes 
through the site between Carpenters Road and the Waterfront Promenade.  The 
control documents also ensure that the residential blocks would be set back from 
Carpenters Road and the Waterfront Promenade thereby increasing the amount 
of public realm in these locations.  The siting would also ensure that buildings 
would be required to address prominent, albeit ‘awkward’, parts of the site such 
as the ‘prow’ at the north-western end where the site tapers into a narrow section 
due to the constraints of the River Lea and Carpenters Road.   

10.168. The control documents are also considered to ensure that the urban blocks would 
suitably address Carpenters Road, the Waterfront Promenade and the newly 
created streets within the development.   In particular, the control documents 
would ensure that up to 40 per cent of the ground floor area of the blocks would 
be used as retail/food and drink use with a minimum of 55 per cent of the building 
frontages to be ‘active frontages’ associated with these uses.  This is considered 



to strike an appropriate balance between activating the surrounding streets/public 
realm and providing sufficient servicing for the ground floor commercial uses and 
the residential uses on the upper floors.  The design codes would encourage 
active frontages to be located on the corners of the blocks in order to maximise 
impact – an approach which officers support.  It also would ensure that residential 
entrances are required to be from the public realm and must be located away 
from service entrances.   

10.169. In terms of height and massing, the control documents would ensure that the 
buildings would respond appropriately to key views.  This includes the key views 
in and around QEOP that are outlined within the Local Plan, as well as the LVMF 
view of St Paul’s Cathedral from King Henry’s Mound in Richmond Park.  Indeed, 
the maximum building heights as contained within the Maximum Heights 
Parameter Plan are based on the maximum envelope for development with 
regards to this view.  As such the tallest element, up to 100m AOD, would sit 
behind the dome of St Paul’s within this view.  Both PPDT’s Heritage Consultant 
and Historic England where consulted on the application and have raised no 
objections.   

10.170. It is noted that the GLA have raised some minor concerns within their Stage 1 
comments regarding a small incursion into the protected LVMF view.  However, 
officers are satisfied that this does not raise any issues noting that the element in 
question is visually separate from the silhouette of the dome.  Furthermore, the 
visual impact within the view is exacerbated due to the fact that it has been 
identified by a red line.  In reality, any building of this height would not have a 
materially greater impact than the existing buildings in the foreground and 
background.  In any case, a requirement has been included within the Reserved 
Matters Specification for a future Reserved Matters application to demonstrate 
that the final design of the residential element does not conflict with this view.   

10.171. Variation in height would also be secured through the design codes.  This 
ensures that the final design would be required to provide a ‘leading tower’ at the 
northern end of the sight which would be the tallest structure and therefore 
differentiated from the other partly on the basis on height.  The design code 
requires the ‘mid-block towers’ to incorporate lower elements in form and 
elevational treatment that relate to the South Park Datum and other horizontal 
datums of the Detailed Element of the scheme.  The overall heights of the ‘mid-
block’ towers would have to vary to respond to the constraints of the Maximum 
Heights Parameter Plan.  The design codes would also ensure that maximum 
building heights must include parapets, elevator overruns, stairways, plant 
equipment, antennae, flues, and building maintenance units in their storage 
position.  This would ensure there is no misinterpretation of maximum building 
heights in the final design of these buildings.   

10.172. In terms of massing, it is considered that the control documents would ensure this 
would be successfully broken down.  This would be achieved through a number 
of mechanisms including the proposed variations in height and the visual breaks 
which would be provided by Carpenters Yard and Waterfront Way.  The Design 
Codes require all towers to be spread across the site and encourages the ‘mid-
block’ towers to be staggered in plan location relative to the ‘leading tower’ and 
other ‘mid-block towers’.  This approach would assist with the challenge of 
ensuring that the residential units within the tall buildings would achieve good 
levels of daylight and sunlight, as well as avoiding overlooking.   

10.173. The Design Code also requires the final design of the residential buildings to 
provide a range of buildings types in order to bring variety to the site and ensure 
a vertical hierarchy to the towers.  This would also ensure that the massing is 
appropriate to the wider townscape composition with the buildings of the Detailed 
Element.  The requirement to provide a leading tower, and mid-block towers, 



incorporating lower elements would also ensure that there would be appropriate 
rhythm, granularity and an articulation of massing to the final scheme.   

10.174. In terms of materiality, the Design Code identifies a pallet of materials for the final 
scheme which are considered to be appropriate in order to create a consistent 
and high quality architectural character across the site.  It requires that the 
development would be finished in high quality, cast, durable, through-coloured 
materials such as brick, concrete, terracotta or ceramic and that the tonal range 
of materials must be compatible with those used in the Detailed Element.  These 
materials, all of which would be produced through a casting process, are 
considered to be an expression of ‘making’ heritage of this part of East London.   

10.175. The Design Code also identifies a range of materials that should not be used 
including extensive areas of curtain wall, PVC framing elements, flat metal 
cladding panels, plastic and materials with an overly saturated, and contrasting 
artificial colours.  It is considered that this approach to materials, which is 
supported by QRP, would help ensure that the buildings would have a high-
quality appearance and that architectural quality would be maintained for the long 
term.   

10.176. In relation to the above, the illustrative scheme is considered to robustly 
demonstrate that the framework of control documents has the potential to deliver 
a scheme of an appropriate form, siting, height, massing and materiality that 
would ensure ‘outstanding architecture’ as per the requirement of Policy BN.10 of 
the Local Plan. This is discussed further within the tall buildings assessment in 
Para’s 10.194 - 10.200. 

Townscape and Visual Impact Assessment  

10.177. The NPPF states that when considering the impact of a proposal on the 
significance of a designated heritage asset, great weight should be given to the 
asset’s conservation. 

10.178. LLDC Policy BN.9: Protecting Key Views seeks to ensure that schemes make a 
positive contribution to the character and composition of key identified views. The 
four relevant key views identified in Policy BN.9 are: 

● Setting of the London Aquatics Centre; 
● Setting of ArcelorMittal Orbit; 
● Setting of the London Stadium; and 
● Views along the Hertford Union Canal.  

10.179. The proposed mixed-use development has the potential to transform a currently 
vacant and undeveloped site. The submitted Townscape and Visual Impact 
Assessment (TVIA) undertaken as part of the EIA provides an assessment of the 
likely effects that both the construction and operation of the proposed 
development would have on identified character areas and viewpoints within a 
2km radius from the boundary of the site, and on the key strategic views.  

10.180. The applicant’s submitted TVIA has been reviewed by PPDT officers and PPDT’s 
Environmental and Built Heritage consultants. The assessment is considered to 
be comprehensive and includes a large number of views. The methodology is 
also considered to be sound.  

 

 

 

 

 

 



 

Townscape Character 
Area (TCA) 
 or View point (VP) 

Assessment Scenario 
Residual Significance of 
Effect (Incorporating 
Mitigation) 

TCA 01- North Queen 
Elizabeth Olympic 
Park 

Construction of Detailed Element (2020) Moderate Adverse 

TCA 02- South Queen 
Elizabeth Olympic 
Park 

Construction of Detailed Element (2020) Major Adverse 

 
Construction of Outline Element and 
Operation of Detailed Element (2023) 

Moderate Beneficial 

Operation of Detailed and Outline Elements 
(2031) 

Moderate Beneficial 

VP 04 to 13 Views 
within the Queen 
Elizabeth Olympic 
Park 

Construction of Detailed Element (2020) Major Adverse 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Major Adverse 

Operation of Detailed and Outline Elements 
(2031) 

Major Beneficial 

VP 26: Tredegar 
Road, Bow 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Moderate Adverse 

Operation of Detailed and Outline Elements 
(2031) 

Moderate Beneficial 

VP 27: Chobham 
Manor and East 
Village 

Construction of Detailed Element (2020) Moderate Adverse 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Major Adverse 

Operation of Detailed and Outline Elements 
(2031) 

Moderate Beneficial 

VP 32: Junction of 
Stratford Walk and 
Westfield Avenue 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Moderate Adverse 

Operation of Detailed and Outline Elements 
(2031) 

Moderate Beneficial 

VP 35: People 
travelling along 
Carpenters Road 

Construction of Detailed Element (2020) Major Adverse 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Major Adverse 

Operation of Detailed and Outline Elements 
(2031) 

Major Beneficial 

VP 39: Eastway 
 
Construction of Outline Element and 
Operation of Detailed Element (2023) 

Moderate Adverse 

VP 40: Pedestrians 
using Endeavour 
Square and the F10 
Bridge 

Construction of Detailed Element (2020) Major Adverse 

Construction of Outline Element and 
Operation of Detailed Element (2023) 

Major Beneficial 

Operation of Detailed and Outline Elements 
(2031) 

Major Beneficial 

Table 17:  Summary of Townscape and Visual Impact Assessment 

10.181. As can be seen in the table above, the assessment indicates that the 
construction of the Detailed Element (2020) and construction of the Outline 
Element (2023) would result in localised temporary adverse effects on the 
townscape. Whilst there would be direct effects on the Park, these will be limited 
to the site and its immediate setting, which forms a small but important part of the 
wider area.  

10.182. These potential significant construction events would result from visibility of 
construction and plant such as the presence of tower cranes and temporary site 
infrastructure, such as site traffic and construction compounds. These effects, 
whilst not insignificant, would however be temporary and localised in relation to 
townscape. 



10.183. Overall, there would be an extensive change to the composition of views. The 
magnitude of impact would therefore be high. It is considered that the visual 
benefits resulting from the Detailed Element having been delivered would 
outweigh the adverse effects of the construction of the Outline Element. 
Considering the high sensitivity of the views and the high magnitude of change, 
the level of effect would be Major Beneficial, and therefore significant.  

10.184. Potential effects upon completion and occupation of the proposed development 
(2031) include: effects of the proposed development on townscape resources 
and townscape character, including the perceived quality of the townscape, and 
upon designated townscapes; and effects of the proposed development on the 
composition and quality of views and visual amenity. 

10.185. The completed and occupied Outline and Detailed Elements would physically 
transform a noticeable extent of the townscape area in which the existing site is 
currently vacant and undeveloped, and would enhance the quality and legibility of 
the area. The completed buildings would also transform part of the skyline at the 
eastern part of this townscape area. The TVIA concludes, and officers concur, 
that the layout, pattern and balance of built form and permeable open spaces 
would enhance the integrity, value and overall quality of this townscape character 
area, having an overall beneficial impact on the surrounding area.   

10.186. PPDT’s built heritage consultants agree with the conclusions that the TVIA has 
not identified any major/adverse view impact on identified heritage assets, and 
confirmed that the proposed development would result in a minor adverse impact 
as a result of the visibility of the construction; however, this is temporary and 
localised. The resultant completed development would result in a 
neutral/negligible heritage impact on heritage assets within the wider setting. 

10.187. PPDT’s built heritage consultant has advised that the proposed development 
would result in a new large scale and prominent development; however, the 
change in the setting of heritage assets including the  conservation areas in the 
study area (comprising Hackney Wick, Fish Island and White Post Lane, Victoria 
Park, Stratford St. John’s, Sugar House Lane conservation areas within 1km of 
the site, and the 12 conservation areas between 1km and 2km of the site) is not 
considered to be adverse, and the significant characteristics of these would 
remain unchanged. 

10.188. PPDT’s heritage consultant agree that the proposed completed development 
would have a neutral impact on heritage assets in the vicinity and wider setting, 
whereby there would be minimal changes associated with the setting/views of 
these identified assets that would have little effect on their significance. The wider 
area has seen a high degree of change with existing and approved large scale 
development including towers such as Manhattan Loft Gardens (35 storeys, 
150m AOD), and towers within East Village (up to 28 storeys). The proposed new 
development would relate well to this context and would not appear out of place. 

10.189. The proposed development would comprise a transition in height across the site, 
together with high quality design and materiality, which together would reduce the 
impact of the massing across the site.  

10.190. The TVIA demonstrates that the proposed development would not result in any 
significant adverse heritage impact on the key protected views listed below: 

• Protected vista 9 of St Paul’s Cathedral from King Henry VIII’s Mound, 
Richmond Park; 

• London panorama: Alexandra Palace; 

• Greenwich Park: The General Wolfe Statue; and 

• Panorama 4A.2 Primrose Hill. 
 



10.191. The north-west part of the site is within the King Henry’s Mound to St Paul’s 
(View 9A.1) Protected Vistas Extension. This part of the site forms the outline 
element of the application, where the residential use would be located.  

10.192. The GLA, in the Stage 1 report, queried the impact on this view and questioned 
whether the views submitted with the ES were verified views. Verified views were 
submitted with the ES. In response to the clarifications requested by PPDT, the 
applicant confirmed in the Regulation 25 Further Information and Clarifications 
Report that the small section of the red outline of the maximum parameters of the 
Outline Element is apparent when the PDF is ‘zoomed in’, and in reality the 
proposed development would not be discernible, thereby having a neutral effect. 
The outline element is shown in the TVIA as the maximum height parameters, 
and at reserved matters stage an updated TVIA of the actual proposed height 
(rather than maximum parameter heights) would be submitted to further 
demonstrate that the proposed development would not be visible in the protected 
vista.  

10.193. Officers are therefore of the opinion that the proposed development, including the 
provision of buildings over 30m in height, would not have an adverse effect on 
townscape and local views. For an assessment of the tall buildings, see the 
design section below.  

Tall Buildings Assessment 

10.194. Local Plan Policy BN.10 sets out that proposals for tall buildings are acceptable 
where certain criteria are met. Tall buildings are defined as those higher than a 
sub-area’s prevailing or generally expected height as set out in the Local Plan. 
Site Allocation SA3.2: Stratford Waterfront East, sets out key development 
principles for the site and identifies that tall buildings may be acceptable in this 
location subject to Tall Building Policy BN.10. The application site falls within an 
area where the prevailing height is identified as 30 metres from ground level. 

10.195. All of the buildings within the Proposed Development, both the outline and 
detailed elements, would exceed 30m above ground level, and therefore would 
be defined as tall buildings when considered against this policy.  

10.196. The masterplan as a whole and each of the individual buildings have been 
assessed against the requirements of the 13 criteria set out within Policy BN.10. 

Table 18: Local Plan Policy BN.10 Tall Buildings Assessment 

Policy BN.10 Criteria  

Exhibit outstanding 
architecture and 
incorporate high-
quality materials, 
finishes and details 

The Stratford Waterfront buildings are all considered to 
exhibit outstanding architecture.   

The sculptural brick details of Sadler’s Wells would ensure 
that the building exhibits high levels of craftsmanship, 
architectural interest and expression to the brick façade.  

The BBC building would successfully mediate between the 
larger scale of LCF and Sadler’s Wells. Composed of two 
distinct elements relating to its function, studio one would 
be expressed in ribbed metal panels, and the support areas 
would be expressed in pre-cast concrete. 

The façade of the LCF would play a substantial role in 
defining the building’s identity. It would not only contribute 
to a bold and memorable design, but also provide spaces 
with good levels of natural light and ventilations, while 
allowing for adaptability and creating a human scale 
teaching and learning environment. The concrete and 



metalwork on the LCF building would be fabricated by high 
quality materials and finishes, and would be appropriately 
detailed to satisfy this criteria. QRP commented “this 
exceptionally high quality design of LCF will easily satisfy 
the criteria of BN.10”. 

The sculptural V&A East building would exhibit high quality 
architecture. The outer skin would be crafted as a three-
dimensional folded composition, cast in concrete, with 
scored lines drawn across its faceted surface. At points 
where the façade folds, solid blocks of stone-like precast 
make this transition in large pieces, avoiding open joints on 
the edges, - creating a monolithic wall and a high quality 
finish.  QRP stated “V&A East indisputably demonstrates 
‘outstanding architecture’ and complies with Local Plan 
Policy BN.10”. 

In terms of the Outline Element, the architecture of the final 
scheme, including materials, finishes and details, would be 
assessed at Reserved Matters stage.  However, the 
parameter plans allow for residential buildings of up to 94m 
above ground level, in excess of the 30m prevailing height 
for the area as set out within the Local Plan.  As such a tall 
building assessment is also required for the Outline 
Element. 

Noting the supportive comments from QRP, officers 
consider that the control documents, in conjunction with 
appropriate conditions, establish a robust framework which 
would help demonstrate the potential to deliver outstanding 
architecture.    

This is suitably demonstrated through the illustrative 
scheme.  Officers consider this scheme to exhibit a design 
and materiality which would deliver a series of extremely 
high-quality residential buildings that would complement the 
existing and emerging built environment within this part of 
Stratford.  The illustrative scheme would have its own 
distinct character and appearance which would be 
successful in its own right, but also clearly read as 
residential buildings, providing a calm counterpoint to the 
architecture of the cultural/educational buildings within the 
adjacent Detailed Element of the scheme.   

It is noted that QRP have emphasised the importance of 
engaging in good design process in helping to ensure that 
outstanding architecture is delivered at the Reserved 
Matters stage.  As such the Design Code includes an 
explicit requirement for the applicant to run a competitive 
design team selection process for appointment between 
RIBA Stages 1-6.   Officers also recommend   architect 
retention to be secured through a s106 obligation requiring 
the retention of any selected architect to the end of the 
design process.  The Design Code also requires the 
applicant to provide evidence that they have applied best 
practice throughout the design process by ensuring that 
Reserved Matters applications are accompanied by 
development briefs, stakeholder consultation details and 
community consultation details.  The Reserved Matters 
applications and associated conditions for materials and 



detailed drawings would also be presented to QRP, as 
appropriate.     

Officers acknowledge that as part of Tibbald’s and KCA’s 
independent review of the Design Codes, a 
recommendation was made in relation to the appointment 
of a design champion.  A design manager role is secured in 
the draft s.106 Heads of Terms to provide assurance to the 
Planning Authority on design quality. In addition, there 
would be other mechanisms, including developer 
procurement and compliance with the LLDC’s Corporate 
Design Quality policy that would provide the necessary 
tools to ensure that outstanding design and architecture 
would be achieved.  

Individually and collectively, the buildings and overall 
scheme would exhibit outstanding architecture. 

Respect the scale and 
grain of their context 

While the scale and grain of the proposed buildings are a 
necessary output of their proposed use and purpose (each 
of the cultural and education buildings would accommodate 
large-volume exhibition/gallery/teaching spaces) their 
placement, adjacencies and form have been carefully 
considered to respect the immediate context within QEOP 
and the taller buildings of the International Quarter London. 

The terrace of buildings formed by the cultural and 
education buildings would capitalise upon the levels and 
access inherent to the site. In addition, it would enable new 
cross routes to be formed across the site, connecting 
Carpenters Road to the waterfront and facilitating links to 
the surrounding area. 

In terms of the Outline Element, the control documents are 
considered to ensure that the residential buildings would 
appropriately respond to the existing and emerging scale 
and grain of the built environment in this part of Stratford, 
which is characterised by large venues and facilities 
including the London Stadium, the London Aquatics Centre 
and the consented scheme for UCL East.  IQL, East Village 
and Westfield Stratford City also provide an important 
backdrop to the scheme and are characterised by large 
commercial, residential and mixed-use buildings.  It is 
considered that the control documents, as demonstrated by 
the illustrative scheme, would ensure that the Outline 
Element would be in keeping with this established and 
emerging scale and grain.   

Relate well to street 
widths and make a 
positive contribution 
to the streetscape 

The proposed development provides an opportunity, with 
the London Aquatics Centre and UCL East, to define a 
southwest facing front to the park.  

The proposed development would create positive street 
environments along the two principal long axes of the site – 
the south facing waterfront edge and the Carpenters Road 
edge – together with the routes that traverse the site the 
site would provide direct linkages between these edges.  

Carpenters Road would provide the working front of the 
development, with a concentration of goods in and out, staff 



entrances, workshops and studios. The daily operation and 
activity of the institutions along Carpenters Road would 
make this key route more safe and active. Wider 
pavements with integrated planting, lighting and street 
furniture would be provided to humanise a context currently 
dominated by vehicles. 

A key objective of the site allocation was to avoid the 
‘canyonisation’ of Carpenters Road. This has been 
successfully achieved by the proposal to set back buildings 
along Carpenters Road and the provision of active frontage 
and of hard and soft landscaping along Carpenters Road. 

With respect to the Outline Element, it is also considered 
that the control documents would ensure that the final 
scheme would respond successfully to the surrounding 
streets and public routes, as well as making a strong 
contribution to streetscape.   

The control documents, as demonstrated by the illustrative 
scheme, ensure that the final scheme will take advantage 
of the unique location of the site by exploiting the waterfront 
location and the tapered northern prow of the site, whilst 
successfully mediating the edge conditions of the site along 
Carpenters Road and Waterfront Promenade.   

The requirement to provide public through-routes along 
Carpenters Yard and Waterfront Way, in addition to the 
public realm that would be provided along Carpenters Road 
and Waterfront Promenade, would ensure that the Outline 
Element would make a significant contribution to public-
realm with the illustrative scheme including 9,636 sqm of 
new public realm around the proposed residential buildings.  
The control documents would ensure that Carpenters Yard 
and Waterfront Way would have a minimum width of 13m 
which is considered to be acceptable in the context of the 
surrounding network of streets and public routes.  The 
Design Code would also ensure that Waterfront Promenade 
would have a minimum width of 8m, including a maximum 
commercial spill out space of 5m.  Carpenters Road is 
required to have a pedestrian zone with a minimum with of 
3.5m.    

Furthermore, as discussed above, it is considered that the 
control documents incorporate a number of elements which 
would successfully break up the massing of the 
development and provide it with a  human scale.  It is 
considered that this would ensure that the buildings would 
be distinctive and characterful, but would not appear 
overbearing to passing pedestrians.  The concept of a 
‘leading tower’ to the northern end of the site is also a 
welcome concept and would be an important wayfinding 
device within the QEOP.   

 

 

 



Generate an active 
street frontage 

The creation of active frontage is a guiding principle of the 
masterplan. Particular consideration has been given to 
Carpenters Road, which could otherwise take on the 
character of a service road, where care has been taken to 
ensure constant activity through pedestrian entrances, and 
public links to the upper levels. On key public spaces, such 
as Waterfront Square, and the arrival point for the F10 
bridge, active frontage would be created by the location of 
public entrances, retail space, and open connections to the 
foyers of the cultural and education buildings.  

The location of the V&A East shop and LCF’s cafe at 
podium level would successfully activate the arrival point 
from the Carpenters Land Bridge, which is considered vital 
to the success of this space. 

The BBC’s Carpenters Road entrance would provide 
access for musicians and staff and on occasion to audience 
members attending Rock and Pop performances, which 
would contribute to creating a positive street environment of 
Carpenters Road and generating active frontage. In 
addition, the location of V&A East and Sadler’s Wells staff 
entrances, along with LCF’s student and staff entrance, 
would further contribute to the activation of Carpenters 
Road. 

The relationship of buildings and street is also an important 
consideration of the Design Codes, requiring the provision 
of active frontage at ground floor level within the Outline 
Element, with specific emphasis on the Waterfront 
Promenade, but also ensuring that Carpenters Road is 
designed as a primary frontage to the development.   

The illustrative scheme demonstrates that significant 
commercial provision and active frontages can be provided 
within the final scheme, providing activity to both 
Carpenters Road and Waterfront Promenade, but also to 
the new routes created within the sites.  This would be 
supplemented by further activity provided by the residential 
entrances which are required to be accessed directly from 
the public realm, away from car-park entrances.   

Provide accessible 
public space within 
their curtilage 

A key principle of the proposals is that the new cultural and 
education buildings should fully engage with their 
surroundings, and the surrounding community. This would 
be achieved by setting the buildings within welcoming 
public space; and by ensuring the entrances and public 
areas of each building would be actively connected with the 
external public space around it through careful placement 
of entrances and through large openings that put on display 
the activity inside. The ‘terraces’ that link the cultural and 
education buildings would be fully accessible, and provide a 
welcoming route for visitors that would engage them with 
the new buildings, and provide easy access to them.  

In terms of the Outline Element, whilst there is some 
flexibility within the design of the final scheme, the control 
documents would ensure that the key public realm areas 
within the Outline Element must be provided including the 



Waterfront Promenade, Carpenters Road (up to the kerb 
line), Carpenters Yard and The Point.   

The Outline Element of the development would contribute 
significantly to public open space as demonstrated by the 
illustrative scheme which would provide 9,636 sqm of new 
public realm. This would be largely achieved through 
provision of the new public through routes known as 
Carpenters Yard and Waterfront Way which would be 
supplemented by additional public realm on Carpenters 
Road and Waterfront Promenade where the control 
documents would ensure that building lines would be pulled 
back.  The control documents would ensure that the public 
realm within the Outline Element, including materials, street 
furniture, signage/wayfinding and lighting, would be in 
keeping with the design of the public realm within the 
Detailed Element and would be maintained to the same 
standards.   

 

Incorporate sufficient 
communal space 

The proposed development has been developed as a 
network of communal public spaces designed both to draw 
visitors to the site, and create attractive routes through it. 
This approach has resulted in a proposed sequence of 
destination spaces, such as Waterfront Square, addressing 
Queen Elizabeth Olympic Park and the Waterworks River, 
the terraces, that would link the cultural and education 
buildings, and London Aquatics Centre (LAC) Plaza that 
would link LAC, Sadler’s Wells East, and the F10 bridge. 

While connected, these external spaces would have a 
variety of characters and uses. Some would be covered, 
providing much needed sheltered space within the Park, 
others would be open capitalising upon the site’s south-
westerly aspect and elevated views over the Park. To 
encourage the public to enter the buildings and engage with 
the work of the cultural and education institutions, the 
masterplan proposes that the public realm would extend 
into the lower levels of the buildings with, as far as 
practical, physical and perceived barriers to entry removed. 
As a result, publicly accessible spaces such as foyers, 
cafes, galleries and retail spaces are proposed at podium 
and waterfront levels to each of the buildings.   

In terms of the Outline Element, the control documents 
would require communal outdoor amenity space to be 
provided across the residential development, including the 
provision of soft landscaping.  There is flexibility as to 
where this is provided; however, it is considered likely that 
this would be provided a podium level.  The Design Code 
requires all communal outdoor amenity space to respond 
appropriately to micro-climate, which is considered to be an 
acceptable approach. 

The illustrative scheme is considered to demonstrate one 
way in which this could be successfully achieved, as it has 
been shown at podium level and to the roofs of the lower 
elements.  These spaces would perform well in sunlight 
terms, noting that they would pass the BRE ‘sun on the 



ground’ test, with over 50 of the communal space within the 
illustrative scheme receiving at least 2 hours of sunlight on 
the March equinox. 

In terms of playspace, the Design Code requires a 
minimum provision of 280sqm of doorstop play to be 
provided within building courtyards of communal gardens, 
which is based on the provision within the illustrative 
scheme.  However, as discussed above, given the 
proposed mix and affordable housing offer, this falls short 
of the guidance set out within the Mayor’s Play and Informal 
Recreation SPG which would require provision of 390sqm 
of playspace for 0-11-year olds.   The proposed provision of 
280sqm has been calculated based on a 0-5 age group 
only.  As such a condition is recommended which requires 
that, notwithstanding the design code, a Playspace Delivery 
Strategy, shall be submitted to and approved in writing by 
the LPA, which demonstrates that sufficient ‘doorstop’ 
playspace is provided for both 0-5 and 5-11 age groups. 
This would take into account existing localised provision 
within QEOP for the 5-11 age group. For children over the 
age of 12, it is noted that the site falls on the edge of the 
QEOP and is therefore comfortably within the 400m 
maximum walking distance as set out within the SPG.   

Contribute to defining 
public routes and 
spaces 

The terrace of cultural and education buildings would define 
public routes around and through the site – the major new 
cross route that would connect IQL via Carpenters Land 
Bridge to Waterfront Square would be signalled by the taller 
form of LCF, its generous colonnaded base and clear 
separation, at uppers levels, from the form of V&A East.  

Along its north-eastern edge, the pavement to Carpenters 
Road would be significantly widened and planted to create 
an improved pedestrian environment. Natural surveillance 
and animation would be provided by secondary entrances 
and stage doors. To the southwestern side, the ‘terrace’ 
would frame the series of external public spaces and routes 
that address QEOP and the waterfront and connect to 
Stratford Walk and Waterfront Square. 

For the Outline Element, the parameters submitted for 
approval would establish a clear series of public routes and 
open spaces which would be framed by the development 
plots.  

The Outline Element would also contribute significantly to 
public routes and public space noting that the illustrative 
scheme includes provision of 9,636sqm of new public 
realm.   

 

 

 

 

 



Promote legibility The massing of the buildings have been developed to 
maximise the legibility of the site. The LCF building, which 
is the largest of the proposed cultural and education 
buildings, would be located at the pivotal point of the site, 
where its mass can highlight the importance of the site’s 
principal cross-route. At the south-east end of the site, the 
massing of Sadler’s Wells would address the F10 bridge 
and responds positively to the sculptural form of the LAC.  

On the plot boundaries that divide the boundaries on 
Carpenters Road, gaps would be created to between the 
buildings in order that each of the buildings is distinct and 
legible.  

In terms of the Outline Element, the control documents 
would ensure that the siting and design of the proposed 
buildings, together with the inclusion of active frontage 
uses, would also significantly strengthen and define the 
public routes around the site; and, in conjunction with the 
Detailed Element, would make a significant improvement to 
legibility in this part of Stratford. This would be further 
improved by wayfinding signage throughout the Outline 
Element which would be in keeping with that proposed 
within the Detailed Element.   

Create new or 
enhance existing 
views, vistas and 
sightlines 

An assessment has been undertaken of the impact of the 
proposed development on views identified in the Local 
Plan. Analysis of these views has demonstrated that the 
characteristics that make these views important would 
remain intact, and the views to high profile venues in the 
Park would be largely unaffected. 

The proposed development would enhance the views from 
within the Park. 

Preserve or enhance 
heritage assets and 
the view to / from 
these, and contribute 
positively to the 
setting of heritage 
assets, including 
conservation areas 

The TVIA study area identifies key heritage assets and 
assesses the impact of the development. At pre-application 
stage, the design was significantly re-appraised in the 
context of direction from the GLA with respect to the LVMF 
view of St Paul’s from King Henry’s Mound in Richmond 
Park. A maximum theoretical envelope for development 
within which development would not be visible, was 
established as an extrapolation of this view and the local 
view of the Three Mills Conservation Area looking towards 
QEOP. 

The Heritage Impact Assessment within the ES includes an 
assessment of heritage impacts of the proposed 
development. Once completed, the development would not 
adversely affect key views identified in the LVMF or the 
Local Plan. 

Micro-climatic 
conditions (specifically 
down-draughts and 
lateral winds over 
public spaces) 

The site takes advantage of the large south westerly aspect 
to provide new high quality public realm fronting the river. 
Micro-climate modelling has been undertaken throughout 
the development of the design and appropriate mitigation 
measures have been integrated either through adjustments 
to building forms, landscaping strategies or localised 
screening within the detailed element of the application. 



QRP commented on the high-quality response to the wind 
mitigation measures that have been integrated within the 
design of the development.  

For the outline component, impacts have been assessed 
through the EIA process and incorporated into the 
Parameter Plans and Design Codes.  

Amenity: impacts to 
the surrounding area 

The buildings have been located towards the northern edge 
of the site in order to maximise the external areas which 
have good access to daylight and sunlight. From this 
position the shadows cast from the site fall predominantly 
on Carpenters Road and the railway line. As a result, the 
proposed design would be expected to achieve good levels 
of daylight and sunlight access into the public spaces, 
exceeding the BRE criteria for permanent overshadowing. 

The Site is a distance away from the surrounding 
development to the north-east, due to separation by 
Carpenters Road and the railway. London Aquatics Centre 
is separated from the site by LAC Plaza. The proposed 
public realm would receive good daylight throughout the 
day. In particular the principal space, Waterfront Square, is 
oriented to the south-west. 

Existing views of 
landmarks, parkland, 
heritage assets, 
waterways, and views 
along street corridors 

The proposed massing is considered to enhance the Local 
Plan Key views (see TVIA section). The new buildings 
would be laid out so as to maximise views of the Queen 
Elizabeth Olympic Park and the Waterworks River. 

10.197. In addition to the 13 criteria set out in the box above, Policy BN.10 also states 
that tall buildings should be located within the Centre boundaries. Whilst the 
application site is not within a Centre boundary, it is on the edge of Stratford 
Metropolitan Centre, and the Site Allocation Policy SA3.2: Stratford Waterfront 
East identifies tall buildings that may be acceptable in this location will be subject 
to Tall Buildings Policy BN.10. 

10.198. Policy BN.5 of the draft Revised Local Plan ‘Proposals for tall buildings’ will 
replace Local Plan policy BN.10. Policy BN.5 states that tall buildings will be 
considered acceptable where they exhibit exceptionally good design, 
demonstrating this through independent design review undertaken by a panel 
appointed by the Local Planning Authority. To achieve this, they must, in addition 
to meeting requirements of Policies BN.1 and BN.4, demonstrate an appropriate 
proportion, form, massing, height and scale in context with the character of its 
surroundings, use of materials appropriate to the height of the building, 
acceptable access and servicing arrangements (assessed in the Transport 
section of the report), positive contribution to public ream and surrounding 
townscape, and creating of new or an enhancement to existing view, vistas and 
sightlines where there is opportunity to do so.  

10.199. Draft Revised Local Plan Policy BN.5 also requires proposals for groups of tall 
buildings to demonstrate an appropriate relationship with each other and to the 
wider surrounding area. The buildings have been designed as a collection of tall 
buildings, with variation in height across the site, which would create a cluster of 
individual buildings that would work well together. There are common elements of 
the composition of buildings, including the ‘park datum’ height, that would unify 
the scheme, whilst achieving sufficiently distinct individual buildings, that would 
be read as such.  



10.200. Officers are satisfied that the proposed heights and detailed design of the 
buildings are appropriate to the context of the site, and that the scheme would 
meet the requirements of Local Plan Policy BN.10, and Draft Revised Local Plan 
policy BN.5. The proposed development has the strong support of the LLDC’s 
QRP, who consider the proposals would result in a high-quality development that 
would meet the requirements of Local Plan Policy BN.10.    

Building Signage 

10.201. The Design and Access Statement establishes a clear hierarchy for the proposed 
Site Wide Building Signage Strategy: 

● primary ‘naming’ signage would be set towards the top of each building, to be 
clearly visible from a distance; 

● secondary ‘naming’ signage to be associated with building entrances; and 
● informative signage in the form of posters, digital projections to be located on 

the buildings so that they can be viewed from key public spaces. 

10.202. Primary Signage – large scale signage integrated into the architecture at the top 
of the educational/cultural buildings is proposed. The signage is shown on the 
submitted drawings for each building and is considered to be appropriately 
proportioned to the building upon which it stands, and comparable in size to its 
neighbours. The V&A East signage would be free standing and would stand on 
metal canopies. LCF, BBC and Sadler’s Wells would use applied lettering fixed to 
wall surfaces. All primary signage would be illuminated and located on both south 
and north elevations so would be visible across the Park and from Stratford City. 

10.203. Secondary Signage – this would be located at building entrances to direct and 
provide a welcome into each of the cultural and education buildings. It is 
identified in the drawings and would be placed either above or to the side of each 
entrance. All of the secondary signage shown is considered to be acceptable.  

10.204. Informative Signage – on north-east elevations, facing Stratford City, digital 
projection for Sadler’s Wells and V&A East is proposed. It would be associated 
with particular shows and would change with each building’s rolling programme of 
events and activities. These projections would be visible on the approach from 
Stratford and IQL across Carpenters Land Bridge, and to visitors travelling along 
Carpenters Road or on Overground trains. An informative sign for LCF is 
proposed that would be integrated into the architecture at the top of the south-
west elevation. Electronic signage would be set within the fabric of the building, 
adjacent to the studios’ saw tooth roof. Within the public realm, static and digital 
posters are proposed, located on Sadler’s Wells, BBC and LCF to communicate 
their programmes. The locations proposed are considered to be acceptable. 

10.205. The locations and size of the proposed signage are considered to be acceptable 
in principle, in the interests of visual amenity and public safety, in accordance 
with Local Plan Policy BN.15.  A condition would secure details of the signage 
strategy, including a digital signage management strategy. Advertisement 
consent would be required for some of the signage, the details of which would be 
considered at the time of submission. 

Connectivity, Public Realm, Landscaping, 

10.206. The landscaping and public realm proposals are an integral part of the scheme 
and officers are of the view that they must not only provide an appropriate setting 
for the proposed buildings, but also create welcoming and legible public spaces 
for visitors / occupiers and existing and future communities, as well as have 
regard to habitat and ecology issues. The supporting Design and Access 
Statement (DAS) submitted as part of the suite of documents to support the 
application, has appropriately set out the rationale for the design and layout of 
the Stratford Waterfront site, and how it has had regard to its context and how 
high quality and inclusive access would be secured. 



10.207. Officers assessment on the detailed public realm proposals are considered on 
the basis of national, regional and local development plan policy including the 
LLDC Park Design Guide 2018, and in terms of Secured by Design principles. 
London Plan policies 7.3, 7.5 and 7.6 and draft new London Plan policy D3 
highlight the importance of high quality design and aim to ensure design plays an 
integral role in any public realm proposal and emphasise the need to maximise 
urban greening and open spaces; and the need to make public spaces coherent 
and complementary of the existing streetscape and surrounding area, whilst 
creating a comfortable pedestrian environment. Draft new London Plan policy D7 
requires that the public realm is well-designed, safe, accessible, inclusive, 
attractive, well-connected, related to the local and historic context, and easy to 
understand, service and maintain. Landscape treatment, planting, street furniture 
and surfaces materials should be of good quality, fit-for-purpose, durable and 
sustainable. Local Plan policies BN.1 and BN.7 support these aims and set out 
the importance of providing quality outdoor spaces and development which is 
adaptable to differing activities and uses.   

Connectivity 

10.208. Acknowledging that the site occupies a key location within the QEOP; the 
applicant views the site as a ‘…transition between Stratford City (IQL / Westfield) 
and the QEOP (with the need to maintain public access to the waterways) …’  
The applicant’s strategy seeks to define the edges and intersection of these 
different places as well as take on the character of both places. Officers consider 
the applicant’s Stratford City to QEOP strategy to be sound and well-conceived.   

10.209. Officers have assessed the proposals having regard to national, regional and 
local planning policies which require new development to be of a sustainable, 
inclusive and high-quality design, alongside advice from their environmental 
consultants (ARUP), the QRP and the Built Environment Access Panel (BEAP), 
and consultees Natural England, the Canal and River Trust (CRT) and the 
Environment Agency (EA). 

10.210. As set out in the proposal section within the Stratford Waterfront site there are 
nine key public realm spaces/components proposed, each with its own identity 
and function: 

• Carpenters Road - the active vehicle and pedestrian street; 

• Carpenters Landing - the colonnaded route connecting Carpenters Land 
Bridge with the LCF and the V&A entrances; 

• Waterfront Way - the pedestrian street between the V&A and the residential 
site; 

• Waterfront Square - the largest external public realm space (circa 1,300m2), 
with standing capacity for c.900 people.  Located at waterfront level which 
connects at the Tallow Bridge (F09) to the QEOP; 

• The Terraces and Mid-Level Terrace - located in front of the LCF, BBC and 
Sadler’s Wells - a variety of different spaces and access compliant routes 
(gradients of 1:21); 

• The Upper & Lower Promenade - 8m wide tree-lined linear circulation space to 
the rear of and under the terraces – mainly for pedestrian use, with 4m wide 
clear access for emergency vehicles; 

• Stratford Walk (F10 Walk) - is part of the QEOP, specifically the space 
between Sadler’s Wells and London Aquatics Centre; 

• Waterfront Place - located off Stratford Walk (F10 bridge) opposite Sadler’s 
Wells (an external space that relates to Sadler’s Wells); and 

• The Podium - the link between Stratford Walk (F10 Bridge) and Carpenters 
Land Bridge and is connected to Waterfront Place via The Terraces. It is the 
processional route that connects the main entrances of the cultural and 
education buildings. 



 

10.211. The proposed new places, described above, would create a network of legible 
and connecting public spaces, that are aimed at drawing people to and from the 
application site.  The QRP have commended the applicant’s design team for a 
comprehensive design response to the public realm and landscape.  The QRP 
comment that the overall scheme ‘…successfully ties the proposed public realm 
components of Stratford Waterfront together. They go on to state that the ‘… 
landscape design seeks to respond to each of the four (cultural/educational) 
buildings, while at the same time creating a strongly recognisable character 
across Stratford Waterfront…’ The QRP comment that the response to the 
challenge of activating Carpenters Road is successful.  Officers note that the 
public realm proposals also tie in with the outline residential element (discussed 
below). 

10.212. Officers consider that the cohesion of the landscape has been successfully 
designed, for example, cross routes are proposed (i.e. Carpenters Land Bridge to 
the Waterfront) to create greater permeability across the Waterfront site, ensuring 
that there would be no barrier between the QEOP and IQL and beyond.  Officers 
applaud the integration of existing routes with the proposed new routes and 
places i.e. the existing London Aquatics Centre plaza between the London 
Aquatics Centre (LAC) venue and the proposed Sadler’s Wells venue is an 
existing public space at the midpoint of the F10 bridge (Stratford Walk).  Sadler’s 
Wells has been designed to partially occupy and address the plaza area, without 
upstaging the sculptural form that is the LAC. 

10.213. Visitors crossing the Tallow Bridge (F09) from the QEOP would arrive in front of 
the proposed V&A venue at the lower promenade level.  This arrival point, 
Waterfront Square, is the principal public space for the Stratford Waterfront 
development, capable of accommodating up to c.900 people.   It extends along 
the Waterworks River waterfront as a continuous promenade at Lower 
Promenade level. Waterfront Square would be a pedestrian route, which is 
welcome  in terms of pedestrian safety and mobility.  Furthermore, it would help 
to promote walking as a transport mode by making the walking experience more 
enjoyable, in accordance with development plan objectives.  

10.214. The Upper Promenade would connect the cultural uses, i.e. a cross-route 
between the V&A and LCF to Carpenters Land Bridge. Officers consider the 
route to be legible as it would run from IQL to the QEOP, across the central part 
of the Stratford Waterfront site, linking the proposed Carpenters Land Bridge with 
the existing Tallow Bridge (F09), thereby unifying both levels. 

10.215. At the residential end of the site, at the Upper and Lower promenade levels, two 
new cross-streets, Waterfront Way and Carpenter’s Yard would create a grid of 
residential space, which would be animated by the proposed ground floor retail 
uses.  This part of the Waterfront site is likely to be quieter, as there are no 
bridges or visitor destinations beyond the V&A. 

10.216. The CRT have commented that the Waterway would not be well connected to the 
public space and the proposals do not support the aspirations of the Waterways 
Framework.  Officers are satisfied that the proposals open and maximise views 
down to, along and across the River Lea. Guarding and balustrading has been 
minimised so that unobstructed views could be gained from the podium and 
terraces down towards the waterway. The terraces and bleacher seating would 
maximise capacity for people to dwell and enjoy the setting.  

10.217. Officers consider that the proposal incorporates improved connections from 
Stratford Walk (F10 bridge) and across the site, with well-defined and legible 
routes, for visitors and users to the waterside where they can gain access to the 
pontoons and onto the waterway. The waterway is currently severed from the 
main movement across Stratford Walk and the QEOP. The Waterfront proposals 



would introduce a number of routes from Stratford Walk, replacing the single dog 
leg temporary staircase that supplements the LAC stairs and lifts. Replacement 
public lifts at the London Aquatics Centre would also improve accessibility to the 
waterfront. In addition, a lift at Waterfront Square again would improve 
connections to and from the waterway.  Officers are therefore satisfied that the 
scheme and public realm proposals have been designed with full consideration of 
the adjacent waterway and both open it up to the public and enhance its setting, 
and accord with the policy aspirations for waterways as set out in draft new 
London Plan SI17, and Local Plan Policy BN.2, which seek to increase local 
distinctiveness and recognise water spaces as environmental, social and 
economic assets. 

10.218. Officers are satisfied that the proposals not only improve connectivity to the IQL 
and the QEOP but would strengthen links with the existing brownfield habitats of 
the railway corridor to the east (outside of the application site) which is an 
important part of the local network of wild green spaces.  

10.219. Officers’ analysis concludes that the public realm and landscaping for Stratford 
Waterfront has been designed as a single cohesive design that seeks to unify the 
differing uses i.e. the residential, with the cultural and educational buildings, 
whilst stitching into the wider QEOP and surrounding context. Officers consider 
the improved connectivity for pedestrians and cyclists, and open space for future 
visitors/users and residents of the site to be beneficial. 

Wayfinding (public realm): 

10.220. Officers consider connectivity and wayfinding to be intrinsically linked to the 
success of Stratford Waterfront.  To that end, consistent with other QEOP 
planning permissions, a condition is proposed to secure a formal submission and 
approval of a Wayfinding Strategy prior to opening of the Stratford Waterfront 
development (or relevant alternative phasing i.e. outline / detailed element as 
may be necessary). Officers are satisfied that with the imposition of a wayfinding 
condition, which the applicant accepts, the proposals would make adequate 
provision for all users in accordance with the provisions of The London Plan and 
draft new London Plan as well as the LLDC Inclusive Design Standards; and this 
would be met across the site in relation to graded routes, ramps, Carpenters 
Land Bridge for pedestrian use, seating/rest points, walking surfaces, tactile 
paving, street furniture, signage, lighting, and blue badge parking. 

Wayfinding (Carpenters Land Bridge) 

10.221. At the Stratford Waterfront landing of the bridge it would be important to ensure 
clear wayfinding for those using the steps, ramp and lift to both ascend from and 
descend to Carpenters Road. Officers note that this would largely be achieved 
through the bridge design, rather than the reliance of only signs i.e. finger posts 
etc.  The co-location of the vertical structures i.e. stairs and lifts adjacent to the 
bridge would act as natural wayfinding elements 

Public art 

10.222. As set out above a number of the primary pedestrian routes would link to a series 
of key spaces. It is anticipated that these spaces would be the platform for public 
art features. The applicant is also investigating as an art project the possibility of 
incorporating a water feature as part of the terraces. The imposition of planning 
conditions/s.106 legal agreement are proposed to secure the identification and 
details of public art as well as the appointment of an arts and culture coordinator 
to manage the proposed art and cultural events within the public realm. 

 

 



Soft Landscaping 

10.223. The proposals comprise a mix of planting ((trees and ornamental planting (native 
and non-native species), meadows and lawns, green and brown roofs)), which is 
designed to create a variety of open and intimate spaces, with integrated play 
space. Officers have sought clarification with respect to providing a greater level 
of detail on the tree planting scheme.  Following discussions with officers and 
their environmental advisors’ further information on species selection and 
proposed supporting infrastructure has been provided. The applicant has 
provided reassurance that the size and species of proposed trees would be of a 
scale and nature to establish a usable public realm against the proposed 
buildings.  PPDT’s environmental advisors have stated that care must be taken to 
ensure that soil volumes are adequate to support the growth of these trees and 
advice should be sought from urban tree specialists 

10.224. CRT have commented that a higher number of rich native species and fruit or 
flowering trees should be incorporated into the scheme. Officers are satisfied that 
due consideration has been given to the provision of native tree and shrub 
species within the landscape design of the scheme. The principles that have 
been followed are first to select native species where a suitable species that can 
fulfil the objectives of the design can be met; and second, where a native species 
cannot meet the design objectives, species have been selected that would 
provide benefit to biodiversity in terms of the provision of nectar and pollen rich 
flowers, provision of fruits such as berries or structural diversity that may provide 
nesting or sheltering opportunities for wildlife. These principles are in line with 
those applied to the design of QEOP.  Whilst the planting species proposed for 
Stratford Waterfront include a variety of non-native species, these have been 
selected to meet the requirements of design or location within the public realm. 
However, the planting design has also been developed to maximise biodiversity 
benefits 

10.225. A landscaping condition is recommended requiring details of the species, size, 
provenance in respect of a soil source compatibility to that on the site, and the 
means by which remediation measures are to be protected to ensure a high 
standard of design and landscaping 

10.226. The QRP suggested including additional robust planting to the six originally 
proposed trees to Waterfront Square in front of the V&A to alleviate this large 
expanse of public realm.  They also stated the importance of ensuring that the 
materials proposed for the square are durable enough to accommodate the 
various envisaged activities and the numbers of people expected to use the area 
given that it would be the largest single expanse of the Stratford Waterfront public 
realm.  The applicant has responded by increasing the number of proposed trees 
from six to nine, which includes providing trees and shrubs along the V&A café 
terrace 

10.227. The additional planting has been considered in relation to the flexibility and 
proposed future use of the square.  The applicant has advised that any further 
additional planting would impact the activities proposed to enliven this space, as 
well as impact detrimentally on cross-routes and the flexibility of movement to 
and from the area. The applicant has advised that the Waterfront Square is a 
space that all the partners (V&A, LCF, BBC & Sadler’s Wells) propose to inhabit, 
and a joined-up approach to activities and events would be expected.  It is also 
noted that the root zones for all the proposed trees along the Waterworks Rivers 
edge have been upgraded so that the trees can meet their maximum potential 
and over time become quite large trees. Given the multi-purpose nature of this 
space officers are satisfied that the proposed quantum of soft landscaping has 
been suitably tested, is appropriate and would be fit for purpose. 

 



 

Hard Landscaping 

Materials 

10.228. The applicant’s material strategy for Stratford Waterfront is to treat the QEOP and 
its waterways as existing geologies, and to extend their material palettes to 
Stratford Waterfront.  The proposed strategy aligns with draft new London Plan 
Policy D1 which requires developments to show a clear understanding of, and 
relationship with distinctive features of a place, as they are more likely to be 
successful. These features include buildings, structures, open spaces, public 
realm and the underlying landscape. The QEOP is characterised by resin-bound 
gravel paving and this is proposed to be extended along Carpenters Road, and 
along the north and south stretches of the Promenade. 

10.229. By contrast the cultural and education buildings are proposed to be characterised 
by coloured in-situ or pre-cast concrete materials.  These materials would extend 
to Waterfront Square; the Terraces and Mid-Level Terrace; the Podium; 
Waterfront Place. Officers agree with the applicant in that the material connection 
between Waterfront Square and the Stratford Waterfront buildings would unite 
Stratford Waterfront, extending its reach to the Waterworks River.   The proposed 
timber, concrete and metal furniture with bound aggregate surfacing / in situ 
concrete would convey the sense of an unfussy and robust post-industrial 
landscape. The same materials would be used to establish legibility and 
connectivity with Carpenters Road at the residential end of the site.  Proposed 
lifts and stairs would highlight the Lower Promenade, so connecting the retail 
area with the mid-level terrace. 

10.230. The proposed public realm materials would include dark weathered materials / 
finish such as cast iron and bronze, in situ concrete, resin bound and exposed 
concrete aggregate. The QRP have commented on the materials proposed for 
Waterfront Square stating that they ‘… might take on a weightier, more distinctive 
character if there was a differentiation in the materials of the square, extending 
down to the waterfront, and those of Waterfront Way…’ ‘…A less absorbent 
material, such as granite, would be preferable for spaces where significant 
activity is anticipated….’  The applicant has proposed in situ concrete for the 
public realm surface adjacent to the cultural and educational buildings and resin 
bound gravel adjacent to the residential block.  Officers are of the opinion that all 
of the selected materials and their colours and tones are appropriate and would 
complement other materials used across the QEOP as well as the proposed 
buildings. They are hard wearing, substantial and robust and reference the site’s 
post-industrial landscape.  The use of the suggested granite material for the 
spaces could result in a ‘corporate’ square and not reflect the area’s post-
industrial landscape. 

Sustainability (public realm) 

10.231. There has been a strong focus on selection of locally sourced materials with a 
high recyclable content and as far as possible low embodied energy.  The design 
of the hard and soft features makes use of a hierarchy of “reduce, re-use, 
recycle” to increase the sustainability of the material selection. 

10.232. Given the robust and durable nature of the selected materials, which are low 
maintenance surfaces and generally in keeping with the QEOP palette of material 
and those set out in the LLDC Park Design officers consider them to be fit for 
purpose. Conditions would ensure that the landscaping is high quality 

10.233. The proposals incorporate green infrastructure into the public realm to reduce 
exposure to air pollution, moderate surface and air temperature and manage heat 
and increase biodiversity. 



 

Inclusive Access  

10.234. The gradients along the pedestrian and cycle routes are considered acceptable 
and navigable.  Officers are satisfied that the shallowest gradients possible have 
been achieved and where necessary resting areas and seats would be provided.   
Indeed, all of the routes would either exceed or meet the minimum 1:21 gradient 
in accordance with the LLDC Inclusive Design Standards with suitable resting 
places, or steeper shorter routes with steps.  Resting/seating points are shown to 
be integrated into the landscaping at no greater than 50m intervals throughout 
the public realm.  The seating includes a range of seating options for arms and 
back rests, space for scooters, wheelchair users and pushchairs. Two 26-person 
lifts are proposed replacing the existing lift 33-person lift on the F10 bridge 
(Stratford Walk), and three 33-person lifts are proposed at other locations across 
the site.  The proposals have been reviewed and steered by the Built 
Environment Access Panel (BEAP) who are satisfied that access has been 
designed so there is a smooth transition to and within the Stratford Waterfront 
site with easy access points that use accessible surface materials. The proposals 
accord with the LLDC Inclusive Design strategy. However, conditions are 
recommended to include the provision of inclusive play 

10.235. The GLA Stage 1 response concludes that the inclusive design policies of The 
London Plan and draft London Plan ‘...have been followed in the design of the 
detailed element of the scheme...’. In terms of the residential outline element a 
condition would be imposed to require compliance with London Plan policy 3.8 
and draft new London Plan Policy D5 which require 90 per cent of new housing 
to meet Building Regulations requirement for accessible and adaptable housing 
and 10 per cent to meet the Building Regulations wheelchair user requirement.  
The applicant has confirmed compliance with the requirements and accepts the 
imposition of a condition. 

Management and Maintenance of open space 

10.236. It is also important to secure appropriate management and maintenance of open 
spaces to ensure that the proposed wide range of benefits can be secured. The 
QRP have stated that ‘…rigorous management and maintenance…’ of the public 
realm would be critical to its success. Draft new London Plan Policy D7 states 
that effective management and ongoing maintenance of public realm should be a 
key consideration in the design of places and secured through the planning 
system where appropriate. Whether publicly or privately owned, public realm 
should be open, free to use and offer the highest level of public access. These 
spaces should only have rules restricting the behaviour of the public that are 
considered essential for safe management of the space. The public realm is 
expected to be managed by a Management Company (Manco) which would 
comprise LLDC as land owner and the partners (V&A, Sadler’s Wells, BBC and 
LCF).  This would be secured by s.106 legal agreement. It is also expected and 
would also be secured by s.106/ condition, that the outline element (residential) 
public realm would be incorporated within the Manco functions. 

10.237. Draft new London Plan Policy D7 states that the Mayor ‘…will develop a ‘Public 
London Charter’ which will set out the rights and responsibilities for the users, 
owners and managers of public spaces irrespective of land ownership…’ The 
rules and restrictions on public access and behaviour covering all new or 
redeveloped public space and its management would be expected to be in 
accordance with the Public London Charter.  The objectives of the Charter, 
including public access, management of events, and general estate management 
principles are secured in the draft s.106 legal agreement heads of terms or 
planning conditions.  The applicant has advised that the proposed Estate 
Management arrangements for Stratford Waterfront (to be secured via s.106 



legal agreement) are likely to incorporate the general principles of the Mayor’s 
Public London Charter, in so far as responsibilities and rights of users etc.  
However, as the charter is still in draft stage it is not considered appropriate to 
require it to be secured, without understanding its final form. Nevertheless, 
officers are working with LLDC to ensure that as far as possible that the Estate 
Management and the Mayor’s Public London Charter are aligned. It should be 
noted that the s.106 Heads of Terms seeks to secure 24/7 access throughout the 
public realm subject to permitted closures, which is in line with the approvals for 
the QEOP, East Village, Westfield, and Cherry Park. Officers are satisfied that 
this would satisfy the core requirement of the Public London Charter. 

Metropolitan Open Land  

10.238. A small part of the northern section of the site, which is a buffer to the 
Waterworks River, is located within designated Metropolitan Open Land (MOL) 
(see Appendix 12). It is noted that the Waterworks River boundary wall is the 
boundary of the site. London Plan policy 7.17, and policy GG2 of the draft new 
London Plan seeks to protect and enhance London’s open spaces, including the 
Metropolitan Open Land, and local spaces, and promote the creation of new 
green infrastructure and urban greening, including aiming to secure net 
biodiversity gains where possible. Local Plan Policy BN.6 aligns with these 
aspirations. 

10.239. The proposals would provide a variety of open spaces adjacent to the MOL 
boundary. The areas of proposed open space orientated towards the MOL are 
Waterfront Square, The Promenade and The Terraces.  These open spaces 
would maintain the open nature of the river corridor by setting back the buildings 
and prioritising the open public realm along the waterways. The spaces would 
essentially be outdoor recreational uses, and would maintain the openness of 
Metropolitan Open Land in accordance with policy BN6 and London Plan policy 
7.17 and draft New London Plan policy GG2. None of the proposed buildings 
would be located within the MOL. 

Publicly Accessible Open Space and Biodiversity 

10.240. A Green Infrastructure Strategy (GIS) has been submitted to support the Stratford 
Waterfront proposals, which has been reviewed by officers and their 
environmental consultants. Officers and their advisors are satisfied that the 
proposals would facilitate achievement of biodiversity objectives through the 
provision of extensive new landscape and planting in a manner that would 
encourage a wide range of habitats and represent a strengthening of connectivity 
between the QEOP and existing green infrastructure. The proposals confirm the 
applicant's commitment to high quality design and identifies the unifying park-
wide design and landscape elements. Proposed conditions around the provision 
of BAP habitat i.e. bird/bat boxes, tree planting etc would be secured by condition 

Publicly Accessible Open Space 

10.241. The proposals would deliver a total of 1.23ha of publicly accessible open space, 
1.16ha of which would be delivered through the detailed element (see table 
below) and the remainder 0.066 ha delivered through the outline residential 
element.  The proposed 1.23ha is in excess of the 1.19ha publicly accessible 
open space initially secured within the whole of PDZ1 (i.e. parcels 1.1 and 1.2) 
under the LCS outline planning permission.  The Stratford Waterfront site sits 
within parcel 1.1 of PDZ1. Parcel 1.2 comprises the UCL East proposals.  The 
proposals would deliver 0.111 ha more publicly accessible open space than 
required under the outline LCS planning permission. The LCS outline planning 
permission (12/00621/OUTODA as varied) requires a total publicly accessible 
open space provision of a maximum of 110ha and a minimum of 102ha to be 
provided across the both the LCS area and the QEOP. 



10.242. It should be noted that the proposed 1.23ha provision does not include the 
potential for open space, albeit private communal space, which would be 
delivered within the outline residential element on the podiums or terraces.  The 
residential demand for open space has been calculated using the LLDC 
Infrastructure delivery plan requirement of 1.2 ha per 1,000 people applied to the 
projected population from the possible 600 units as 988 people as per the 
indicative scheme. There are no benchmarks for open space associated with 
commercial development. However, the design should demonstrate that there is 
sufficient space for circulation and rest areas. Officers and their environmental 
advisors are satisfied that both the commercial and residential open space 
provision is sufficient and meets the needs of the scheme, and the needs of 
users with the variety of public spaces proposed. 

10.243. Officers consider the proposals support the ethos of local and regional 
development plan policy.  The Draft new London Plan policy G4 states that open 
spaces, particularly those planned, designed and managed as green 
infrastructure ‘… provide a wide range of social, health and environmental 
benefits, and are a vital component of London’s infrastructure...’ 

Key Spaces  Total (m²) 

Waterfront Square and Waterfront 
Way 

2,146 

     The Terraces 1,629 

     The Podium 930 

      Waterfront Place 1,090 

      Lower Promenade 1,560 (up to red line under the F10 
bridge) 

      Stratford Walk 3,345 

      Carpenters Landing 928 

Total 11,628 

 
Table 19: Detailed Element of Proposed Publicly Accessible Open Space 

10.244. Sport England object to the proposals on the grounds that the ‘…development is 
increasing the local population, thereby increasing demand on sports facilities…’ 
Given that the site sits within the wider QEOP, and taking account of the 
extensive sporting facilities in close proximity of the site (London Aquatics Centre, 
Velodrome, Copper Box, LVRPA sports arena, within up to 102ha publicly 
accessible parklands including within the LCS application site boundary 2.8ha of 
playing fields provision, officers consider that the development would be 
adequately served by existing sporting facilities. 

10.245. With respect to the proposed residential population, the population survey 
undertaken as part of the LCS outline planning permission was assessed as 
being higher than that previously proposed for the Stratford Waterfront 
development.  The proposed residential floorspace of the proposed Stratford 
Waterfront development equates to up to 62,800m² (circa 600 units depending on 
the mix of units), whilst the LCS outline planning permission residential 
floorspace equates for PDZ1 equates to 130,000m² (circa 1,787 units depending 
on the mix of units). 

10.246. Officers are satisfied that the publicly accessible open spaces align with the LCS 
outline planning permission (Schedule 10 of the LCS s.106 legal agreement and 
condition LCS0.147 refers). 

 

 

 



Biodiversity 

10.247. The approved LCS Biodiversity Action Plan 2014-19 identifies targets for various 
types of habitat to contribute towards the overall target for BAP habitat across the 
QEOP.  The Stratford Waterfront proposals would contribute to the delivery of the 
BAP targets as set out in the table below. 

10.248. The overall LCS outline planning permission requires a total of BAP habitat of 
49.1ha to be provided. Of that provision across PDZ 1 (parcels 1.1 and 1.2) 
development is required to provide 0.78ha, of which 0.28ha is expected to be 
delivered at ground level in publicly accessible open spaces. The Stratford 
Waterfront site (parcel 1.1) would provide 0.54ha of BAP habitat (in line with LCS 
targets). The detailed element would provide 0.37 ha of BAP habitat and the 
outline element would provide 0.17ha of BAP. 

10.249. The CRT have requested that contributions via s.106 legal agreement for 
biodiversity improvements in the Waterworks River including floating reed beds or 
similar.  As set out above, the scheme would provide 0.54ha of BAP habitat 
which would contribute to biodiversity within the wider Park and meet the BAP 
requirements set out in the LCS Biodiversity Action Plan 2014-19. 

10.250. Officers are satisfied that the scheme does not seek to remove or alter the 
existing reed beds and has considered the protection of the waterway ecology for 
example through the lighting proposals. Indeed, the BAP target for reed bed 
habitat is 1.6ha, which has been met and provided.  In addition, CRT request 
contributions for interpretation information to identify the importance of the 
historic relationship of this land and the waterway.  Interpretation information is 
already in place next to Carpenters Road Lock. 

10.251. The proposals would deliver the equivalent level of BAP habitat committed 
through the LCS outline planning permission. Officers are therefore satisfied that 
there is no net loss in BAP provision on that required by the LCS. Indeed, 
additional enhancement for biodiversity would be provided by the installation of 
proposed nest boxes for birds and bats. The proposals indicate that each building 
within the detailed element of the development would include two integrated bat 
boxes and two bird boxes No objections are raised by the EA or Natural England 
(NE) on this point. The GLA Stage 1 response sought clarification over whether 
the proposals would meet the LCS BAP targets, officers are satisfied that the 
targets would be met. 

 

Typology LCS PDZ 1.1 Outline Element (ha) Detailed 
Element (ha) 

Open Space 0.1 0.01 0.09 

Streetscape 0.06 0.02 0.04 

Green Roofs 0.38 014 0.24 

Total 0.54 0.17 0.37 

    

Table 20:  Stratford Waterfront Biodiversity Action Plan Targets 

 

 

 

 

 



Typology Proposed Development 
(ha) 

Parks, Squares and 
Amenity (ground) 

0.16 

Parks, Squares and 
Amenity (roof) 

0.22 

Built Environment 
(roof) 

0.16 

Total 0.54 

Table 21:  Stratford Waterfront Biodiversity Action Plan Targets 

10.252. The London Plan Policy 5.11 requires developments to include green roofs or 
walls, and policy 5.10 encourages urban greening by incorporating green 
infrastructure. The roofs of the cultural and educational buildings have been 
designed to accommodate green and brown roofs. The green roofs would provide 
natural cooling to the buildings in the summer and natural insulation to the 
building in the winter. They would also help boost local ecology and wildlife. 

10.253. The GLA Stage 1 report commented that ‘… the proposals for greening are not in 
keeping with the stated ambitions for the development to be “exemplar” ...’, and 
therefore do not accord with draft new London Plan policy G5. The draft new 
London Plan policy G5 sets out an ambition for new commercial developments to 
meet a suggested urban greening factor target (UGF) of 0.3. The Stratford 
Waterfront proposals achieve an UGF of 0.1. It is noted that the London Plan 
UGF is a target. The proposed 0.1 level is consistent, however, with a number of 
commercial developments in the City of London (Urban Greening Factor Study, 
City of London 2018 refers). 

10.254. The nature of the buildings in the Stratford Waterfront development requires 
higher than usual plant infrastructure on the roofs, which limits space for rooftop 
green infrastructure which the City of London Study highlights as the main 
potential area for increasing the UGF. Additional green space at ground level is 
also challenging given the pedestrian circulation requirements of the 
development.  It should be acknowledged that the Stratford Waterfront 
development forms an integral part of the wider QEOP, as was the case with the 
LCS. If the immediate environs along the towpath, waterways and parkland are 
accounted for, the recommended UGF would be significantly exceeded. 

10.255. The GLA also comment that ‘…the green roof categories and details of proposed 
green roof planting (proposed for all the institutional buildings) are a concern as 
they do not appear to be designed with wider benefits and impacts in mind, 
including biodiversity and water efficiency. The ‘green roof’ category includes a 
proposal for irrigated grassland roofs (which are difficult to maintain and lose 
diversity) …’ 

10.256. Officers and their environmental consultants are satisfied that the green roof 
planting that has been designed takes account of wider biodiversity and 
ecological benefits.  The applicant has explained that the original rationale for 
inclusion of a meadow type typology was to contribute to the creation of a 
diversity of ecological habitats across the Stratford Waterfront roofscape. 
Tussocky areas of the meadow type typology for instance, would provide good 
nesting and overwintering habitat for bumblebees and other invertebrate species. 
Species diversity conditions would generally be determined by the nutrient status 
of soils as well as moisture content and site management. Strong winds (that 
promote drying) are a characteristic of the Stratford Waterfront site, and the 
proposal to irrigate this typology is intended to help maintain the appearance of 
exposed planting areas/ help prevent planting die-back as a result of drought 
periods. Irrigation would only be provided to help avoid parching of vegetation 
during summer drought conditions when lack of moisture may stress planting. 



Irrigation would not be carried out at other times, and only proposed for use in 
areas that are significantly overlooked by other buildings. Maintenance would 
typically include cutting back planting to around 75mm height in autumn and 
spring with removal of arisings along with unwanted self-colonising plants. The 
submission includes indicative species selections that would be developed and 
refined in detailed design (required by condition).  It is noted that the species 
palette includes drought tolerant species, principally wildflowers, sedums, herbs 
and other flowering perennials established using an appropriate growing 
substrate. 

10.257. The GLA also comment that the objectives of providing biodiverse habitat could 
be better achieved through more conventional biodiverse extensive green roof 
designs, which would be easier to maintain. The GLA recommends that the 
‘unshaded brown roof’ and ‘shaded brown roof’ (brown roof under PV) categories, 
which would be vegetated by natural colonisation, be replaced by ‘biodiverse 
extensive green roof’ and ‘biosolar’ seeded and planted typologies, which would 
be easier to maintain and more likely to support the BAP. The applicant has 
advised that the intention is to provide seeded typologies for both shaded and un-
shaded brown roofs, and that any additional natural colonisation of these areas 
would be permitted, providing species are considered suitable. It should be noted 
that the Here East building on the QEOP has successfully incorporated brown 
roofs. 

10.258. Given the different nature of the proposed buildings, opportunities for green roofs 
are more limited due to the size of the required plant equipment for the cultural 
and educational buildings, as well as the incorporation of photovoltaic panels to 
meet London Plan and Local Plan carbon emissions policies. However, officers 
and their advisors are satisfied that the proposals have appropriately balanced 
the competing need for roof space and incorporates green and brown roofs 
wherever possible. 

10.259. Conditions are proposed that require further details of the green roofs, hard 
landscaping details, and bird/bat boxes. Subject to these conditions, the proposal 
is considered to accord with policies 5.10, 5.11, 7.19 and 7.21 of the London 
Plan, and draft new London Plan policies G1, G5 and G6 and policy BN.3 of the 
Local Plan 

10.260. National policy guidance requires that developments of more than ten units 
(including residential, industrial, commercial and mixed-use sites) review the 
potential use of sustainable drainage strategies (SuDS). This is to achieve 
betterment on brownfield sites or restrict run-off rates to the greenfield. The GLA 
has commented that Sustainable Urban Drainage Strategy (SuDS) may not be 
required for flood management, however it could be important in terms of water 
quality and summer cooling. The applicant has responded that the proposed 
Stratford Waterfront site-wide drainage strategy (developed as part of the 2012 
Games) is to discharge surface water into the river network without attenuation.  
This arises from the location of the site, in so far as it is in a Thames River tidal 
zone, and therefore in a flood event the water in this area would need to be 
discharged as quickly as possible. This is to ensure that surface flows from the 
site are discharged ahead of peak flows from the upstream catchment reaching 
the Park. 

 

 

 

 

 



10.261. No objections have been received from the Environment Agency on this point or 
indeed from any other responses with respect to the Stratford Waterfront 
proposals.  Officers are satisfied that the scheme design adopts the existing 
QEOP site wide drainage strategy.  PPDT’s environmental advisors are satisfied 
that the proposals incorporate localised use of rainwater where possible i.e. 
green roofs, tree pits and local infiltration to plant beds, which would help to 
reduce surface run-off, and improve biodiversity. A condition is proposed to be 
included to require approval for any infiltration of surface water drainage into the 
ground to ensure there is no resultant unacceptable risk to controlled waters. 

Site of Importance for Nature Conservation 

10.262. The Local Plan designates the adjacent Waterworks River as a Site of 
Importance for Nature Conservation (SINC), to that end, both its habitats and its 
setting should be protected.  It is important for its groupings of plants, fish, birds 
and invertebrates, and as a corridor for mobile species such as bats. PPDT’s 
environmental consultants are satisfied that due to the proposed enhanced 
planting the redevelopment of this brownfield site would not to cause harm to the 
adjoining SINC. 

10.263. However, in order to avoid impacts on possible foraging and commuting bats it is 
recommended that light spill onto the river is minimised and to that end conditions 
are recommended to control external lighting. It is not considered that bat species 
would stop using the corridors as a commuting route as a result of the proposed 
development. It is recognised that the lighting of the public realm needs careful 
consideration to ensure it is appropriate to address as well as biodiversity issues, 
safety and security issues, and ensure night-time activity areas and access 
routes are welcoming and safe, while also minimising light pollution.   No 
objections have been raised by either the EA or Natural England nor have they 
identified light pollution as an issue. 

10.264. PPDT’s Environmental Consultants and officers are confident that the proposal 
would not generate adverse ecological impacts, and any impacts would be 
mitigated by final details of the lux levels and directional lighting detail, secured 
by condition. Therefore, the proposal accords with the NPPF, policy 7.19 of the 
London Plan, and policy G5 of draft new London Plan, and Local Plan policy 
BN.3. It is noted that from a design perspective the QRP strongly supports the 
proposed lighting. 

10.265. Officers consider the proposals to be acceptable and accord with the Local Plan 
policy BN.3, which aims to maximise opportunities to protect and enhance 
biodiversity and provide a net gain in the extent of habitat suitable for species to 
thrive.   It is considered that the proposals would contribute significantly to the 
final overall quantum of publicly accessible open space and biodiversity habitat 
within the QEOP. The proposals comply with guidance within the relevant 
development plan policies (Draft new London Plan policy G6, and Local Plan 
policy BN.3) and with guidance which requires the enhancing of biodiversity in 
green spaces among developments, is considered at the start of the process, so 
that the places are used by wildlife and valued by people, recognising that 
healthy functional ecosystems can contribute to a better quality of life and to 
people’s sense of well-being; and ensuring that developments take account of 
the role and value of biodiversity in supporting economic diversification and 
contributing to a high-quality environment. 

10.266. Officers are satisfied that the new habitats and wildlife installations align with the 
LCS outline planning permission (Schedule 10 of the LCS s.106 legal 
agreement).  Officers’ analysis concludes that the applicant’s aspiration for the 
public realm is to create a vibrant mixed-use community, where the public realm 
provides a focal point for activity, diversity, social exchange and cultural 
enrichment would be met. The proposed animated and welcoming public realm is 



a clear indicator of a thriving place and a healthy community, in accordance with 
development plan policy objectives. Officers therefore conclude that subject to 
appropriately worded conditions the public realm proposals comply with London 
Plan policies 7.3, 7.5,7.17, 7.19 and 7.21 and draft new London Plan policies G1, 
G3, G4, G5, G6 and D1 and Local Plan policies BN.1, BN.3, BN.6 and BN.7. 

Lighting 

10.267. PPDT environmental consultants have assessed the lighting impacts and 
reviewed the submitted Lighting Assessment. It provides details of the proposed 
type of lighting equipment, operational hours and design levels of illuminance for 
zones within the development, e.g. footpaths, pedestrian areas, surface parking, 
etc. The proposal states that lighting would be low-level and designed to limit 
obtrusive lighting effects in accordance with the ILP guidance notes and follow 
CIBSE recommendations and BS lighting requirements. PPDT’s consultants 
comment that the proposed lighting and lighting levels are satisfactory and.  ‘…it 
is not expected that any resultant light spill on the towpath would be significant…’ 
and recommend a condition to control lighting levels and spill. 

10.268. The lighting strategy developed for the proposed bridge, includes low level 
illumination, which has QRP support. A continuous linear light would be 
positioned at the highest point of the parapet to act as the primary illumination for 
the bridge. This would be angled towards the bridge deck to prevent light from 
the fittings impeding pedestrians or cyclists. Diffused spotlights are proposed to 
be integrated into the deck at the joints between the triangular paving elements. 
Fittings would also be provided at the joint between the parapet and deck, 
illuminating vertical faces and emphasizing the faceted geometry. Deck lights 

would provide ambient up‑lighting. Officers consider that the lighting would 

complement the bridge’s geometric design concept. 

10.269. Officers would require details of the proposed bridge feature lighting to be 
submitted to PPDT for approval, by way of condition. The site is allocated for 
redevelopment in the Local Plan and the impact arising from consequential 
lighting associated with a mixed-use development are generally assessed as 
being acceptable. The proposals are thus in accordance with Local Plan policies 
BN.1 and SP.1. 

Inclusive Design 

10.270. London Plan Policy 7.1 promotes the preservation and creation of sustainable 
neighbourhoods. Local Plan Policy BN.5 ‘Requiring inclusive design’ provides 
detail of how an inclusive environment and design should be achieved for 
residential and non-residential developments. 

10.271. Draft London Plan Policy D3 requires that to deliver an inclusive environment, 
and meet the needs of all Londoners, development proposals must achieve the 
highest standards of accessible and inclusive design. This ensures that the 
proposals: 

• can be entered and used safely, easily and with dignity by all; 

• are convenient and welcoming, with no disabling barriers, providing 
independent access without additional undue effort, separation or special 
treatment; and 

• are designed to incorporate safe and dignified emergency evacuation for all 
building users. As a minimum at least one lift per core should be a fire 
evacuation lift suitable to be used to evacuate people who require level access 
from the building. 
 
 



10.272. The LLDC’s Inclusive Design Standards set out the expected design standards 
for developments within the Queen Elizabeth Olympic Park, and is arranged into 
four key parts – public realm, residential developments, public buildings 
(including venues) and venues (spectator and participant requirements). An 
Equalities Statement has been submitted, which considers the potential impacts 
of the planning application on identified equality groups as well as any 
appropriate mitigation measures to ensure positive equalities outcomes. 

10.273. Officers are satisfied that the proposed development meets these inclusive 
design standards, including with regard to lift provision, sanitary and changing 
facilities, multi-faith spaces. 

10.274. LLDC’s Built Environment Access panel (BEAP) have reviewed the proposals on 
two occasions at pre-application stage. The reviews helped shape the design, 
and have led to positive Inclusive Design interventions, such as the appearance 
and design of the stepped terraces, circulation between the levels of the Site, 
provision of dog spend facilities for assistance dog users, gender neutral sanitary 
facilities, and flexibility of spaces for wheelchair users within audience seating. 

10.275. In response to comments from BEAP, public realm lifts were added at the 
northern end of the Site, at Waterfront Square and at the arrival point of the F10 
bridge, to supplement the lift adjacent to the London Aquatics Centre. At podium 
level, BEAP recommended entrances to the LCF building adjacent to Carpenters 
Land Bridge and the lift serving Carpenters Road, and also from the podium 
facing onto the waterfront. This would ensure that the LCF’s reception would be 
located at podium level, and would be clearly visible from the entrances. 

10.276. Within the buildings, accessible audience seating with LCF and Sadler’s Wells 
auditoria has been developed through consultation with BEAP. With regard to 
spectator seating, LLDC’s Inclusive Design Standards refer to the Accessible 
Sports Stadia Design Guidelines, which identify that the minimum number of 
designated wheelchair user spaces fixed seating should be six spaces or 1 per 
cent of seating capacity for venues under 10,000 capacity. Whilst the proposed 
buildings are not sports stadia, it is considered that these are the most 
appropriate standards to apply. 

10.277. With regard to Sadler’s Wells, a range of spaces for wheelchair users is proposed 
on both ground and podium levels of the auditorium, with a mixture of permanent 
places and additional places achieved through removable seating. In full seating 
mode, proposals would provide 6 no. (1 per cent) permanent spaces for 
wheelchair users in the base layout, however, up to 16 no. (2.8 per cent) spaces 
could be accommodated by removing fixed seating. A minimum of 1 per cent of 
the overall capacity would be amenity seating to provide for people with limited 
mobility, mobility aids or assistance dogs. Audio enhancement systems would be 
provided. 

10.278. The BBC would provide a variety of rehearsal spaces with step-free access to all 
areas. Studio One, would have performance and bleacher audience seating that 
would be accessed directly from Level Two and Three. Wheelchair accessible 
viewing spaces would also be provided at Level Two and Level Three. Audio 
enhancement systems would be provided. 

10.279. The LCF would meet the requirements of the Inclusive Design Standards and BS 
8300, including the layout of classrooms and specialist education facilities. The 
large lecture theatre would be accessed from both waterfront level and 
mezzanine level. Locations for wheelchair users would be provided at the top and 
bottom of seating areas. A minimum of 1 per cent of the overall capacity would be 
amenity seating to provide for people with limited mobility, mobility aids or 
assistance dogs. Audio enhancement systems would be provided within the 
lecture theatre, seminar and teaching spaces. 



10.280. At the V&A East, step-free access would be provided to all exhibition spaces, and 
to the external terraces located on Levels Two and Four. Large open areas and 
good circulation routes would ensure that visitors can navigate and access all the 
exhibition and supporting spaces, including the café at waterfront level. 

10.281. The proposed development is considered to be inclusive in terms of its 
accessibility to all members of the local and emerging community. 

10.282. Accessibility and inclusive design are key considerations in the design process 
and are specifically promoted by London Plan policies 4.5, 6.1 and 7.2 and Local 
Plan policy BN.5, as well as LLDC Inclusive Design Standards (LLDC IDS) and 
the LLDC Park Design Guide. 

10.283. As previously stated, whilst the majority of the Stratford Waterfront Site falls 
within a PTAL rating of 6b (the highest level), however the western part has a 
PTAL rating of 3 (representing moderate levels of accessibility). The proposed 
land bridge would provide a vital connection between the site, IQL, South Park 
and other neighbouring communities to the north / north-east of the site. To 
achieve the Local Plan aspiration for greater use of less polluting modes of 
transport, the application aims to provide range of environmental improvements 
that is safe and accessible to all. 

10.284. The parapets on the bridge itself and on some of the approaches particularly to 
the north where they are adjacent to rail tracks would necessarily be solid 
concrete containment parapets 1.8m in height next to Network Rail tracks. The 
Built Environment Access Panel (BEAP) expressed concern that views of 
Stratford Waterfront would be obstructed, particularly for individuals in 
wheelchairs. As a result, the top of the parapet was set at 35 degrees from the 
horizontal to open up views as much as possible. After extensive consultation 
with Network Rail, the height of the folding point was increased from 1.2m to 
1.35m, and the width reduced from 850mm to 600mm. The design of the furthest 
point of projection beyond the base of the parapet was reduced to 100mm to 
comply with accessibility regulations. Network Rail has raised no objections to 
this amendment. 

10.285. The applicant has incorporated resting places in their bridge and public realm 
design at 50m intervals, in accordance with the LLDC IDS and the LLDC Park 
Design Guide. The seating design and architectural finishes would be required to 
be provided to PPDT for approval, by way of condition.  It is expected that the 
details would include a range of accessible seating options which should include 
the provision of arm and back rests. The QRP have suggested that seating could 
also be incorporated at either end of the bridge, which forms part of the 
proposals. BEAP had suggested the provision of ‘off-line’ resting places, however 
this would entail widening the full length of the bridge and approaches or 
alternatively, at various points, reducing the integrity of the parapets and retaining 
walls, which would not have met the Network Rail safety standards. Officers are 
satisfied that the width of the bridge and that the opportunities for seating would 
not adversely affect crowd flows. 

10.286. Step free access would be provided at both sides of the bridge at +14m AOD.  
The podium level of Stratford Waterfront is set at +14m, as is the landscaping 
approaching the bridge from IQL, resulting in no change in level along the span 
of the bridge. The gradients on the bridge itself would be limited to accommodate 
surface water drainage only; so, would be shallow. On the Carpenter’s Landing, 
the gradient is 1:79 and on the IOL approach the gradient is 1:111. Officers are 
satisfied that these gradients meet the minimum gradients as set out in the LLDC 
IDS of 1:21 indeed the proposed gradients are better than a number of the bridge 
gradients in the QEOP delivered during the time of the 2012 games which are 
circa 1:60. 



10.287. Officers note that in addition to the lift that is proposed to be incorporated into the 
Stratford Waterfront landing, a second lift to reach podium level is proposed at 
the end of the Waterfront colonnade alongside the London College of Fashion. 

10.288. Where necessary inclusive design details would be conditioned as appropriate. 
Officers are satisfied that the proposals meet the development plan objectives in 
terms of accessibility and inclusive design and comply with Policy BN.5 of the 
Local Plan; London Plan policy 7.2 and with draft New London Plan policies D3 
and D7. 

Fire safety and emergency access 

10.289. Draft London Plan policy D11 states that in the interests of fire safety and to 
ensure the safety of all building users, development proposals must achieve the 
highest standards of fire safety and design. 

10.290. The Fire Brigade and LB Newham’s Emergency Planner were consulted on the 
application but did not respond. In the absence of their comments, it is 
considered that the most appropriate course of action is to secure further details 
of fire safety and emergency access by condition and to consult the relevant 
authorities when the details are submitted to discharge the condition. 

Daylight, Sunlight and Overshadowing 

10.291. The methodology used by the applicant to assess impacts on lighting conditions 
on neighbours considers the maximum envelope permitted by the parameter plan 
as the configuration of the proposed massing for the application Outline Element. 
The alternative method of using an illustrative masterplan, to provide a 
reasonable worst-case scenario, is discussed and not considered as there is not 
yet a fixed illustrative masterplan to be used in the assessment. By using the 
maximum parameter plan as the proposed configuration, any negative effects 
may be mitigated at a later stage with the application of the Design Codes. This is 
considered a worst-case scenario upon which only improvements are possible in 
regard to the Outline Element. 

10.292. The Detailed Element is assessed with detailed parameters. Consistently two 
study areas are defined, one for the Outline Element and one of the Detailed 
Element. 

10.293. The study areas have been identified following guidance, thus based on the 
application of the BR 209 guidance for which the distance to the furthest receptor 
should be no less than three times the height of proposed development. This has 
generated two areas, one for the Outline Element and a smaller one for the 
Detailed Element. 

10.294. The receptors included in the assessment are existing and consented 
developments, amenity spaces and wildlife and habitats which could be affected. 
These are organised by year (2020, 2023, 2031 baseline configurations). 

10.295. The methodology used in the assessment includes the recommended tests in the 
BRE guidance: sunlight (Sunlight Hours to Windows check), daylight (Vertical 
Sky Component check and others checks), solar penetration on open areas 
(External Space Sunlight check) and glare/sunlight reflections. To the standard 
targets a set of sensitivity criteria are added. These allow the determination of a 
lighting effect rating matrix. This, in turn, defines the magnitude of the effects. 

10.296. The results show that none of the surrounding buildings are likely to be affected 
by the proposed development. 

10.297. Reflected glare effects appear to be limited, however these will require detailed 
analysis at Reserved Matters Application (RMA) stage. 

10.298. All the external spaces would meet guidance and are unlikely to be affected. 



10.299. It is noted how the applicant highlights that the Wetlands Walk has the potential 
to experience increased shadowing. Interestingly the results for the assessment 
meet the BR 209 threshold for solar access, nevertheless the applicant has not 
avoided mentioning the reduced sunlight. 

10.300. The application of the Design Codes is likely to resolve all outstanding reductions 
when detailed design is carried out. At that stage the effects on future users will 
require assessment alongside detailed reflected glare analysis. 

10.301. The assessment appears robust as it uses standard methodology and resolves 
some of the typical issues of outline and detailed assessment in a reasonable 
fashion (by defining two study areas, etc). To aid understanding of the report 
conclusions, upon a request for clarification, the applicant has provided reflected 
glare diagrams to show the pattern of the reflected sunlight moving through the 
study area. 

Transport 

10.302. A Transport Assessment (TA) has been submitted in support of the Stratford 
Waterfront proposals, it sets out the transport impacts and mitigation measures 
relating to the proposals.  The TA follows TfL’s Transport Assessment Guidance 
on analytic techniques including trip generation, accessibility analysis and impact 
assessments.  The TA has been assessed by officers and PPDT’s Transport 
Consultant. 

10.303. As previously stated the development is proposed to be brought forward in two 
phases: 

• Phase 1 (detailed element - cultural and education institutions); and 

• Phase 2 (outline element - residential development). 

10.304. The Stratford Waterfront site is located across two PTAL levels (Public Transport 
Accessibility Level).  PTAL 6b (Excellent) to the south of the site and PTAL 3 to 
the north. The northern part of the site is beyond the 15-minute recommended 
walk distance to Stratford Regional Station and Stratford City Bus Station, 
although in practice it is still highly accessible by public transport. There are also 
a number of existing cycle and pedestrian routes running through the Queen 
Elizabeth Olympic Park (QEOP) and the surrounding area. The provision of the 
proposed Carpenters Land Bridge and the proposed connections between the 
Carpenters Road and Podium levels of the development would be expected to 
significantly improve the PTAL level of the northern part of the site.  The TfL 
PTAL rating does not currently include the service improvements associated with 
the potential transport enhancements associated with the Legacy Communities 
Scheme permission, including bus service provision. 

10.305. London Plan policy 6.1 and draft new London Plan policy T.1 require 
development to support improved public transport capacity, and confirm the 
strategic target of 80 per cent of all trips in London to be made by foot, cycle or 
public transport by 2041.  The proposals comply with this aspiration; the scheme 
is generally car free save for the provision on-street of nine blue-badge, four taxi 
drop off bays and two car club spaces with 30 on-site Blue Badge spaces in the 
outline element.  The blue badge provision would be a net decrease from that 
consented for this area in the Legacy Communities Scheme (LCS) outline 
planning permission, but this is in the context of the removal of all the LCS 
general parking provision and a reduction in the number of residential units, 
against the consented LCS PDZ1 development. It is expected that the majority of 
users (visitors/staff/students/residents) would rely on public transport, walking 
and cycling which is assessed in more detail within the report. Given that the 
majority of the site has a high level of public transport accessibility the car free 
status of the development is supported by Officers, the GLA, TfL and LB 
Newham. 



Trip Generation  

10.306. The TA submitted as part of the planning application considers the potential trip 
generation and implications of the proposed Stratford Waterfront development on 
all users of the different modes of transport, including walking, cycling, public 
transport and highways. Consideration has been given to the impacts on key 
receptors during the construction and operational phases. 

10.307. For the purposes of identifying the trip generation for the site, LLDC and the 
institutions (LCF, V&A, Sadler’s Wells and the BBC) have provided the applicant 
with information to provide a detailed understanding of the potential activity 
associated with each of the constituent parts of the site.   

 

Application Land Use  Development Size / 

Use 

Outline (Residential) 

Element  

Residential  600 units  

Retail 2,200sqm (A1-A5) 

Detailed (Cultural) 

Element  

V&A East  650,000 visitors per 

annum  

London College of 

Fashion 

2,900 staff & student 

maximum occupancy  

BBC Up to 351 staff / 

performers on any 

given day  

Sadler’s Wells East 550 seats theatre  

Retail 1,934sqm (A1-A5) 

Manco 86sqm 

Table 22:  Proposal Breakdown 

10.308. This has enabled the identification of a reasonable worst-case assessment of the 
trip generation associated with the proposals based on predicted activity. The 
proposals include up to 1,934sqm of retail / food & drink development (Classes 
A1-A5) as part of the detailed element of the development (associated with the 
development of the cultural facilities). Up to 2,200sqm of retail / food & drink 
development (Classes A1-A5) is proposed as part of the outline element and 
delivered in conjunction with the residential development. 

10.309. The applicant has advised that it is anticipated that not all of the proposed retail 
floor area would be delivered.  The retail in the detailed element is limited to small 
units as illustrated on the drawings submitted for approval, but, no specific unit 
size has been applied for in the outline (residential) element. 

10.310. The outlines proposals include up to 600 residential units, with 35 per cent of 
habitable rooms being affordable (intermediate). Separate trip rates have been 
identified for the private and affordable elements of the residential development. 



10.311. The development has been assessed through three distinct scenarios as 
identified in table below: 

Table 23:  Anticipated Phasing Scenarios 

Development  Year 

Construction of Detailed Element (Cultural / Educational 
Element) 

2020 

Operation of Detailed Element (Cultural / Educational 
Element) and 
Construction of Outline Element (Residential Element) 
 

2023 

Operation of Detailed and Outline Elements (Cultural/ 
Educational Element 
and Residential Element) 
 

2031 
 

 
Construction of Cultural / Educational Institutions (Detailed Element) 
(Vehicular Trips) 2020 

10.312. The forecast for operational trip generation for the phase 1 detailed element is 
2023, and the operational trip generation for the combined phase 1 and phase 2 
is 2031. The weekday AM peak hour has been identified as 0800-0900 and the 
weekday PM peak hour has been identified as 1700-1800, although evening and 
weekend periods have been considered. 

10.313. Considering the construction assessment for phase 1 detailed element, the 
principal impacts are set out below: 

 

Table 24: Phase 1 Construction of Cultural / Educational Institutions 
(Detailed Element) (Vehicular Trips) 2020 



 

Table 25: Phase 1 Construction of Cultural / Educational 

Institutions (Detailed Element) (Public Transport Trips) 2020 

Highways 

10.314. As demonstrated in the tables 24 and 25 above, which is taken from the 
applicant’s TA, for the phase 1 (detailed element) construction period there are 
forecast to be 36 two-way vehicle trips generated by the peak of construction of 
the cultural/educational element between 0800-0900, with eight two-way vehicle 
trips between 1700-1800. The majority of these trips are forecast to be HGVs, 
with 28 two-way trips between 0800-0900 and six between 1700-1800. 

10.315. Given the relatively small quantum in trip patterns relating to the development 
during the construction of phase 1 the proposal is considered to be unlikely to 
have an adverse impact on the safety or operation of the highway in the vicinity. 
PPDT’s Transport Consultant accepts the conclusion of the TA that, with controls 
on and management of construction traffic through a Construction Traffic 
Management Plan (CTMP), there would be a negligible impact on local highway 
conditions as a result of the construction of the proposed detailed element of the 
scheme. 

Public Transport 

10.316. Public transport trips associated with this development scenario would be limited 
to construction workers only. As indicated in the table 25 above there are forecast 
to be 1,124 inbound public transport trips in the AM peak period, and the same 
number outbound in the PM peak period, with the majority of these inbound trips 
between 0700-0800 and outbound trips between 1700-1800. 

10.317. Given the relatively low peak period public transport trip generation 
(approximately 1 per cent peak period change in demand at Stratford Regional 
Station) associated with this construction phase, the quality of the local public 
transport network and noting the generally contra-peak direction of construction 
worker journeys in each peak, PPDT’s Transport Consultant and officers accept 
the conclusion of the TA that there would be a negligible impact on public 
transport. 

 

 



Pedestrian and Cycle Connectivity 

10.318. The proposals, during the construction phases, would necessitate the closure of 
Carpenters Road, and would also include the temporary closure of footways 
along Carpenters Road, impacting both pedestrians and cyclists who might use 
the on-road cycle lane. The proposed pedestrian and cyclist diversion is via the 
footway / cycleway over the Tallow Bridge (F09 Bridge) and alongside the 
Waterworks River.  The TA states that the diversion ‘…is anticipated to result in 
an increase of a maximum of 215m or less than three minutes' walk / less than 
one minutes' cycle travelling from the zebra crossing on Carpenters Road to the 
north of the site to the junction between Carpenters Road and Pool Street…’ 
There are a number of alternative pedestrian and cycling routes such as starting 
the diverted journey once reaching Pool Street rather than continuing to the 
Carpenters Road/Pool Street junction, which would remove up to 115m of the 
diversion from the pedestrian and cycling journey. It is also anticipated that cyclist 
and pedestrians would use the signed footway/cycleway alongside the 
Waterworks River, immediately to the west of the London Aquatics Centre and 
application site, using the F09 Bridge to connect to London Way and Carpenters 
Road to the west of the River Lea. Signage would be provided to direct 
pedestrians and cyclists to connect to this route via Pool Street and from 
Carpenters Road.   

10.319. Officers and their transport advisors agree with the conclusions of the TA that 
given the availability of alternative pedestrian and cyclists routes throughout 
QEOP, and the extent of the diversions proposed, it is considered that the 
significance of effect is negligible. 

Operation of Detailed Element (Cultural / Educational Element) and 
Construction of Outline Element (Residential Element) 2023 

10.320. Considering the assessment of operation of the phase 1 (detailed element -  
cultural/educational) and construction of the phase 2 (outline element - 
residential), the principal impacts are set out below. 

10.321. Trips associated with this scenario reflect staff, students and visitors, servicing 
trip generation associated with the detailed element, and construction activity 
associated with the development of the outline element (residential). 

Highways  

Table 26:   Operation of Detailed Element (Cultural / Educational Element) 

and Construction of Outline Element (Residential Element) 2023 

10.322. Table 26 above indicates that during the weekday AM highway peak hour (0800-
0900), the development would generate 81 two-way vehicle trips, with the 
majority of these trips to be inbound with 61 vehicles. In the weekday PM 
highway peak hour (1700-1800), 89 vehicles are forecast to be generated, with 
the majority of these trips to be outbound with 64 vehicles. HGV movements 
would be greatest in the AM peak with 11 inbound and 11 outbound HGV trips 
between 0800-0900. In the peak hour on a Saturday, there are forecast to be 159 



two-way vehicle trips. The majority of these would be light goods vehicles and 
cars, with 87 inbound and 59 outbound vehicle trips. 

 

Table 27: Operation of Detailed Element (Cultural / Educational 

Element) 2023 

10.323. Table 27 above indicates that there is forecast to be up to 14 LGV and seven 
HGV trips in an hour on a weekday associated with servicing of the detailed 
element. On a Saturday, there are forecast to be a total of 20 two-way vehicle 
trips between 1300-1400, with the majority of these LGVs. 

 

Table 28: Construction of Outline Element (Residential) (Vehicular 
Trips) 2023 

10.324. Considering the operation of the cultural / educational element in conjunction with 
the construction of the residential element in 2023 as set out in the tables above 
and given the relatively small quantum in additional trips, the TA concludes that 
the proposal is unlikely to have an adverse impact on the safety or operation of 
the highway in the vicinity. PPDT’s Transport Consultant accepts, and officers 
agree with, the conclusion of the TA that there would, with an appropriate CTMP, 
be a negligible impact on local transport conditions as a result of the proposed 
scheme, and to that end the proposals are acceptable in this respect. 

Public Transport 

10.325. Stratford Regional Station: In terms of the impact of the proposals on Stratford 
Regional Station the applicant has stated, as confirmed in the TA, that by 2023 
the cultural/educational detailed element is expected to have the largest impact 
with 2,790 week-day AM peak and circa 4,245 weekday PM peak two way trips 
(access / egress to / from the site), of which 1,957 and 3,109 respectively (see 
Operation of Detailed Element Table) would be by public transport. Also, in 2023 
construction for residential is forecast to include 176 public transport trips in both 
AM and PM peaks. 

 

 

 

 



 

Table 29: Peak Period Related Public Transport Trip Generation – 

Construction of Outline Element 

 

Period Mode Public Transport 

Direction In Out Total 

 0700-0800 0 0  

AM 0800-0900 1,420 0 1,420 

 0900-1000 528 9 537 

 
PM 

1600-1700 197 380 578 

1700-1800 107 1,182 1,289 

1800-1900 346 896   1,242 

SAT 1300-1400 615 345 960 

Table 30:  Peak Period Public Transport Generation– Operation of Detailed 

Element 

 

 

Table 31:  Peak Period Multi-Modal Trip Generation – Operation of 

Detailed Element 

 

10.326. The above tables demonstrate that there are increases in public transport use 
anticipated that would affect the operation of Stratford Regional station which has 
capacity constraints and is already crowded. The level of additional demand is 
relatively low and therefore the significance of effect is considered to be minor 
adverse. The forecast 2023 base minus AM peak period flows are such to require 
additional gate-line capacity (up to 15 gates within the station from the existing 12 
– 5 exit and 7 entry) in order for peak demand to be accommodated, with 
potentially one additional gate (northern ticket hall) required as a result of 
additional demand associated with the proposals. 

 



10.327. The 2023 cultural / educational detailed element illustrate a significant increase in 
exits and entries which have led the applicant and TfL to carry out a gate line 
assessment in the Northern Ticket Hall. TfL have stated that the extra trips 
across the 0900-1000, and in particular the 1600-1700 and 1700-1800 peak 
periods and across the weekday interpeak period and weekends, would add to 
the crossflows within the station rather than a typical tidal flow generally 
experienced in the AM and PM peaks. TfL have added that the proposed opening 
date of the cultural / educational detailed element is expected to coincide with the 
need for significant station interventions.  They go on to state that ‘…and any 
additional trips generated by this application and others proposed in and around 
Stratford would have further impacts on capacity at gatelines and across the 
station and these risk worsening delay and passengers’ journey experience…’ To 
that end TfL has requested that mitigation measures are secured via s.106 legal 
agreement with respect to the need for additional internal station management 
and control measures. Additional capacity and accessibility works at Stratford 
Station to mitigate the impact of the development are set out in detail in 
paragraphs 10.340 -10.345. 

Pedestrian and Cycle Connectivity 

10.328. The TA, as well as officers and their Transport Consultant, have identified 
locations where the proposals would have an impact on the pedestrian and cycle 
routes in the vicinity of the site, and where potential interventions could be 
delivered (e.g. Carpenters Land Bridge, and Westfield Avenue crossings). 
Subject to the mitigation proposals identified, PPDT’s Transport Consultant and 
officers accept the conclusion of the TA that the walking/cycling trips arising from 
the operation of the detailed element and the construction of the outline element 
would have a negligible impact on local transport conditions, and to that end the 
proposals are acceptable in this respect. 

10.329. The proposed mitigation includes enhanced cycling and connectivity 
improvements identified by officers which have been shared with the applicant, 
and with TfL who support the principle of the improvements (see Appendix 19). 
Officers consider it appropriate to require the works to be carried out and for a 
contribution to be made for the necessary connectivity improvement works which 
would mitigate the impact of the development.  It is recommended that this 
secured via the proposed s.106, with appropriate triggers for the payment of 
contributions. 

10.330. In conclusion PPDT’s transport advisors are satisfied that in both the construction 
phase (detailed element i.e. 2020 and the operation of the detailed element and 
the construction of the outline element i.e.2023 scenario) the proposals are 
acceptable in this respect and have a negligible impact on the highway, public 
transport and cycling and pedestrian connectivity.  However, the imposition of a 
condition is recommended, requiring the submission of a Construction Transport 
Management Plan (CTMP) covering the construction phases, which amongst 
other things would require details on the delivery unloading to be undertaken 
within the site, rather than on adjacent roads. Within this, it would require that all 
companies / suppliers requiring access to the site be allocated a specific arrival 
time to minimise travel / waiting time and traffic congestion around the site. The 
CTMP would require the applicant to liaise with the occupants of adjacent 
commercial and residential properties. Officers and PPDT’s transport and 
environmental consultants consider this condition would suitably mitigate the 
impacts of the proposal in so far as managing construction traffic. 

 

 

 



Operation of Detailed (Cultural/ Educational Element) and Outline Elements 
and (Residential Element) 2031 

10.331. Considering the operation of both the detailed element (cultural / educational) 
and the operation of the outline element (residential), the principal impacts are 
set out below. 

10.332. Trips associated with this scenario reflect staff, students and visitors, associated 
with the detailed element, and the servicing trip generation activity associated 
with the development of the both the detailed and outline elements. 

Highways 

10.333. For 2031 the completed development compared to the LCS consented scheme, 
has less car parking. TfL, as confirmed in the TA, consider the impact of the 
proposals on the strategic road network not to be significant. 

Public Transport 

10.334. For 2031 the completed development is expected to have 3,550 weekday AM 
peak and 5,090 weekday PM peak two way trips, of which 2,530 and 3,740 
respectively would be by public transport. TfL have commented that the this 
would impact on Stratford Regional Station. Mitigation measures proposed for 
Stratford Regional station are considered below. 

Pedestrian and Cycle Connectivity 

10.335. Given the proposed widened footway on the western side of Carpenters Road 
along the site frontage and the delivery of Carpenters Land Bridge providing a 
new connection from IQL to the site, and the direct route from the northern 
element of IQL, Stratford City and Stratford International Station to the South 
Park. Officers and their transport advisors agree with the conclusions of the TA 
that the operation of both the detailed cultural and outline elements of the 
scheme would create permeability through the site. In addition, the proposals 
would provide new connections from the podium level on the F10 Bridge down to 
the Waterfront level through a combination of steps, graded routes and lifts and 
would help to connect Carpenters Road to the Waterfront footway and Tallow 
Bridge (F09).  Officers are satisfied that the proposals meet Local Plan policy 
aspirations T.6 and T.9 in terms of facilitating local connectivity and providing 
enhanced routes for cyclists and pedestrians. 

Mitigation 

10.336. Officers are seeking mitigation contributions arising from the impacts of the 
proposals through the provision of two  s.106 agreements: one s.106 agreement 
would be attached to the s.73 submission (18/00471/VAR) to vary the existing 
LCS permission (17/00236/VAR) to remove PDZ 1.1 and the triangle from  PDZ 
1.2 from the approved LCS with commensurate contributions; the second s.106 
agreement would require the developer for  Stratford Waterfront to provide for 
contributions for needs arising from the development. Following engagement with 
the applicant, TfL and LB Newham, draft heads of terms have been agreed for a 
range of transport mitigation measures which would include, Stratford Regional 
Station improvements, new/enhanced bus services, new bus stops and walking 
and cycling improvements.  The value of the mitigation works is circa £7.2m. 

10.337. The LCS s106 legal agreement agreed a package of contributions, the key ones 
of which can broadly be broken down into: 

• Bus network and infrastructure; 

• Station enhancements (Hackney Wick and Stratford Regional); and 

• Offsite Junctions and Connections contributions. 



10.338. In terms of the required transport mitigation contributions as set out in Table 32 
below relating to the s.73 application for the LCS and the Stratford Waterfront 
application the following has been discussed and agreed with the applicant. 

10.339. Consequential amendments to the LCS, including amendments to transport (bus, 
off-site junctions etc) contributions through the s.73 and substantive contributions 
(station etc) would be via the 106 on the slot in. 

Stratford Regional Station Mitigation 

10.340. As set out above the Stratford Waterfront proposal has less car parking proposed 
than the mixed use LCS outline consent for PDZ 1. There is therefore a net 
decrease from the consented LCS scheme in terms of highway impact. There 
would, however, be a net increase in public transport trip generation (as set out 
above), and with it an increase in walking from the site to nearby train stations 
and stops, and an increase in walking and cycling for staff and visitors to the site. 
The TA sets out development impacts for 2020, 2023 and 2031. 

10.341. No objections in this regard have been received from LB Newham and the 
proposals are broadly supported by TfL. With respect to Stratford Regional 
Station an outcome definition study undertaken by TfL/Crossrail in 2017 has 
identified that significant interventions would be required by the mid-2020s, 
beyond the existing PM peak station control measures. The congestion and 
capacity issues at the station are noted and officers and indeed LLDC as 
applicant are supportive of TfL’s plans to resolve capacity issues and deliver 
potential interventions and enhancements and a package of funding measures to 
deliver improvements at the station. These are set out in the draft s.106 legal 
agreement Heads of Terms at Appendix 9 and summarised below: 

10.342. For  Stratford Regional Station a financial contribution of £2.85 million towards 
the delivery of the approved south-west entrance (approved under planning 
ref:16/00065/FUL) and the relocation of a lift at the Jubilee line concourse / 
western subway, which would contribute towards a redistribution of passengers 
entering from the southern side of the station using the southern ticket hall or the 
mezzanine ticket hall, and redistribution of passenger flows from the central 
subway to the western subway. 

10.343. Officers’ assessment is that the mitigation sought by TfL is appropriate and 
commensurate with the impact of development proposed. The applicant has 
accepted the principle of securing appropriate mitigation. Officers are satisfied 
that the TfL request for funding accords with objective 4 of the LLDC Planning 
Obligations SPD in so far as securing appropriate mitigation measures that would 
make a proposal acceptable. 

10.344. It should be noted that Network Rail has requested a contribution towards 
funding of its Strategic Outline Business Case to secure investment funding for 
addressing the capacity issues at Stratford Regional Station. Officers and their 
transport advisors are not satisfied that the request meets the tests in so far as 
securing appropriate mitigation. In any event given that the Stratford Overbridge 
project is on the CIL 123 list, officers consider it appropriate for Network Rail to 
seek any initial funding from design work from CIL funding rather than s.106. 

10.345. It should be noted that Network Rail has requested a contribution towards 
funding of its Strategic Outline Business Case to secure investment funding for 
addressing the capacity issues at Stratford Regional Station. Officers and their 
transport advisors are not satisfied that the request meets the tests in so far as 
securing appropriate mitigation. In any event given that the Stratford Overbridge 
project is on the CIL 123 list, officers consider it appropriate for NR to seek any 
initial funding from design work from CIL funding rather than s.106. 

 



 

LCS  LCS as varied in 2018 Stratford Waterfront 
to be secured 
through s106 
agreement tied to 
outline planning 
application 

S73 LCS proposed 
variation (2019) 

Bus Service 
Enhancement 
(£1,575,000 in 5 
instalments of 
£315,000) triggered by 
700 units                     

Total sum 1,575,000 
and trigger remain 
same. 

£2.3m Increase of 
£725k.  As advised 
by TfL the cost of 
providing a 6 bus an 
hour service on 
Carpenters Road. 

£0 

Bus Service 
Enhancement  
  
(£450,000 in 5 
instalments of 
£90,000) triggered by 
3,000 units 

Revise figure to 
£380,588 to recognise 
reduction in residential 
floorspace. 

  
N/A 

Unchanged. 

Bus Service 
Enhancements 
  
£4,565,000 in 5 
instalments of £913,000 
triggered by occupation 
of residential units in 
PDZ2 
  
Enhancement to 262 
services 

£3,131,430 on trigger 
of 350 units in PDZ4 or 
50 per cent units in 
PDZ4, whichever is 
lower.  Split payments 
across 3 instalments 
£1,043,810. 

 
N/A 
  

£0.  
 
TfL have reconsidered 
the cost of the service 
and have already 
provided a service on 
the Southern Loop 
Road i.e. 339 bus 
service. 

Bus infrastructure 
contribution (£288,000 
in two instalments: 
£100,000 by 350 units 
site wide and £188,000 
triggered by residential 
development in PDZ2 
  
  

 
£100k to be paid by 
350 units. 
  
£161,818 on trigger of 
3000 units for 20 bus 
stops. 

 
SWFT will contribute 
an additional 
£28,600 for 
Carpenters Road 
infrastructure. 

 
Unchanged. 

Off-site junctions and 
connections (total 
£3,533,000) 

Revise figure to 
£2,987,944 to 
represent reduction in 
residential floorspace. 

 
N/A  

Reduced to £1.487m 
towards local 
connectivity 
improvements (off-site 
junctions and 
pedestrian and cycle 
connections) to reflect 
reduction in car trips.  
 
£1.5m to be released to 
go towards Stratford 
Station. 

Table 32:  Revised LCS Transport Mitigation Contributions (and 
under which S106 legal agreement they would be secured) 
 

 



Bus Service Mitigation 

10.346. Given that the nearest bus stops are on Pool Street, and Westfield Avenue, more 
than 400m from the site, and walking is approximately 550m from Stratford 
Regional Station, a bus service via Carpenters Road would improve accessibility, 
connectivity and capacity directly to the site for employees, students and visitors. 
This has been agreed by the applicant to support the development. The bus 
service would support the proposed trip generation and mitigate the impact of the 
development. 

10.347. Funding was secured for bus enhancements through the original LCS s.106. 
Although the development quantum and land uses have since altered in this area 
(Stratford Waterfront and UCL East), the fundamental requirement for a bus 
service network through the Park, originally identified in the LCS, has not 
changed. It should be noted that through Legacy Transformation funding (rather 
than LCS) a service has already been provided along the Southern Loop Road 
(Route 339 diversion), with UCL East funding agreed to increase frequency. The 
trigger for the funding for the Carpenters Road service is being discussed with 
TfL and the applicant, although the applicant has suggested 2024. Officers are 
looking to agree a trigger with the applicant and will report to the PDC as an 
update. This follows the occupancy of the detailed element i.e. the cultural and 
education buildings, but recognises that Carpenters Road may be subject to 
reduced capacity, and possible closures, during the early construction of the 
residential element. The agreed rationale between the applicant, TfL and PPDT 
could be to link the payment to a phased service beginning when Carpenters 
Road is partially opened. 

Bus Network and Access 

10.348. It is expected that two replacement bus stops would need to be provided on 
Carpenters Road as close to the site as possible to avoid excessive distances 
between bus stops and excessive walking distances between the bus stops and 
the site. This would be provided for within the s.106 agreement with the applicant. 

Off-site Junctions and Connections  

10.349. The LCS s.106 agreement identifies the projects that should benefit from the 
previously agreed offsite junctions and connections contributions. For junctions, 
this is broadly defined as ‘works to enhance the operation of the offsite junctions 
so as to mitigate the transport impacts of the development’ and ‘such other works 
as may be considered necessary by a member of the Legacy Transport Group 
(LTG) (comprising LLDC, LB Highway Authorities and TfL) to mitigate the 
transport impacts of the LCS development on junctions’. Pedestrian and cycle 
connection works are defined as ‘works to improve the pedestrian and cycle 
connections so as to mitigate the transport impacts of the Development’ and 
‘such other works as may be considered necessary by a member of the LTG to 
mitigate the transport impacts of the development on pedestrian and cycle routes 
including access to public transport’. 

10.350. The LCS s.106 obligation requires circa £3m to be paid towards off-site junctions 
and connections, with triggers linked to the occupation of defined quanta of 
residential units.   Given the substantial reduction in car parking and expected car 
use and the increase in public transport use, it is proposed that a portion of the 
circa £3.5m is reallocated to Stratford Regional Station to support the funding of 
proposed enhancements to support its future operation. Following discussions 
with the Legacy Transport Group (LTG) in March, the principle of reallocating 
offsite junction contributions to Stratford Station has been agreed. Noting that 
Stratford Station benefitted modestly from the LCS s106 legal agreement, with a 
£200,000 contribution, compared to a £4m contribution for Hackney Wick Station 
improvements (now delivered), it is proposed, following discussions with 
members of the LTG, that £1.5m would be released from the off-site junctions’ 



contribution to go towards Stratford Regional Station enhancements. The 
remaining monies would still be used for off-site junctions and pedestrian and 
cycle connections as defined in the LCS. 

10.351. The LCS s.73 application assumes a figure commensurate with the level of 
mitigation considered necessary in the context of the then proposed car parking 
provision. The reduction reflects the reduced highway impacts associated with 
the reduced parking provision and reduced LCS quantum and associated trip 
generation, and also a clear commitment to re-prioritise funding towards public 
transport and walking and cycling improvements in accordance with London Plan 
and Local Plan transport policies. 

Travel Plan 

10.352. A Travel Plan Framework has been submitted in support of the planning 
application and is intended to encourage and monitor sustainable modes of 
transport.  TfL are satisfied that the Framework is broadly sound. Officers, as well 
as their transport advisors, consider that to ensure its effectiveness a travel plan 
co-ordinator should be appointed (secured by condition) as well as a requirement 
for the institutions to submit to the Local Planning Authority for approval individual 
travel plans. 

Accessible Parking Provision 

10.353. The Stratford Waterfront proposals are designed to be predominantly car free 
with only accessible parking and servicing proposed. London Plan policy 6.13 
and draft London Plan policy D6 require an appropriate balance being struck 
between promoting new development and preventing excessive car provision that 
can undermine cycling, walking and public transport. Local plan policy T.8 
supports these aims and is aimed at reducing reliance on the car in the pursuit of 
sustainable development.   

Non-Residential Use Parking Provision (detailed element) 

10.354. Nine accessible parking spaces and the four taxi drop off bays and two car club 
spaces would be provided on the site (Carpenters Road) to serve the non-
residential uses. The on-street parking would be spread across the Carpenters 
Road frontage, and it is anticipated that it would be predominately used by staff 
and visitors associated with the cultural /educational uses of the site.  LB 
Newham object to the location of these parking bays due to potential conflict with 
cycling and vehicular movements and comment that they could compromise the 
ability of the highway authority to improve the cycling and walking facilities in the 
future. LB Newham consider that these spaces should be provided within the 
development site via secure access points.  Additional drawings indicating key 
dimensions have been provided by the applicant to LB Newham and PPDT, 
following a joint meeting at which the design rationale for and detail of the 
changes to Carpenters Road were set out by the applicant. Officers and their 
transport consultants are now satisfied that the on-street bays as proposed are 
acceptable and would not adversely affect walking and cycling.  Officers do not 
consider it appropriate for the parking bays to be provided off-street as they 
would also serve visitors and, in any event, given the space constraints of the site 
it is not considered achievable. PPDT’s transport advisors consider that providing 
the proposed parking bays within the site would also lead to increased vehicle 
movements across the footway with the likely resultant increased conflict with 
pedestrians. 

 

 

 



10.355. The non-residential blue badge parking provision is supported by PPDT’s 
transport consultants, the GLA, TfL and officers, and complies with policy in so 
far as providing designated on-or off-street parking bays for Blue Badge holders 
appropriate to the size, nature and location of the development. TfL comment that 
the ‘…non-residential blue badge car parking adjacent to the site is welcomed on 
the basis that the site will need to provide access by taxi, private hire and bus 
which enable access for mobility impaired passengers…’ 

Residential Parking Provision (outline element)  

10.356. It is proposed that the residential element of the scheme would provide a total of 
one off-street accessible parking bay for every two accessible units. Although 
subject to reserved matters applications, the indicative masterplan indicates that 
for circa 600 units 30 blue badge spaces would be provided, split between two 
podium car parks with separate access points. 

10.357. Ten percent provision is the current London Plan policy requirement for 
accessible parking bays (T6.1) to serve residential developments.  The draft new 
London Plan policy T6.1 requires the provision of 3 per cent designated 
accessible parking bays to be delivered at the outset and to demonstrate how an 
additional 7 per cent could be provided ‘...in future upon request…’  The 
applicant’s proposal is that 5 per cent of the spaces would be provided from the 
outset; but states that additional accessible parking cannot be provided within the 
site, due to is constraints. As previously stated Carpenters Road would 
accommodate blue badge parking for the cultural and education institutions; bus 
stops; car club spaces as well as taxi drop off spaces.  The proposals also need 
take into account servicing entrances to both the residential building and the 
cultural and education buildings, as well as cycle parking spaces. 

10.358. Should additional accessible parking bays need to be provided on site, this would 
have to be ‘at grade’ as no basements are proposed within the scheme (due to 
contamination constraints). This additional provision may have to be in place of 
retail units on the ground floor, which could have a negative impact on the loss of 
active frontages, animation and activity along Carpenters Road, all of which are 
key design and planning objectives for the site. 

10.359. In the circumstances TfL and PPDT agree that a condition which considers the 
potential to provide future accessible car parking, if so required in the future, 
which would include setting out of how this would be managed and allocated is 
appropriate.   

10.360. Despite the residential end of the site having a moderate PTAL (PTAL 3), officers 
are satisfied that the site is reasonably accessible, and is served reasonably well 
by public transport (including the proposed accessible bus route on Carpenters 
Road). Improvements would be achieved within this scheme to the walking and 
cycling network (Carpenters Land bridge) and these are considered to be 
benefits, appropriate to the scale of the proposed development. Neither TfL nor 
BEAP (in terms of accessibility) have raised objections to the provision. 

10.361. The Accessible London SPG recognises that for developments with easy access 
to step free public transport, boroughs should take a flexible approach to the 
provision of accessible parking. This could include access to a car club and 
facilities for the storage and charging of mobility scooters; both of which are being 
proposed at the Stratford Waterfront development. 

10.362. Officers are satisfied that as an overwhelmingly car free development the 
proposal is in accordance with development plan policy given that the parking 
provision would strike an appropriate balance between meeting expected 
demand from users of the site and providing a degree of restraint to deter car 
ownership in accordance with London Plan policy 6.13 and Local Plan policy T.8. 
Officers are also satisfied that the provision in terms of dimensions of the 



accessible parking bays are in accordance with London Plan standards. There 
are conditions proposed relating to car parking management on Carpenters 
Road, as is a restriction on resident parking permits other than blue badge 
holders. 

Electric Vehicle Charging Points  

10.363. In accordance with the London Plan and its draft New version, a percentage of 
parking spaces would be provided with a standard Electric Vehicle Charging 
Point (EVCP), and a percentage would have passive electric vehicle charging 
provision and would seek to include on and off-street provision.  This would be 
secured by condition.    

Coach Spaces  

10.364. The proposed uses would give rise to additional coach trips by organised tourist 
trips, school and educational visits and for coach parties to Sadler’s Wells and 
BBC evening events. The identified coach parking location is currently used for 
coaches serving the LAC. Given the range of proposed kerbside uses, TfL 
support the proposed location of the coach stop, subject to any necessary 
loading and waiting restrictions being applied to the area. 

10.365. A coach management strategy that includes any need for off-site parking would 
be secured via condition and would inter alia require monitoring details on the 
number of coaches used, and provide, where reasonable, any additional coach 
capacity that might be required within the vicinity of the site. 

Servicing and Delivery  

10.366. For the detailed element of the proposals, all delivery and servicing would take 
place from Carpenters Road. Separate servicing facilities would be provided for 
the V&A East and a combined service area for LCF, BBC and Sadler’s Wells, 
which would all be managed via the Management Company (Manco). The TA 
states that the servicing would be managed to avoid non-essential deliveries 
during the peak hours. Refuse collection would be undertaken daily. As such, 
given the relatively low frequency and location of deliveries, the scheme impact 
on the local highway network would not be adverse. No objections have been 
raised by LB Newham on the proposed servicing. 

10.367. The Illustrative residential element includes servicing for all residential units 
which would be from Carpenters Road. The associated residential retail units 
would be serviced from off-road service bays located within the southern cluster. 
Three delivery bays would be provided, two of which would also accommodate 
refuse compactors. The delivery bays would be able to accommodate panel/box 
vans and small rigid trucks up to 7.5t. 

10.368. A diagram showing the proposed servicing and delivery arrangement for the 
development is appended (see Appendix 21). 

10.369. For the residential development (outline element) a condition is recommended 
requiring the submission of a Delivery and Servicing Management Plan and a 
Waste and Recycling Management Plan both to be submitted as part of the 
subsequent reserved matters applications, which would provide coordination 
between the different site users in order to minimise and manage the number of 
deliveries during the peak periods. 

10.370. PPDT’s transport consultants, and TfL have considered the proposals and raise 
no objections.  Officers are satisfied that the proposals meet the aspirations of 
London Plan policies 6.1, 6.9, 6.10 and 6.13, and draft London Plan policy T6.1 
and Local Plan policies T.4, T.6, T.8, and T.9 refers, in proposing a development 
which supports sustainable transport objectives. 

 



Cycling  

10.371. The submission identifies locations for secure long-stay parking and short stay 
parking to serve both the detailed and outline elements. The development 
proposes cycle routes and long stay parking within buildings for the outline 
element, in the cycle hub by F10 bridge and short stay parking in the public realm 
and around the perimeter of the site for ease of access and to encourage cyclists 
to dismount and walk into the site. 

10.372. TfL welcomes that the scheme, in accordance with draft London Plan policy T5, 
includes provision for larger cycles, including adapted cycles for people with 
disabilities, which TfL consider would assist with family and visitor trips to the 
development. A condition is imposed requiring details of the proposed 
showers/lockers/changing facilities to ensure they adequately support the cycling 
provision and that allowance is made for larger cycles in line with TfL guidance. 

10.373. The applicant has advised that the current London Plan and draft new London 
Plan policies have informed the proposals for cycling parking on the site. Whilst 
the provision meets the London Plan provision, it is noted that in some instances 
the provision falls short of the draft new London Plan requirements. To meet draft 
London Plan standards, TfL advise that the following increases would be 
required: 

• residential - long stay to increase by 105 spaces, to 1018 spaces; 

• residential retail - short stay to increase by 55 spaces, to 110 spaces; and  

• cultural retail: short stay to increase by 49 spaces, to 98 spaces. 
 

Outline Element Cycling Provision 

10.374. TfL go on to state that the cycle parking requirements set out in the draft London 
Plan should be met from the outset in the residential element. This would be 
necessary given the car free nature of the development; the expected delivery 
(2028-2031), the proximity to cycling infrastructure such as Cycle Superhighway 
2; and the ongoing work to enhance cycling provision in the QEOP and 
connections to surrounding areas, and to be in line with the Mayor’s Transport 
Strategy targets to increase sustainable modes and cycle use.  The London 
Cycling Campaign and Newham Cyclists also express concern to the proposals 
on the grounds that long-stay cycle parking spaces are less than the minimum 
under the draft London Plan. 

10.375. Officers and their transport advisors have considered the residential cycling 
provision.  The applicant does not accept TfL’s assertion that there is a short-fall 
in the long stay provision, owing to the fact that the proposals are in outline and 
the detailed design has not yet occurred.  They are confident that based on the 
draft New London Plan cycle parking requirements, any future reserved matters 
would incorporate long-stay cycling provision in accordance with the then London 
Plan requirements. 

10.376. With respect to the outline retail short-stay shortfall of circa 55 spaces, the 
applicant has accepted a s.106 legal obligation that would monitor provision and 
in the event that the provision is at or near capacity, they would have to provide 
the required shortfall.  A mechanism is included within the draft s106 legal 
agreement Heads of Terms which would provide for any short stay shortfall and 
which sets out a cascade of locations which should be used to meet   shortfall. 

10.377. Given the need to balance the provision on a constrained site with other 
development requirements such as the need for a clutter free and usable public 
realm to cater for the quantum of visitors/users this, officers and their transport 
consultant are satisfied that despite the shortfall, subject to the monitoring 
secured via a s.106 legal obligation, the provision is acceptable and that the 



objectives  of draft London Plan policy T5 and Local Plan policy T.9 are met in so 
far as achieving provision for sustainable transport. 

Detailed Element Cycling Provision 

10.378. TfL have commented that the retail short stay cycling spaces should increase by 
49 spaces to 98 spaces. Similarly, as with the shortfall in the residential retail 
element a cascade mechanism is included within the s.106 obligation which sets 
out the likely locations which could be utilised to accommodate the shortfall. 

10.379. LB Newham have suggested that it may be necessary to relocate some of the 
proposed short stay cycle parking and have requested that the applicant 
investigate the relocation of the on-carriageway cycle lane onto the public realm 
area, and correspondingly build out the kerb line. This they consider would 
ensure cyclists using the Carpenters Road cycle lane would not be impacted by 
multiple movements into and out of the inset bays for blue badge, taxi/drop off 
etc.  They are of the view that building out the kerb line over the existing on street 
cycle lane, should mean that there would be no reduction in public realm width, 
and intervisibility between service vehicles entering and leaving the service 
accesses and cyclists should improve. 

10.380. The provision of short-stay cycle parking for Stratford Waterfront has been 
located to minimise the walk distances between the site and the relevant 
institutions and residential accommodation.  As such, the provision of cycle 
parking within the IQL site on the IQL side of the Carpenters Land Bridge as has 
been suggested by Newham Cyclists is not considered appropriate. 

10.381. The London Cycling Campaign and Newham Cyclists have also commented that 
the short-term cycle parking facilities associated with the London College of 
Fashion (LCF) is ‘… unsatisfactory in terms of convenience and projections too 
pessimistic when retail related trips are considered…’  The applicant has 
responded that a phased approach has been identified to the provision of short-
stay cycle parking for the London College of Fashion, which would be monitored 
through a secured s.106 legal obligation. 

10.382. The submitted TA makes it clear that the proposed level of cultural / educational 
cycle parking provision (based on the proposed initial level of short-stay LCF 
cycle parking, with the need for additional provision to be monitored and secured 
through condition) is greater than forecast demand and at peak times would be 
able to accommodate almost a doubling of the mode share associated with these 
uses without the additional LCF provision.  As identified in the TA, the retail units 
are considered to be ancillary to the cultural uses and as such a significant 
proportion of visitors would be making linked trips, rather than additional trips.  
Therefore, it is considered acceptable in this instance that the use of current 
London Plan cycling standards for retail uses is appropriate. 

Cycling Connectivity Improvements 

10.383. The LCC have commented that riverside routes should be opened or created 
alongside Waterworks River and City Mills River, and that the proposals should 
provide better accessibility for eastbound cycling traffic i.e. towards Stratford High 
Street/ Cycle Super Highway 2 (CS2). 

10.384. The QEOP is well served by a variety of designated on and off-road cycle routes 
There are cycle connections to the south of the site along the Waterworks River 
which can be accessed from Pool Street and Thornton Street. There are on-
street cycle lanes in both directions on Carpenters Road within the QEOP. 
Advanced cycle stop lines are provided at the majority of signalised junctions 
along Carpenters Road.  Footway / cycleways are provided along Carpenters 
Road to the south of the railway and continuing towards Stratford High Street. 
Additional cycling trips would be spread across a number of routes within the 
QEOP, including the Greenway, CS2, and the Quietway minimising the 



concentration of additional trips on the wider cycle networks. The CS2 has been 
recently extended and provides a marked on-road cycle route along Stratford 
High Street to the south of the QEOP. 

10.385. Within the QEOP, Quietway 6 runs along Wallis Road and Honour Lea Avenue to 
the north of the site. A number of other roads in the area are identified in TfL’s 
cycle guides as signed cycle routes or as routes recommended by other cyclists. 
These include Pudding Mill Lane, Jupp Road and parts of the Stratford Gyratory. 
A new cycleway would be provided adjacent to the North-South Link Road as 
part of the committed work associated with the new highway link. Taking this all 
into consideration, PPDT’s transport advisors agree with the conclusions of the 
TA in this respect that the overall magnitude of impact of the development on 
cycling and cycling routes is considered to be low and the significance of effect is 
negligible. 

Carpenter Road Design 

10.386. TfL and LB Newham consider that the proposed arrangement of Carpenters 
Road requires further work to ensure from a highway safety perspective that it 
aligns as far as possible with London Cycling Design Standards (LCDS). Whilst 
recognising the constrained nature of the site and having considered the 
applicant’s response to their comments, TfL and LB Newham are of the view that 
further design refinement is required around the highway arrangement and 
environment of Carpenters Road to achieve an arrangement compliant with the 
LCDS. Officers consider that this can be achieved via condition which would 
require consultation with TfL and LB Newham. 

Cycle Docking Station 

10.387. Officers have identified and shared with the applicant areas for mitigation where 
pedestrian and cyclists’ comfort/wellbeing should be improved. The connectivity 
improvements to be secured via s.106 legal agreement, which includes design 
options for road widths, wayfinding signage etc to ensure, where appropriate, 
traffic flow is unrestricted is particularly necessary given the numbers of users, 
particularly pedestrians, likely to use these spaces. 

10.388. In order to support sustainable transport TfL have requested a contribution 
towards cycle hire docking stations to serve the development which accords with 
the aspirations of Local Plan policy T.3 with respect to supporting transport 
schemes.  Members should note that LLDC’s Regulation 123 List includes ‘TfL 
Cycle Hire within QEOP’ which means that CIL contributions from this and/or 
other sites would be allocated towards the construction of docking stations.  In 
any event the proposals identify an indicative location where a docking station 
could be located. A condition is imposed requiring details to be submitted and the 
section 106 agreement includes a provision for the safeguarding of land for the 
provision of cycle hire infrastructure. 

Conclusion  

10.389. Officers consider that   the proposals, subject to the mitigation measures 
identified, would ensure that there would be no adverse transport effects 
generated by the development. Subject to securing the mitigation measures 
through the recommended s106 legal agreement and conditions, the proposal 
would meet the requirements and objectives of London Plan policies 6.1, 6.9, 
6.10 and 6.13 and draft New London Plan policy T6.1 and Local Plan T.4, T.6, 
T.7, T.8, and T.9, and revised Local Plan policies T.1, T.2, T.6, T.7, T.8 and T.9. 

 

 

 



Carpenter’s Land Bridge Connectivity 

10.390. Local connectivity is a key issue for the liveability of an area. As set out in the 
proposal section, the development includes the construction of a pedestrian and 
cycle bridge, measuring 64.1m long x 7.7m wide, with 1.8m high parapets.  The 
proposed bridge would directly connect Stratford Waterfront with the International 
Quarter London (IQL). The proposed bridge would be both a link and a transition 
between the two places, each with its own identity and character.    

10.391. Not only would the proposed bridge connect the adjoining IQL and Westfield, it 
would improve connectivity and permeability within and outside the QEOP i.e. to 
and from Chobham Manor/East Village, Here East and the wider Hackney Wick 
and Fish Island. The bridge would create a direct route to and through the site for 
pedestrians and cyclists arriving at Stratford International station, or coming from 
Westfield Stratford City. It would also provide a separate point of ingress and 
egress to Stratford Waterfront during events and match days at the London 
Olympic Stadium, when marshalling would be in place on the F10 bridge. 

10.392. The site is constrained by services, railway lines and Carpenters Road. It is 
acknowledged that existing physical barriers such as roads, railway lines and 
rivers can make it difficult for people to move around an area.  The proposed 
Carpenters Land Bridge would cross the following assets from south to north in a 
single span of approximately 65m: Carpenters Road (un-adopted highway); 
Network Rail railway lines between Stratford and Hackney Wick; and Docklands 
Light Railway (DLR) railway lines between Stratford and Stratford International. 

10.393. Strategic and local policy supports the construction of new bridges provided they 
contribute to economic regeneration or environmental improvements to an area. 
The proposal aims to provide improved connections that would complement the 
objectives of these policies. At the heart of the policy objectives is the 
encouragement for the provision of improved facilities for pedestrians and 
cyclists. The following Local Plan policies seek to support the integration of land 
use and access to assist in the delivery of sustainable development. 

10.394. Local Plan policy T4 promotes sustainable travel choices, facilitates local 
connectivity and prioritises pedestrians and cyclists.  Local Plan policy T6 states 
that proposals should be designed to integrate into the area and should facilitate 
improvements to local connectivity, both within the development site and across 
the LLDC area, and goes on to state that ‘…pedestrian and cycle connectivity will 
be given a greater priority than vehicular connectivity…’   The overall objective of 
Local Plan policy T6 is to achieve an integrated network that serves the area. 

10.395. Officers are supportive of the role that the proposed Carpenters Land Bridge 
would make to the scheme.  The new bridge would provide a new access to the 
development site and provide an enhanced legible route for pedestrians and 
cyclists, and would serve existing and future communities. 

10.396. The 64m long bridge would help to create the proposed cultural and education 
district by connecting the visitor attractions and opening up new opportunities for 
existing and emerging communities. 

10.397. The proposed redevelopment would contribute to economic growth in the 
Stratford and wider environs by regenerating the site as an attractive riverside 
and urban area that supports high value added, commercial, business, retail, 
residential and leisure opportunities, which would also   be of benefit to the wider 
public. It aims to improve links between existing sites and unlock the 
development potential of a vacant, previously developed site within the locality, 
for development opportunities.  The new connection would enhance the location 
of the residential units, and the enjoyment of the proposed educational and 
recreational activity. The bridge would help define Stratford Waterfront and 
engender a sense of community and identity.  Officers are of the view that the 



Stratford Waterfront development including the Carpenters Link Bridge and the 
areas around it (UCL East) are likely to be at the very heart of what promises to 
be a key area of growth for the Stratford and the wider environs. 

10.398. The bridge has been designed to integrate into the area and would facilitate 
improvements to local connectivity. The new bridge would not only support the 
proposed development but would support surrounding major developments by 
providing an improved access to and from them. 

Safety and Security 

10.399. Local Plan Policy T.9 promotes and supports the provision of safe routes for 
walking and cycling within its area that connect well with local destinations within 
and outside its area. 

10.400. The scale and parameters of the bridge have been determined to meet 
operational crowd-modelling and traffic requirements of the Stratford Waterfront 
development and the needs of IQL. Detailed crowd flow simulations and 
evacuation assessments have been undertaken to determine the required bridge 
capacities for the Waterfront development. 

10.401. The proposal accords with the requirements of the development to deliver safe 
access to the site. The bridge has been purposely designed to be an open-air 
structure as the parapets would deflect outwardly from the vertical. As such, it is 
considered that the bridge would provide a safe and secure walking experience. 
Furthermore, the applicant also proposes lighting to be provided as it is expected 
that the bridge would be used during early evening in winter months when it 
could be dark. Train operators and the Metropolitan Police have been consulted 
and raise no objection to the details submitted. Therefore, the proposal is 
considered to be acceptable in terms of safety and security in accordance with 
Local Plan policy T.9 and London Plan policies 7.2 and 7.3, and draft New 
London Plan policy D7 that seek development to be designed to reduce the 
opportunities for crime. 

Environmental Impact Assessment 

10.402. An Environmental Statement (ES) was submitted with the application as it is EIA 
development. Paragraph 6.8 of this report sets out the ES topics. The ES, as 
updated by the Regulation 25 further information and clarifications has been 
reviewed by PPDT’s environmental consultants, who have found it to be robust in 
its assessment, and agree that the scheme would not have any adverse 
significant environmental effects taking into account the mitigation measures 
secured through conditions and S106. 

10.403. The assessment of the TVIA, Traffic Assessment, Daylight Sunlight and 
Overshadowing elements taking into account the assessments in the ES are 
considered above. The remainder of the ES Assessments are covered in this 
section. 

Cultural Heritage and Archaeology 

10.404. The submitted ES assessed the likely impact of the development on 
archaeological remains. Within the study area (a 250m buffer zone around the 
application boundary), there are fifteen recorded heritage assets, none of which 
are designated. There are four Archaeological Priority Areas (APAs) within the 
study area, these are the River Lea, Lea Valley, Tower Hamlets and the London 
to Colchester Roman Road APAs. The baseline geoarchaeology for the study 
area includes the historic channel of the River Lea and a low terrace which would 
have been an area of prehistoric high ground. The proposed development has 
the potential to affect cultural heritage as a result of physical effects on heritage 
assets and effects upon the setting of heritage assets. 



10.405. The methodology is guided by policy contained in the NPPF, specifically 
paragraph 189 seeks an assessment proportionate to the assets importance and 
the potential impacts of the proposed development. Examination of documentary 
evidence, cartographic sources and the archaeological and historical 
development of assets within the study area has been included. The baseline 
evidence is then analysed with consideration of the proposed development to 
determine the magnitude of impact on the heritage assets. The assessment has 
been undertaken in accordance with legislation and guidance published by the 
Chartered Institute for Archaeologists (CIfA) and GLAAS. 

10.406. Any development within the Lower Lee Valley APA which includes ground 
disturbance may have the potential to affect the paleoenvironmental and 
geoarchaeological deposits that exist across the wider study area. 

10.407. The Applicant has carried out a thorough and detailed assessment of the 
projected route of the Roman London to Colchester Road and its surviving 
physical characteristics to be present beneath the site. The cultural heritage 
assessment detailed in the ES chapter, together with the geo-deposit terrain 
modelling and clarification note, present a thorough assessment of the likely 
presence/absence of the Roman road and note that both its location and 
likelihood of physical remains it is extremely difficult to determine given the 
evidence. The assessment concluded the Roman road not be present. 

10.408. An objection to this assessment was received from GLAAS which stated that 
whilst previous site investigation work has not been able to locate the Roman 
road, this does not necessarily mean it is not present at the site. GLAAS 
requested a piling impact assessment should be undertaken as piling could affect 
the physical remains, should there be any of the Roman Road in existence. 

10.409. The Applicant has stated the following in their ES clarification note dated 20 
December 2018: 

“The evidence presented shows that the Site lay within the main river channel 
during the Roman period, and therefore making it unsuitable for a ‘road’ to cross 
at this point. […] it is considered that there would have been no fixed line for 
crossing the Lea valley in this area and that the river would have been traversed 
by boat or crossing points utilising the higher ground depending on the season. 
As a result of this physical evidence of these crossing points would be extremely 
limited.” 

10.410. The terrain model corroborates the Applicant’s statement and clearly shows the 
site to be within the active channel of the River Lea. Even if the projected 
alignment of the Roman road is correct, and there is limited evidence to confirm 
this, then there may not be any physical remains to find. A piling impact 
assessment was therefore not considered to be appropriate as it is not possible 
to robustly assess the impact upon the Roman road, when the location cannot be 
defined sufficiently to allow the effect of the piling to be analysed. 

10.411. It was therefore considered that the potential for archaeological remains to be 
discovered during construction could suitably be addressed through the 
implementation of a watching brief to monitor intrusive works on areas where 
excavation has not previously been undertaken. There is a watching brief 
currently monitoring the Stratford Waterfront preparatory works, as secured in the 
enabling works planning permission, and to date nothing of note has been found. 

10.412. Overall, therefore no significant effects on cultural heritage have been identified 
as a result of the proposed development, and the proposed development is 
considered to be acceptable in this respect, and would comply with London Plan 
Policy 7.8 and Local Plan Policy BN.12. 

 



Wind Microclimate 

10.413. The applicant has used the industry standard ‘Lawson Safety Criteria’ which 
assesses wind conditions on an annual basis. They have also used the ‘Lawson 
Comfort Criteria’, which also assesses wind conditions on an annual basis, but 
this does not consider seasonal variation. PPDT’s environmental consultants are 
satisfied with the methodology used. 

10.414. The assessment focuses on assessing the acceptability of wind conditions in the 
following locations: 

• pedestrian access routes in and around the site; 

• pedestrian entrances to existing and proposed buildings; 

• recreational areas; 

• navigable waterways; and 

• areas of expected highest wind speeds such as building corners. 

10.415. The baseline scenarios assessed are in accordance with the overall ES 
methodology. The outline elements of the proposal are modelled as blocks based 
on maximum parameters, while the detailed elements of the proposal model the 
detailed form of each of the buildings.  The assessment includes a radius of 
1500m of the surrounding area. 

10.416. The wind issues predicted in some areas of the Stratford Waterfront site were 
expected to be above safe limits for cyclists, frail and elderly people. The ES 
concluded that there would be several major adverse wind effects as a result of 
the proposed development which would occur, in particular, at localised positions 
within the application site and at the consented International Quarter London 
(IQL) development being brought forward by Lendlease, to the east of the site. 

10.417. The applicant has suggested a series of mitigation measures within the 
application site to address the unacceptable wind conditions including: 

• local mitigation measures including: ‘cross-hairs’ (freestanding columns with 
porous cross-screens), sculptures, screens at Sadler’s Wells and the LCF 
buildings soft landscaping; 

• securing of an alternative public access route through the LCF building when 
wind conditions become unsafe; and 

• a management strategy which would require the closing off, or restriction of 
access to, specific areas predicted when wind speeds exceed threshold 
levels, notably the F10 bridge, and the towpath to the western bank of the 
Waterworks River.  

10.418. Further information was requested under Regulation 25 to indicate and refine the 
likely mitigation measures required to address the adverse wind effects and 
reduce the frequency of required closures and restrictions. This further 
information explained that proposed mitigation would be experience based and 
would be dependent on how the measures are integrated into the detailed design 
of the individual structures and associated landscaping. Individual locations may 
require different treatments to be effective. 

10.419. Under the Regulation 25 process, Officers requested further wind modelling 
should be undertaken, ideally using more detailed computer modelling (Large 
Eddy Simulation or LES) or preferably wind tunnel testing. This modelling should 
include all the vegetation/tree planting proposed and also any permanent planting 
consented by surrounding committed developments. Given time constraints, a 
further run of the steady-state CFD (computation fluid dynamic) model was used. 
This type of modelling is able to provide a general overview of the wind 
conditions. 

10.420. However, the robustness and limitations of using this methodology to accurately 
predict and test local mitigation measures and ‘gusts’ are noted. The applicant 



has tried to counter-balance the shortcomings of the CFD methodology by 
simulating trees and vegetation in a ‘winter state’. PPDT’s environmental 
consultants have commented that whilst wind tunnel testing has not been used to 
test the effectiveness of the proposed mitigation measures, they are satisfied that 
the most recent model run shows a reduction in the need for closures of key 
routes and the main public access routes/entrances within the Stratford 
Waterfront scheme to have safe and appropriately comfortable wind conditions 

Within the Site 

10.421. PPDT’s environmental consultants have advised that updated wind modelling has 
demonstrated that the majority of the adverse wind conditions within the Stratford 
Waterfront site have now been resolved through the inclusion of additional 
screens and further refinements to the local mitigation measures proposed 
including cross-hairs, screens and landscaping. The detailed design of the 
additional screens at the ground floors of both Sadler’s Wells and LCF have been 
favourably reviewed by QRP. Although there is a detailed specification for the 
‘crosshair’ features, their final design and appearance is required by a 
recommended condition to be submitted for PPDT approval. 

10.422. A management strategy would be required to manage unacceptable conditions 
along the F10 bridge, between the V&A and the LCF, south of the Aquatics 
Centre and on parts of Carpenters Road; which would also be secured by 
condition.  It is noted that the closures of these areas are anticipated to be much 
less frequent than originally modelled, for approximately 6-8 hours a year.  The 
alternative route through the LCF building has been identified within the design 
specification.  Details of those measures are secured via condition. It should be 
noted that public access through LCF the building would be secured in the s.106 
agreement. 

Outside the Site 

 

10.423. The applicant has engaged in extensive discussions with both Lendlease (IQL) 
and the CRT who are the freeholder for most of the towpath. 

10.424. Further modelling work has identified that there are some discrete areas of 
residual adverse wind effects within the IQL site and the towpath to the western 
bank of the Waterworks River.  These adverse impacts would create safety 
issues with respect to cyclists and frail/elderly people within small identified 
pockets in these areas. 

10.425. On IQL, the modelling undertaken shows that in 2031 without cumulative 
schemes there are three moderate adverse effects between IQL buildings S5 and 
S9, on the west corner of building S6 and between building S9 and the Stratford 
Waterfront Development.  In 2031, with the cumulative schemes, there are two 
moderate adverse effects for frail/elderly and cyclists between and to the 
northeast of IQL buildings S6 and S7 and between buildings S5 and S6.  There is 
one major adverse effect for all users to the northeast of IQL S6. 

10.426. Lendlease have stated that given the findings of the February 2019 assessment 
(which was undertaken by the applicant following the Regulation 25 request) and 
discussions with the applicant they are content to that an ‘…appropriately worded 
condition attached to the application, should it be approved…’.  The wording of 
the condition has been shared with the applicant and Lendlease and PPDT’s 
environmental advisors and is considered appropriate to ensure safe and 
comfortable wind conditions. 

10.427. With respect to the Waterworks River towpath, the CRT has written to confirm its 
objection to the impact of the adverse winds on a small section of the towpath, 
and the applicant’s suggestion for short term closures of the towpath as a means 
of mitigation. CRT has requested that the design of the localised mitigation 



(which could include trees or screens) be considered in the first instance and only 
as a last resort would they accept closures and signage to divert users.  At the 
time of writing officers are seeking to agree a scheme of mitigation to be secured 
by condition. 

10.428. PPDT’s environmental advisor has commented that, on balance, they are 
satisfied that the most recent model run of the wind conditions within the Stratford 
Waterfront site show the mains public access routes and entrances to have safe 
and comfortable conditions. It is considered the residual effects within the IQL 
area and along the towpath could be suitably mitigated to enable both areas to 
operate safely and comfortably. The proposed mitigation measures should be 
secured by condition and include a mechanism for monitoring, review and 
improvement of the passive and active mitigation measures. On balance, it is 
considered that with the mitigation measures and further modelling work secured 
by condition, the proposals would comply with policies 7.6 and 7.7 of the London 
Plan and policies BN.1 and BN.10 of the Local Plan. 

Air Quality 

10.429. Policy BN.11 of the Local Plan relates to   improving air quality and minimising 
the effect of noise on amenity. It requires development proposals to be 
constructed and designed in a manner that minimises emissions of pollutants to 
the air and public exposure to the adverse impact of noise; to demonstrate 
compliance with Local Plan and London Plan policies; and to have regard to the 
mayor’s Air Quality strategies. 

10.430. The proposed development site is located adjacent to an air quality management 
area and is close to two Transport for London (TfL) Air Quality Focus Areas 
(AQFA). It therefore has the potential to experience concentrations which are 
close to or exceed the annual mean air quality objective for NO2. Potential air 
quality impacts of the proposed development have been assessed in the ES. The 
following have been considered: 

• potential dust and emissions released on-site during construction; 

• traffic flows of heavy goods vehicles (HGV) during construction; 

• traffic flows during operation; 

• emissions from transport and buildings that could affect local concentrations; 
and 

• site suitability for new receptors in relation to background concentrations.  

10.431. The key pollutants of concern have been identified as dust during construction 
and pollutants emitted by traffic, nitrogen dioxide (NO2) and fine particulate 
matter (PM10 and PM2.5) during construction and operation. 

10.432. The air quality assessment has been carried out following national legislation, 
and local planning policy, the Mayor of London’s Air Quality Strategy, 
Supplementary Planning Guidance (SPG) on Sustainable Design and 
Construction, Supplementary Planning Guidance on the Control of Dust and 
Emissions during Construction and Demolition, and the London Environment 
Strategy. 

10.433. The air quality assessment methodology includes a construction assessment in 
line with the Mayor of London’s SPG; an operational assessment of traffic; and 
an assessment of energy generation from the Queen Elizabeth Olympic Park 
Heat Network. The Outline and Detailed Element would be connected to the Park 
Heat Network so there would be no emissions from additional on-site energy 
centres or boilers. However, the emissions from the Park Heat Network have 
been included to assess the impact at future proposed receptors. An air quality 
neutral assessment, as required by the London Plan and the SPG on Sustainable 
Design and Construction was also included.  



10.434. The applicant was requested to provide further clarification of the air quality 
model verification and consider whether additional measures would be required 
to mitigate likely significant air quality effects identified during the construction of 
the detailed element of the proposed development. The applicant stated that 
construction effects were associated with construction traffic which would be 
controlled through a Construction Transport Management Plan (CTMP) to be 
secured through condition. 

10.435. The submitted Air Quality Assessment has been reviewed by PPDT’s 
environmental consultants who advise that overall, the air quality assessment is 
robust and has considered the likely impact of the proposed development on 
local air quality and on the proposed receptors being introduced into the area. 
The assessment concludes that no likely significant environmental effects on air 
quality are expected to arise. As such the proposal complies with Policy BN11. 

Noise and Vibration 

10.436. Policy BN.11 seeks to minimise the effect of noise on amenity. Construction 
noise and vibration predictions for the proposed development were carried out by 
the applicant and reported in the ES. 

10.437. During construction, no significant noise effects were predicted at existing noise 
sensitive receptors. The new cultural buildings may experience significant noise 
effects during construction of the substructure and excavation phase. 

10.438. The effect of vibration generated by construction activities on sensitive receptors 
would be negligible whilst changes in road traffic noise as a result of construction 
traffic were not considered to be significant. 

10.439. The development would, however, be carried out in compliance with the Code of 
Construction Practice which was submitted with the application and impacts from 
construction works shall be minimised through the implementation of Best 
Practicable Means. 

10.440. Operational noise and vibration predictions for the proposed development were 
carried out by the applicant and reported in the ES. The applicant shall undertake 
an assessment of ground borne noise once foundation and superstructure 
constructions are available and provide a further submission. This would be 
secured by condition. 

10.441. During operation, building services plant such as heating, ventilation and air 
conditioning would be designed and controlled to meet operational noise limits 
which is to be covered by condition Once in operation the buildings’ services 
plant shall operate in accordance with the manufacturer’s instructions and shall 
not result in any noise that is tonal, impulsive or distinctive in nature. 

10.442. During operation sound sources such as patron noise, 
performance/entertainment noise from internal and external areas, bars, pubs, 
clubs, restaurants, arrival/departure activities and service yards shall be subject 
to a planning condition.  A condition is recommended to restrict hours of 
operation of V&A East’s roof terrace on the western elevation at Level 4, to avoid 
any noise and disturbance to future residents of the outline element. It is noted at 
this stage that the locations of residential windows and balconies are not known. 

10.443. The ES found that during operation of the scheme, changes in road traffic noise 
would be negligible and not significant. 

10.444. PPDT’s environmental consultants and Officers consider that the development 
meets London Plan and Local Plan policies, provided the identified mitigations 
are secured by condition as recommended. 

 

 



Climate Change 

10.445. Local Plan Policy SP.5 and the environmental policies relate to creating a 
sustainable healthy place to live and work. The Climate Change chapter in the 
ES reports on the effects on the climate from Greenhouse Gas (GHG) emissions 
arising from the proposed development. 

10.446. The baseline condition assumed for the GHG assessment submitted by the 
applicant is the ‘business as usual’ scenario where the development does not go 
ahead. GHG emissions sources reflect the existing site use and its activities and 
are considered to be negligible for the baseline GHG assessment. 

10.447. The GHG assessment includes the calculation of GHG emissions associated with 
the construction and operation of the Development. This has allowed for GHG 
‘hot spots’ to be identified, enabling areas of largest impact on GHG emissions to 
be prioritised for mitigation. 

10.448. The majority of GHG emissions during construction stage are associated with 
construction materials. The majority of GHG emissions during the operation of 
the development arise from energy consumption. 

10.449. Mitigation measures have been considered and include minimum sustainability 
requirements as outlined in the Sustainability Standards (LLDC 2012) as well as 
measures detailed in the Code of Construction Practice. 

10.450. Following implementation of the identified mitigation measures, GHG emissions 
are still considered to arise during the construction and operation of the proposed 
development. 

10.451. The impact of the proposed development on GHG emissions (and the global 
climate) are concluded to be minor and are not considered to result in any 
significant residual environmental effects. 

10.452. The GHG assessment has been undertaken in line with the relevant legislation 
and policies (national, regional and local) as well as relevant standards and 
guidance notes. 

10.453. The scope of GHG emission sources as a result of the construction and operation 
lifecycle phases of the Development has been adequately identified. 
Assumptions behind inclusion and exclusion of emission sources in the GHG 
assessment are considered suitable. 

10.454. Data sources used to inform the assessment are set out and are deemed 
acceptable. Mitigation measures have been adequately identified and 
incorporated in the design and construction of the proposed development. The 
assessment methodology and analysis are considered to be suitably described 
and assessed. The applicant has provided suitable justification to clarifications 
requested in relation to carbon targets and operational GHG emissions. 

10.455. Considering the above, PPDT’s environmental advisors and officers conclude 
that the assessment of the impact of the development on climate change is 
considered to be robust, and would comply with the relevant policy. 

Health 

10.456. Local Plan policy S.1 requires details on how proposed development would 
contribute to the health and wellbeing of those who will live and/or work within the 
development and would not significantly adversely affect those who live and/or 
work within the vicinity of the proposed development. The likely effects on health 
and wellbeing arising from the development were assessed within the ES chapter 
submitted by the applicant. 

10.457. The assessment followed the London Healthy Urban Development Unit (HUDU) 
Healthy Urban Planning Checklist (2017) methodology. 



10.458. The population of the Inner and Outer Impact Areas (IIA and OIA) is identified as 
having a relatively large working age population and is more ethnically diverse 
than regional and national averages. These areas are characterised by relatively 
good general health of the population and low rates of long-term health or 
disability issues. Both the IIA and OIA suffer from high levels of overall 
deprivation however, and suffer relatively high rates of certain health indicators, 
including incidence of tuberculosis in adults, smoking related deaths and child 
poverty. 

10.459. A number of existing and proposed future community facilities are identified in the 
local area, including GPs, dentists, places of worship, community centres and 
open space. As part of the LCS, additional future health facilities are permitted at 
Sweetwater (in PDZ4), that would comprise up to 2,554sqm floorspace. The 
s.106 agreement would include a requirement for alternative healthcare provision 
in the event that the healthcare facilities are not provided. New schools 
(Mossbourne Academy and the Bobby Moore Academy) have been provided as 
part of the LCS which were provided to meet the needs of the LCS, which 
anticipated a larger population than that now proposed at Stratford Waterfront, in 
PDZ1.1.  These uses would cater for the needs of the residents living at the 
proposed development. 

10.460. With regard to community uses, and the provision of flexible spaces available for 
hire by the local community which was raised by LB Newham, various spaces are 
secured in the wider area in the LCS, including in Chobham Manor, Sweetwater, 
and at Bobby Moore Academy and Mossbourne Academy. Provision is also 
secured in the East Bank project for community use of space in the ground floor 
of UCL East. 

10.461. Given that the provisions for social infrastructure, including health, education, 
sports, open space and community facilities in the LCS were based on a 
significantly higher residential population, and the s.73 application to slot out 
PDZ1.1 from the LCS permission does not seek to reduce the provision, it is 
considered that social infrastructure would be more than adequately provided for. 

10.462. The ES concludes and PPDT’s environmental consultant and officers agree that 
the proposed development is assessed to have positive effects on: 

• local employment and healthy workplaces through provision of additional 
employment opportunities during construction; 

• promotion of walking and exercise through provision of secure cycle stores 
and increased connectivity resulting from new pedestrian and cycle routes; 

• minimising car use, which will reduce in noise and air pollution, benefitting 
physical and mental health; 

• provision of a range of high quality, attractive and multifunctional open space 
(1.16ha), and new play space; 

• provision of healthy and accessible housing, as well as housing mix and 
affordability; 

• opportunities for local food growing through a number of green spaces such 
as communal residential gardens as well as green and brown rooftops; a key 
contribution towards promoting better diets and healthy lifestyles; and 

• access to local infrastructure, local food shops and public realm. 

10.463. The applicant has provided sufficient clarification to points raised in relation to 
existing nursery/children centre capacity and access to health services. Overall, 
PPDT’s environmental consultants confirm that the assessment is robust. 

 

 

 



Socio-economics 

10.464. The development proposes up to 600 new residential units, which has been 
assessed to have a major beneficial effect on the area, with 35 per cent 
affordable housing and an estimated child yield of 215 (based on the indicative 
housing mix). 

10.465. The development would support temporary employment during construction and 
ongoing employment during operation. Some of the operational employment 
(such as the BBC Studios, and UAL’s London College of Fashion) is likely to be 
employment (at least in part) relocated from existing sites elsewhere. The 
housing component would increase the local population and demand for social 
infrastructure. People living and working on site will, in turn, support local 
employment. 

10.466. Population and child yield from the residential component has been calculated 
using the Mayor of London’s SPG Play Space Calculation Spreadsheet. 

10.467. The calculation of employment that would be generated by the scheme uses 
guidance on employment densities to convert floorspace to job numbers. This 
estimate is adjusted (to estimate the net effect) to take account of leakage, 
displacement and substitution effects, as well as indirect (supply chain) and 
induced (local spend) multiplier effects. 

10.468. Social infrastructure requirements (such as affordable housing mix) are assessed 
based on policies and standards. 

10.469. For the detailed element it has been estimated that construction activities would 
support 548 FTE net additional jobs across London, of which 152 FTE would fall 
within the (combined) Inner and Outer Impact Areas. For the outline element it 
has been estimated to support 107 FTE net additional jobs, of which 30 FTE 
would be from the local area. 

10.470. Operational employment has been estimated to support (by 2023) 917 FTE net 
additional jobs across London and beyond, of which 306 FTE will fall within the 
(combined) Inner and Outer Impact Areas.  It is acknowledged that the estimates 
include ‘a number of’ existing jobs (BBC and UAL’s LCF) that would relocate from 
within the wider London area and so not generate net employment at the London 
level. It is considered that there would be a moderate beneficial effect arising 
from the scheme in this regard, with a modest increase in employment by 2031. 

10.471. In terms of cultural provision, the V&A East, Sadler’s Well East, BBC and London 
College of fashion has together been assessed to be a major beneficial effect, 
that is significant. 

10.472. With regard to social infrastructure, and as stated above, PPDT’s environmental 
consultants advise that there would be sufficient local provision for the demand 
created by the development. For GPs, patient ratios appear to be above target 
levels. 

10.473. The assessment methodology is satisfactory and in line with industry standard 
approaches. The proposals would contribute to the LLDC housing target. The 
employment uses, whilst in part derived from relocated uses, would deliver 
considerable cultural and educational resource to the area. 

10.474. During the application further clarification was requested from the applicant in 
relation to the multipliers used to calculate the economic benefits of the scheme. 
Contrary to the industry accepted approach within the HCA Additionality Guide 
(Fourth Edition 2014) the applicant has applied a regional level multiplier (usually 
assumed to relate to London) to assess the potential economic benefits of the 
neighbourhood or local area (Stratford). This has the potential to overstate the 
economic benefit of the scheme. 



10.475. The applicant has presented a case for Stratford to be considered a ‘region’: 
“Stratford is a transformation area (part of the LLDC) with significant regeneration 
and growth opportunity. The Stratford Waterfront site is adjacent to the Westfield 
Shopping Centre which presents a significant existing commercial offering and 
therefore from an induced effect point of view there should be a considerable 
impact. In addition, the economic activity associated with the local supply chain is 
considered to be significant.” 

10.476. PPDT’s environmental consultant has advised that whilst this is not considered to 
be the usual methodology, using a local multiplier would still indicate a beneficial 
economic effect and not change the overall significance of the scheme, and so 
this approach is accepted. 

10.477. Further clarification was also requested in relation to the overall employment 
effect at both the local and regional scale. The applicant has noted that it is not 
considered appropriate to assess the local and overall impact of the scheme 
independently. This approach is accepted as the overall significance or beneficial 
employment effect of the scheme would not change should the scale of effect be 
broken down. 

Energy Statement 

10.478. Policy S.2 of the Local Plan relates to energy within new developments. It states 
that developments will be expected to minimise carbon dioxide emissions to the 
fullest extent possible by application of the Energy Hierarchy. 

10.479. An Energy Statement has been carried out and submitted by the applicant to 
assess the carbon emission reductions achievable in accordance with planning 
policy. This has been reported in the ES. 

10.480. Design measures have been considered under ‘Be Lean’ to reduce energy 
consumption via increased efficiency. Measures proposed include increased 
fabric performance, energy efficient lighting and energy efficient cooling. The 
associated emission reduction is reported in tCO2/year and as a percentage 
improvement over baseline. The applicant has provided a reasoned justification 
as to why draft London Plan Energy Efficiency reduction targets would not be 
achieved. This includes particular requirements for environmental control within 
spaces for specialist use such as galleries and production studios. 

10.481. The GLA commented that the applicant should review the outline element in 
order to include further passive measures to ensure that mechanical cooling is 
not required. A cooling hierarchy and overheating risk assessment has been 
undertaken as per CIBSE TM49 and TM52. The results have been used to inform 
design changes to minimise the risk of overheating in operation. Further 
overheating analysis of the outline element of the development would be required 
at reserved matters stage. This is identified in the Reserved Matters Specification 
(see Appendix 2). 

10.482. PPDT’s environmental consultant has advised that given the outline nature of the 
residential development, detailed modelling would be very indicative at this stage. 
The applicant has made an allowance for the provision of mechanical cooling 
within the building to deal with potential overheating in a future climate change 
scenario but notes that the detailed design will aim to design out this requirement. 
PPDTs environmental consultants have advised that the outline application would 
not fix design parameters to the extent that overheating could not be addressed 
at reserved matters stage. 

 

 

 



10.483. The proposed development would be connected to the Queen Elizabeth Olympic 
Park heat network, therefore achieving a reduction in emissions under ‘Be Clean’ 
measures. The efficiencies and long-term carbon emissions performance of the 
network are provided, along with short-term performance for consideration under 
Part L. The associated emission reduction is reported in tCO2/year and as a 
percentage improvement over baseline. 

10.484. Renewable technologies have been considered for feasibility of inclusion within 
the proposed development. Identified technologies are biomass and 
photovoltaics (PV); associated emission reduction is reported in tCO2/year and 
as a percentage improvement over baseline. 

10.485. Carbon reduction for the domestic development is anticipated to be 69 per cent, 
which is compared against the on-site reduction target of 100 per cent; an 
associated offset payment would be calculated as per planning requirements and 
secured in the s.106 agreement. The non-domestic development would achieve a 
reduction of 36 per cent, exceeding the 35 per cent reduction target. 

10.486. A ‘whole life carbon assessment’ has been carried out for the proposed 
development at an early stage to identify opportunities to reduce the life cycle 
impact. Examples of mitigation include specifying wood panel and mineral wool 
internal partitions, rather than conventional plasterboard; and reducing the 
proportion of cement used in the substructure and superstructure. 

10.487. A monitoring and reporting strategy is also provided, along with plans to share 
energy performance data for better understanding and management on an on-
going basis. 

10.488. The GLA commented that further energy efficiency measures should be 
modelled, to achieve higher carbon savings. The applicant responded that the 
buildings in the detailed element have particular constraints in relation to their 
usage types – in particular the environmental control requirements for production 
studios and gallery spaces. PPDT’s environmental consultants accept this 
response and consider that no further information is required given that the 
development overall is shown to comply with current adopted policy in terms of 
CO2 emissions reduction. 

10.489. SAP calculations and BRUKL documents are provided to verify the information 
provided in the Energy Statement for the domestic and non-domestic parts of the 
proposed development respectively. GLA officers commented on the energy 
statement, including requesting the use of SAP 10 emission factors. However, it 
is noted that SAP 10 only appears in the GLA’s Energy Assessment Guidance 
dated October 2018, and the GLA encourage these factors to be reported for 
applications from January 2019; which predates the submission of the current 
application. Officers and PPDT’s environmental consultants consider that 
reporting in line with SAP 10 is not required because the application was made 
before the date at which the guidance was applicable. 

10.490. GLA officers have requested evidence to demonstrate that connection to the 
Olympic Park District Cooling Network is not feasible at this stage. There have 
been further discussions between the applicant and ENGIE, and further 
information provided to the GLA. The applicant has confirmed that the cooling 
network has limited capacity at this stage, but that they will carry out further work 
at reserved matters stage on potential design solutions for that elements. 

10.491. PPDT’s environmental consultants and Officers are satisfied that the Energy 
Statement is acceptable and that the policy requirements have been met. 

 

 

 



Sustainability Statement 

10.492. Local Plan Policy S.4 (Sustainable design and construction) is relevant, and 
requires proposals to demonstrate that they achieve the highest standards of 
sustainable design and construction.A Sustainability Statement has been 
developed and submitted by the applicant to provide a project response to 
planning requirements relating to sustainability. This has been reported in the ES, 
and reviewed by PPDTs environmental consultant. 

10.493. The applicable policy requirements are outlined, along with targeted scores under 
the BRE environmental assessment methodology and the Code for Sustainable 
Homes. It is noted that the CfSH has now been withdrawn, however the LLDC 
Local Plan Policy S.4 still requires performance in line with Code Level 4. A 
condition is recommended we seeks CfSH or equivalent. 

10.494. The Sustainability Statement is organised into a number of sections addressing 
design considerations such as ‘Health and Wellbeing’, ‘Water’ and ‘Climate 
Change Adaptation. For each consideration, the applicable policy/BREEAM/CfSH 
requirements are stated; the aims and proposals for the proposed development 
which address these requirements are described for both the domestic and non-
domestic areas of the development. 

10.495. Officers are satisfied that the Sustainability Statement is acceptable and that the 
policy requirements have been met. 

Flood Risk 

10.496. Local Plan Policy S.8 (Flood risk and sustainable drainage measures) provides 
guidance when dealing with flood risk as part of development proposals. London 
Plan policy 5.12 is also relevant. 

10.497. The application is supported by a Flood Risk Assessment (FRA) which has been 
prepared by the applicant in accordance with the requirements of the National 
Planning Policy Framework (2018) and supporting Technical Guidance.  
Reference is also made to mapping within the London Borough of Newham 
Strategic Flood Risk Assessment (2017).  The report assesses the risk of 
flooding from the following sources: 

• fluvial; 

• tidal; 

• groundwater; 

• surface water/sewers; and 

• reservoir Flooding. 

10.498. Current Environment Agency (EA) flooding maps show that the development site 
is largely located within Flood Zone 1, with some areas in Flood Zones 2 and 3, 
benefitting from Flood Defences.  Notwithstanding that, the site has been 
assessed against hydraulic modelling based on topographic information and the 
latest hydrological assessment for the Lower Lea Valley (QEOP Legacy 2015 
Model) approved by the EA.  PPDT’s environmental consultants advise that the 
results of this modelling demonstrate that the site is in Flood Zone 1 for all events 
up to and including the 1 in 1000-year event (including the 1 in 100-year plus a 
70 per cent climate change allowance 

10.499. Existing ground levels (circa 6.00m AOD) are some 370mm higher than levels 
associated with the Design Flood Event for the site (1 in 100 year + 35 per cent 
increase in peak river allowance for climate change) at 5.63mAOD and 230mm 
higher than the residual flood risk scenario (1 in 100 + 70 per cent increase in 
peak river flow allowance climate change) at 5.77mAOD.  Levels at the site are 
also some 200mm higher than those experienced within the overland flows 
routes to the east of the site for the 1 in 100 year +70 per cent climate change 
event.  To this end, all proposed land uses including those classed as ‘more 



vulnerable’ are considered suitable at any location within the site boundary. No 
flood plain compensation is necessary. Whilst in the residual flood risk scenario 
floodwater may encroach a localised portion of the eastern boundary as a result 
of the railway embankment being overtopped (circa 400mm flood depth to the 
southeast of the site), safe access and egress routes can be provided, and 
exceedance flow routes have been considered. 

10.500. The site benefits from a flood defence along the eastern bank of the Waterworks 
River which was installed as part of the Olympic Games in 2009 and is designed 
to a 1 in 100-year standard of protection, with an allowance for climate change 
and a 300mm freeboard.  The defence is in ‘good’ condition and buildings will be 
set back by a minimum of 8m. 

10.501. The FRA concludes that the risk of tidal flooding caused by a breach in tidal 
defences is low and the site is not in an area susceptible to rapid inundation and 
associated deep water (flood depths <250mm). The FRA considers safe access 
and egress routes in such an occurrence. 

10.502. PPDT’s environmental consultants advise that it is concluded that the risk of 
flooding from surface water, artificial sources and groundwater is low.  Mitigation 
measures during construction for residual groundwater flood risk due to high 
groundwater table are provided and considered appropriate. Officers concur that 
the FRA provides a comprehensive evaluation of the risk of flooding to the site. 
The EA raised no objections to the proposals. 

10.503. The proposals incorporate the recommendations that finished ground levels at 
the site should not be lowered compared to existing levels i.e. 6.00m AOD, and 
that access for maintenance of the river wall would be maintained at all times with 
no buildings or significant obstructions located within 8m of the defence. 

10.504. GLA officers have confirmed that they are satisfied with the proposed 
development in relation to flood risk. The proposed development is considered to 
be in accordance with Policy 5.12 of the London Plan and Policy S.8 of the Local 
Plan. 

Surface Water Management 

10.505. Local Plan Policy S.8 and London Plan Policy 5.13 relate to surface water 
drainage. 

10.506. The proposed surface water drainage strategy submitted by the applicant 
proposes to utilise three existing outfalls to the Waterworks River and seeks to 
maintain respective catchments for each as far as practicable. 

10.507. The EA has confirmed to the applicant that, in line with the approach across the 
Queen Elizabeth Olympic Park, the site will drain unrestricted in to the 
Waterworks River to ensure that surface water enters the river before the flood 
flows from the upstream catchment reach the park. To this end, the use of 
Sustainable Urban Drainage Systems (SuDS) to reduce the rate of runoff is not 
advised. However, it is stated within the Flood Risk Assessment that SuDS would 
be included within the design to reduce the overall volume of surface water runoff 
from the site. 

10.508. Surface water flows from outfalls draining the highway catchments will be treated 
prior to discharging to the Waterworks River. The details of surface water quality 
treatment methods are recommended to be secured by condition.   

10.509. Thames Water has provided a pre-development response which confirms 
available capacity within the local public sewers to accept the anticipated foul 
flows generated by the proposals. Thames Water we consulted on the 
application, but did not respond. 

 



Environmental Statement Conclusion 

10.510. It is concluded by officers and PPDT’s environmental consultants, that taking into 
account the mitigation measures set out in Appendix 5 that would be secured by 
S106 agreement and conditions, the proposed development would not result in 
any significant environmental effects. 

Planning Obligations 

10.511. The Heads of Terms for the s.106 Agreement which are recommended to 
mitigate the effects of the development are set out in Appendix 9.   

Community Infrastructure Levy (CIL) 

10.512. The site is liable for both Mayoral and LLDC CIL which based on the proposed 
scheme and current price index result in an approximate payment (not taking any 
social housing relief that might be applied for) of circa £10,303,420. 

11. HUMAN RIGHTS & EQUALITIES IMPLICATIONS 

11.1. Members should take account of the provisions of the Human Rights Act 1998 as 
they relate to the application and the conflicting interests of the Applicants and 
any third party opposing the application in reaching their decisions. The 
provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. In particular, 
Article 6 (1), of the European Convention on Human Rights in relation civil rights 
and a fair hearing; Article 8 of the ECHR in relation to the right to respect for 
private and family life and Article 1 Protocol 1 of the ECHR in relation to the 
protection of property have all been taken into account 

11.2. In addition, the Equality Act 2010 provides protection from discrimination in 
respect of certain protected characteristics namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion, or beliefs and sex and 
sexual orientation. It places the Local Planning Authority under a legal duty to 
have due regard to the advancement of equality in the exercise of its powers 
including planning powers. Officers have taken this into account in the 
assessment of the application and Members must be mindful of this duty inter alia 
when determining all planning applications. In particular Members must pay due 
regard to the need to: 

• eliminate discrimination, harassment, victimisation and any other conduct that 
is prohibited by or under the Equality Act; 

• advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and 

• foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

11.3. Officers are satisfied that the application material and officers’ assessment has 
taken into account these issues. Officers consider that the effects of the proposal 
would not be so adverse as to cause harm and justify a refusal of consent or 
permission.  

12. CONCLUSION  

12.1. The proposed development represents a significant component of the 
transformational regeneration being delivered as part of the legacy of London 
2012 Olympic and Paralympic Games. The high calibre, global nature of the 
cultural and education institutions proposed and their investment in the area both 
in terms of their activities and outreach into local communities would have 
significant and long-lasting benefit. The East Bank project as a whole is forecast 
to add £1.5 billion to the local economy and would generate 2,500 jobs. It would 
also support the planned growth in cultural and creative industries which have a 



significant role in both the current and future economic growth within the Legacy 
Corporation’s area.  

12.2. The proposal would also deliver new housing, including affordable housing, and 
includes planning obligations to deliver 50 per cent affordable housing provision 
across the Legacy Corporation’s remaining housing sites (Stratford Waterfront, 
Pudding Mill Lane and Rick Roberts Way), as part of a portfolio approach to 
delivery. Whilst it is acknowledged that the tenure mix proposed (30:70 
LAR:intermediate) is not wholly compliant with the Local Plan tenure mix, this 
does comply with the London Plan and the draft s.106 heads of terms include 
obligations to deliver London Affordable Rent as part of the initial phase of the 
Pudding Mill development and viability reviews with the objective to increase the 
amount of LAR if possible. The considerable costs associated with the delivery of 
the new culture and education district are also acknowledged in the 
determination of the housing tenure mix.  

12.3. The layout, scale and massing, including height and quality, of the scheme would 
not be harmful on established Strategic views and local heritage assets, and has 
been assessed as having a beneficial impact in townscape terms. The culture 
and education buildings have been commended by the QRP as meeting the 
outstanding design requirements set out in relevant Local Plan policy, including 
policy BN.10. The Panel has also welcomed the development of the residential 
design codes and parameter plans and considers that the outline element has 
the potential to ensure outstanding design quality. Inclusivity and accessibility is 
integral to the design of both buildings and public realm. 

12.4. The transport impact of the proposal has been subject to detailed consideration, 
principally provision for walking and cycling and the impact on Stratford Station 
capacity and operation. A substantial package of measures to mitigate the impact 
of the proposal are secured in both conditions and the draft s.106 heads of 
Terms. 

12.5. The applications have been subject to an extensive consultation process, both 
pre-and post-submission. The comments received from statutory consultees, 
stakeholders and local residents have been mainly very supportive, with a limited 
number of objections received. LB Newham has objected to the development, but 
it is considered that their principal concern on affordable housing delivery have 
been addressed in the draft s.106 Heads of Terms.  

12.6. The proposed development has been subject to an Environmental Impact 
Assessment and officers are satisfied that with the appropriate mitigation 
measures as set out in detail in this report, the development would have no 
significant adverse environmental effects. Officers have also considered the 
changes arising from the ‘slot-out’ of the current approved development at the 
Stratford waterfront site which forms part of the Legacy Communities Scheme 
development and have concluded that these would be acceptable subject to 
limited amendments to LCS conditions and s.106 obligations. 

12.7. The applications have been assessed to comply with the appropriate national, 
regional (London) and local planning policies and guidance. Appropriate planning 
conditions (Appendix 2) and the heads of terms of a draft s.106 legal agreement 
(Appendix 9), which would secure necessary planning obligations, have been 
negotiated with the applicant. Together these would secure the necessary 
controls and mitigation measures, and enable a sustainable form of development 
to come forward at the site. Accordingly, the applications are recommended for 
approval. 
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