
Subject: 19/00291/FUL 304-312 High Street, Stratford, E15 1AJ 

Meeting date:  18 December 2019 

Report to: Planning Decisions Committee 

Report of: Anne Ogundiya, Principal Planning Development Manager 

FOR DECISION 

This report will be considered in public 

1. EXECUTIVE SUMMARY

1.1. The application site is 0.12 hectares and is situated on the north-west side of 
Stratford High Street, south of Stratford Regional Station and adjacent to (but 
outside) the Metropolitan Centre boundary for Stratford Town Centre. It is located 
close to (70m), but outside, the south-western boundary of the St John’s 
Conservation Area. Nos. 306/308 Stratford High Street, part of the application site, 
are non-designated heritage assets (locally listed by Newham Council). Also 
immediately adjoining the site to the south-west (The Builders Arms pub), and 
opposite the site (DLR station and converted warehouse on Burford Road) are non-
designated heritage assets.  

1.2. The application seeks planning permission for the demolition of all the existing 
buildings on the site, and the construction of a part 7, part 19 / 22 storey building 
for a mixed-use development comprising a 287-bed hotel (C1 use class (81.65 
high AOD) (10,293m² GEA)), flexible B1(c) and B1(a) office space totalling 768m² 
(GEA), and 199m² of new public realm to Channelsea River edge and 
enhancement works to Channelsea River basin. The proposals include provision 
for two basements. Thirty-one of the proposed hotel rooms are proposed as 
wheelchair accessible (10.8%). 

1.3. The proposal is put forward by ‘The Collective’.  The applicant previously made a 
planning application (ref:15/00515/FUL) on the same site, which sought consent 
for a part 4, part 15 / part 19 storey building (70.01m high AOD) co-living scheme 
(see section 6 of report). At Planning Decisions Committee of 27 June 2017, 
members resolved to approve the proposal, subject to referring the application 
back to the Mayor of London. To date no formal GLA Stage 2 response has been 
received. This application seeks planning permission for an alternative 
redevelopment of the site. 

1.4. The key matters pertinent to the scheme, and considered in this report are as 
follows: 

 Principle of the Development;

 Siting, Layout and Massing, Height;

 Quality of Design including Heritage Impacts;

 Environmental and Amenity Impacts;



 Transport (including servicing and delivery);

 s106 Heads of Terms.

1.5. In response to the consultation that has been carried out on this application, 8 
neighbour responses have been received, 6 of which are supportive of the 
scheme, and 2 letters raise objections on the grounds of outlook, air quality, loss 
of light & overshadowing and impact on transport network and Stratford Regional 
Station, which are considered later in the report. 

1.6. The Environment Agency (EA) have objected to the proposal on the grounds of 
deficiencies within the FRA in so far as inadequately addressing the assessment 
of tidal breach data. This data has been submitted alongside an updated FRA. 
Officers are awaiting further comment from the EA, which will be reported to 
Members in an update report.  Early indications are that the objection is likely to 
be removed following receipt of the updated and additional information provided. 
PPDT’S environmental consultants have advised that in their opinion the updated 
FRA is acceptable.  

1.7. The GLA reviewed the scheme as originally submitted and commented in its Stage 
1 response. The Mayor considered that the application does not fully comply with 
The London Plan, but that possible suggested remedies centred around flood risk 
management and sustainable drainage, urban greening, energy efficiency 
measures, carbon savings, cooling and overheating, and renewable technologies. 
Officers are satisfied that the further detailed information and refinement provided 
by the applicant would address the GLA comments. 

1.8. Officers have reviewed the submitted application documents in consultation with 
PPDT environmental, transport and heritage technical advisors, alongside 
statutory advice. It is considered that there are no significant detrimental impacts 
as a result of the development, and any impacts that do result can be adequately 
mitigated through planning conditions and obligations.  

1.9. Overall policy tests relevant to locating a tall building on this site have been 
satisfied. Officers consider that development meets the test set out in Local Plan 
policy BN.10 which includes ‘…exhibiting outstanding architecture…’ and this view 
is supported by QRP.  Particular regard has been had to potential impacts upon 
the setting of the nearby Conservation Area and surrounding heritage assets, 
which is considered to have a less than substantial impact. Officers consider that 
the less than substantial  harm to the heritage assets is outweighed by the public 
benefits of the proposals, which include redevelopment of site for beneficial use 
including employment generating uses, with affordable workspace, which would 
also support the visitor and night time economy of Stratford Town Centre, site 
remediation, a building featuring high quality design, landscaping and public realm 
enhancements, thereby improving the visual amenity of the area.  

1.10. Therefore, officers support the application and invite Members to grant planning 
consent in accordance with the recommendation set out below. 

2. RECOMMENDATIONS

2.1. The Committee is invited to: 

(a) APPROVE the application for the reasons given in the report and grant planning 
permission subject to: 

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

2. Finalise the recommended conditions and informatives (including relevant
definitions and annexes) 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 section 106 legal agreement) as the Director of Planning 
Policy and Decisions considers reasonably necessary; 

3. Subject to the Environment Agency removing their objection.

2.2. (b) AGREE TO DELEGATE AUTHORITY to the Director of Planning Policy and 
Decisions to: 

i. Consider any direction from the Mayor of London and to make any consequential
or necessary changes to the recommended conditions and/or informatives and/or 
recommended section 106 heads of terms as set out in this report; 

ii. Finalise the recommended conditions and informatives (including relevant
definitions and annexes) 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 section 
106 legal agreement) as the Director of Planning Policy and Decisions considers 
reasonably necessary; 

iii. Finalise the recommended legal agreement under section 106 of the Town and
Country Planning Act 1990 and other enabling 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 

iv. Complete the section 106 legal agreement referred to above and issue the
planning permission. 

3. FINANCIAL IMPLICATIONS

3.1. There are no financial implications. 

4. LEGAL IMPLICATIONS

4.1. The recommendation is that planning permission is granted, subject to completion 
of a s106 legal agreement to ensure adequate mitigation of the impacts of the 
development. The contents of any required s106 agreement is described from 
paragraph 10.199 below. 

Site Plan 
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Location:  304- 312 High Street, Stratford, London, E15 1AJ 

London Borough: London Borough of Newham 

Proposal:  Planning permission for the demolition of the existing buildings 
and the erection of a ground plus mezzanine, plus part 7, part 19 
/ part 22 storey building (max height (81.65m AOD) over a double 
basement, comprising 10,293m² GEA (287 hotel rooms – Use 
Class C1), 768m² GEA of flexible floorspace (Use Class B1 a and 
B1 c), ancillary amenity provision (including food and beverage 
provision A3/A4 use classes) together with associated public 
realm, servicing, access works and the enhancement works to the 
Channelsea River basin. 

Applicant: The Collective 

Agent:  DP9 



5. SITE & SURROUNDINGS

5.1. The site is approximately 0.12 hectares in size and comprises a crescent shaped 
parcel of land, on the north-west side of the High Street, south of Stratford Regional 
Station and adjacent to (but outside) the Metropolitan Centre boundary for Stratford 
Town Centre. The north-west boundary for the site is defined by the course of the 
Channelsea River (which does not normally contain water but does include a 
number of trees), while the north-east boundary is adjacent to a lowered section of 
the DLR and London Underground railway lines. 

5.2. Stratford High Street is a four-lane dual carriageway at this point with segregated 
cycle lanes in both directions and a pelican pedestrian crossing a little to the south 
of the site. To the west of the site on Lett Road is a ten-storey residential building 
(The Edge Apartments) and to the south of Lett Road is the site of the recently 
completed construction of Duncan House (now known as Eleanor Rosa House) a 
new student accommodation / residential / education use in buildings up to 33 
storeys (97.05 AOD). 

5.3. The site is located outside but close to the boundary of the St John’s Conservation 
Area (70m to its south-western boundary). There are non-designated heritage 
assets immediately adjoining the site to the south-west (The Builders Arms) and 
opposite (DLR station and converted warehouse on Burford Road). Nos 306 – 308 
which is proposed to be demolished is a non-designated heritage asset, Locally 
Listed. 

5.4. The application site is hard surfaced and contains three low rise buildings and a 
hardstanding. The existing buildings on the site are currently vacant and comprise 
the following: 

i. 304 High Street – 136sqm (GEA) of use class B1 floorspace;

ii. 306 High Street – 202sqm (GEA) of floorspace previously used as the
West Ham Labour Party Office, use class B1 floorspace; and



iii. 308-312 comprises 690sqm (GEA) of floorspace comprising an office with 
a yard previously leased to Hertz, use class B1 floorspace. There is an 
existing vehicle access from Stratford High Street eastbound carriageway. 

5.5. The immediate site surroundings include generous public footway and tree planting 
at the junction of the High Street and Lett Road including recycling facilities and 
public cycle stands. 

6. RELEVANT PLANNING HISTORY 

6.1. The proposal is put forward by ‘The Collective’. The applicant previously made a 
planning application (ref:15/00515/FUL) on the same site, which sought consent 
for demolition of all buildings and erection of a ground plus mezzanine, plus part 4, 
part 15 / part 19 storey building (70.01m AOD) comprising 5,947sqm GEA of co-
living floorspace (sui generis) and 704sqm GEA of incubator floorspace (Bl1, 
together with associated public realm, servicing, basement level and access works. 
At the Planning Decisions Committee of 27 June 2017, members resolved to 
approve the scheme, subject to referring the application back to the Mayor of 
London. To date no formal GLA Stage 2 response has been received. This current 
application seeks planning permission for an alternative redevelopment of the site. 

Adjacent to the application site: 

6.2. The Builder’s Arms (302, Stratford High Street) – Full planning permission for the 
construction of a rear extension, retention of public house at basement and ground 
floor and conversion of the upper floors to provide 1 no. 2b3p unit, 1 no. 1b2p unit 
and 1 no. 1b1p unit. (reference 18/00385/FUL). Approved November 2018. 

Surrounding sites: 

6.3. Duncan House (now known as Eleanor Rosa House), Stratford High Street – 
Planning permission for demolition of existing building and redevelopment of the 
site to provide student accommodation (Sui Generis – 510 beds), residential 
accommodation (Class C3 – 44 units), education facility (Class D1 / B1 – 2,626sqm 
GIA), and artist studios (Class B1- 634m²) within a building of max height 97.05m 
AOD. Provision of public realm to Lett Road/ Stratford High Street and Lett 
Road/Jupp Road junctions, alterations to the public highway, provision of new 
accesses and other associated works. (Ref. 15/00598/FUL) – Approved 
September 2016. Construction completed circa September 2019. 

6.4. Development Land at 2 Broadway, Stratford – Planning permission granted 
originally by London Thames Gateway Authority and subsequently a s.73 
application approved by the London Borough of Newham (reference 
09/01612/LTGDC), for demolition of existing building and erection of two buildings 
of ground plus 35 storeys and ground plus 10 storeys for a residential led mixed-
use development comprising 342 residential units (Class C3) 1,040m² of 
commercial floorspace (Class B1), 694.5sqm of retail floorspace (Class A1-A4) 
and 124m² of leisure floorspace (Class D2) with associated landscaping, amenity 
space, parking and plant. Approved December 2009. Construction completed.   

Environmental Impact Assessment (EIA) Screening 

6.5. A request for a Screening Opinion for the proposed development was submitted in 
March 2019 (reference 19/00129/SCRES). A review of potential impacts described 
in the screening request and supplemented by additional information, suggested 
that the proposed development was unlikely to have significant effects on the 
environment, either alone or cumulatively with other developments. 

 
6.6. The Local Planning Authority determined that having regard to the criteria set out 

in Schedule 2 of the EIA Regulations 2017 including the size of the development 



and its location outside of a ‘sensitive’ area an EIA was not required and a 
screening opinion to this effect was issued on 20 June 2019. The applicant was 
advised that the documentation to be submitted with the planning application 
should cover the issues where possible impacts could arise, to fully assess the 
effects of the proposed development. 

7. APPLICATION PROPOSAL

7.1. This report considers a submission seeking planning permission for the demolition 
of all existing buildings on the site and the construction of two linked buildings; part 
7 storey, part 19 / part 22 storeys in height. The highest part of the taller building 
including plant at roof level is 81.65m AOD. The taller building fronts Stratford High 
Street while the lower (shoulder) building is angled to align with the course of the 
Channelsea River.  

7.2. Hotel: The development would comprise a total of 287 hotel bedrooms together 
with ancillary hotel facilities (Use Class C1) i.e. food and beverage provision, and 
accessible parking facilities. There are 31 bedrooms in the hotel that are designed 
as wheelchair accessible bedrooms, representing in 10.8% of the total bedspace 
provision.  

7.3. The ground floor of the main tower is proposed to serve as both a foyer servicing 
the building’s functions and a gathering space which is proposed to host artists’ 
exhibitions and events with a 24-hour concierge service. Part of the ground floor 
would incorporate a double height ceiling.  

7.4. Two levels of basement are proposed for the site. The basement on level -1 
accommodates amenity space, cycle storage and plant rooms. The basement on 
level -2 would be used for plant, refuse storage and cycle parking.  

7.5. Employment Floorspace: The proposals also include a total of 768m² (GEA) of use 
classes B1a / B1c floorspace (office / light industry).  This would comprise 429m² 
(GEA) B1a office floorspace on the first floor as well as a food and beverage 
amenity space provision, and B1a / B1c on the second floor (358m² GEA) as well 
as guest bedrooms. See table 1 below. 

Table 1 – Proposed Development 

Proposed m² GIA m² GEA Employment 

Hotel (C1) 9,215 10,293 

Office Space (B1a) - First Floor 394 423 Up to 32 jobs 

Co-working space (B1a/B1c) – 2nd Floor 321 345 Up to 27 jobs 

Total 9,930 11,074 Up to 59 jobs 

7.6. Amenity Space: The site area also incorporates the public space on street, and 
adjacent to the Builders Arms Pub to its south. It is proposed that the area of public 
space on the corner of the High Street and Lett Road outside the Builders Arms 
Pub is redesigned as part of the proposed development. A communal amenity 
space is proposed at ground level adjacent to the Channelsea River, with the 
intention that this also provides new publicly accessible space along this edge. The 
garden is intended to be accessed internally directly from the main foyer or 
externally from the High Street between the proposed building and the existing 
Builders Arms Pub. The amenity space would comprise a central decked area with 
moveable tree planters and furniture, lawns and perimeter seating and planting. 



7.7. Amenity functions are situated in three locations: at the level -1 proposed 
basement, at the building’s mid-point corresponding to the shoulder terrace (the 
roof terrace at level 7 of the shoulder block would be accessible to guests and 
users of the workspace and office space), and at the top corresponding to the 
setback terrace. There is ground level access to both the main entrance and to the 
rear entrance of the building. Level 7 provides the main guest amenity space and 
is intended to be used as a lounge. The external terrace at roof level of the lower 
block is accessed from this space. 

Table 2: Internal Amenity Space 

  Proposed m² GIA m² GEA 

Mezzanine 177 301 

Basement 1 84 97.95 

Basement 2 80 93.06 

Level 7 402 435.90 

Level 19 217.1 243.31 

Level 20 217.1 243.31 

Total 1,177.4 11,074 
 

 
Table 3: External Amenity Space 

    

  Proposed m² GEA 

 
Level 7 Terrace 

 
(accessible to hotel guests 

& office workers) 296.1 

Level 19 Terrace 175.4 
Ground Floor External 

Space  268 

Total 739.5 

 

7.8. General Building Arrangement: The building is serviced by a core containing: 3 
lifts, including two 13-person lifts and a 22-person lift which also doubles up as a 
goods lift. The two 13-person lifts serve all the levels from ground to level 20 whilst 
the goods/passenger lift serves all levels between basement level 2 and level 19. 
One of the 13 person lifts is a dual-purpose fire-fighting lift. In addition, a 26-person 
lift serves as a goods and passenger lift between the service yard at ground level 
and basement level egress staircases.  

7.9. Elevations: The patternation of the proposed elevation is designed as a series of 
repetitive grids and bays. Two main external façade materials are proposed: 
limestone-coloured precast masonry panels; and glazed tiles clear double glazing 
along with glass/masonry spandrel panels.  Elevations and visuals are included in 
the Appendices. 

7.10. Transport and Servicing: One dedicated Blue Badge car parking space is provided 
at ground floor level of the shoulder building but otherwise the development is car 
free. Vehicle access for servicing is from an existing access from Stratford High 
Street. 34 cycle bays are proposed (24 long stay spaces and 10 visitor bays). A 



service yard is located towards the northern end of the site. The bays are located 
to be easily accessible from the under-croft area and external routes. This location 
aims to minimise interaction between vehicles and pedestrians and to maximise 
the amount of active edges fronting the High Street. Vehicular access to the service 
yard would be shared and limited to servicing and delivery vehicles, taxi drop off / 
pick up, and for access to the single blue badge parking space.  

8. POLICIES & GUIDANCE

National Planning Policy Framework (published 24 July 2018 and updated 19
February 2019)

8.1. The policies in the NPPF are material considerations in the determination of 
applications.   

The following NPPF sections are relevant to this planning application: 

1. Achieving sustainable development
4. Decision-making
9. Promoting sustainable transport
6. Building a strong, competitive economy
8. Promoting healthy and safe communities
11. Making effective use of land
12. Achieving well-designed places
14. Meeting the challenge of climate change, flooding and coastal change
15. Conserving and enhancing the natural environment
16. Conserving and enhancing the historic environment

8.2. For the purposes of S.38(6) of the Planning and Compulsory Purchase Act 2004, 
the adopted ‘Development Plan’ for this site is The London Legacy Development 
Corporation’s Local Plan 2015-2031 (July 2015) and the London Plan (2016).  

The London Plan (Consolidated with alterations since 2011) 

8.3. This is the Mayor of London’s Sustainable 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. 

8.4. The most relevant policies of the existing London Plan are listed below: 

The London Plan (March 2016) 

Policy 2.4 The 2012 Games and their legacy 
Policy 2.9 Inner London 
Policy 2.13 Opportunity areas 
Policy 2.14 Areas for regeneration 
Policy 3.5 Quality and Design of Housing Developments 
Policy 3.8 Housing Choice  
Policy 3.9 Mixed and Balanced Communities 
Policy 3.10 Definition of Affordable Housing 
Policy 4.1 Developing London’s Economy 
Policy 4.12 Improving Opportunities for All 
Policy 5.2 Minimising Carbon Dioxide Emissions 
Policy 5.3 Sustainable Design and Construction 
Policy 5.5 Decentralised Energy Networks 
Policy 5.6 Decentralised Energy in Development Proposals 
Policy 5.7 Renewable Energy 
Policy 5.9 Overheating and Cooling 
Policy 5.11 Green Roof and Development Site Environs 
Policy 5.12 Flood Risk Management 
Policy 5.13 Sustainable Drainage 



Policy 5.15  Water Use and Supplies 
Policy 5.17  Waste Capacity 
Policy 5.18 Construction, Excavation and Demolition Waste 
Policy 5.19 Hazardous Waste 
Policy 5.21  Contaminated Land  
Policy 6.3  Assessing the Effects of Development on Transport Capacity 
Policy 6.7 Better Streets and Surface Transport 
Policy 6.9  Cycling 
Policy 6.10  Walking 
Policy 6.13  Parking 
Policy 7.1  Lifetime Neighbourhoods 
Policy 7.2  An inclusive environment 
Policy 7.4  Local character 
Policy 7.5  Public realm 
Policy 7.6  Architecture 
Policy 7.7  Location and Design of Tall and Large Buildings 
Policy 7.8  Heritage Assets and Archaeology 
Policy 7.11         London View Management Framework 
Policy 7.14  Improving Air Quality 
Policy 7.15  Reducing Noise and Enhancing Soundscapes 
Policy 7.19  Biodiversity and access to nature 
Policy 8.2  Planning Obligations 

The Draft new London Plan (December 2017 with minor suggested changes July 
2018)  

8.5. The Mayor of London published a draft New London Plan for consultation in 
November 2017. This, along with proposed minor suggested changed (July 2018), 
was subject to an Examination in Public (EiP) to the Secretary of State earlier in 
2019. 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 which is 
expected in early 2020. 

8.6. The following draft new London Plan policies are relevant to this submission: 

E10 - Visitor infrastructure  
E11 - Skills and opportunities for all  
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 
G1 - Green infrastructure 
G4 - Open space 
G5 – Urban greening 
G6 - Biodiversity and access to nature 
H6 – Threshold approach to applications 
H11 - Ensuring the best use of stock 
HC1 - Heritage conservation and growth 
HC3 -Strategic and Local Views 
HC6 – Supporting the Night-Time Economy 
HC7- Protecting public houses 
D3 - Inclusive design 
D6 - Optimising density 
D10 - Safety, security and resilience to emergency 
D11 - Fire safety 



SD6 – Town Centre and High Streets 
S1.12 - Flood risk management 
S1.13 - Sustainable drainage 
SI1 - Improving air quality 
SI2 - Minimising greenhouse gas emissions 
S13 - Energy infrastructure 
T1 - Strategic approach to transport 
T3 - Transport capacity, connectivity and safeguarding 
T4 - Assessing and mitigating transport impacts 
T5 – Cycling 
T6 - Car parking 
T6.4 - Hotel and leisure uses parking 
T6.5 - Non-residential disabled persons parking 
T9 - Funding transport infrastructure through planning 

8.7. The Legacy Corporation Local Plan (adopted July 2015) is the relevant Local Plan 
for the Legacy Corporation area.   

8.8. The most relevant policies of the existing Local Plan are listed below: 

London Legacy Development Corporation Local Plan (July 2015) 

 Policy SP.1  Building a strong and diverse economy 
 Policy B.2  Thriving town, neighbourhood and local centres 
 Policy B.5  Increasing local access to jobs, skills and employment training 
 Policy CI.1  Providing new and retaining existing community infrastructure  
 Policy SP.3  Integrating the built and natural environment 
 Policy SP.4  Planning for and securing infrastructure 
 Policy SP.5 A sustainable and healthy place to live and work 
 Policy BN.1  Responding to place 
 Policy BN.3  Maximising biodiversity 
 Policy BN.4  Designing residential schemes 
 Policy BN.5  Requiring inclusive design 
 Policy BN.8  Maximising opportunities for play 
 Policy BN.10  Proposals for tall buildings  
 Policy BN.11  Reducing noise and improving air quality 
 Policy BN.12  Protecting archaeological interest 
 Policy BN.13  Improving the quality of land 
 Policy T.2  Transport Improvements 
 Policy T.4  Managing development and its transport impacts to promote 
     sustainable transport choices and prioritise pedestrians and  
     cyclists 
 Policy T.5  Street Network 
 Policy T.6  Facilitating local connectivity 
 Policy T.7  Transport assessments and travel plans 
 Policy T.8  Parking and parking standards in new development 
 Policy T.9  Providing for pedestrians and cyclists 
 Policy SP.5  A sustainable and healthy place to live and work 
 Policy S.1  Health and wellbeing 
 Policy S.2  Energy in new development 
 Policy S.3  Energy infrastructure and heat networks 
 Policy S.4  Sustainable design and construction 
 Policy S.5  Water supply and waste water disposal 
 Policy S.6  Waste reduction 
 Policy S.7  Overheating and urban greening 
 Policy S.8  Flood risk 

Policy 3.1          Stratford High Street Policy Area 
Policy 3.2          Improving connections around central Stratford 

  



 Site Allocation SA3.4: Greater Carpenters District: Existing mixed-use area with 
potential for extensive mixed-use redevelopment. Achieve a mixed-use 
development including residential and more extensive business, commercial, 
education and community uses. 

 

London Legacy Development Corporation Draft Local Plan 

8.9. 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 revised Local Plan has 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 2017) 
undertaken in accordance with Regulation 19 of the Local Planning Regulations. 
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 (expected to be early 2020) 
following conclusion of the Examination (which took place in September). Officers 
consider, in this case, that there is no significant change between the relevant 
policies of the adopted Local Plan and the draft policies within the Revised Local 
Plan which are as follows: 

Policy SD.1 Sustainable development 
Policy SP.1 A strong and diverse economy 
Policy B.1  Location and maintenance of employment uses 
Policy B.2            Thriving town, neighbourhood and local centres 
Policy B.4    Providing low-cost business space and affordable workspace 
Policy B.5  Increasing access to jobs, skills and employment training 
Policy SP.2 Maximising housing and infrastructure provision within new 

neighbourhoods 
Policy SP.3 Integrating the natural, built and historic environment 
Policy BN.1 Responding to place 
Policy BN.3 Maximising biodiversity 
Policy BN.4 Designing development 
Policy BN.6 Requiring inclusive design 
Policy BN.8 Improving Local Open Space 
Policy BN.9 Maximising opportunities for play 
Policy BN.5 Proposals for tall buildings 
Policy BN.10 Protecting key views 
Policy BN.11 Air quality 
Policy BN.12 Noise 
Policy BN.13 Protecting archaeological interest 
Policy BN.14 Improving the quality of land 
Policy BN.17  Conserving or enhancing heritage assets 
Policy CI.1 Providing new and retaining existing community infrastructure 
Policy T.1   Strategic transport improvements 
Policy T.2   Transport improvements 
Policy T.3   Supporting transport improvements 
Policy T.4 Managing development and its transport impacts to promote 

sustainable transport choices, facilitate local connectivity and 
prioritise pedestrians and cyclists 

Policy T.5  Street network 
Policy T.6  Facilitating local connectivity 
Policy T.7   Transport assessments and travel plans 
Policy T.8   Parking and parking standards for new development 



Policy S.2             Energy in new development 
Policy S.3    Energy infrastructure and heat networks 
Policy S.4  Sustainable design and construction 
Policy S.7             Planning for waste 
Policy S.10 Flood risk 
Policy S.11 Sustainable drainage measures and flood protections 
Policy 3.2            Stratford High Street Policy Area 
Policy 3.3            Improving connections around central Stratford 

8.10. Other Relevant Material Considerations: 

 Homes and Communities Agency Employment Densities Guide (2015) 
 LLDC Planning Obligations SPD (2016) 
 LLDC Carbon Offset SPD (2016) 
 LLDC Draft Night-Time Economy SPD (2019) 
 Mayor of London – Olympic Legacy SPG (2012) 
 National Planning Policy Guidance (NPPG – 2016) 
 National Design Guide (October 2019) 
 Conservation Principles Policies and Guidance for the Sustainable 

Management of the Historic Environment, (English Heritage (2008) 
 The Setting of Heritage Assets, English Heritage (2011) 
 Conservation Area Designation, Appraisal and Management - Historic 

England Advice Note 1 (2016) 
 Historic England ‘Tall Buildings’ Advice Note 4, 2015 
 IAQM Guidance on the assessment of dust from demolition and construction 
 Sub Area 3 Central Stratford and Southern Queen Elizabeth Olympic Park 

9. CONSULTATION 

9.1. The application was advertised in the press published in the Newham Recorder on 
14th August 2019.  

9.2. Consultation letters were sent to statutory consultees, neighbours and other 
interested parties. 583 neighbouring residential and commercial properties were 
consulted by post.  

9.3. Site notices were display around the site and the application was advertised in the 
local press. A list of all consultees (statutory and non-statutory) is included below, 
with a summary of responses received: 

9.4. Greater London Authority (GLA) Stage 1 Referral:  

9.5. The GLA reviewed the scheme and commented in its Stage 1 response in 
September 2019. 

9.6. The Deputy Mayor considers that while the application is strongly supported in 
strategic planning terms it does not comply with the London Plan for the reasons 
set out below. However, possible remedies suggested could address these 
deficiencies. Issues raised are: 

 Principle: The principle of a hotel and co-working office space is 
supported in strategic planning terms. 
 

 Urban Design and Heritage: The contributions towards public realm and 
pedestrian permeability are welcomed.  The proposed heights are 
supported subject to robust conditions securing high quality materials. 
Whilst there would be some harm to existing heritage assets, GLA officers 
consider this harm to be less than substantial and outweighed by both the 
heritage benefits and the wider public benefits arising from the proposals.  



 
 Inclusive Design: In line with London Plan Policy 4.5 and draft London 

Plan Policy E10, 10% of the hotel rooms and all communal areas must be 
fully wheelchair accessible. This should be secured by condition. 

 

 Riverside Management: Details relating to the management of the 
riverside garden should be confirmed, including how this area would be 
secured out of hours to ensure pedestrian safety and avoid any risk of 
anti-social behaviour. 

 

- PPDT Officer Comment: This detail can be secured by way of 
an operational management plan which would be the subject via 
the s106 legal agreement.  
 

 Urban Greening Factor: Ensure compliance with policy requirements. 
 

- Applicant Response: a revised Urban Greening Factor provision 
and calculation demonstrates how the policy compliant 0.30 target 
would be achieved. 

 
 Fire Strategy should be submitted 

 
- Applicant Response: A Fire Strategy was submitted with the 

application. 

- PPDT Officer Comment: Condition 48 seeks the submission of 
a further fire strategy for approval. 

 Flood Risk Management and Drainage: Further details on how SuDs 
measures will be included in the development should be provided. 
Additional attenuation storage volume calculations should also be 
provided. 
 

- Applicant Response: The site proposes the use of permeable 
paving, as much as is reasonably practicable, flow controls to 
reduce discharge rates off site, and proposes a significant 
reduction in flows direct to the combined sewer (thus potentially 
reducing sewer flooding events within the area or downstream).  

 
- PPDT Officer Comment: The EA have been consulted on further 

submitted documentation, subject to no further objections officers 
would seek to impose condition (26). 

 

 Transport - TfL: Further information is required on servicing trips, impact 
on Stratford Station, taxi drop-off and Road Safety Audit for the main 
proposed vehicle access as well as the relocation of visitor cycle parking.  

 

- Applicant Response: A road safety audit (RSA) has been 
commissioned. 
 

- PPDT Officer Comment: The RSA has not yet been viewed by 
officers or its transport advisors. Officers would seek to impose a 
condition (see condition 33) requiring a Road Safety Audit to be 
undertaken that includes review of road signing, confirmation that 
the emergency services agree the access provision and a 



commitment to undertake any mitigation measures identified in 
the audit. 
 

 Sustainable Development and Energy: Further information is required 
regarding energy efficiency measures, carbon savings, cooling and 
overheating, renewable technologies, flood risk management and 
sustainable drainage, and urban greening. 
 

- Applicant Response: Further updated material has been 
provided to PPDT officers and the GLA, which is considered to 
address issues raised. 

 
 PPDT Officer Comment: In the event that Members resolve to grant 

planning consent, the application will be referred back to the Mayor as the 
Stage II referral, where the GLA will determine whether all those matters 
identified within the Stage I report have been addressed. 

9.7. Transport for London (TfL) - Further comments following GLA Stage 1 report 

9.7.1 Access  
TfL’s original comments requested the applicant provide a swept path 
analysis demonstrating how taxi pick up and drop off will work in practice. 
From the swept path analysis provided within the additional information 
document received from the applicant, TfL is satisfied that are concerns 
have been addressed.  
 
9.7.2 Cycle Parking  
TfL requested short stay cycle parking be located closer to the main 
entrance for ease of use. This has not been revised, however given the 
constrained use of the servicing yard this is considered acceptable in this 
instance, and the details of the long and short stay parking should be 
secured by condition 31.  
 
PPDT Officer Comment: The distance between the centre of the cycle 
parking and main entrance is a 34m radius. The centre of cycle parking 
to drop off door direct into lobby 22m radius, which officers are satisfied 
are considered acceptable. 
 
9.7.3 Car Parking  
An electrical vehicle charging point for the disabled parking bay should be 
secured by condition 32. 
 
9.7.4 Delivery and Servicing Trip Generation  
TfL’s request for the applicant to clarify how the number and frequency of 
delivery and servicing trips has been derived has been satisfactorily 
addressed within the additional information provided. This will provide 
greater assurance over the number of vehicles crossing Cycle 
Superhighway 2. 
 
9.7.5 Vision Zero and Healthy Streets 
A Healthy Streets Active Travel Zone (ATZ) assessment has been 
submitted in support of the application. From the potential improvements 
identified, all are located on borough roads. TfL would be supportive of 
the development corporation securing contributions from the applicant 
towards improvements identified in line with TfL’s Heathy Streets 
indicators, especially to improve routes towards Stratford Station. 
 



9.7.6 Trip Generation and Stratford Station Impact 
The applicant has undertaken further work at TfL’s request based upon 
survey work by TfL, Crossrail and Network Rail for Stratford Station and 
emerging applications, using a form of static analysis which is considered 
appropriate for an application of this scale. This is based on the current 
configuration of the station with no other interventions included. 

9.7.7 TfL is working with Network Rail, Newham Council, LLDC and other 
stakeholders to investigate further work and a mitigation package secured 
by relevant planning and financial mechanisms to provide funding 
towards the phased delivery of interventions, and towards an overall 
integrated congestion relief scheme at the station. 

9.7.8 It is considered that improvements to the delivery of a south-western 
entrance and western subway lift would be directly associated to the trips 
generated from this site. There are other potential interventions at the 
southern side of the station to move the gate line in the Southern Ticket 
Hall away from the escalators and to opening a South-Eastern Ticket Hall, 
which could also benefit Stratford Collective occupiers, which would 
relieve congestion across the station, should the first two schemes not be 
deliverable by the time that the Stratford Collective development could 
open, should permission be granted.  

9.7.10 TfL request a contribution of £400,000 towards physical 
interventions which ‘…is reasonably related in scale and kind to the 
impact of additional trips towards the delivery of such a scheme at the 
south west of the station enabling a shorter desire line route between the 
proposed development site and the station for 1) the south west entrance 
and 2) the western subway lift relocation which would mitigate the impact 
of Stratford station trips of this proposed development…’ 

9.7.11 PPDT Officer Response: TfL’s request for various mitigation 
measures are to be secured through conditions and s106 agreement. 

9.8. Transport for London (TfL) (Infrastructure Protection): 

o No objection in principle
o Request, via condition 8 details of construction design and method

statement.

9.9. Environment Agency (EA): Object to this application and recommend that 
planning permission is refused on the grounds that inadequate assessment of tidal 
breach data has been carried out. The site is located within the EA’s modelled tidal 
breach flood extent. The EA require an assessment of the most up to date breach 
data to be included within the FRA to ensure there is appropriate consideration of 
the residual flood risk. The submitted FRA has failed to demonstrate how the 
proposed development and the site users will be kept safe for the lifetime of the 
development as there is an inadequate assessment of the risk of tidal flooding, 
which includes the risk of a breach in the Thames tidal flood defences. 

9.9.1. Applicant Response: An updated FRA has been submitted based on the 
most up to date tidal breach data. The new tidal breach data provided by 
the EA does not show any new flooding risk and on detailed review shows 
a betterment in the conditions assessed using the previous EA data. The 
applicant considers that the EA's reason for objection has therefore been 
addressed. 



9.9.2. PPDT Officer Response: Officers are awaiting further comment from the 
EA, which will be reported to Members in an Update Report.  Early 
indications are that the objection is likely to be removed following receipt 
of the updated and additional information provided. PPDT’s environmental 
consultants have advised that in their opinion the updated FRA is 
acceptable. 

9.10. Thames Water: Comments state that there is no objection subject to a condition 
relating to water network upgrades.   

9.10.1. PPDT Officer Response: Condition 25 included within recommendation.  

9.11. Cadent (in relation to gas apparatus): No objections subject to no impact on 
infrastructure (informatives provided).  

9.12. Historic England: Historic England does not wish to offer any comments - the 
application should be determined in accordance with national and local policy 
guidance and on the basis of your specialist conservation advice. 

9.13. Historic England – GLAAS (Archaeology): Two recommended planning 
conditions (6 and 7) provided, requiring a written scheme of investigation and 
recording and historic analysis data to be submitted to the LPA for approval.  

9.14. Natural England: No comments to make on the application.  

9.15. Network Rail: No observations to make. 

9.16. National Grid: National Grid has identified that it has apparatus in the vicinity and 
the developer should contact National Grid.  

9.16.1. PPDT Officer Response: An informative would be attached to the 
decision notice. 

9.17. London City Airport: No objections subject to a condition with respect to the 
maximum operating height of cranes and the submission of a bird strike risk 
statement and bird hazard management plan. 

9.17.1. PPDT Officer Response: Suggested condition 9 included within 
recommendation.  

9.18. No responses received from the following: LB Newham, London Power 
Networks; London Cycle Campaign; Crossrail, British Telecom; London Fire and 
Emergency Planning Authority; Metropolitan Police, London Ambulance; Network 
Rail, Heritage of London Trust; HSE; DLR; East London NHS Foundation Trust; 
Health Protection Agency; Secretary of State.  

9.19. Quality Review Panel (QRP) Summary (Post-Revision Submission Review – 
May 2019 - full report in the appendices): 

‘…The Quality Review Panel repeats its support for the proposal for the 
Collective Hotel. The revised design responds well to its previous comments in 
particular the now consistent treatment of the southeast and northwest 
elevations. The panel repeats the importance of achieving substance and depth 
to the façade and thinks that this might be best achieved by a simpler approach 
to the masonry panels expressing the grid. Success will depend on 
exceptionally high quality detailed design, materials and construction. This 
includes the precast concrete proposed for the masonry panels. The principal 
moves informing the public realm and landscape design strategy are sound. 



The panel again strongly encourages maximising the opportunities presented 
by the Channelsea River. The choice of species for planting to both the area 
between the building and the neighbouring public house and the roof garden will 
need to be carefully considered. The panel recommends some rethinking of the 
surfaces proposed for the public realm to achieve robustness and consistency. 
…’ 

9.20. Neighbours: In response to the consultation, 2 objections both from residents of 
Unex Tower, Station Road, Stratford. The objections raised are summarised 
below: 

 Height / scale of development: The height and scale of the proposed
building is a visual intrusion upon its surroundings, where it will over
dominate landscape.

- The development would overshadow surrounding properties 
directly materially affecting them in terms of 1. outlook, 2. loss of 
light & overshadowing and 3. loss of privacy …’ 

 Overdevelopment of the plot.
 Overcrowding / cumulative impact of existing development would strain

the resources.
 Lack of green spaces / trees and the impact on air quality and

subsequently health
 Transport infrastructure: The development would add pressure on

Stratford Station infrastructure and capacity. Stratford Station already
suffers from overcrowding. Development of this size would add traffic to
a highly congested road.

9.21. PPDT Officer Response: 

9.22. In terms of scale, design, proportions, materials, character and size of the plot of 
the development is considered to be compatible with surrounding sites and the 
area in general.  Stratford High Street has an eclectic mix of building styles and 
massing. The size of the plot is sufficient enough to accommodate the scheme, 
off-road servicing and satisfactory external /internal amenity space. The overall 
footprint of the development would provide an acceptable level of 
accommodation. The proposed development is considered to be well 
proportioned, and its scale and position would make good use of the plot, it would 
not constitute overdevelopment. The proposed materials would match the 
majority of the existing built form in the area and would not lead to a detrimental 
visual impact. It is considered that the development would not have a negative 
impact on the character of the street-scene. It is officers’ view that the scheme 
conforms with development plan policies in terms of design, scale and 
overdevelopment.  

9.23. The assessment section of the report covers the points raised in further detail. 

9.24. Six letters of support have been received from local businesses 

 Hotel use would result in much needed jobs to the hospitality sector to
Stratford

 Result in investment to local businesses and industry

9.25. Member PDC Briefing: The proposal was presented to Members at pre-
application stage on 28th May 2019.   The following points where made in 
discussion:  



• Members requested assurance that should permission be granted, 
that the hotel element would be used solely as a hotel under Class 
C1. 
 
- Officer Response: A condition is recommended to be imposed 

which would restrict the proposed hotel (Use Class C1) to hotel 
use only and for no other purposes – see paragraphs 10.92 – 
10.95.  

 
• Members questioned the need for a hotel at this location.  

- Officer Response: Officers are satisfied that there is an identified 
need for the proposed 287-bedroom hotel, the rationale for this 
conclusion is considered in paragraphs 10.18 – 10.30 of this 
report.  
 

• Members questioned the anticipated pricing for rooms per night, 
and the market for this type of hotel.  

- Applicant Response: The cost of stay would be between £80-
100, which is considered to fall into the ‘affordable’ criteria. 

 

• Members asked if the scheme would benefit the community, for 
instance would the employment space be offered to local businesses. 

- Officer Response: An Operational Management Plan has been 
submitted with the application, which include details of community 
benefits and commitments to community events.  A number of 
curated workshop events are listed within the document and 
include art classes, business workshops, health & lifestyle, 
cooking workshops as well as community activities such as yoga, 
film club, choir, and community wide events such as Friday night 
drinks, weekend brunch, comedy club, music events. 

- Officers are seeking, within the heads of terms, to secure a 
Community Investment Programme which would identify the local 
need, set out aspirations for engagement with the local community 
and how they would be secured, and include a steering group 
which would include members of the community. 

 

• Members sought assurance that the service area, which crosses 
both the cycle lane and pavement, would not prioritise vehicles. 

- Officers Response: The applicant has commissioned a Road 
Safety Audit.  Officers have included a condition (no. 33) which 
would include review of road signing, confirmation that the 
emergency services agree the access provision and a 
commitment to undertake any mitigation measures identified in 
the audit. 

- In addition, condition 38 requires the submission of a Deliveries 
and Servicing Plan which would include details of how the service 
road would be controlled and managed. 

 

• Members asked for further details on the agreement to hold the 
Labour Party office onsite and the co-working space for guests  



- Officer Response: The applicant has confirmed that there is a 
lease agreement with the applicant for the Labour Party to return 
to the site and occupy 394m² (GIA) B1a office floorspace 
proposed on the first floor first floor of the development.  
 

- The heads of terms include the requirement to provide a 
relocation strategy in connection with the West Ham Labour 
Party office, including a relocation strategy specification. 

 

10. ASSESSMENT OF PLANNING ISSUES  

10.1. The main issues in respect of this application are considered to be as follows: 

 Principle of the Development; 

 Siting, Layout and Massing, Height; 

 Quality of design including heritage impacts;  

 Environmental and amenity impacts; 

 Transport; and 

 Heads of Terms. 

 

10.2. Background: Planning Decisions Committee resolved in June 2017 to approve on 
this site a planning application for a 222 bed co-living scheme known as the 
Collective, subject to referral to the Major of London. A formal Greater London 
Authority Stage 2 response has yet to be received. A short stay hotel of some 
285 rooms is now proposed. The applicant has been advised that should 
Members grant permission for the current hotel proposals officers would ensure 
(via 106 or planning condition (as deemed appropriate)) that the use of the 
building shall only be for hotel and employment uses and not for any other type of 
long stay residential accommodation including co-living housing. 

Principle of Proposed Development 

10.3. The application site is located immediately adjacent to Stratford Metropolitan 
Centre (SMC) and benefits from a PTAL rating of 6b (excellent).  The site lies within 
the far eastern corner of the LLDC Local Plan Site Allocation SA3.4 – Greater 
Carpenters District of the Local Plan 2015 and this confirms that the residential 
capacity of the area should be optimised, and that mixed-use development should 
include more extensive business, commercial, education and community uses.  
Any commercial / active uses should be at the ground floor along key connections, 
including along Jupp Road and Stratford High Street. The site allocation covers a 
wide area, including the existing Carpenters Estate in its entirety, along with the 
north-west stretch of the High Street edge. As such, delivery of the policy objectives 
set out in this site designation are focussed across this entire area. 

10.4. Therefore, the development of this site for mixed use is supported, where this is 
delivered in a form that complies with all other relevant policies of the LLDC Local 
Plan. As part of this, a key consideration includes the location of the site adjacent 
to the St John’s Conservation Area and other non-designated heritage assets, 
including assets located on the site. 

10.5. The London Plan and its draft identifies Stratford as a future International Centre. 
The night-time economy (NTE) has a role to play in the area fulfilling this aspiration; 
ensuring there is the scale and diversity of amenity and night-time activity expected 



of an international destination.  The night-time economy refers to all economic 
activity taking place between the hours of 6pm and 6am, and includes evening 
uses. Night-time economic activities include eating, drinking, entertainment, 
shopping and spectator sports, as well as hospitality, etc which employ a large 
number of night-time workers. 

10.6. The LLDC draft Night-Time Economy SPD Night supports the aims of The London 
Plan. The SPD recognises that overnight accommodation could help support the 
NTE especially through bespoke hotel offers. The night-time offer is currently 
limited, with the majority of night-time activity occurring at the northern end of the 
High Street, closer to Stratford Town Centre. The offer along the High Street is 
disjointed with a small number of cafes, takeaways and the Builder’s Arms public 
house. Other activity includes a taxi company, a bingo hall and small supermarket 
and the Eleanor Rosa House (student accommodation), which has some ground 
floor uses. The SPD recognises that as Stratford High Street is adjacent to 
Stratford Town Centre, there are opportunities for considerable expansion of 
existing NTE uses on this street. It is a place where the evening and night-time 
economy should be allowed to develop appropriately and in line with the growing 
residential population here. Officers considers that the proposed hotel which is 
supported by development plan policy would have a beneficial impact on the 
economy including the NTE arising from enhanced visitor. 

10.7. The site falls within the Stratford High Street Policy Area (policy 3.1) as identified 
within the Local Plan, which describes an existing prevailing building height of 27m 
in the area. Development above 27m (from ground level) in height will be subject 
to the criteria specified in policy BN.10 ‘Tall Buildings’, in addition to other policy 
requirements described in the plan. The development proposal is for a building with 
a maximum height of 81.65m AOD (7/22 storeys) and therefore a more detailed 
assessment of the proposal against the criteria of this policy is required and is set 
out below at paragraph 10.43.  

Principle of Demolition of Existing Buildings 

10.8. Nos. 306/308 High Street are on Newham Council’s local list, but are not identified 
therein as having townscape quality, architectural quality, historic interest or group 
value. The submitted Townscape, Visual and Heritage Impact Assessment 
recognises that one of the existing buildings on the site (306 Stratford High Street 
– two storey office building known locally as the Labour Party West Ham building)
is a non-designated heritage asset (Locally Listed building) and is to be 
demolished.  The report concludes that the building has ‘…modest historic interest, 
aesthetic value and townscape merit, but little overall contribution to the area…’   It 
should be noted that none of the buildings on the site are within the St John’s 
Conservation Area; however, the development’s boundary is close to the south-
western boundary of the conservation area. It is also noted that except at its 
extreme southern edge, nos. 306/308, are not clearly visible from within the St 
John’s Conservation Area, therefore contributing little to its setting.  

10.9. Architectural Special Interest: The principal elevation of this building uses a variety 
of materials and has some decoration: externally, the Tudor arched parapet, tiled 
frame of the oriel bay window, and faience tile bookends and fascia and, internally, 
the stained glass and diamond paned windows. Whilst these features add a degree 
of aesthetic value to the building, they are not considered to be of overly special 
architectural or historical interest, and there have been alterations to the building 
which detract from its overall appearance i.e. the window frames which have been 
replaced with uPVC casements, modern signage/cladding and roller shutter doors. 
at the ground floor.  PPDT’s historic advisor and officers consider the building has 
limited significance given the extent to which it has been altered.  PPDT’s advisors 



agree with the conclusions of the TVIA that the building has no notable townscape 
presence, especially considered in relation to the other locally listed buildings in 
the area: the DLR Station, the Rex and the Stratford Workshops. 

10.10. Townscape Quality: The scale of the building is similar to that of its neighbours, 
providing a consistent frontage to the High Street, and unaltered the decorative 
features of the building’s design would make a limited positive contribution to the 
townscape. However, the communal value derived from its recent history is limited 
and not visually evident in its architecture. 

10.11. PPDT’s Historic Advisor comments that whilst the loss of this building would cause 
harm this is considered to be less than substantial.  The NPPF (paragraph 196) 
states that less than substantial harm ‘…should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum viable 
use…’ and goes on to state ‘…a balanced judgement will be required having regard 
to the scale of harm or loss and the significance of the heritage asset…’ In effect, 
this is suggesting that its loss should be set against the planning benefits of the 
scheme.  

10.12. Officers are satisfied that the public benefits arising from the proposals are 
substantial and outweigh the less than substantial harm for the following reasons:  

a) improvements to the public realm surrounding the proposal;
b) public accessible open space and improved connectively to the

Channelsea River;
c) high quality architecture and materials;
d) an increase in the amount of employment to the benefit of the wider

area;
e) subsidised workspace;
f) benefit to visitor economy and night time economy for Stratford;
g) site remediation; and
h) vacant site being brought into beneficial use

10.13. This aligns with the Mayor’s convergence commitment in so far as creating long 
term jobs which would contribute to not just the local economy but to the wider area 
including the neighbouring Growth Boroughs. 

10.14. Officers’ analysis also concludes that the demolition of this building would cause 
less than substantial harm to the setting of the adjacent Conservation Area and 
townscape generally and that this harm would be outweighed by other public 
benefits of the scheme as set out above.  The wider impact of the proposals on the 
setting of Heritage Assets, townscape and views is discussed below in paragraphs 
10.66 – 10.77.  

10.15. The buildings to be demolished are currently vacant. Whilst they were previously 
in commercial use, they generally do not have any particular historic or townscape 
merit such that their removal would not be considered acceptable. 

10.16. Officers support the proposals and consider that they would comply with the NPPF 
in terms of making a positive contribution to local character and distinctiveness and 
the local plan policies which seek to protect conservation areas and visual amenity. 
The other closest locally listed buildings are the Stratford High Street DLR Station, 
The Rex (trampoline centre at nos 361-383 High Street) and Stratford Workshops 
on Burford Road which PPDT’s advisors agree with the TVIA in that the likely effect 
on the setting of these buildings would be negligible. Officers are satisfied that the 
proposal would not adversely affect the setting or significance of the adjacent St 



John’s Conservation Area or listed buildings in the vicinity thereby achieving 
compliance with paragraph 185 of the NPPF, Section 66 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990, Local Plan policies BN.16, and part 
10 of BN.10, policy 7.8 of the London Plan and draft new London Plan policies HC1 
and HC7.  

10.17. Subject to the further assessment identified above, the principle of the 
development is acceptable. 

Proposed Land Use - Hotel:  

10.18. The application site is defined within the Local Plan as being within Sub Area 3 
(Central Stratford and the Southern Queen Elizabeth Olympic Park).  The vision is 
for the area to become ‘…a diverse area of new high-profile education and sporting 
facilities, retail, leisure and business expansion with high-quality housing alongside 
long-standing and thriving business and residential communities, all nestled within 
easy access of the parklands of Queen Elizabeth Olympic Park (QEOP). The 
excellent public transport accessibility, with additional potential for international 
links, will continue to draw business and investment into the area, as well as 
provide the means of access for the multitude of visitors who come to the area as 
a sporting, leisure and cultural destination…’ 

10.19. Policy 4.5 of The London Plan states that ‘Development should support London’s 
visitor economy and stimulate its growth, taking into account the needs of business 
as well as leisure visitors and seek to improve the range and quality of provision’. 
The Mayor’s Tourism vision sets out key objectives to develop the quality of 
accommodation; enhance visitors’ perceptions of value for money and improve the 
inclusivity and accessibility of the visitor experience.  

10.20. To ensure adequate hotel provision the Plan sets a target of 40,000 net additional 
hotel rooms by 2036. Policy E10 of the draft new London Plan estimates that 
58,000 additional bedrooms of serviced accommodation would be required by 
2041.  

10.21. The NPPF defines a hotel as a ‘main town centre use’, and states that ‘…main 
town centre uses should be located in town centres, then in edge of centre 
locations…’ The application site is in an out of town centre location albeit in an 
edge of centre setting. The NPPF goes on to state that ‘…When considering edge 
of centre and out of centre proposals, preference should be given to accessible 
sites which are well connected to the town centre…’.  

10.22. London Plan policy 4.5 directs the provision of hotels and new visitor 
accommodation outside the Central Activities Zones into town centre locations, 
opportunity areas and intensification areas with good public transport access to 
central London. The proposed Collective Hotel is located within the Lower Lee 
Valley Opportunity Area (London Plan policy 2.13).   

10.23. Policy 2.13 seeks inter alia to optimise residential and non-residential outputs and 
densities to provide necessary social and other infrastructure to sustain growth, 
and where appropriate, contain a mix of uses. The submitted proposals include a 
mix of uses i.e. hotel (C1 use class), ancillary food and beverage use (A3/A4 use 
classes), and employment floorspace (use classes B1a and B1c). 

10.24. Policy B.2 of the Local Plan advises that main town centre uses should be focused 
according to the scale, format and position in the retail centre hierarchy (Table 3) 
of the Local Plan. Table 3 sets out that the retail centre hierarchy for the LLDC area 
is the Stratford Metropolitan Centre (SMC), followed by the Bromley by Bow 



potential District Centre, the Hackney Wick Neighbourhood Centre (HWNC), and 
then the Pudding Mill, and East Village Local Centres.  

Sequential Test 

10.25. The NPPF requires LPA’s to apply a sequential test to planning applications for 
main town centre uses which are not in an existing town centre. This approach is 
also required by London Plan policy B.2. The NPPF goes on to state that ‘…When 
considering edge of centre and out of centre proposals, preference should be given 
to accessible sites which are well connected to the town centre…’. 

10.26. The application site is located immediately adjacent to Stratford Metropolitan 
Centre (SMC) and benefits from a PTAL of 6b, indicating the highest level of public 
transport accessibility, which is reflected by the site’s proximity to train (Stratford 
Regional Station and Stratford High Street DLR station) and numerous bus 
services. The site is, therefore, defined as ‘edge of centre’ for the purposes of the 
sequential test. 

10.27. The applicant has submitted a Hotel Policy Assessment (HPA) which includes a 
robust sequential test that demonstrates why potential alternative sites within the 
SMC are not practical in terms of the availability, suitability and viability. The 
submitted assessment includes details of potential alternative sites for the 
proposed development within the SMC and was extended to include the Stratford 
Bus Layover site and Forward Incident Control Point, adjoining Stratford 
International Station.  

10.28. The submission demonstrates that no sites are available or suitable for the 
proposed hotel within the alternative sites’ assessment area; as such there is no 
need to assess these sites for their viability. The HPA concludes that there are no 
suitable alternative sites for the proposed scale of the hotel and ancillary uses, and 
this conclusion is accepted by officers. On this basis, officers consider that the 
proposals accord with the requirements of the NPPF, London Plan Policy 4.7 (and 
its draft new London Plan policy E10), Local Plan policy B.2 in terms of the 
sequential test. 

10.29. The applicant commissioned CBRE to produce a desktop market research and 
hotel market assessment to determine the current and future supply and demand 
for hotel accommodation in Stratford. The CBRE report forms part of the 
submission. The CBRE report states that …there is a shortage of good-quality and 
branded hotels, notably in the midscale tier. Furthermore, the report states that, ‘… 
demand for hotels in the area is strong...average occupancy levels exceeded 75% 
on all but one day of the week and across 10 months of the year. Other than 
December and January, the market witnessed average monthly occupancy rates 
of approximately 86%...’ The applicant has commented that their hotel offer, 
designed for both corporate and leisure guests, is different to the conventional 
hotels located in the Metropolitan Centre and elsewhere on Stratford High Street, 
in so far as ‘…aiming to offer guests an experience of community both within the 
development itself and locally…’ and can add value to the area by both supporting 
the tourism and business sectors. The local area benefits from strong 
accommodation demand which has increased since the 2012 Games. CBRE 
comment that a further increase in need will result amid the current, emerging and 
future development schemes in the Stratford area along with the arrival of 
Crossrail. 

10.30. As set out in paragraph 10.16 there is a clear need for additional hotel rooms 
across London. LLDC’s Creative and Cultural Opportunities Assessment (March 
2018) advises that the LLDC is well placed to help deliver this additional provision 



particularly given that space within Central London is at a premium. Officers are 
satisfied that there is an identified need for the proposed 287-bedroom hotel.  

Proposed Land Use – B1a / B1c:  

10.31. The site is currently occupied by three buildings, all vacant, and previously in use 
as B1 floorspace and totalling 845m² GEA (exclusive of yard space), 1028m² 
inclusive of yard space. The B1 floorspace is likely to have predominantly been 
B1a (office) given the previous use of these buildings (see paragraph 5.4).  The 
proposed development includes two distinct land uses, formed of the following 
(GEA):  10,293m² hotel (C1 use class); and 768m² employment floorspace (use 
class B1a/c). Excluding the yard space, the proposals represent a loss of 
commercial B1 floorspace of approximately 9%. 

10.32. The application site is not within a defined Employment Cluster/Designated Centre. 
Policy B.1 of the Local Plan seeks amongst other things to maintain employment 
outside defined clusters as this has an important role in the local economy. The 
policy provides criteria for consideration of employment proposals outside these 
areas including loss of existing floorspace. The relevant considerations are: 

Policy B.1 (5.a / b) - Maintain existing floorspace / job density:  

10.33. The proposed commercial floorspace of 768m² (GEA) results in a loss of 260m² 
over the existing B1 1028m² floorspace (including yard space) from the three 
vacated businesses from the site.  

10.34. Policy B1 states that B use classes (employment uses) should be located within 
designated centres, however, outside a designated centre policy B1 is clear that B 
uses are generally compatible with mixed-use development, and any re-
development proposals of B1 use class floorspace should maintain an equivalent 
B use class employment floorspace or significantly increase job density within the 
B1 use class.  In this instance, the proposed B1 use, which includes a mix of B1a 
and B1c, is of a relatively small scale and is complimentary to the main hotel 
development. Part of the applicant’s hotel offer is the provision of complimentary 
co-working employment space for both hotel users and members of the public. In 
addition, the proposed B1 use of 768m² is largely re-providing a similar existing 
B1a office space, albeit moderately less 77m² (circa 9%).   

10.35. Using guidance set out in the Homes and Communities Agency Employment 
Densities Guide (2015) the B1 element of the development would create 59 full 
time jobs. The applicant has advised that the existing job density on the site i.e. 
prior to the site becoming vacant was 15. The 59 newly created jobs represent a 
job density increase of 293% (an additional 44 jobs).  In addition to the estimated 
59 B1 jobs, the Employment Density Guide job estimate for a mid-scale hotel, as 
proposed by the applicant, is 96 based on 1 job per hotel room.  The total number 
of jobs arising from the proposed development is therefore in the region of 155 (an 
increase of 933%, additional 140 jobs). The proposal would also generate short-
term construction jobs. 

10.36. Officers are satisfied that although the proposal provides a reduced quantum of B1 
employment floorspace, the quality would be superior to that which currently exists 
on the site, with a very likely significant increase in job density. This therefore fulfils 
the aspiration of policy B.1 (5.a / b).  Through the associated Heads of Terms 
Officers would seek to ensure that a proportion of those jobs (both construction 
and end jobs) are offered to people living within the Growth Boroughs. 

Policy B.1 (5.c) - Proximity of incompatible uses to the existing and proposed use:   



10.37. It is noted that there are no existing B2-B8 uses on the site. Officers consider that 
the benefits of a consolidated area for incubator business space would significantly 
contribute towards the aims of Policy SP.1 and in this case, would support the 
provision of B1(a - c) floorspace as proposed.  Officers’ analysis concludes that 
the proposed development for a good quality hotel with ancillary commercial uses 
at first and second floor is considered to not only be the most efficient use of the 
site but would support the delivery of a diverse mix of uses appropriate to this 
location and which are aligned with strategic and local development plan 
aspirations. To that end the proposals meet the requirements of policy B1 (5.c). 

Policy B.1 (5.d) - Potential reuse and surrounding area / proposals): 

10.38. The applicant has assessed the existing buildings on the site as being at the end 
of their economic life and they will therefore be demolished to make way for the 
proposals.  They are not considered to be fit for purpose in that they are of a size, 
bulk and layout that is not advantageous in terms of the requirements of the 
proposed B.1 use class which is for a range for small and medium size incubator 
spaces which, in line with policy, will be flexibly designed to maximise the potential 
uses and take-up including the way the spaces are accessed and managed. 
Officers are satisfied that as proposed B1 (a & c) floorspace accords with the 
general aspirations of the policy.   

Policy B.1 (5.e) - Relocation strategies / Policy: 

10.39. The buildings are vacant.  It is understood that upon expiration of the leases two 
of the three existing tenants have relocated permanently to alternative premises 
within the Growth Boroughs. The third tenant formerly at 306 Stratford High Street 
(West Ham Labour Party offices) have a lease agreement with the applicant to 
return to the site and occupy the proposed 394m² (GIA) B1a office floorspace 
proposed on the first floor first floor of the development. The proposals would result 
in an uplift in the B1a floorspace to this tenant; their previous offices comprised a 
floorspace of 202m² (GIA).  A relocation strategy will be secured as part of the s106 
heads of terms. 

Policy B.1 (5.f) – Viability Appraisals: 

This requires the applicant to demonstrate the suitability of maintaining or re-
providing industrial or employment within the location. The applicant suggests that 
as the employment density of the site is increased through the office incubator use, 
this criterion is not applicable. However, as the quantum of floorspace is 
decreased, evidence is required to demonstrate why it is not viable to maintain or 
re-provide the existing quantum of employment on the site or within the location. 
However, the scheme intends to increase the level of employment at the site, 
specifically targeting small start-up businesses and offering support to these as 
part of incubator space.  The applicant proposes that affordable workspace is 
provided in the form of circa 46% of the B1 employment floorspace i.e. that 
proposed on the 2nd floor - 357m² (GEA) would be offered at 50% of market rent 
for a period of 25 years, which is considered to be of significant benefit.  This is a 
36% increase over the previous co-living scheme and the level of discount is also 
increased by 10%. Officers note that the proposed B1 floorspace would represent 
circa 91% of the existing B1 floorspace. Whilst the policy requirement is not met 
as a result of the 9% shortfall this is considered appropriate on the basis of the 
benefits of more intensive and better quality commercial workspace, with higher 
job creation in combination with the proposed 46% affordable workspace.  

Policy B.1 (5.g) - Marketing Strategy: 

10.40.



10.41. This requires the applicant to demonstrate that attempts to market the property 
have been undertaken for two years: This information has not been submitted as 
it is understood that the buildings are vacant. The applicant has requested that 
officers take into account that the proposals would result in the existing 
employment levels on the site being re-provided and increased as part of the 
development. As set out above Officers are satisfied that a convincing case has 
been made for the development. 

Policy B.1 (5.h) – Other Overriding Factors Inhibiting the Continuation of 
Employment Use:  

10.42. In the context of the Site Allocation (SA3.4) approach, which supports 
comprehensive regeneration, officers consider that the proposals for 
redevelopment would enable the site to continue to incorporate a proportion of 
commercial floorspace and also support the Local Plan vision for leisure and 
business expansion. 

10.43. For the reasons set out above, having assessed the proposals against policy B1 
and having regard to the proposals and the Local Plan Site Allocation the loss of 
circa 58m² (without the yard space) of existing employment floorspace is 
acceptable. Overall the applicant has demonstrated compatibility with the criteria 
under policy B.1. 

Siting, Layout, Massing, Height 

10.44. As set out in paragraph 10.7 the site is within the Stratford High Street Policy Area 
(Local Plan policy 3.1), which describes an existing prevailing building height of 
27m in the area.  

10.45. The proposed scale, layout and massing of the buildings is derived largely from 
the previous co-living scheme. The change from shared living to hotel use has 
brought with it the need for additional space to be created to support the use. This 
is largely down to the operational requirements of applicant’s proposed hotel which 
requires more amenities, back of house areas, larger rooms and more plant space. 
As proposed the building’s tallest element is 22 storeys (81.65m AOD) including 
roof plant and screening at its highest point, and at its lowest point 7 storeys 
(27.14m AOD).  Under the co-living resolution to grant scheme the building’s tallest 
element is 19 storeys (70.01m AOD) including roof plant and screening at its 
highest point, and at its lowest point 6 storeys (30.15m AOD). 

10.46. Local Plan policy BN.10 states that where development exceeds the prevailing 
height the proposed development should be assessed against detailed design 
criteria set out for tall buildings. Tall buildings will be considered acceptable where 
they meet the criteria of policy BN.10. 

BN.10 - 1. Exhibit outstanding architecture and high-quality materials, finishes and 
details:  

10.47. In terms of massing, the tallest element is positioned to the southern end of the 
site the height is then lowered as you move towards the Conservation Area. The 
building would meet the High Street at 7 storeys in height, providing a more human 
scale at street level that relates to the surrounding buildings here. The height of 
the 7-storey shoulder block element (27.14m) is lower than the co-living scheme 
6-storey shoulder block element (30.15m) arising from the design as a hotel 
(Citizen M hotel product).  



10.48. The design follows the same principles as the previous co-living scheme. The key 
priorities for officers were to retain the elegant slenderness of the tower with a clear 
set back at the top and to create a strong differentiation between the lower and 
taller elements. This advice has been followed by the applicant and consequently, 
the building has two distinct components: a tall slender tower which relates to the 
tall buildings existing and emerging locally; and a lower set podium building which 
steps up towards the tower from the scale of buildings at the southern end of the 
Conservation Area. Whilst the tower element is 11m taller than officers consider 
the change in the impact on views from the co-living scheme to be acceptable and 
relatively modest, particularly when viewed against the back drop of the 97m high 
Eleanor Rosa House. The likely overall effects on townscape character, views and 
heritage settings are considered to be acceptable given the high architectural and 
urban design quality integrating successfully with the existing buildings and spaces 
in the surrounding area. 

10.49. Officers are satisfied that the architectural expression of the main tower and 
shoulder block work effectively together and create a cohesive piece of townscape. 
Further design development has occurred at the behest of officers and their design 
advisors which includes: a redesign of a proposed feature staircase connecting 
lower floors specifically its suitability as a spiral and the degree to which it activates 
the street; further detailing to the terrace balustrade, panelling, frame and parapet 
detail including height. On the point of balustrade detailing, officers experience 
throughout the LLDC area is that the design, detail and delivery of balustrades and 
parapets has a significant impact on the overall quality of a building. To have 
confidence of delivery to the highest standards, as required of a tall building, 
officers have insisted that the balustrade should be an integrated top of the 
building. The applicant has agreed and amended the submission accordingly. 

Façade Treatment and Materials 

10.50. Officers have assessed the pattern of the façade which would reflect the industrial 
nature of the immediate context i.e. Stratford Workshops. The principal façade is 
a rational grid similar to the repetitive grids and bays of the surrounding historical 
buildings. The grid proposition with the principle of horizontal emphasis for the 
lower sections and vertical emphasis on the tower element are supported by the 
QRP and officers. The vertical elements would be clad in light and dark limestone 
coloured glass reinforced panels that form a check pattern. Ceramic tile panels 
would line the sides of the both horizontal and vertical masonry spandrels and they 
would also project onto the outer surfaces to intensify the modulation of the façade. 
Officers consider that the elevational treatment and detailing have been well 
thought through and the architects have employed techniques to create articulation 
and interest which would achieve a robust and contemporary development. 
Contrast, and a breakup of the massing, would be created through the use of a 
combination of glazed tiles.  

10.51. As required by policy BN.10 the building design relates to the context in which it 
sits. Officers are satisfied that the proximity to St John’s Conservation Area as well 
as to several listed buildings and undesignated heritage assets has informed the 
choice of materiality as well as the rhythm and pattern of composition of the façade. 
Officers consider the material palette to be rational, calm and appropriate. The 
predominant masonry character of the historically significant context has informed 
the primary reading of the façade. Cast masonry stone (limestone-coloured) has 
been chosen as a material that would echo its context i.e. in the dominant 
expression of the locally listed Rex building at 361-383 High Street and as an 
accent which would counteract the otherwise dominant brick of the locally listed 
Stratford Workshops and Stratford High Street DLR Station. Officers, supported by 
QRP, consider that the use of masonry stone to the flank walls would result in 



slender, elegant elevations and have a positive impact on the conservation area. 
Cast stone at the header, and sill of windows, would add further interest. In the 
same way, visual interest would be achieved on the southern elevation, which 
would be exposed in relation to the low-rise 302 Stratford High Street building 
(Builders Arms) and has much less fenestration, with a contrast of tile colours and 
detailing. In addition to the proposed masonry panels, glazed tiling has been 
proposed as a cladding material for portions of the façade as well as the columns 
and soffit at the base of the building. The use of glazed tiles relates to and 
references the materials used in the adjacent Builders Arms public house (302 
Stratford High Street) and the nearby Grade II Westbridge Hotel. The communal 
entrance would be constructed with full height glazing and glass swing doors to the 
hotel accommodation entrance. This would be sheltered with a colonnaded 
entrance area. It is considered that the ground floor layout is-well conceived with a 
good level of active frontage on Stratford High Street. The entrance foyer provides 
a positive and direct relationship to the street.  

10.52. The windows would have deep reveals with high-quality aluminium frames. Further 
variation to the windows would be provided by the back painted glass spandrels. 
Officers consider that careful consideration has been given to the approach to 
fenestration locations as well as to the design of entrances.  Officers would want, 
by way of condition, to see a mock-up of the junction between the cast masonry 
panel and glazed tiles on the window reveals, as well as more details on the metal 
mesh enclosure.   

10.53. Officers are satisfied that the façade detail discussed above and illustrated on 
submitted drawings, as well as the proposed complement of materials are 
respectful of their context and would enable the delivery of a development that 
integrates well with the overall grain of the area.  

10.54. QRP have reviewed the current hotel scheme twice, (pre-the planning application 
submission – it was not deemed necessary by officers or the QRP Chair for the 
QRP of the panel members to see it post submission) and commented ‘…The 
panel repeats its support for the concept informing the Collective Hotel – a short 
stay hotel in this location appears appropriate. It appreciates the careful thinking 
that has gone into developing the design…’ They also go on to state that the 
proposed architectural expression ‘… is elegant and sculptural, with a pleasing 
simplicity and sleekness. Composition and proportions are well judged and the 
treatment of the top of the building works well…’  

10.55. The QRP recommended some refinements (i.e. enhancing the depth of the façade, 
especially for the southeast elevation), which the applicant has undertaken, and 
commented that the proposal for the Collective Hotel meets the criteria of LLDC 
Local Plan Policy BN.10, which includes outstanding architecture. They stated that 
‘…It will be essential, however, to ensure that the quality promised by the proposal 
is fully realised…’ Officers are satisfied that for the reasons set out below the 
quality of architecture is outstanding such that it could be said to comply with 
criterion BN.10 (i) and is a view shared by QRP. Conditions (material samples and 
details, further drawing details) and s106 legal obligations (architect retention and 
design monitoring) are recommended to ensure design quality. 

10.56. Officers consider that the various refinements have successfully addressed Officer 
and QRP’s comments. Officers are satisfied for the reasons set out above that the 
proposals exhibit outstanding architecture and robust high-quality materials, 
finishes and details complying with criterion BN.10 (i) and that this view is shared 
by QRP. To ensure the highest quality materials, the details of all external materials 
would be submitted to comply with condition 34. 



BN10 - 2. - Respect the scale and grain of their context: 

10.57. The development is considered to respect the scale and grain of its context. The 
applicant has undertaken a robust approach to understanding the local character 
resulting in architecture that achieves a positive contribution to the area and to 
ensure that, as a prominent building, the highest design standards are incorporated 
both in terms of creating positive longer views of the building and where the 
building meets the ground.  

10.58. A key consideration in the townscape principles that have been followed is around 
creating a building which steps up from the Conservation Area towards the 
completed Duncan House development and the other tall buildings on Stratford 
High Street.  

10.59. The proposed scheme would result in a better-quality townscape than presently 
exists on the site as a result of the active frontages and the new routes and 
connections proposed.  There would be a variation of height going from the north 
to the south from 22 storeys to 7 storeys.  Officers are satisfied that the application 
has demonstrated that these proposed heights are acceptable in design terms 
given the context. This work shows how the varied heights of these developments 
animate the skyline with the scale of the different buildings working together in their 
context. Officers also note the revised taller wing addresses the High Street and 
marks the northern extent of tall buildings that run along this route, to the south 
west of the St John’s Conservation Area which provides a coherent piece of 
architecture and relates well to the existing grain and context of the area. 

BN.10- 3. Relate well to street widths and make a positive contribution to the 
streetscape:  

10.60. The development would make a positive contribution to the streetscape. The 7-
storey shoulder element will mark the entrance to the Conservation Area when 
approaching from the south west. The shoulder is designed to address the St 
John’s Conservation Area directly and the emerging scale of its western end, which 
includes the completed Broadway Chambers development which steps up from 
the High Street with two increasingly tall buildings. The shoulder would be 
significantly lower than these two buildings and maintain a height similar to the 
lower buildings along Stratford High Street. 

10.61. Whilst the taller 22 storey element is the focal point from the west away from 
Stratford High Street seen against the back-drop of existing higher tower blocks 
least amongst them the recently completed 33 storey mixed use student 
accommodation building formerly named Duncan House (now known as Eleanor 
Rosa House). Officers consider this to be a positive move helping to create a sense 
of place within the High Street. 

BN.10 - 4. Generate an active street frontage: 

10.62. The existing site has very little active frontage.  The lower levels of the development 
with the proposed open-plan incubator space and reception areas and double 
height foyer with visibly permeable glazed bi-folding doors connects to the newly 
proposed external amenity spaces. These features activate the street and provide 
access through both the reception and the enlarged public space, adjacent to the 
existing Builders Arm pub, and to the publicly accessible Channelsea River to the 
rear. Officers are satisfied that the proposals generate an active street frontage. 

BN.10 – 5. Provide accessible public space within their curtilage: 



10.63. The proposals have taken care to address the public realm to provide a high-quality 
interface between the building, streetscape and riverside. The proposed 
landscaping with the upgrades to the public realm in the vicinity, including the 
corner of Stratford High Street and Lett Road as well the cleaning up of, 
improvements to and provision of access to the Channelsea River result in a 
coherent publicly accessible space.  Access is provided to the Channelsea River, 
which the applicant has committed to cleaning and improving with an art led 
regeneration project. This is considered to be a significant improvement bearing in 
mind that the site is currently inaccessible. 

BN.10 – 6. Incorporate sufficient communal space: 

10.64. As set out in tables 2 and 3 the development provides a mix of internal and external 
amenity space (circa 740m² of external amenity space). It should be noted that 
there are no specific space standards for a development of this type. Nonetheless, 
officers are satisfied that the mix and variety of communal spaces both internally 
and externally are sufficient to support the proposed scheme.  

BN.10 – 7, 8, 9. Promote legibility/contribute to defining public routes and spaces 
/ create new or enhance existing views and sightlines:  

10.65. The form of the development and the spaces help define the public routes and 
promotes townscape legibility.  This is achieved by the transitioning between the 
High Street and the taller buildings within the Stratford Metropolitan Centre. The 
development follows the street grain and results in a more visually and accessible 
public route between the Conservation Area and to the QEOP via Stratford High 
Street creating a new vista along this important route.  

BN.10 – 10. Preserve or enhance heritage assets and the views to/from these, and 
contribute positively to the setting of heritage assets, including conservation areas: 

10.66. Whilst a locally listed building would be removed as set out in paragraph 10.8, 
PPDT’s advisors consider the loss of the building to be less than substantial harm. 

10.67. The architectural expression takes cognisance of the Conservation Area and 
heritage assets as discussed in preceding paragraphs. PPDT’s historic advisor 
agree with the applicant that the submitted townscape views demonstrate that the 
likely effect on the setting of the Conservation Area would be moderate to major 
beneficial assessed both in isolation and cumulatively. The setting of the 
conservation area includes tall buildings. Tall buildings are an established part of 
the conservation area’s setting and an additional tall building seen within its urban 
context would not in the view of officers or its advisors be inherently harmful 
providing it is conceived in the round and designed to the highest architectural 
standards which officers and their advisors consider it has.   

10.68. Officers and their historic advisors take the view that whilst the proposed 
development would be visible on the skyline in relation to the conservation area’s 
historic landmarks, the proposed heights and massing are appropriate and would 
not harm their clear visibility and recognisability or undermine the Church of St 
John and its spire as the focal point in these views. Officers are satisfied that the 
design of the development would remain of a high quality and there would be no 
detrimental impact upon local or strategic views. The proposed development would 
not have an adverse impact on the Conservation Area or off-site heritage assets 
and would enhance the pedestrian route between Stratford Regional Station and 
heritage assets on the High Street. The effect of the development on the 
significance of the Conservation Area would therefore be negligible, leaving it 
unharmed.    



10.69. Officers are satisfied that the nature of the spaces and route created by the 
proposed development in relationship with the approved adjoining development is 
appropriate and will result in an urban form which respects the scale and grain of 
the context of the existing residential townscape. The submitted TVIA 
demonstrates that the proposed development would not result in any adverse 
heritage impact on the key protected views. 

10.70. In addition, policy BN.10 states that buildings should not have an adverse effect 
on microclimate, sunlight and daylight, overshadowing, etc and existing townscape 
views (criteria 11 and 12). These are topics covered in the elsewhere in the 
Assessment section. Officers are satisfied that no adverse impacts would result 
from the height of the building. 

10.71. Conclusion: Having considered the criteria set out in BN.10 Officers are satisfied 
that the proposals comply with the Local Plan policy and this is therefore an 
acceptable design and location for buildings of these heights.  Officers welcome 
this proposal in this area and consider it to be a positive addition to Stratford High 
Street. The overall design presents an appropriate form of development on this 
site. It acknowledges its context and sits comfortably in the streetscene. The mix 
of uses in the building is welcomed as is the activity it would generate. The heads 
of terms seek to secure funding for architect retention and detailed design 
monitoring going forward, which the applicant accepts. 

10.72. Officers consider that the proposals meet the criteria set out at Local Plan policy 
such as incorporating high quality materials finishes and details, relating well to 
street widths and making a positive contribution to the streetscape and the 
adjacent Conservation Area. The proposals are considered to be of appropriate 
scale and height relative to the general pattern of heights within an area compliant 
with the Local Plan policy BN.10. 

Quality of Design, Including Heritage Impacts  

10.73. The application site is close to (70m), but outside, the south-western boundary of 
the St John’s Conservation Area (CA) which covers the heart of the historic town 
centre of Stratford and contains a number of listed and locally listed buildings. The 
CA begins to the north east of the railway bridge adjoining the site and the slightly 
elevated ground level of the bridge creates a degree of visual separation between 
the site and CA. There are a number of tall buildings which are also close to the 
CA boundary and are more visible from the centre of the area; for example, Unex 
Tower and the development Stratosphere and Azure buildings. In views, out of the 
CA the proposed building will provide a landmark and point at which the different 
character of the High Street to the south west begins. The slender profile of the 
building and its design quality are considered to be important factors in assessing 
the effect on the CA. 

10.74. The assessment of the Heritage Statement by PPDT’s Historic Advisor using 
English Heritage guidance (The Settings of Heritage Assets 2011) is that the 
although the development would introduce bulk, height and massing into views 
from and towards the St John’s CA and from and through to nearby heritage assets 
(listed and locally listed buildings), the development solely provides ‘low adverse’ 
impact to the views and setting. The ‘low adverse’ impact is caused via introduction 
of massing to the setting of both the Builders Arms and Stratford Works. They go 
on to state that currently the view towards the development site from the Stratford 
CA is of a medium adverse effect due to the existing low-quality buildings identified 
within the St John CA appraisal, which states that they provide a negative impact 
on the CA. 



10.75. PPDT’s Historic Advisor also comments that the cumulative impact of the 
development alongside other proposals i.e. Broadway Chambers (Stratosphere 
and Azure buildings and the Eleanor Rosa House development on heritage assets 
provides ‘less than substantial harm’ outweighed through provision of public 
benefit. Stating that whilst the proposed development adds to the cumulative 
massing the proposed building would improve the current view via the introduction 
of high quality elevation design at street level, flanks and height. The introduction 
of the proposed contemporary building of the illustrated high standard is welcome. 
The development would much improve and enhance the existing streetscape and 
compliment the emerging developments with Stratford.  

10.76. Officers are satisfied that there would be less than substantial harm to the setting 
and character of the conservation area and consider that any perceived harm 
would be offset via enabling public benefit in providing employment, visitor 
economy, open space, public realm and a building of high quality design. 

10.77. As previously stated the design, massing and scale of the proposals is considered 
to be acceptable in its context including   the Conservation Area. The detailed 
appearance, heights, and materials respect the St John’s Conservation Area and 
would preserve the character of its setting. Officers’ overall conclusion in respect 
of the impact on the setting of the Conservation Area is that any harm resulting 
from some additional enclosure of the view along Stratford High Street (outside the 
CA) is offset by other tall buildings which have a similar enclosing effect in other 
directions (e.g. Eleanor Rosa House and Stratosphere and Azure Building) and by 
the high quality of the architecture and the benefits of the uses and activity 
proposed. The GLA support officers’ conclusions commenting that …the proposed 
heights are supported subject to robust conditions securing high quality materials. 
Whilst there would be some harm to surrounding heritage assets, GLA officers 
consider this harm to be less than substantial and outweighed by the public 
benefits arising from the proposals…’ 

10.78. The impact of the proposals on the Sugar House Lane Conservation Area and the 
Three Mills Conservation Area has been considered. However, both these 
conservation areas are some 1km to the south and south west of the site and given 
the location and scale of the proposals and other existing tall buildings on Stratford 
High Street, the visual impact on views available from these areas is considered to 
be negligible. 

Other designated and non-designated heritage assets: 

10.79. The Builders Arms (no. 302 Stratford High Street) adjoins the application site to 
the south west and is a mock Tudor public house built in 1937 and not listed, nor 
locally listed. It is situated on a corner plot on the junction of the High Street with 
Lett Road, and attached to No.304 Stratford High Street to the north. The Builders 
Arms is considered by PPDT’s Heritage Consultants to be the property most 
impacted by the proposed development. Whilst as a part two storey, part three 
storey building this building could be perceived as being dwarfed by the proposed 
19 / 22 storey development. As designed the alignment of the floors of the 
proposed development takes cues from the Builders Arms and its immediate 
context along the High Street.  

10.80. Given the variety in character and scale of buildings here on Stratford High Street, 
adjacencies of buildings of disparate scales and heights are not uncommon. To 
address the discrepancy of scales between the two buildings, officers are satisfied 
that care has been taken to consider how the proposed development would meet 
the ground and how it sets back from Builders Arms in order to establish a legible 
public space. The building is positioned away from the pub in order to open up a 



public space leading towards the Channelsea River. This space is activated 
through a colonnade along the proposed development which accommodates the 
main entry into the building’s foyer.  The colonnade, along with the double height 
foyer are proportioned such that they align with the eaves line of Building Arms, 
maintaining a unified datum that visually links the two buildings across the street 
frontage.  The height reciprocity between the foyer and the Builders Arms flank 
wall establishes a balanced enclosure to the public space.  

10.81. At ground level, a transparent curtain wall façade to the main lobby entrance areas 
in conjunction with the proposed landscape treatment aims to open the ground 
level as much as possible to engage with the pub and the wider High Street and 
encourage interaction and access to both the external areas around the building 
as well as the co-working spaces on the first and second floor of the building. The 
proposals would establish a landscaped lit public route between the pub and the 
development’s foyer. The design approach of the proposals is not considered to 
be a ‘pastiche’; and although a departure from existing building typology on the site 
and the historic streetscape within the St John Conservation Area, officers and 
PPDT’s Heritage Consultants are satisfied that the proposals would enhance and 
compliment the setting via the introduction of interesting façade features, such as 
lapped panel fenestration and angled mullions, and new materials. 

10.82. The QRP commented that the public realm and landscape design strategy is well 
considered including the space between the building and the Builders Arms public 
house, and access to the Channelsea River. ‘…The panel supports the plan of the 
building within what is a constrained site. The distance between the building and 
the Builders Arms public house, and access to the Channelsea River from Stratford 
High Street, are well judged…’ The GLA in their Stage 1 response commented 
‘…The scale and proportions of the proposal’s two storey foyer frontage is broadly 
aligned with that of the retained pub and this results in a consistent sense of 
enclosure along the Stratford High Street edge of the site, as perceived from street 
level. The open and transparent design of the foyer space also provides a clear 
contrast with the distinct character of the neighbouring pub which provides the 
potential to achieve a successful balance of old and new elements whilst also 
enabling views through to the ‘garden’ to rear of the site…’ 

10.83. The proposals would create a new public space between the pub and the proposed 
building entrance to the north east. Policy HC7 of the draft new London Plan states 
that ‘…development proposals for redevelopment of associated accommodation, 
facilities or development within the curtilage of the public house that would 
compromise the operation or viability of the public house use should be resisted…’ 
The policy recognises that pubs are a unique and intrinsic part of British culture. 
Officers are satisfied that this distinctive local building providing a use with 
community benefit would not be compromised by the proposed development. 

10.84. The nearest Listed Building to the site is the Westbridge Hotel to the south of the 
site which is Grade ll listed. The proposals are clearly visible and of a different 
scale to the hotel and will reduce the openness of the outlook to the north. 
However, it is not considered that the proposals would harm the character or 
setting of this listed building given the surrounding context and location on the other 
side of Stratford High Street. The recently completed construction of the taller 
Duncan House (97.05m AOD) development is directly opposite the hotel to the 
south of Lett Road. The scale of the proposed hotel at 22 storeys is significantly 
less than, and in contrast with, the 33-storey Duncan House development, and is 
of a massing and design which means it is visually distinct while providing 
important continuity at the active ground floor level. 



10.85. There are three other locally listed buildings in the vicinity of the site (on the 
opposite side of the high street): Stratford High Street DLR Station, the Rex 
Cinema at 361-383 High Street and Stratford Workshops on Burford Road. The 
submitted Townscape, Heritage and Visual Impact Assessment (THVIA), assesses 
the impact on these buildings as negligible. The nearest is Stratford High Street 
Station and PPDT’s advisor identifies some harm (though less than substantial) 
from the dominating effect of the proposal. In accordance with the NPPF this 
means balancing the benefits of the scheme against any harm. Given also the 
different character of development on the north-west side of the High Street and 
the separation by a dual carriageway, Officers are satisfied that the impact on the 
station is acceptable. The Rex and Stratford Workshops are further from the site 
and the impacts are considered negligible. 

10.86. Officers are satisfied that the proposals would not adversely affect the setting or 
significance of any of the heritage assets in the vicinity such that refusal of 
permission would be justified and therefore consider the proposal would achieve 
compliance with paragraphs 185 and 196 of the NPPF, Section 66 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990, Local Plan policies BN.16, 
part 10 of policy BN.10, policy 7.8 of the London Plan, and draft new London Plan 
policies HC1 and HC7. 

Townscape views: 

10.87. The submitted TVHIA assesses the visual impact of the proposals by presenting 
11 views and 1 night view from publicly accessible locations around the site as 
existing and with the proposal outline superimposed. A Zone of Visual Impact map 
has also been prepared in accordance with Historic England’s 2015 Advice Note 
on tall buildings. The views were selected in consultation with PPDT officers 
considered in relation to the 70.01m AOD high co-living scheme (15/00515/FUL); 
and were originally designed to assess a proposed taller co-living scheme (33 
storey). 

10.88. It is also relevant to note in relation to the context that since the co-living 
application, the adjacent Eleanor Rosa House site has been constructed and that 
development is significantly taller (97.05m AOD) than the revised current hotel 
application at 81.65m AOD. The TVHIA concludes that the impacts on all views 
would vary from negligible in two cases to minor, moderate or major beneficial 
effects. Although the degree of benefit is to some extent a subjective judgement, 
Officers and PPDT advisors are satisfied that the proposals by reason of the high-
quality architecture have significantly improved the townscape and that in the 
emerging context of other approved schemes the impact of the scheme is 
acceptable.  

10.89. The proposals have been assessed against Local Plan policy BN.9, London Plan 
policies 7.7 and 7.11, and new draft London Plan policy HC3, which identify local 
and strategic view corridors. Officers are satisfied that the development does not 
impact adversely on local or strategic views and so would accord with Local Plan 
policy BN.9 and London Plan policies 7.7 and 7.11 and new draft London Plan 
policy HC3.   

10.90. The comments from a local resident in respect of loss of views / outlook are noted 
and have been considered. However, the policies referred to regarding local and 
strategic views relate to specific identified views from public areas and not to views 
from private residential property which planning policy does not protect.  

Hotel Quality: 



10.91. There is no formal planning guidance with respect to hotel room sizes. The 
standard hotel rooms within this proposal would have a size of circa 16.4m² sqm, 
with each rooming being naturally lit and incorporating a double bed, private 
bathroom and kitchenette. The accessible and adaptable rooms are larger than the 
standards rooms at 25.8m². The corridors providing access to the hotel rooms 
would also be naturally lit and guests would also have access to common areas 
and the restaurant.  

10.92. Whilst the proposed bedrooms would be acceptable for hotel use, they would not 
be acceptable for a C3 residential use, or long-terms stays, as they would not 
satisfy the requirements of the London Housing SPG or Local Plan policies with 
respect to housing quality. To that end, officers recommend that a condition is 
imposed to ensure that the hotel operates within Class C1 and sought to restrict 
the maximum stay of 90 days day and nights per calendar year so as not to 
circumvent housing policies. However, PPDT’s legal advisors have commented 
that ‘…it is difficult to argue that the Condition is required to make the Proposed 
Development acceptable in planning terms. This is because hotel use under Class 
C1 by its very nature is required to operate within that use i.e. to provide 
accommodation on a transient basis.  Accordingly restricting the use to less than 
90 days in any 12-month period is a restriction which is wider in scope that is 
required to secure hotel use within Class C1.  Therefore, it is arguable that it places 
an unjustifiable and disproportionate burden on the Applicant by restricting the type 
of hotel guests (i.e. Monday to Friday business guests) that can stay at the 
Proposed Development…’    

10.93. Members (during their PDC briefing) requested assurance that should permission 
be granted, that the hotel element is used solely as a hotel under Class C1, 
particularly given that some of the applicant's other developments operate as co-
living products.  To that end, a condition is recommended (condition 54) that would 
ensure that the development could only be used as a hotel within Class C1 and 
not for any other purpose, specifically as residential dwellings or co-living 
apartments.  If this was not the case, then PPDT’s legal advisor’s advice is that 
LLDC as the LPA would be able to take enforcement action requiring any use 
outside of a hotel under Class C1 to cease.    

10.94. There is a requirement for the Hotel Management Strategy in the s106 legal 
agreement to ensure that there is transparency as to how the development is 
operating. As a minimum, the Hotel Management Strategy would be required to 
include:  

 an overriding objective to ensure that the proposed development is 
used solely as a hotel under Class C1 and not for residential use 
under Class C3;  

 a requirement for the hotel operator to share all booking records at 
regular intervals and alert LLDC when any guest has stayed for 
longer than 90 days in any 12-month period;  

 any amendments are required to be agreed in writing with LLDC. 

10.95. The applicant has questioned the need for this provision but officers are of the view 
that this transparency would mean that LLDC as the LPA would be able to ensure 
that the development was being used solely as a hotel under Class C1 and if this 
was not the case to take appropriate enforcement action either under the proposed 
condition or s106 legal agreement.  

Accessibility and Inclusive Design:  



10.96. Accessibility and inclusive design is a key consideration in the design process and 
is specifically promoted by London Plan policies 4.5, 6.1 and 7.2, draft new London 
Plan policy E10 and Local Plan policy BN.5 as well as LLDC Inclusive Design 
Standards. 

10.97. Policy 4.5 of The London Plan sets out that 10% of new hotel bedrooms should be 
wheelchair accessible. Policy E10 of the draft new London Plan states that either 
10% of new hotel bedrooms should be wheelchair accessible or 15% of rooms to 
be accessible and sets out the requirements for delivery of either (see below): 

1. 10 per cent of new bedrooms to be wheelchair-accessible in 
accordance with figure 52 incorporating either figure 30 or 33 of 
British Standard BS83002:2018 Design of an accessible and 
inclusive built environment. Buildings. Code of practice; or  

2. 15 per cent of new bedrooms to be accessible rooms in accordance 
with the requirements of 19.2.1.2 of British Standard BS8300-
2:2018 Design of an accessible and inclusive built environment. 
Buildings. Code of practice. 

10.98. The hotel bedrooms are proposed to be located on levels 3 to 6 and 8 to 18.  

10.99. Thirty-one (10.8%) of the 287 proposed bedrooms have been designed as 
wheelchair accessible in accordance with paragraph 1 above of draft new London 
Plan policy E10.  The applicant has advised that the rooms would also include: 
800mm door clear opening width, swing doors to wardrobes (where present) to 
open 180 degrees, easy to grip and visually contrasting handles on all 
doors/wardrobes/fitting, audible and visual fire alarm and room numbers indicated 
in embossed characters. Officers would seek to secure the wheelchair accessible 
units via condition 58.  

10.100. Officers have considered and are satisfied with the general approach to access 
issues for the hotel in relation to the provision of adequate disabled access and 
transport links with the surrounding area (Stratford High Street DLR and Stratford 
Regional Stations, which provide step free access); approaches to and around the 
site; entering and exiting the hotel (step free access would be provided to the 
shared entrance lobby); circulation routes within the development; lift access would 
be provided to all levels of the development; the provision of adequate facilities 
such as accessible WCs which would be provided within the reception foyer on the 
ground floor); and the provision of clear and legible signage to assist wayfinding 
and potential evacuation. The distance from the Blue Badge space to the main 
entrance/foyer is circa 32m. The distance is considered to be acceptable and policy 
compliant. However, it is acknowledged that there the Blue Badge provision is the 
minimal provision set out in the draft new London Plan 

10.101. The applicant has given consideration to the potential for a second Blue Badge 
space within the site, however, this provision is not reasonably achievable due to 
the space constraints within the parking and servicing area. Lett Road adjacent to 
the western boundary of the application site (70m to the site entrance) is subject 
to double yellow lines on the northern side which offers an alternative parking 
option for Blue Badge holders for up to 3 hours. Officers have requested that the 
applicant in consultation with LB Newham highways seek to secure on-street Blue 
Badge spaces. The applicant has agreed to pay for the provision of permanent on-
street spaces (number to be agreed) to augment the proposed on-site single Blue 
Badge space provision. The location of any on-street space would be agreed with 
Officers and the Highway Authority by way of a s106 legal agreement. The 
additional provision is supported by PPDT’s transport consultants 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. 

10.102. The applicant has advised that the process for providing Blue Badge spaces to 
staff/visitors would be captured in the hotel operation / management plan to be 
secured by s106 legal agreement. 

10.103. The applicant has confirmed that there is provision for adapted cycles, e.g. 
recumbent tricycles if required by employees.  

10.104. Officers are satisfied that the proposals generally meet the development plan 
objectives in terms of accessibility and inclusive design. The provision of 
accessible rooms and the one blue badge parking space would ensure that the 
development is in accordance with policy 7.2 of the London Plan, draft New London 
Plan policy E10 and BN.5 of the Local Plan which is to ensure that proposals 
achieve highest levels of accessibility and inclusion. 

    Landscaping and Ecology  

10.105. London Plan policies 5.10, 5.11, 7.4, 7.5 7.19 and 7.21 and draft new London Plan 
policies G1 and G5 and Local Plan policy BN.3 seek minimal impacts and wherever 
possible to ensure that development makes a positive contribution to the 
protection, enhancement, creation and management of biodiversity. 

10.106. A Landscaping Strategy and an Ecological Appraisal are submitted with the 
application in accordance with relevant policy and best practice. The site is divided 
into two - the northern section (hotel/commercial) and the southern section 
(amenity open space). 

Trees:  

10.107. An Arboricultural Impact Assessment (AIA) which incorporates an Arboriculture 
Method Statement and Tree Protection Plan, has been provided as part of the 
submission and updated following discussions with officers. The existing trees on 
site comprise a range of young to mature broad leaved species. The most 
significant tree is an Indian bean tree located outside the Builders Arms public 
house and a notable large Ash tree growing immediately adjacent to the site 
boundary. Vegetation around the Channelsea River area is dense with understorey 
scrub species interspersed with self-sown semi-mature trees including willow, 
sycamore and ash. Due to the presence of existing properties acting as a barrier, 
roots of existing trees along the site’s adjacent watercourse are assumed to be 
located almost wholly within the channel, or at such a depth as to not pose a 
constraint to development. There are no Tree Protection Orders (TPOs) imposed 
on any trees at the site.  

10.108. The proposed development requires the removal of two trees of low quality within 
the red line boundary which will be replaced with high quality planting as part of 
the landscaping scheme. The existing mature Indian bean tree planter will be 
replaced and reinforced with concrete. This process would be carefully managed 
to prevent root damage using techniques such as hand tool or compressed air 
excavation. It is recommended that a detailed Arboricultural Method Statement 
setting out this procedure and other root protection measures is secured by 
condition (52). 

Ecology:  

10.109. The Channelsea River at the site location is proposed to be ecologically enhanced 
by removing litter and thinning out the vegetation and planting of native species, 



providing much needed biodiversity and ecology improvement to the area. The 
proposals for the Channelsea River channel include management of existing 
vegetation, new native species planting intended to complement and enhance 
biodiversity and bird and bat boxes. The proposed development is not considered 
to have any adverse impacts on ecology. It is welcomed that there are some 
ecological enhancements proposed, which include bird boxes, and initially a green 
wall and other roof top vegetated areas.  However, officers recommend that the 
artificial turf area is replaced by real grass and that further green areas are provided 
for biodiversity on the higher roof levels to accord with policies. These details would 
be secured through conditions 50, 51 and 52, and would require details of all of the 
proposed hard and soft landscaping including management and maintenance 
which would aid biodiversity in accordance with Local Plan policy BN.3.  

Soft Landscaping:  

10.110. The proposals incorporate areas of native and flowering species into the landscape 
design, which would provide food for bees, butterflies etc. These would be focused 
within the Channelsea River; ground level public realm and the roof terraces. 
Planters would also provide maximum benefit in a limited space. The applicant 
has, as requested by officers, replaced the proposed green wall referred to in the 
above paragraph with proposed climbing plants pre-grown on a trellis frame in a 
sufficient growing medium, to achieve a similar aim but more natural looking and 
lower maintenance. Detailed landscape conditions would be secured to ensure 
appropriately resilient and mature species.  

10.111. Members should note that the riverside is intended to be accessible to users of the 
proposed development. The soft landscape proposals as refined arising from GLA 
and officer comments results in an urban greening factor of 0.3 which is in line with 
draft new London Plan policies G1 and G5 but could be increased should the 
artificial grass referred to in the paragraph above be replaced with natural grass. 
However, more detailed information is required on the proposals for the 
Channelsea river public realm, which currently includes a programme of cleaning 
and maintenance of the river and the installation of an art installation in 
collaboration with the Bow Arts Trust.  Conditions are also imposed requiring the 
submission of details of the art work. 

10.112. The proposals have been assessed by PPDT’s environmental consultants and no 
objections have been raised.  The proposed measures are considered to ensure 
that the development delivers green spaces and wildlife that are valued by the 
proposed occupiers of the site and the wider community.  It is recognised that 
healthy functional ecosystems can contribute to a better quality of life and to 
people’s sense of well-being; and support economic diversification and contribute 
to a high-quality environment.  

10.113. Proposals to enhance, in conjunction with adjoining owners and relevant agencies 
including LB Newham, the currently neglected Channelsea River course are 
welcome.  A strategy (including implementation, management and maintenance) 
is secured through the proposed s.106 legal agreement.  

10.114. The proposals are in compliance with Local Plan policies BN.1, BN.3 and London 
Plan policies 5.10, 5.11, 7.4, 7.5 7.19 and 7.21 and draft new London Plan policies 
G1 and G5. 

Amenity (daylight, sunlight, overlooking and overshadowing) 



10.115. The applicant has carried out and provided a Daylight / Sunlight Assessment which 
has been reviewed by PPDT’s environmental consultants who have commented 
that the methodology is robust and comprehensive. 

10.116. As required by policy the assessment has considered the impact of the 
development in terms of daylight and sunlight and overshadowing on the existing 
residential properties located within close proximity of the site. The application site 
lies within a relatively dense urban context. The scheme introduces additional bulk 
across the entire site and the key issues in amenity are the impact on neighbouring 
properties in terms of daylight, sunlight and overshadowing. The submitted 
Daylight and Sunlight Assessment has taken cognisance of the following 
surrounding properties: The Builders Arms, 1a Lett Road (The Edge Apartments), 
23-43 Jupp Road; and 32 Jupp Road. Many of the properties surrounding the site 
currently benefit from light levels in excess of those generally expected in an urban 
location due to the low-rise nature of the existing structures at the site. Eleanor 
Rosa House student accommodation block to the south of the application site is 
occupied and is more or less complete. The residential elements of the proposed 
development are located to the rear of the student accommodation tower away 
from the proposed development and because of their distance and orientation do 
not therefore require testing. 

10.117. The quality of daylight and sunlight within the neighbouring residential properties 
has been assessed using the methods as recommended within BRE guidance 
British Standard document BS8206 pt2. The BRE daylight and sunlight standards 
consist of three elements: Vertical Sky Component (VSC) and Annual Probable 
Sunlight Hours (APSH) methodology which assess facing windows by measuring 
the amount of sky visible from the centre point of a window on its outside face and 
the amount of sun received at the window; Average Daylight Factor (ADF) is a 
measure of diffuse light within the room and Daylight Distribution (DDR) which 
assesses daylight uniformity within the room.    

 Daylight – Neighbouring Properties: 

10.118. The study tested 114 habitable rooms within the neighbouring properties of 23-43 
Jupp Road; Adrian House, 32 Jupp Road; 1a Lett Road; and the Builders Arms 
Public House, 302 High Street. Of the rooms tested, 83.33% of the windows would 
satisfy the BRE guidelines for available daylight (Vertical Sunlight Component - 
VSC) and 96.49% would satisfy BRE guidelines for daylight distribution (or No Sky 
Line effects (NSL)). Whilst there is a minor impact on available daylight for 
neighbouring properties, particularly at 1a Lett Road, the VSC assessment is 
considered a crude assessment which is calculated on the external face of the 
window. The VSC only estimates a room’s ability to see visible sky and does not 
take into account internal room configurations, room use or window size.    

10.119. A supplementary test, to ascertain the Average Daylight Factor (ADF), was also 
carried out to predict the amount of daylight likely to reach neighbouring properties. 
Of the 114 habitable rooms assessed, 99.12% (113 windows) would satisfy the 
ADF targets.  

Builders Arms 

10.120. The applicants have carried out testing to the Public House, the closest sensitive 
receptor, which concludes that there is no harm. This has been assessed by 
PPDT’s Environmental Consultants. The key test is the Vertical Sky Component 
(VSC) assessment. Whilst there would be a reduction in light to one ground floor 
window (Window W 01_01) there would be no change to Windows W02_02 or W 
03_03. Overall, therefore, occupants on the ground floor level within the kitchen 



and living areas of the existing Public House would receive good levels of daylight 
according to the BRE Guidelines. There is a slight reduction in light available to the 
windows on the second floor of the existing Public House where the bedrooms of 
the recently granted 18/00385/FUL would be located. However, with regard to the 
BRE guidelines, there is a reduced expectation for daylight levels within bedrooms. 
PPDT’s consultants therefore advise that the light would be received where it would 
be most beneficial for both the existing and future Public House occupants.   

10.121. Taking into account the three tests applied PPDT’s Environmental Consultants are 
satisfied that the effect of the development on the daylight amenity of neighbouring 
properties is considered to be negligible and therefore acceptable. 

Proposed Development 

10.122. The internal daylight distribution of the proposed hotel rooms has not been 
assessed as under the BRE Guidelines, occupants are considered to place less 
importance on the expectation of direct daylight and sunlight to bedrooms. 
However, each guest room would include a large clear window flanked by an 
openable window panel. The hotel rooms are also arranged along central corridors 
which would terminate at each end with a full height window to provide natural light. 

Sunlight – Surrounding Properties: 

10.123. Sunlight analysis is undertaken by measuring annual probable sunlight hours 
(APSH) for the main windows of rooms which face within 90 degrees due south. 
The maximum number of APSH for the London orientation is 1,486 hours. The 
BRE guidance states that if any window receives more than 25% of the APSH 
including at least 5% in winter then the room should receive enough sunlight.  If 
the proposed sunlight is below 25% (and 5% in winter) and the loss is greater than 
20% either over the whole year or just during winter months, then the occupants of 
neighbouring properties are likely to notice the loss of sunlight. 

10.124. In line with BRE guidance, neighbouring properties have also been assessed for 
sunlight access, noting that there is no requirement to test bedrooms. Of the 46 
windows required to be tested in neighbouring properties, 97.83% (45 windows) 
would satisfy the guidelines for annual APSH. PPDT’s environmental advisors 
conclude that the proposals would have a negligible impact on sunlight to 
neighbouring habitable rooms and hence the adverse effects in sunlight terms are 
not considered to be significant. Offices concur with this assessment. 

Overshadowing Amenity Areas: 

10.125. An overshadowing assessment was undertaken on five external amenity areas 
surrounding the site. With the exception of the amenity area along the Channelsea 
River, all amenity areas would receive levels of sunlight well above the BRE targets 
on March 21st. For the Channelsea River, it is shown that the proposed 
development has a moderate localised effect where the available sunlight is almost 
halved and falls below the BR 209 thresholds. However, it is noted that the 
Channelsea River is currently densely vegetated and subsequently overshadowed 
along the particular stretch behind the site. The area is also not publicly accessible 
but would become so as a result of the proposed development. 

10.126. PPDT’s Environmental Consultants are satisfied that overall, the analysis 
undertaken demonstrates that the proposed development meets the required BRE 
guidelines and recommendations and has a negligible impact on the residential 
amenity adjacent to the development site. The proposed development is therefore 



considered to be acceptable in daylight, sunlight and overshadowing terms on the 
surrounding properties given this urban location. 

10.127. Objectors have referred to impacts on amenity of residents at Unex Tower.  The 
distance between the application site and this building is 260m. Officers and 
PPDT’s Environmental consultants are satisfied that there would be no 
demonstrable loss of sunlight or daylight or any overshadowing to these properties. 

10.128. The proposals are thus in accordance with BRE guidelines, the NPPF and Local 
Plan policy BN.4. 

Environmental Considerations 

Wind: 

10.129. The applicant has submitted a Wind Microclimate report which has been updated 
by the applicant to clarify some minor inconsistencies requested by PPDT 
environmental consultants who have reviewed the report.  The report assesses the 
effect of the development on the wind environment and the related comfort/safety 
of users including pedestrians, cyclists and vehicles.  

10.130. The applicant used steady state computation fluid dynamics (CFD) to model the 
wind for 16 directions (at 22.5º intervals) and combined the results with long-term 
wind statistics taken from Heathrow Airport. The applicant highlighted a 
conservative approach had been into the assessment through the omission of 
landscaping in the simulations to overcome any potential issues with modelling 
realistic levels of turbulence. The methodology is therefore considered acceptable 
for this development.  

10.131. The applicant has also used the Lawson comfort and safety criteria (Lawson LDDC 
variant) which assesses wind conditions on an annual basis and is currently the 
industry standard in the UK and is acceptable for this development.  

10.132. PPDT’s environmental consultants have advised of acceptable and safe wind 
conditions at ground level in both the summer and worst season, without mitigation. 
Conditions on the upper terraces are also considered to be safe and tolerable for 
comfort. The proposals would comply with policies 7.6 and 7.7 of the London Plan, 
draft new London Plan policy D8, and policies BN.1 and BN.10 of the Local Plan. 

Noise: 

10.133. A Noise Assessment Report was submitted with the application and has been 
reviewed by PPDT’s environmental consultants. A noise assessment has been 
undertaken and detailed environmental noise measurements have been used to 
assess the suitability of the site for mixed use hotel and commercial/offices and 
also how the proposed development may affect the surroundings once in 
operation.  

10.134. The existing noise environment is considered to be typical of an urban location with 
the dominant noise source being local transport activities, road and rail. The noise 
assessment identifies that mitigation is required in order to achieve the targeted 
internal ambient noise levels within the development. The submitted report also 
sets out the mitigation measures and acoustic performance specifications for the 
building elements required to meet the targeted residual external and internal 
sound levels at nearby commercial properties and residential dwellings. It is 
recommended that prior to installing any buildings services plant, a detailed 
assessment of the predicted noise levels should be undertaken to ensure 
compliance with BS4142:2014+A1:2019 and that there is no loss of amenity to 



surrounding noise sensitive receptors. This assessment would be secured by 
condition. 

Table 2 Noise Sensitive Receptors 

Site Address / 
Use 

Distance from 
Application Site 
Boundary 
metres (m) 

Receptor Type Sensitivity 

302 Stratford High 
Street (The Builders 
Arms P.H + residential) 

1m (east) Restaurant / 
Residential 

Medium 

1a Lett Road (Edge 
residential Apartments) 

 

12m (south-west) Residential Medium 

Duncan House (now 
known as Eleanor 
Rosa House) 

20m (south) Student 
Accommodation / 
Residential 

Medium 

39 Jupp Road 
(industrial) 

12m (south) Industrial Very Low 

45 Jupp Road 
(telephone exchange - 
offices) 

23m (south-east) Offices Low 

32 Jupp Road (Adrian 
House - residential) 

37m Residential Medium 

320 Stratford High 
Street (offices) 

21m Offices Low 

361-373 Stratford High 
Street (commercial) 

40m Commercial Low 

357 Stratford High 
Street (commercial) 

34m Commercial Low 

10.135. Officers consider that the development meets the policies for residential and non-
residential uses contained within the London Plan, draft New London Plan and the 
Local Plan. 

Noise and Vibration: 

10.136. PPDT’s environmental consultants conclude that the demolition and construction 
works would include activities likely to increase noise levels and potentially cause 
vibration to neighbouring properties immediately adjacent to the site. However, 
officers are satisfied that compliance with the proposed conditions would mitigate 
the impact of the works and safeguard amenity and limit noise levels. Noise and 
vibration during construction would be controlled through the implementation of 
measures suggested to be secured through conditions 7, 8 and 14. Conditions are 
also recommended requiring details of construction methods. 

10.137. A condition is also recommended to be imposed requiring the submission of a 
noise assessment that considers impact of this development on the transmission 
of local railway noise to nearby sensitive receivers, including a description of the 
measures, if required, to mitigate adverse effects.  

10.138. Officers and their advisors have also assessed the impact on the proposals on the 
residents of Stratford Plaza/Unex Tower (approximately 260m from the site) 
regarding noise and disturbance and the resultant impact on amenity. Some of its 
residents raised concerns during the consideration of the previous co-living 



submission. It was concluded at that time and remains the case, that given the 
distances and the existing ambient noise levels and activity of the town centre 
location it is not considered that the impact would be harmful. The proposed hotel 
and commercial use activity levels are unlikely to result in levels of noise and 
disturbance, which would lead to a material loss of amenity to existing adjoining 
residents.  

10.139. Officers are satisfied that the proposals accord with London Plan policies 5.3 and 
5.8 and Local Plan policy BN.11. 

Vibration:  

10.140. Based on the minimum separation distance between piling and receptor, and the 
construction works vibration criteria; potential vibration levels from piling affecting 
sensitive receptors may result in major adverse and significant effects at 302 
Stratford High Street due to its close proximity to the site.  The submitted 
assessment states that all other receptors are likely to be no worse than of minor 
adverse classification and therefore not significant due to their low sensitivity or 
that they located far enough from potential piling activities. 

10.141. PPDT’s Environmental consultant accepts these conclusions and agrees that 
mitigation in the form of measures to alleviate and monitor construction noise, and 
vibration impacts should be implemented through a Construction Management 
Plan to be secured by condition. 

10.142. Following the implementation of mitigation, temporary moderate adverse noise 
effects are likely to occur during demolition and construction at 302 Stratford High 
Street.  Conditions are recommended to mitigate against the impacts from plant 
noise i.e. mechanical ventilation and heat recovery units / air conditioning units. 
PPDT’s Environmental consultants have confirmed that with the proposed 
mitigation measures the proposed occupied development would not result in 
significant noise disturbance for existing uses or the proposed users.  

Transport and Servicing 

10.143. The site is located within an area identified as having the highest Public Transport 
Accessibility (PTAL) rating of 6b (Excellent). It is located on a primary road network 
and benefits from access to numerous bus stops on Stratford High Street. Stratford 
High Street DLR Station is opposite the site and the Stratford Regional Station a 
short walk away (450m north). It is adjacent to the network of cycleways and 
footways through Stratford that connect into the adjoining areas.  

10.144. London Plan policies 6.1, 6.13 and draft new London Plan policy T.1 require 
development to support improved public transport capacity and confirm the 
strategic target of 80% 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 a Blue Badge parking space, 
and a taxi drop-off bay. The London Plan advises that for hotels in locations with a 
PTAL of 4 to 6 that on-site provision should be limited to operation needs, parking 
for disabled people and that required for taxis, coaches and deliveries/servicing.  It 
states that all proposals should include an appropriate amount of Blue Badge 
parking, providing at least one space even if no general parking is provided.  

10.145. TfL have raised no objections to the scheme generally and more specifically to the 
proposed number of Blue Badge spaces.  They have advised that Blue Badge 
provision should be assessed on a case-by-case basis and that officers should 
also take into account the location and provision of accessible bus stops and 



review on-street provision. Officers’ analysis, supported by PPDT’s transport 
consultant, is that the provision meets the aspiration of The London Plan given that 
the site is well located for public transport. The site benefits from being in close 
proximity to Stratford High Street, and Stratford Regional stations, which is 
reflected by the Public Transport Accessibility (PTAL) rating of 6b, which is the 
highest rating possible. There are also two accessible bus stops within 200m of 
the site as well as step free access from ‘street to train’ at Stratford Station and 
Stratford High Street DLR Station. Officers note that there is the possibility of Blue 
Badge parking for up to 3 hours some 70m from the site entrance on neighbouring 
Lett Road. Nevertheless, whilst one space is proposed on site, as discussed in 
paragraph 10.101, further off-site provision is proposed to be secured by s106 legal 
agreement. 

10.146. A Transport Assessment (TA) has been submitted in support of the application, 
which has been assessed by Officers and PPDT’s Transport Consultant. The 
applicant has undertaken further work at TfL’s request based upon survey work by 
TfL, Crossrail and Network Rail for Stratford station and emerging developments, 
using a form of static analysis which is considered appropriate for a development 
of this scale. The submitted TA predicts low vehicle movements. The TA predicts 
a small increase in bus trips with additional demand generating less than 1 
additional passenger per service per day. Officers and their transport advisors and 
TfL are satisfied that as a car free development the proposal is in accordance with 
London Plan policy.  

10.147. With respect to the comments raised by one objector about Stratford Station 
capacity, planning permission has been granted and is underway for a new south-
west entrance to the station.  This would provide an additional access point. TfL 
are currently assessing wider capacity issues at the station. 

Stratford Regional Station:  

10.148. No objections have been raised to the proposals by TfL or LB Newham (highways).  
However, acknowledged by the applicant and TfL there would 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. 

Trip Generation:  

10.149. Additional trips on each rail and London Underground service arising from the 
development have been set out within the Transport Assessment submitted in 
support of the application, which has been reviewed by TfL, and PPDT’s transport 
advisors who have provided advice to officers. The applicant estimates that the 
proposal would generate 219 extra trips in the AM peak three hours and 224 in the 
PM peak three hours, with a mix of arrivals and departures in both periods. The 
additional trips were distributed onto the corridors and platforms within Stratford 
station based upon the shortest distance.  

10.150. TfL have stated that ‘…Stratford station is experiencing serious congestion, 
increasing delays and worsening journey times, especially during the weekday 
evening peak period when station control measures are already being applied. The 
peak flows within the station already exceed the station planning standards. Any 
increase in these flows will further degrade the passenger experience….’  

10.151. There are a number of existing areas within the station that suffer from congestion 
leading to passenger delay in one or both of the weekday peak periods. These are:  
Jubilee Line Concourse stairs into the Western Subway; Southern Ticket Hall 



Gateline; Central Subway; and platform 1 and 2 access and egress. The applicant 
recognises that the internal corridors within Stratford Station are currently 
congested during peak periods and is supportive of TfL’s plans to resolve capacity 
issues and deliver potential interventions and enhancements. 

10.152. TfL supported by PPDT’s transport advisors consider that improvements to the 
delivery of a south-western entrance and western subway lift would be directly 
associated to the trips generated from this site. There are other potential 
interventions at the southern side of the station to move the gate line in the 
Southern Ticket Hall away from the escalators and to opening a South-Eastern 
Ticket Hall, which could also benefit applicant’s development, which would relieve 
congestion across the station. 

10.153. TfL considers that a contribution of £400,000 is reasonably related in scale and 
kind to the impact of additional trips towards the delivery of such a scheme at the 
south west of the station enabling a shorter desire line route between the proposed 
development site and the station for 1) the south west entrance and 2) the western 
subway lift relocation which would mitigate the impact of Stratford station trips of 
this proposed development, and where further contributions would be sought from 
other emerging applications.  

10.154. 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. 

Cycle Parking: 

10.155.  Cycle parking has been considered against the draft new London Plan standards 
and results in the provision 34 cycle bays are proposed (24 long stay spaces and 
10 visitor bays). It should be noted that London Plan policy requires a provision of 
32 spaces. Cycle parking is provided at ground level and would have controlled 
access from the service yard. The short stay cycle spaces would be located to the 
western entrance within the public realm.  

10.156. TfL had requested that the short stay cycle parking be located closer to the main 
entrance for ease of use. However, acknowledge that ‘…given the constrained use 
of the servicing yard the proposed location is considered acceptable in this 
instance…’  Details of both the long and short stay cycle parking would be secured 
by condition (31). Further details with respect to showing and changing facilities 
associated with the long-stay cycle parking are also proposed to be secured 
through condition.   

Access and Servicing: 

10.157. Vehicular access to the site is proposed from the frontage, on Stratford High Street 
in the form of a left in / left out arrangement as a result of the dual carriageway of 
the High Street, which forms part of the Strategic Road Network and provides links 
to the A12 Blackwall Tunnel Approach and the A406 North Circular which from part 
of the Transport for London Road Network (TLRN) or ‘red routes’. The site is 
therefore well connected for links to both the local and wider highway network. The 
cycle super highway and bus lines serve Stratford High Street. 

10.158. A Delivery and Servicing Plan has been submitted which sets out the servicing 
arrangements and the anticipated impact of associated trips together with a 



mechanism for minimising this impact.  Use of the vehicular access would be 
predominantly related to servicing and delivery vehicles. The TA states that the 
servicing would be managed to avoid non-essential deliveries during the peak 
hours. Deliveries will be undertaken via a scheduled booking system to manage 
deliveries efficiently and the service yard area allows for vehicles up to 8m in length 
to undertake a 3-point turn.  

10.159. TfL’s requested that the applicant clarify how the number and frequency of delivery 
and servicing trips has been derived, following receipt of which TfL have expressed 
satisfaction with the additional information provided and methodology which has 
provided greater assurance over the number of vehicles crossing Cycle 
Superhighway 2. 

10.160. Blue Badge and Taxi Bay: In addition, vehicular access for use of the single blue 
badge parking space and the ability to facilitate a pick up / drop off bay for taxis is 
also proposed, however due to the close proximity of local amenities and the level 
of public transport accessibility (highest rating PTAL6b), these uses are expected 
to be minimal. There is also opportunity for informal drop off activity on Lett Road 
(70m south) as per any other taxi activity. 

10.161. The managed servicing area accessed from Stratford High Street accommodates 
the taxi pick-up / drop-off bay and blue badge parking bay, providing close access 
to the building. In the absence of any servicing vehicle being present (i.e. the 
loading bay being unoccupied), taxis would be able to use the loading bay to turn.  

10.162. The submitted Deliveries and Servicing Plan and its update have been reviewed 
by PPDT’s transport consultant, who has confirmed that they are acceptable and 
would be secured via planning condition (38). As all servicing activity is to be 
undertaken from this access road and given the low frequency and location of 
deliveries, the scheme impact on the local highway network would be negligible 
and to that end no objections are raised.  

10.163. The transport impacts of the construction phase of the development would be 
secured through a planning condition requiring a Construction Management Plan 
and a Construction Logistics Plan. It is also proposed to use a s106 legal 
agreement to secure a financial contribution towards mitigating the transport 
impacts of construction and that the developer would be required to attend the 
LLDC Construction Traffic Management Group meetings (see heads of terms).   

Refuse:  

10.164. Waste collection would be undertaken daily. Waste storage is accommodated 
within the basement level and a detailed waste management strategy has been 
submitted which considers the site constraints and the proposed privately 
managed commercial and hotel l waste collection on site which negates the need 
to undertake collections on-street. The heads of terms would require the details of 
the waste collection arrangements to be agreed by PPDT in consultation with the 
London Borough of Newham’s as the waste collection authority. 

Travel Plan:   

10.165. A Travel Plan is submitted as part of the development in order to encourage 
sustainable modes of travel and reduce the transport impact of the proposal where 
possible.  As requested by TfL and accepted by the applicant the commitment to 
provide, implement, and monitor/review an approved Travel Plan, which would be 
secured via the s106 legal agreement. 



10.166. Overall, transport impacts as a result of the development are expected to change 
imperceptibly, and adequate mitigation will be in place through the use of Travel 
Plans and Servicing and Delivery Management Plans. A Construction Logistics 
Plan is also required to manage impacts during demolition and construction 
phases. With this mitigation in place Officers, supported by PPDT’s Transport 
Consultants, are satisfied that the proposals suitably demonstrate that there are 
minimal transport impacts placed on the local highway and public transport 
network. No objections have been raised by TfL. 

10.167. Officers are therefore satisfied that the proposals, subject to the completion of the 
s106 agreement and the imposition of suitable conditions, will be in accordance 
with policies 6.3, 6.9 and 6.13 of the London Plan, draft new London Plan policies 
T1, T3, T4, T5 and T6 as well as Local Plan policies T.4, T.8, T.7, T.8 and T.9. 

Sustainability 

10.168. The application is supported by a Sustainability Statement and an Energy 
Statement. The NPPF and London Plan polices 5.1, 5.2, 5.3, 5.7, 5.8, 5.9, 5.10 
and 5.11, and draft New London Plan policy S.12, as well as Local Plan 
sustainability policies and in particularly SP.5 set out the sustainable objectives in 
order to tackle climate change.  

10.169. Policy S.2 of the Local Plan advises that developments will be expected to 
minimise carbon dioxide emissions to the fullest extent possible by application of 
the energy hierarchy (Be lean, Be clean, Be Green).  

10.170. Policy S.I2 of the Draft New London Plan advises that major developments should 
be net zero-carbon, and that a minimum on-site reduction of at least 35% beyond 
Building Regulations is expected. Non-residential developments should aim to 
achieve 15% through energy efficiency measures. Local Plan policy S.4 advises 
that development would be required to demonstrate that they achieve the highest 
standards of sustainable design and construction and that non-residential 
developments should achieve at least a ‘Very Good’ BREEAM score.  

10.171. The Sustainability Statement includes a BREEAM pre-assessment for the hotel 
areas using the BREEAM New Construction 2014 methodology. A BREEAM score 
of 58.4% is targeted which is equivalent to a Very Good rating. A condition is 
recommended to ensure that all commercial areas within the development achieve 
the BREEAM Very Good rating, at both design and post construction review stage, 
in line with Local Plan Policy S.4. The heads of terms include a reasonable 
endeavours clause requiring the applicant to seek to achieve BREEAM Excellence. 

10.172. The Energy and CO2 Emissions section of the Sustainability Statement 
summarises the Energy Strategy and confirms that a 36.4% reduction is CO2 
emissions is achieved on site.  

10.173. Climate change adaptation has been considered in terms of overheating analysis, 
urban greening (new trees and planting at ground floor and on the lowest level 
roof), surface water flooding and sustainable drainage.  

Water efficiency: 

10.174. Measures such as water monitoring and leak detection have been proposed 
alongside efficient sanitary fittings. Within the BREEAM assessment, two credits 
are targeted for issue Wat 01 Water Consumption, which is not in line with the 
requirement within Local Plan Policy S.4 to achieve maximum water credits. The 
applicant has outlined that insufficient space is available to provide rainwater or 
greywater harvesting systems. A condition is recommended to encourage further 



consideration of water efficient fixtures and fittings in order to increase the number 
of targeted credits to three.  

10.175. PPDT’s consultants have assessed pollution management in terms of land 
contamination, air quality, noise, light and water pollution and are considered 
acceptable.  

Lighting: 

10.176. Light pollution measures in line with the relevant BREEAM credit are proposed. 
High efficiency artificial lighting, using high frequency electronic ballasts will 
exceed Part L2A:2013 efficacy minimum standards with a current optimised 
performance standard of 80 luminaire lumens per circuit Watt. Daylight control, 
photocell control dimming and /or presence detection to lighting systems will be 
installed so that lights can be turned off when there is sufficient daylight or when 
not needed. 

Heating and Cooling Systems: 

The building systems and plant have been designed to optimise the efficiency of 
the systems by matching installed capacity to anticipated building demand. Plant 
space has been allowed for a future connection to a district network should this 
become available. In line with the hierarchy for selecting an energy system in the 
GLA guidance document, the proposed development will be provided with heating 
and cooling via a centralised air source heat pump system with gas boiler back-up 
for the supply of hot water. No CO2 emissions reduction is achieved at the “Be 
Clean” stage of the energy hierarchy. 

10.177. The submitted Energy Strategy confirms that the proposed development would 
achieve a 36.4% on site reduction in carbon dioxide (CO2) emissions against the 
baseline defined in the Energy Assessment Guidance. A 4% reduction would be 
achieved through the use of passive design (“Be Lean”) measures including 
building fabric performance and building services efficiencies which exceed the 
minimum performance requirements of Building Regulations. The 36.4% reduction 
in CO2 emissions achieved on site is line with The London Plan and its draft and 
Local Plan Policy S.2 set out in the GLA guidance document.  

10.178. No existing local heating or cooling networks were identified to which the proposed 
development could connect. Plant space has been allowed for a future connection 
to a district network should this become available. In line with the hierarchy for 
selecting an energy system in the GLA guidance document, the proposed 
development would be provided with heating and cooling via a centralised air 
source heat pump system with gas boiler back-up for the supply of hot water. No 
CO2 emissions reduction is achieved at the “Be Clean” stage of the energy 
hierarchy.  

10.179. The Energy Strategy includes a feasibility study of various renewable energy 
technologies. No technologies were found to be feasible with the exception of air 
source heat pumps which are proposed for the provision of heating and cooling. 
This results in a further 31.4% reduction in CO2 emissions at the “Be Green” stage 
of the energy hierarchy.  

10.180. Officers are satisfied that the proposed measures set out in the submitted Energy 
and Sustainability Statements respond positively to local, regional and National 
development plan policy and guidance in terms of demonstrating a commitment to 
a sustainable development. The proposals also support policy S1 of the Local Plan 



in terms of contributing to the health and well-being of those who will reside or work 
within the development. 

Air Quality 

10.181. The proposed development is within the LB Newham Air Quality Management 
Area.  The applicant has submitted an Air Quality Assessment (AQA). Overall, the 
air quality assessment concluded that the air quality impact of the proposed 
development would not pose a constraint to the redevelopment of the site and any 
residual effects can be appropriately mitigated. The AQA has been assessed by 
PPDT’s Environmental consultants.  

10.182. The submitted air quality assessment has been carried out following national 
legislation, local planning policy, the Mayor of London’s Air Quality Strategy and 
best practice guidance. Both construction and operational phases of the proposed 
development have been considered in the assessment. The pollutants of concern 
for the assessment are NO2 and fine particulate matter (PM10 and PM2.5). 

10.183. The proposed development does not include any on-site centralised combustion 
plant such as gas/fuel boilers or Combined Heat and Power (CHP) units and all 
power would be supplied to a district energy centre.  

Demolition and Construction Phase: 

10.184. As there are human receptors within 200m of the site, an assessment is required 
in line with the Institute of Air Quality Management (IAQM) guidance and given the 
presence of sensitive receptors in the surrounding area. There are neighbouring 
receptors sensitive to dust within approximately 20m of the site, along Lett Road. 
The demolition work would include demolition of existing buildings during the site 
preparation period. The buildings to be demolished are 1-storey buildings (190 m²), 
2-storey buildings (250 m²) and a 2-storey building (150 m3). Referencing the 
IAQM Guidance on the assessment of dust from demolition and construction the 
total building/material volume for demolition is estimated to be small. The Air 
Quality Statement concludes that the potential dust emission magnitude for 
demolition is therefore assessed as small. PPDT’s environmental consultants 
agree with these conclusions.  

Earthworks: 

10.185. Site clearance works, basement excavation and the digging of trenches for 
foundations and utilities represent the principal activities that may generate 
emissions of particulate material. The Air Quality Statement concludes that the 
potential for exposed materials to generate dust depends on the nature of the 
material.  

Construction: 

10.186. Dust emissions during construction can give rise to elevated dust deposition and 
PM10 concentrations. These are generally short-lived changes over a few hours 
or days, which occur over a limited time period of several weeks or months.   

10.187. Where appropriate, mitigation measures have been included in the Environmental 
Design and Management section of the submitted AQA, to minimise the potential 
for adverse residual effects from being experienced by sensitive receptors during 
the construction and operational phases of the proposed development. 

10.188. PPDT’s environmental consultant has advised that final details of mitigation 
measures (see condition 8) for the demolition and construction phases be 



submitted for approval, and as such the residual impacts would be not significant. 
This includes a detailed dust and air quality management plan proposed to be 
submitted to PPDT (LPA) for approval. This would be required to include measures 
to minimise or prevent construction dust. Such details required would include 
wheel washing, appropriate screening and management of vehicles entering the 
site, engines and exhaust systems regularly serviced; and, as far as possible, plant 
located away from boundaries etc in accordance with the LLDC Code of 
Construction Practice (CoCP).  This would ensure that the effects of dust/pollutant 
emissions are of negligible and of minor significance. Parts n, o, & p of proposed 
condition 7 Construction Transport Management Plan (CTMP) includes 
construction traffic routing and would also be in place to mitigate any likely effects 
on air quality as a result of the temporary increase in vehicles. 

Operational Phase: 

10.189. Dispersion modelling has been carried out to predict the operational phase air 
quality impacts. The changes to local quality due to the proposed development 
were found to be negligible at selected existing receptors. A site suitability 
assessment for the new receptors at the proposed development has also been 
undertaken and it concluded that NO2, PM10 and PM2.5 concentrations would be 
below the corresponding national ambient air quality objective. 

10.190. Officers are satisfied that the imposition of condition 10 implemented in accordance 
with the Mayor’s Supplementary Planning Guidance on the ‘Control of Dust and 
Emissions during Construction and Demolition’ is appropriate as well as parts n, o, 
& p of condition 8 and would accord with the Local Plan policies BN.11 and T.4 
and London Plan policy 7.14. PPDT’s environmental consultants are satisfied that 
the adoption of these mitigation measures would reduce the risk of potential impact 
on the receptors (property and amenity; human health) to a low risk, resulting in a 
likely effect of negligible significance. 

Contamination 

10.191. Policy BN.13 of the Local Plan seeks to prevent harm to health and the 
environment from the effect of contamination and to bring contaminated land into 
beneficial use. PPDT’s environmental consultants have reviewed contamination 
reports submitted with the proposed development and have recommended that 
contamination and remediation planning conditions are secured.   

Flood risk 

10.192. The applicant has submitted a Flood Risk Assessment (FRA) in support of the 
application and assesses the cumulative impact of the proposal in accordance with 
the requirements of the NPPF and supporting Technical Guidance.  Reference is 
also made to mapping within the LB Newham Strategic Flood Risk Assessment. 
The report assesses the risk of flooding from the following sources: Fluvial; Tidal; 
Groundwater; Surface Water/Sewers; and Reservoir Flooding. 

10.193. The site is shown to lie partially within Flood Zone 3 with the area benefitting from 
Flood Defences along the River Lee, with the remainder of the site located in Flood 
Zone 1. Mapping of the defended flood outlines has been provided by the 
Environment Agency showing that the site will not flood from fluvial sources up to 
and including 1 in 1000-year storm event. Flood Level Data from the River Lee 2D 
Flood Mapping Study and topographic information have been used to demonstrate 
that the site level (approximately 5.50m AOD at its lowest point) is above all of the 
modelled flood levels.  



10.194. 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). However, this is not based on up 
to date breach modelling data, and the EA have objected to the proposals on this 
basis. An updated FRA has been submitted to PPDT, and the EA have been 
consulted.  

10.195. It is proposed that the finished floor level (FFL) of the building/site would be raised 
to 6.5m AOD and be used as a reception and service area. The hotel 
accommodation units would be constructed on the first floor of the building and 
above at a minimum level of 12.75m AOD; which is higher than the proposed flood 
depth on site during a breach event for the 2100 scenario and the 1 in 200-year 
scenario. The applicant confirms within the updated FRA that a Basement Impact 
Assessment (BIA) would be beneficial to assess the impacts that the proposed 
development would have on groundwater and geology in the area so as to ensure 
that the development is not increasing risk to neighbouring areas. In addition to a 
BIA PPDT’s environmental consultants have advised that an assessment of risk 
from groundwater during the construction phase i.e. during excavation, with 
suitable mitigation is also undertaken. 

10.196. Following an assessment of the updated FRA, and subject to the updated EA 
response, PPDT’s environmental advisors take the view that the site is at low risk 
from surface water (fluvial) flooding (considering implementation of the proposed 
surface water drainage strategy), sewer flooding and artificial sources flooding. 
The risk of groundwater flooding to the site at ground level is assessed to be low. 
However, the risk of groundwater flooding to basement levels is considered to be 
moderate. A ground investigation report for a nearby site recorded groundwater 
levels between 3.5m and 10m below ground. Whilst there are no historic 
groundwater flooding incidents recorded in the locality, as a result of the recorded 
groundwater levels above, the proposed basements may encounter groundwater 
issues.  

10.197. The applicant has updated the FRA to include clarification on the groundwater 
flood risk during construction, and mitigation of risk to basement levels. The EA 
have been consulted on the further submitted documentation, subject to no further 
objections, officers would seek to impose condition (28), in order that the 
development accord with the updated FRA. Early indications are that the EA is 
likely to remove the objection following receipt of the update/additional information 
provided. If the site is shown to be at risk, information on emergency planning and 
safe access/egress routes would be required to be submitted to PPDT for approval. 

Community Infrastructure Ley (CIL) 

10.198. The development is liable for both Mayoral and LLDC CIL. It should be noted that 
these are estimates and based on indexation if the development were to be 
approved in January 2020 (i.e. decision issued). Members should be aware that 
the amount may change to reflect the indexation on final approval if this were to 
take place over a longer period of time: 

10.198.1. LLDC CIL: £1,513,058.69 (hotel space, which is based on the current 
LLDC CIL Charging Schedule). The non-hotel space would be subject 
to a £20/m² charge following approval of the revised LLDC CIL which 
was considered by the Inspector at the Examination in Public. 

10.198.2. Mayoral CIL: £750,960 (this will be subject to the MCIL 2 charge which 
is £60/m² in the LLDC area). 



Heads of Terms  

10.199. The following heads of terms for the Section 106 agreement are recommended to 
mitigate the effects of the development.  

 Management Strategy for the public realm (measures to include but
not limited to):

- Securing a minimum amount of space as publicly accessible 

- Management of communal space 

- Details of access arrangements 

- Out of hours emergency 

 Hotel Management Strategy would be required to include:

- An overriding objective to ensure that the proposed development 
is used solely as a hotel under Class C1 and not for residential 
use under Class C3  

- A requirement for the hotel operator to share all booking records 
at regular intervals and to alert LLDC LPA when any guest has 
stayed for longer than 90 days in any 12-month period  

- Any amendments are required to be agreed in writing with LLDC 
LPA 

 Car Parking Management Strategy

-  Businesses would not be eligible for on-street parking permits 

 Landscape works to the Channelsea River

- Strategy to be submitted for approval to the LPA in consultation 
with LBN Flood Authority, with delivery and ongoing maintenance 
at the expense of the applicant prior to opening of the 
development 

- Secure public access through the site to the area alongside the 
Channelsea River 

- Delivery and layout of the publicly accessible open space 

 Public Realm and Connectivity

- Financial contribution (£250,000) towards improved public realm, 
local connectivity, walking and cycling provision and wayfinding 

 Highway Safety Contribution

- A contribution (£20,000) towards the administration of the LLDC 
Construction Transport Management Group and a requirement to 
attend the group meetings 

- Financial contribution (£50,000) towards construction mitigation 
impacts, including the funding of temporary safety measures and 
crossing patrol officers  

- Public footway improvement works 

 Blue Badge Provision



- Provision of permanent on-street Blue Badge car parking, with the 
location and quantum agreed with the LPA and the Highway 
Authority 

 Stratford Regional Station

- Financial contribution of £400,000 towards the impact of additional 
trips through the delivery of the scheme at the south west of the 
station, including a capped amount to be used towards studies 
which support the delivery of mitigation options at Stratford 
Regional Station 

 S278 and Traffic Management Order

- To be entered into with the Local Highway Authority for: 

- The relocation of the vehicle crossover and planting and street 
trees 

- Visibility splays and tracking 

 Relocation Strategy

- To provide a relocation strategy in connection with the West 
Ham Labour Party office, including a relocation strategy 
specification 

- Compliance with relocation strategy 

 Employment skills and training

- Adherence to London Living Wage for construction workers and 
end user employees 

- Submission of a Local Labour Strategy 

- Use of Local Labour – using reasonable endeavours to procure 
contractors in respect of construction vacancies and jobs and in 
respect of end-use vacancies and jobs 

- Apprenticeships (end-use): on-the-job training for people 
interested in pursuing a career in the hospitality industry 

 Affordable Workspace

- Strategy around the commercial/workspace element identifying 
how those spaces will be designed/managed and allocated to 
meet the needs of local Small and Medium Sized Enterprises  

- Affordable workspace comprising 358m² (GIA) charged at 50% of 
the market rent inclusive of rates, utilities and service charge for a 
period of 25 years 

 Sustainability

- Use of reasonable endeavours to secure the extension of the 
QEOP district heating and cooling network to the development site 
and thereafter obligation to secure connection; and in the event 
that this cannot be achieved submit details of alternative 
measures by which equivalent carbon savings can be achieved 
and in any event, submit a decarbonisation plan for the approval 
of the LPA; reasonable endeavours to encourage occupiers to 
reduce their energy usage 



- The development shall be futureproofed as to enable future 
connection to a new or existing district energy network 

- An update report is submitted in advance of above ground works 
to allow the Local Planning Authority to ascertain whether a 
connection to an existing network is possible at that stage 

- Carbon offset payment where the monitoring shows that the 
projected carbon offset reduction against current Building 
Regulations Target Emissions has not been met, the carbon 
offset methodology specified within the Legacy Corporation 
Carbon Offset SPD shall be applied to calculate a carbon offset 
payment using a figure of £95 per tonne of carbon to an amount 
equivalent to the gap identified in that target 

- Carbon emissions for the first year of operation of the 
development shall be monitored and a report provided to the local 
planning authority within [TBA xxx weeks] of the conclusion of that 
monitoring 

- Where the monitoring shows that the projected carbon offset 
reduction against current Building Regulations Target Emissions 
Rate has not been met, the carbon offset methodology specified 
within the Legacy Corporation Carbon Offset SPD that is adopted 
at that time shall be applied to calculate a carbon offset payment 
using the figure per tonne of carbon that it specifies to an amount 
equivalent to the gap identified in that target 

- Use Reasonable Endeavours to achieve BREEAM Excellent 
rating 

 A Community Investment Programme

- Set out aspirations for the local community, how the scheme 
would contribute to assisting local need, and how they would be 
secured 

- Set up a steering group, which includes members of the 
community 

 Architect Retention and Design Monitoring

- Retention of architects (PLP Architecture), or an equally qualified 
architect as agreed in writing by the LPA, and a financial payment 
of £100,000 to reimburse LLDC for the costs of commissioning an 
external architect to undertake design quality work if the named 
architect or suitably qualified alternative architect is not retained 

 Sustainable Travel

- The applicant to submit a Final Travel Plan meeting the TfL best 
practice requirements and secure the LPA’s written approval.  The 
Final Travel Plan will be implemented, managed, and monitored 

- Submission of bi-annual reports on performance against the 
targets set out in the Travel Plan. In the event that the targets are 
not being met, to propose and agree mitigation measures to 
promote the targets 

 Refuse



-  Waste collection arrangement 

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. 

11.1.1. 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: 

11.1.2. Eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under the Equality Act; 

11.1.3. Advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and; 

11.1.4. Foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

11.2. Officers are satisfied that the application material and Officers’ assessment has 
taken into account these issues. Particular matters of consideration have included 
provision of hotel accommodation; employment workspace; public realm; and 
parking, as well as the provision of affordable workspace. 

12. CONCLUSION

12.1. The proposals for a full planning application for the scheme have been robustly 
assessed. The proposed redevelopment of this site is considered to be in 
accordance with the principles for regeneration established by spatial policies and 
there is therefore no objection to the principle of redevelopment of the site for a 
hotel along with commercial B1(a) and B1(c) floorspace. The development is 
considered to be compatible with surrounding sites and the area in general.  The 
overall footprint of the development provides a satisfactory level of hotel and 
commercial business accommodation.  

12.2. Officers consider the proposals respect the site’s context and urban grain and 
would provide a high-quality development in this part of the townscape. The 
massing and bulk of the scheme complements existing developments in the street 
and it is considered that the proposals relate well to surrounding development. The 
proposed materials would match the majority of the existing built form in the area. 
The development has been located on the site appropriately, is well proportioned 
and is sensitively designed in terms of its scale, height, form, design and facing 
materials.  The variation in the scale and architectural design of the development 
would add interest to the streetscene. Overall the scheme’s architectural treatment 



and material selection have been well handled. Therefore, it is considered that the 
development conforms to Policies BN.1 and BN.10 in terms of design, scale and 
materials. The QRP have stated that the proposal meets the tests set by policy 
BN.10. 

12.3. Overall policy tests relevant to locating a tall building on this site have been 
satisfied. Officers consider that development meets the test set out in Local Plan 
policy BN.10 which includes ‘…exhibiting outstanding architecture…’ and this view 
is supported by QRP.  Particular regard has been had to potential impacts upon 
the setting of the nearby Conservation Area and surrounding heritage assets, 
which is considered to have a less than substantial harm.  

12.4. Officers consider that the less than substantial harm to the heritage assets is 
outweighed by the public benefits of the proposals, which include redevelopment 
of a vacant site for beneficial use including employment generating uses which 
would also support the visitor and night time economy of Stratford Town Centre, 
affordable workspace, site remediation, a building featuring high quality design, 
landscaping and public realm enhancements, thereby improving the visual amenity 
of the area. The application would make a positive contribution to meeting the 
regeneration and convergence objectives set out in London Plan policy. 

12.5. The quality of the hotel accommodation and the provision and arrangement of the 
ancillary amenity uses are considered to be very good and would provide a suitable 
environment for short-stay accommodation. The proposed commercial B1 uses are 
also considered to be of good quality, with the applicant committed to providing 
46% of the proposed workspace at 50% of the local market rate (secured via) a 
legal agreement.   

12.6. Officers are satisfied that the proposals would not be significantly detrimental to 
residential amenities of neighbouring properties and conditions are imposed where 
necessary to protect amenity. 

12.7. Officers are awaiting further comment from the EA, which will be reported to 
Members in an update report.  Early indications are that the objection is likely to 
be removed following receipt of the updated and additional information provided. 
PPDT’S environmental consultants have advised that in their opinion the updated 
FRA is acceptable.  

12.8. Officer analysis concludes that the proposals are acceptable in planning terms, 
contingent on conditions and appropriate mitigation as set out in the section 106 
agreement heads of terms which will, amongst other things, secure; employment 
and training opportunities; maximise sustainable travel; and minimise disruption to 
the amenity of the area. 

12.9. The proposals are considered to be compliant with national, regional and local plan 
policies and guidance. Therefore, it is recommended that the application be 
approved, subject to conditions set out below and the completion of a s106 legal 
agreement as per the heads of terms set out in this report. 

13. Conditions / Informatives

1. Time Period

The development to which this permission relates must be begun no later than three
years from the date of this decision notice.

Reason: To comply with the provisions of Section 91 of the Town and Country



Planning Act 1990. 

2. Approved Plans

The development shall be carried out and retained thereafter in accordance with the
following drawings and documents:

Appendices 1,2,3 4, 5, 6 & 7

Reason: To ensure that the development is undertaken in accordance and retained
with the approved drawings.

3. Notice of Commencement

The development, including demolition, shall not be commenced until written notice 
of intention to commence the development has been given to the Local Planning 
Authority. The notice required by this condition shall only be given where there is a 
genuine prospect of development being commenced within 21 days of the notice and 
the notice shall confirm and provide written evidence that this is the case. 

Reason: To ensure satisfactory compliance with this planning permission. 

Pre-commencement justification: To enable the Local Planning Authority to monitor 
development.  

CONSTRUCTION 

4. Demolition

The works of demolition hereby authorised shall not be carried out before a contract
for the carrying out of the works of development of the site including site preparation
and construction works has been made and confirmation of such, has been given to
the Local Planning Authority for approval in writing together with a programme for
construction.

Reason: To prevent premature demolition in the interests of the character and
appearance of the townscape of the area and adjoining Conservation Area.

5. Non-Road Mobile Machinery

No non-road mobile machinery (NRMM) shall be used on the site unless it is compliant 
with the NRMM Low Emission Zone requirements (or any superseding requirements) 
published by the Centre for Low Emission Construction and until it has been 
registered for use on the site on the NRMM register (or any superseding register).  

Reason: To ensure that air quality is not adversely affected by the development. 

6. Archaeology

No development, including demolition, shall take place until a stage 1 written scheme 
of investigation (WSI) has been submitted to and approved by the Local Planning 
Authority in writing. For land that is included within the WSI, no development, including 
demolition shall take place other than in accordance with the agreed WSI, and the 
programme and methodology of site evaluation and the nomination of a competent 
person(s) or organisation to undertake the agreed works. 

If heritage assets of archaeological interest are identified by stage 1 then for those 
parts of the site which have archaeological interest a stage 2 WSI shall be submitted 
to and approved by the Local Planning Authority in writing. For land that is included 
within the stage 2 WSI, no development, including demolition, shall take place other 
than in accordance with the agreed stage 2 WSI which shall include: 



A. The statement of significance and research objectives, the programme 
and methodology of site investigation and recording and the nomination 
of a competent person(s) or organisation to undertake the agreed works. 

B. The programme for post-investigation assessment and subsequent 
analysis, publication & dissemination and deposition of resulting 
material. This part of the condition shall not be discharged until these 
elements have been fulfilled in accordance with the programme set out 
in the stage 2 WSI. 

Reason: To safeguard the heritage assets by ensuring that any archaeological 
remains that may exist on site are not permanently destroyed.   

Pre-commencement justification: This pre-commencement condition is necessary to 
safeguard the archaeological interest on this site. Approval of the WSI before works 
begin on site provides clarity on what investigations are required, and their timing in 
relation to the development programme. 

7. Recording and Historic Analysis

No development including demolition or remediation shall take place until a 
programme of recording and historic analysis, which considers industrial heritage, 
building structure, architectural detail and archaeological evidence has been 
undertaken in accordance with a written scheme of investigation and submitted to and 
approved in writing by the Local Planning Authority. 

Reason: Important structural remains are present on the site. Accordingly, the 
planning authority wishes to secure the provision of historic building recording prior to 
development, in accordance with Historic England guidance. 

8. Demolition and Construction Management Plan

No development, including demolition, hereby permitted shall commence until full 
details of the proposed demolition and construction methodology, in the form of a 
Method of Demolition and Construction Statement, have been submitted to and 
approved in writing by the Local Planning Authority in conjunction with London 
Borough of Newham (Highways). The Method of Demolition and Construction 
Statement shall be in accordance with all relevant legislation in force and substantially 
in accordance with all policy adopted and best practice guidance published at the time 
of submission. The Method of Demolition and Construction Statement shall include 
details regarding:  

a) Hours of work and noise mitigation and monitoring measures;
b) Safeguarding of buried services;
c) Location and height of any proposed stock
d) Deliveries within site, to ensure vehicles not stopping on the highway
e) The notification of neighbours with regard to specific works;
f) Advance notification of road closures;
g) Details regarding parking, deliveries, and storage (including hours of

deliveries);
h) Details of measures to prevent the deposit of mud and debris on the public

highway;
i) A feasibility survey shall be carried out to consider the potential for moving

demolition and construction material from the site by waterborne freight.
j) Details of compliance of construction vehicles with Construction Logistics

and Community Scheme (CLOCS) standards and Fleet Operator 
Recognition Scheme (FORS) registration;

k) Details of collaboration with adjoining development sites to mitigate against
detrimental impacts;

l) Measures to ensure that cyclists using Cycle Superhighway 2 are not
unduly affected by construction traffic;



m) Any other measures to mitigate the impact of construction upon the amenity
of the area (including the Lea Navigation River and areas of adjacent
habitat) and the function and safety of the highway network;

n) Construction Transport Management Plan (CTMP) including measures
such as restricting timing of demolition and construction movements (and
access/egress to the site) to avoid peak congested hours on the local road
network.

o) Details of routes and access for construction traffic, including lorry holding
areas;

p) Attendance as necessary at the LLDC Construction Transport Management
Group (CTMG);

q) Dealing with complaints and community liaison; and
r) A scheme for protecting nearby residential and commercial properties from

noise and other environmental effects.

No development, including demolition, shall commence until provision has been made 
to accommodate all site operatives', visitors' and construction vehicles loading, off-
loading, parking and turning within the site or otherwise during the construction period 
in accordance with the approved details.  The demolition and construction shall 
thereafter be carried out in accordance with the details and measures approved in the 
Method of Demolition and Construction Statement unless otherwise approved in 
writing by the Local Planning Authority.   

Reason: To avoid hazard and obstruction being caused to users of the public highway 
and to safeguard residential amenity from the start of the development process. 

Pre-commencement justification: To ensure that demolitions and construction 
impacts are appropriately mitigated in advance of commencement of works. 

9. Cranes and Scaffolding – London City Airport Flight-Path

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 in writing by the Local Planning Authority, in consultation
with London City Airport. The details shall also include the submission of a bird strike
risk statement and bird hazard management plan. The development shall thereafter
be carried out in accordance with the approved details and retained as such thereafter.

Reason: To ensure that operations at London City Airport are safeguarded in
accordance with London Plan Policy 6.6.

10. Demolition & Construction Dust Monitoring and Mitigation

Prior to commencement of the development hereby permitted, a scheme for dust 
monitoring, assessment and mitigation for all demolition and construction activities shall 
have been submitted to and approved in writing by the Local Planning Authority. The 
applicant shall have regard to the GLA SPG on the Control of Dust and Emissions 
During Construction (or any subsequent revision) and the scheme shall include: 

 An air quality and dust risk assessment;
 An air quality dust management plan (which shall include

measures for site management, on/off-site vehicle/machinery
operation, dust suppression and track-out in order to avoid effects
from dust);

 Site monitoring;
 The identification of dust sensitive premises to be used as the

location for dust monitoring, including any arrangements proposed
for amending the selected locations if new dust sensitive premises
are introduced;



 The frequency and other arrangements for dust monitoring; and
 The arrangements for reporting the results of dust monitoring and

the implementation of mitigation measures to the Local Planning
Authority.

The demolition and construction shall thereafter be carried out in accordance with the 
approved scheme for dust monitoring, assessment and mitigation for all demolition and 
construction activities.   

Reason:  To ensure that the construction of the development minimises its 
environmental impacts and protects local air quality and complies with Policy 7.14 of 
the London Plan and the GLA SPG Control of Dust and Emissions During Construction. 

Pre-commencement justification: submission and approval is required prior to 
commencement to ensure that the Local Planning Authority is satisfied that the impact 
of the demolition and construction would be appropriately mitigated. 

11. Demolition and Construction Waste Management Plan

The development, including demolition, shall not be commenced until a Demolition and 
Construction Waste Management Plan has been submitted to and approved in writing 
by the Local Planning Authority. The objectives of the management plan shall be to 
ensure all waste arising from demolition and construction works is managed in a 
sustainable manner, maximising the opportunities to reduce, reuse and recycle waste 
materials. The management plan shall also detail the compliance and assurance 
requirements to be maintained on the site during all phases of works including site-
preparation and remediation.  The management plan shall include as a minimum the 
following information: 

• Classification of all waste including hazardous waste according to current
legislative provisions;

• Performance measurement and target setting against estimated waste
forecasts;

• Reporting of project performance on quantities and options utilised;
• Measures to minimise waste generation;
• Opportunities for re-use or recycling;
• Provision for the segregation of waste streams on the site that are clearly

labelled;
• Licensing requirements for disposal sites;
• An appropriate audit trail encompassing waste disposal activities and waste

consignment notes;
• Measures to avoid fly tipping by others on lands being used for

demolition/construction. Returns policies for unwanted materials;
• Measures to provide adequate training and awareness through toolbox

talks; and
• Returns policies for unwanted materials.

The demolition and construction shall thereafter be carried out in accordance with the 
approved Demolition and Construction Waste Management.   

Reason: To ensure that the demolition and construction of the development minimises 
its environmental impacts. 

Pre-commencement justification: To ensure that the Local Planning Authority is 
satisfied that the impact of the demolition and construction would be appropriately 
mitigated. 

12. Piling Method Statement

No piling, including impact piling, shall take place until a piling method statement 
(detailing the depth and type of piling to be undertaken and the methodology by which 



such piling would be carried out, including measures to prevent and minimise the 
potential for impact on ground water, damage to subsurface water infrastructure, and 
the programme for the works) has been submitted to and approved in writing by the 
Local Planning Authority, in consultation with Thames Water and The Environment 
Agency.  All piling shall be undertaken in accordance with the terms of the approved 
piling method statement. 

Reason: To ensure that piling methodology is appropriate. The proposed works will 
be in close proximity to underground water utility infrastructure and some piling 
techniques can cause preferential pathways for contaminants to migrate to 
groundwater and cause pollution. 

13. Railway Noise

Prior to commencement of the development hereby permitted, a noise assessment
shall be submitted to and approved by the Local Planning Authority, that considers
the impact of the development works on, in particular, the transmission of local
railway noise to nearby sensitive receivers, including a description of the measures,
if required, to mitigate adverse effects. The development shall be carried out in
accordance with the mitigation measures arising from the noise assessment
approved details prior to occupation; and the development shall thereafter be
retained as such.

Reason: To ensure that neighbours in adjacent developments do not suffer a loss of
amenity by reason of excess noise from environmental and transportation sources
during the demolition and construction.

Pre-commencement justification: To ensure that adverse environmental impacts
arising from the demolition and construction of the development are adequately
mitigated.

NOISE 

14. Internal and External Plant Equipment

Prior to the commencement of above ground construction works, full details of internal 
and external plant equipment and trunking, including building services plant, 
ventilation and filtration equipment shall have been submitted to and approved in 
writing by the Local Planning Authority. The development shall thereafter be carried 
out in accordance with the approved details and all flues, ducting and other equipment 
shall be installed in accordance with the approved details prior to the use commencing 
on site and shall thereafter be retained and maintained in accordance with the 
manufacturers’ instructions. 

Reason: To ensure an appropriate appearance and that no unacceptable nuisance or 
disturbance is caused to the detriment of the amenities of future residents of the 
development, and neighbours. 

15. Sound insulation and noise mitigation details – Hotel Rooms

Prior to the first use of the hotel rooms hereby approved, details of the acoustic
insulation measures and ventilation for the rooms shall have been submitted to and
approved in writing by the Local Planning Authority for a scheme of acoustic insulation
and any other necessary means of ventilation provided. The scheme shall include a
glazing specification for all windows to ensure a good standard of internal noise can
be achieved during day time and night time in accordance with the guideline levels of
BS8233 2014: "Sound insulation and noise reduction for buildings – code of practice"
or an equivalent standard. The rooms hereby permitted shall not be occupied until the



noise attenuation scheme, including glazing specification, has been implemented in 
accordance with the approved scheme and thereafter permanently retained. 

Reason: To ensure an adequate standard of residential amenity. 

16. Sound insulation and noise mitigation details – Hotel Accommodation and Commercial

The Development shall not be occupied until details of a sound insulation scheme to
be implemented between the hotel accommodation and any other uses have been
submitted to and approved in writing by the Local Planning Authority. Details shall
include airborne and impact sound insulation. The Development shall not be
occupied/used until the noise mitigation measures approved as part of the sound
insulation scheme have been installed, and it shall thereafter be permanently retained.

Reason: To protect the amenity of future occupants and/or neighbours.

17. Sound insulation details - Mechanical Plant

Prior to installation of plant including mechanical ventilation and heat recovery units /
air conditioning units a scheme demonstrating that noise generated from any electrical
and mechanical plant will not exceed 10dBA below current ambient noise level shall
have been submitted to and approved in writing by the Local Planning Authority. The
new plant shall not cause any audible noise or perceptible vibration to be transmitted
through the structure of the building and to adjacent buildings. The development shall
not be carried out otherwise than in accordance with the details thus approved. This
condition shall apply unless alternative arrangements are agreed (in advance of the
relevant works) in writing by the Council under Section 61 of the Control of Pollution
Act 1974.

Reason: To ensure an adequate standard of residential amenity.

18. Amplified Music

No amplified or live music shall be played on the external amenity deck areas hereby
approved at any time.

Reason: In order to safeguard the amenities of nearby occupiers, in the interests of
residential amenity.

CONTAMINATION 

19. Contamination

No development approved by this planning permission (or stage in development as 
may be agreed in writing with the Local Planning Authority) shall commence until the 
following have each been submitted to, and approved in writing, by the Local Planning 
Authority:  

1. A scheme of ground investigation, based on the Geo-environmental desk study
/ preliminary risk assessment report (TO INSERT), describing and justifying the 
scope of investigations to provide sufficient information for a contamination risk 
assessment; and 

2. A contamination risk assessment and remediation strategy report based on the
findings of the ground investigation. 

The scheme of ground investigation (part 1 above) shall be agreed in writing with the 
Local Planning Authority before the ground investigation commences in accordance 
with the approved scheme. The ground investigation and remediation strategy (part 
2) shall be implemented as approved.



Reason and pre-commencement justification: To safeguard human health, controlled 
waters, property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Policies 5.21, 5.14 and 7.19 of the London Plan and 
Policy BN13 of the Local Plan 2015. 

20. Remediation Implementation and Verification Method Statement

No development approved by this planning permission (or stage in development as 
may be agreed in writing with the Local Planning Authority) shall commence until a 
remediation implementation and verification method statement, based on the 
contamination risk assessment and remediation strategy report (approved under 
condition 19), has been submitted to and approved in writing by the Local Planning 
Authority.  

Upon approval, the remediation implementation and verification method statement 
shall be implemented. 

Reason and pre-commencement justification: To safeguard human health, controlled 
waters, property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Policies 5.21, 5.14 and 7.19 of the London Plan and 
Policy BN13 of the Local Plan 2015. 

21. Unexpected Contamination

If, during development, unexpected contamination is encountered then the Local 
Planning Authority shall be notified in writing and no further development (as agreed 
in writing with the Local Planning Authority) shall be carried out until an addendum to 
the remediation implementation and verification method statement has been 
submitted to and approved in writing by the Local Planning Authority.  

Upon approval, the addendum remediation implementation and verification method 
statement shall be implemented as approved, with any changes agreed in writing in 
advance with the Local Planning Authority. 

Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development has been carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors and in 
accordance with Policies 5.21, 5.14 and 7.19 of the London Plan and Policy BN13 of 
the Local Plan 2015. 

22. Verification Report

No occupation of any part of the permitted development (or stage in development as 
may be agreed in writing with the Local Planning Authority) shall take place until a 
verification report demonstrating completion of works set out in the remediation 
implementation and verification method statement, has been submitted to and 
approved in writing by the Local Planning Authority.  

If the verification report identifies a requirement for long-term monitoring and 
maintenance (including contingency action) to ensure the effectiveness of the 
remediation measures implemented, then an addendum verification report(s) shall be 
submitted to and approved in writing by the Local Planning Authority. Long-term 
monitoring and maintenance elements of the verification report shall be implemented 
as approved. 

Reason: To safeguard human health, controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance 
with Policies 5.21, 5.14 and 7.19 of the London Plan and Policy BN13 of the Local 
Plan 2015. 



23. Decommission of Investigative Boreholes

No development approved by this planning permission (or stage in development as 
may be agreed in writing with the Local Planning Authority) shall commence until a 
scheme for managing any borehole installed for the investigation of soils, groundwater 
or geotechnical purposes has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall provide details of how redundant boreholes are 
to be decommissioned and how any boreholes that need to be retained, post-
development, for monitoring purposes will be secured, protected and inspected. The 
scheme shall be implemented as approved in writing by the Local Planning Authority. 

Reason and pre-commencement justification: To ensure that redundant boreholes are 
safe and secure, and do not cause groundwater pollution or loss of water supplies in 
line with paragraph 170 of the National Planning Policy Framework (2019) and The 
Environment Agency’s approach to groundwater protection March 2017 Version 1.0. 

WATER USE 

24. Surface Water Drainage

Prior to the commencement of the development hereby permitted (with the exception 
of demolition works above ground level), full details of the proposed surface water 
drainage, for the demolition, construction and operation phases of the development, 
shall be submitted to and approved in writing by the Local Planning Authority, and 
thereafter implemented and retained in accordance with the approved details,   

Reason: To determine the potential for pollution of the waterway and likely volume of 
water. Potential contamination of the waterway and ground water from wind blow, 
seepage or spillage at the site, and high volumes of water should be avoided to 
safeguard the waterway environment and integrity of the waterway infrastructure. 

25. Water Supply Infrastructure

Prior to the commencement of the development hereby permitted an impact study of 
the existing water supply infrastructure shall have been first submitted to, and 
approved in writing by, the Local Planning Authority (in consultation with Thames 
Water).   The study shall determine the magnitude of any new additional capacity 
required in the system and a suitable connection point which shall be carried out in 
accordance with the approved details and installed prior to the occupation of the 
development. 

Reason: To ensure that the water supply infrastructure has sufficient capacity to cope 
with additional demand. 

Pre-commencement justification: To ensure that no construction activities are 
commenced without confirmation that the water supply infrastructure has sufficient 
capacity to deal with additional demand.   

26. Infiltration Drainage

No infiltration drainage or surface water drainage into the ground at this site is 
permitted other than with the prior express written consent of the Local Planning 
Authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to controlled waters from 
contamination. The development shall be carried out in accordance with the approved 
details.  

Reason: To prevent the increased risk of flooding, to improve and protect water 
quality, and improve habitat and amenity in accordance with Policy 5.13 of the London 
Plan and Policy BN13 of the Local Plan 2015.  

27. Drainage Strategy

Development shall not commence (with the exception of demolition works above 
ground level) until a drainage strategy, detailing any on and/or off-site drainage works, 



has been submitted to and approved in writing by the Local Planning Authority in 
consultation with the sewerage undertaker. The drainage works referred to in the 
approved strategy shall be implemented in full and no discharge of foul or surface 
water from the site shall be accepted into the public system until the said drainage 
works have been completed.  

Reason: The development may lead to sewage flooding; to ensure that sufficient 
capacity is made available to cope with the new development; and in order to avoid 
adverse environmental impact upon the community and in accordance with Policy 
5.13 of the London Plan and Policy BN13 of the Local Plan 2015. 

28. Implementation of FRA

The development hereby approved shall be not be occupied unless and until the 
development is carried out in accordance with the hereby approved Flood Risk 
Assessment TO INSERT. The mitigation measures shall be fully implemented prior to 
occupation and subsequently in accordance with the scheme’s timing/phasing 
arrangements. The mitigation measures shall be retained and maintained thereafter 
throughout the lifetime of the development. 

Reason: To prevent flooding on site and elsewhere by ensuring that the tidal flood 
defences are in satisfactory condition which is commensurate with the lifetime of the 
development. This is line with Policy S.8 Flood risk and sustainable drainage 
measures of your Local Plan (2015), and Policy 9.12.3 of the London Plan. 

29. Foul Drainage

No development shall take place until a scheme to agree sewage pipe work 
specifications has been submitted to and approved in writing by the Local Planning 
Authority (in consultation with Thames Water). The scheme shall be implemented in 
accordance with the approved sewage pipe work specifications prior to first 
occupation, and thereafter retained as such throughout the lifetime of the 
development.  

Reason: To ensure that the proposed sewage pipework designed and installed to a 
high standard, to ensure it does not harm groundwater resources in line with 
paragraph 170 of the National Planning Policy Framework (2019).  

Pre-commencement justification: To ensure that no construction activities are 
commenced without confirmation that the sewage pipe work specifications is sufficient 
to deal with additional demand.   

DESIGN DETAILS 

30. Secured by Design

Before any above ground work (except demolition or excavation) commences, details 
of the ‘Secured by Design’ measures to be incorporated in respect of the 
Development, shall be submitted to and approved in writing by the Local Planning 
Authority (in consultation with the Metropolitan Police). The details shall demonstrate 
how the Development incorporates the principles and practices of Secured by Design. 
Once approved, the development shall be carried out and retained in accordance with 
the approved details. 

Reason: To ensure that the Development is safe and that the risk of crime, and the 
fear of crime, is reduced in accordance with the NPPF and London Plan Policy 7.3. 

31. Cycle Storage- details to be submitted

A) Prior to the first occupation of the development hereby permitted the cycle
storage facilities, as shown on drawing XXXX, shall be provided and thereafter
such facilities shall be retained and the space used for no other purpose.

B) Notwithstanding the approved plans, showering, changing and locker facilities
shall be provided in association with the long-stay cycle storage, prior to first



occupation of the development. Details of the showering, changing and locker 
facilities shall be submitted to, and approved in writing by the Local Planning 
Authority, prior to the commencement of above ground works. The showering, 
changing and locker facilities shall be carried out in accordance with the approved 
details and retained thereafter.   

Reason: To ensure that satisfactory safe and secure bicycle parking and ancillary 
facilities are provided and retained for the benefit of the users and occupiers of 
the building and in accordance with policies 6.3 and 6.9 of The London Plan and 
policies T.4 and T.9 of the Local Plan.  

32. Electric Charging Provision

Prior to the commencement of ground floor construction works hereby permitted, 
details of electric vehicle charging provision shall be submitted to and approved in 
writing by the Local Planning Authority.  The provision shall thereafter be installed 
prior to first use of the development hereby permitted and retained and operated in 
accordance with the approved details thereafter.   

Reason: To promote sustainable transport. 

33. Road Safety Audit

No development hereby permitted shall take place until a Road Safety Audit (RSA)
has been undertaken, and submitted to, and approved in writing, by the Local
Planning Authority. The RSA shall include review of road signing, confirmation that
the emergency services agree the access provision and a commitment to undertake
any mitigation measures identified in the audit. The Road Safety Audit shall be carried
out in consultation with Transport for London. Any necessary works shown to be
required as a result of the RSA shall be carried out in accordance with the approved
Road Safety Audit; and no part of the development shall be occupied until the works
have been constructed in accordance with approved details.

Reason and pre-commencement justification: In the interests of highway safety.

MATERIALS 

34. Material Samples

Prior to any construction above ground level of the development hereby approved, a
scheme detailing brick bonding(s) where appropriate and samples of materials and
finishes to be used on the external surfaces of the development shall be submitted to
and approved in writing by the Local Planning Authority. The approved materials shall
be used in the implementation of the development; and thereafter retained for the
lifetime of the development. A sample panel(s) of brickwork of not less than 1m x 1m
showing mortar mix, bonding and pointing type shall be constructed for the Local
Planning Authority to inspect and approve as part of the submission, and shall
thereafter be retained on site until completion of the works, and the brickwork shall be
constructed in accordance with the approved panel(s).

Reason: To ensure the satisfactory appearance of the development.

35. Detailed Drawings

Prior to commencement of the above ground works of the relevant part of the
development the following detailed drawings including sections at 1:50 and 1:10 (or
any other scale agreed in writing with the Local Planning Authority)) shall be submitted
to and approved in writing by the Local Planning Authority:

Principal features on all facades; ground floor frontages including entrances, signage,
lighting and glazing.



 Elevation façade details and sections annotated with materials and
finishes of all windows (including reveals and sills), including details of
doors, windows, entrances, signage, external bin stores, pipework and
parapets; and all openings adjacent to the highways.

The development shall not be carried out otherwise than in accordance with the 
approved drawings and shall thereafter retained as such. 

Reason: In order to ensure a high quality of design and detailing is achieved. 

NOISE 

36. Noise Levels – Mechanical Equipment or Plant

Mechanical equipment or building services plant provided on site, as measured in 
accordance with BS4142: 2014, shall not be used if it exceeds the background noise 
level L90B(A) 15 minutes, when measured outside the window of the nearest noise 
sensitive or residential premises.  

Reason: To protect the amenities of adjoining occupiers and the surrounding area. 

37. Noise from construction

Noise levels at any occupied part of the development arising from construction or 
demolition of the development hereby permitted shall not exceed 75dB LAeq (10 hour) 
measured at 1m from the façade of the nearest occupied property, during the hours 
from 08:00 to 18.00 Monday-Friday, 75dB LAeq (5 hour) during the hours from 08:00 
to 13:00 on Saturday except with the prior written approval of the Local Authority, under 
s61 of the Control of Pollution Act 1974. 

Reason:  To ensure that best practicable means are used to reduce noise generated 
by construction in accordance with Policy 7.15 of the London Plan and Policy BN11 of 
the Local Plan 2015. 

MANAGEMENT 

38. Delivery and Servicing Management Plan

The development hereby permitted shall not be occupied until a Delivery and Servicing 
Management Plan (DSMP) detailing how all elements of the development are to be 
serviced and managed has been submitted to and approved in writing by the Local 
Planning Authority. The DSMP shall be prepared in accordance with TfL's online 
guidance on delivery and servicing plans found at http://www.tfl.gov.uk/info-
for/freight/planning/delivery-and-servicing-plans#on-this-page-1 or such replacement 
best practice guidance as shall apply at the date of submission of the DSMP. The 
approved details shall be implemented from first occupation of that part of the 
development and thereafter for the life of the development on the respective area of 
land.  

Reason: In the interests of highway and pedestrian safety and residential amenity 
making adequate provision for deliveries and servicing and encouraging sustainable 
delivery methods in accordance with Policy 6.11 of the London Plan and Policy T4 of 
the Local Plan 2015.   

39. Waste and Recycling Management

Prior to the first occupation of the development hereby permitted, details of waste and 
recycling storage for the development shall be submitted to and approved in writing by 
the Local Planning Authority.  The waste and recycling storage shall be provided in 
accordance with the approved details prior to the first use of the development hereby 



permitted and shall thereafter be retained solely for its designated use. The waste and 
recycling storage areas/facilities are expected to demonstrate the following:   

 The facilities are appropriately ventilated.
 They have a suitably robust design including walls that are fitted with rubber

buffers and that any pipes/services are fitted with steel cages.
 They feature gates/doors with galvanised metal frames/hinges and locks.
 There is sufficient capacity to service the relevant building/use.
 There are maintenance facilities, including a wash-down tap and floor drain.

Reason: To ensure suitable provision for the occupiers of the development, to 
encourage the sustainable management of waste and to safeguard the visual 
amenities of the area. 

40. Noise Management Plan

Prior to the first occupation of any Class A3 or Class A4 use within the development,
a Noise Management Plan shall be submitted to and approved by the Local Planning
Authority. The Noise Management Plan shall demonstrate how neighbouring amenity
will be protected from the potential for adverse noise impacts. The development shall
not be used except when it is being carried out in accordance with the approved Noise
Management Plan.

Reason: To protect amenity and in accordance with policy BN.11 of the Local Plan.

41. Hours of operation

Details of hours of operation for all uses falling within A3 or A4 of the Use Classes
Order 1987 (as amended) (or any subsequent replacement order) shall be submitted
to and approved in writing by the Local Planning Authority prior to the occupation of
any such use. The hours of operation shall remain as first approved and be complied
with thereafter. The development shall not be used except when it is being carried out
in accordance with the approved hours of use.

Reason: In the interests of amenity and in accordance with policy BN.11 of the Local
Plan.

42. Odour, ventilation, heat recovery and extraction – A3/A4 uses

Full details of the methods for odour control, ventilation, heat recovery, and extraction
shall be submitted to, and approved in writing, prior to the first use of any Use Class
A3 and A4 activities at the site. The development shall be carried out and retained in
accordance with any approved details. The development shall not be used except
when it is being carried out in accordance with the approved details.

Reason: To ensure that the potential for nuisance odours is minimised

 SUSTAINABILITY 

43. BREEAM

Within six months of first occupation of the development, an independently verified 
BREEAM report (detailing performance in each category, overall score, BREEAM 
rating and a BREEAM certificate of building performance) which demonstrates that a 
minimum of a ‘Very Good’ ' rating has been achieved shall be submitted to and 
approved in writing by the Local Planning Authority and the development shall not be 
retained otherwise than in accordance with any such approval given.  

If the ‘Very Good’ rating has not been met, then details shall be provided of the 
additional mitigation measures that must be undertaken and a programme for their 
implementation.  Any additional mitigation measures shall be implemented in 
accordance with the approved programme. 



Reason: To ensure that high standards of sustainability are achieved and in 
accordance with policies 5.2, 5.3, 5.4A, 5.6, 5.7 and 5.9 of The London Plan and 
policies S.2 and S.3 of the Local Plan. 

44. Renewable energy

The development shall not be occupied until it has been constructed, and it shall
thereafter be operated, in accordance with the submitted TO INSERT, and is shall
achieve reductions in regulated CO2 emissions through the use of on-site renewable
energy generation sources approved as part of this development.

Reason: To ensure a high standard of sustainable design and construction and to
ensure sufficient information is available to monitor the effects of the development in
accordance with Policy 5.2 of The London Plan and Policies S2 and S5 of the Local
Plan 2015.

45. Air Quality – building emissions

Prior to the commencement of the above ground level superstructure hereby 
permitted, details of the positioning of flue, height of flue and boiler manufacturer of 
the proposed communal boilers, together with an assessment of the impact of Building 
Emissions, shall have been submitted to and approved in writing by the Local 
Planning Authority. The boilers shall be compliant with the NOx emission limit of 40 
mg/Kwh, specified in the Mayor of London's Sustainable Design and Construction 
SPG. The development shall be carried out prior to occupation in accordance with 
any such approval given. The development shall not be used except when it is being 
used in accordance with the approved details. 

Reason and pre-commencement justification: To ensure that the boilers would not 
cause adverse impact. 

46. Photovoltaics

Prior to the commencement of the above ground level superstructure hereby
permitted, full details of photovoltaic (PV) panels and a strategy for their installation on
site shall have been submitted to and approved in writing by the Local Planning
Authority.  The development shall only be carried out in accordance with the approved
details. The approved details shall be implemented prior to the first use of the
development and shall thereafter be permanently maintained to the satisfaction of the
Local Planning Authority.

Reason:  To ensure that the development meets a high standard of sustainable design,
and that the construction incorporates renewable technologies

47. Ventilation Strategy

Prior to the commencement of above ground construction works hereby permitted, a
ventilation strategy for the development hereby approved shall be submitted to and
approved in writing by the Local Planning Authority.  The approved strategy shall
demonstrate adequate mitigation measures to ensure that the air supplied to the
building does not exceed the relevant ambient air quality objectives and will comply
with relevant building regulations.  The development shall be thereafter carried out in
accordance with the approved details prior to first occupation, and the mitigation
measures permanently maintained as part of the development.

Reason:  To ensure that the development is appropriately ventilated and achieves a
suitable level of internal air quality.

48. Fire Strategy

Prior to commencement of above ground works hereby permitted a Fire Strategy,
prepared by a third party suitably qualified assessor, shall have been submitted to and
approved in writing by the Local Planning Authority (in consultation with the Local
Authority Building Regulations Inspector or an Approved Accredited Fire Regulations



Inspector). The strategy shall detail how the proposed development would function in 
terms of: 

• the building’s construction: methods, products and materials used; and
• access for fire service personnel and equipment: how this would be

achieved in an evacuation situation, water supplies, provision and
positioning of equipment, firefighting lifts, stairs and lobbies, any fire
suppression and smoke ventilation systems proposed, including sprinklers,
and the ongoing maintenance and monitoring of these.

The strategy shall be implemented prior to first occupation in accordance with the 
approved details, and permanently retained thereafter. 

Reason: In the interests of fire safety and to ensure the safety of all building users, in 
accordance with London Plan Policy D11. 

49. Overheating

Before the construction of the façades of the development hereby permitted, an
assessment of internal temperatures shall be submitted to and approved in writing by
the Local Planning Authority, demonstrating that passive measures to reduce
overheating have been incorporated in line with the cooling hierarchy outlined in the
Local Plan 2015. The assessment shall be carried out in line with the methodologies
outlined in CIBSE TM49 and TM52 and shall include details of any mitigation
measures that are proposed to be used to reduce overheating, which shall include,
without limitation and where appropriate, design of the facades; provision of
ventilation; and internal layout. Following approval of the mitigation measures the
building shall be constructed in accordance with the approved details prior to first
occupation and maintained in this condition thereafter.

Reason: To ensure a comfortable level of amenity for residents of the development
and in the interests of visual amenity, in accordance with Policies S.4 and S7 of the
Local Plan 2015

LANDSCAPING 

50. Green Roof

Notwithstanding the submitted details prior to the construction of the relevant part of
the development, details of the biodiverse roofs (including a specification and
maintenance plan) and living walls / vertical gardens to be used in the carrying out of
the development hereby approved shall have been submitted to and approved in
writing by the Local Planning Authority; and the development shall not be carried out
otherwise than in accordance with any such approval given; and it shall thereafter be
retained as such. The development shall not be used except when it is being used in
accordance with the approved details.

Reason: To ensure the proposed development will preserve and enhance the visual
amenities of the locality and is designed for the maximum benefit of local biodiversity.

51. Landscaping Plan

Prior to the construction of the relevant part of the development the following details
shall have been submitted to and approved in writing by the Local Planning Authority:

Detailed drawings 1:50 and 1:10 (or any other scale agreed in writing with the Local
Planning Authority) of a hard and soft landscaping scheme showing the treatment of
all parts of the site not covered by buildings and roof terrace areas (including boundary
treatments, surface materials of any parking, access, or pathway layouts, materials
and edge details and material samples of hard landscaping). The development shall
not be carried out otherwise than in accordance with any such approval given; and it
shall thereafter be retained as such thereafter. The development shall not be used
except when it is being used in accordance with the approved details.



Reason: In the interest of visual amenity and biodiversity. 

52. Full details of the treatment of site boundaries (including fencing and bollards)

Prior to the construction of the relevant part of the development hereby permitted the
following details shall have been submitted to and approved in writing by the Local
Planning Authority:

 Arboricultural Method Statement providing details of all existing
trees on and adjacent to the land, and details of any to be retained,
together with measures for their protection, during the course of
development;

 Waterside landscaping;

 Details of the art installation including its on-going management
and maintenance;

 Planting schedules;

 Sections through street tree pits;

 Species mix;

 Details of biodiversity enhancements (bird and bat nesting boxes
etc);

 Details including plans, elevations and specifications of the kiosk;
and

 Details of parapet/balustrade and planting buffer around the roof
terrace.

The planting, seeding and/or turfing shall be carried out as approved in the first planting 
season following completion of building works comprised in the development and any 
tree or shrub that is found to be dead, dying, severely damaged or diseased within two 
years of completion of the building works OR two years of the carrying out of the 
landscaping scheme (whichever is later), shall be replaced in the next planting season 
by specimens of similar size and species in the first suitable planting season. Planting 
shall comply to BS:4428 ‘Code of Practice for general landscaping operations’, 
BS:3996 ‘Nursery stock specification’, BS:5827 ‘Trees in relation to construction’ and 
BS:7370 ‘Recommendations for establishing and managing grounds maintenance 
organisations and for design considerations related to maintenance organisations and 
for design considerations related to maintenance’. All other works including hard 
surface materials and play equipment shall be carried out prior to the occupation of 
the relevant part of the development. 

Reason: In the interest of visual amenity and biodiversity. 

TRANSPORT 

53. Charging Points for Electric Cars and Mobility Scooters

Prior to the occupation of the development hereby permitted details of charging points
for electric cars / mobility scooters shall have been submitted to and approved in
writing by the Local Planning Authority, and thereafter shall be provided in accordance
with the approved details before occupation of the development and subsequently
retained for that purpose.

Reason: To ensure that provision is made for the parking and charging of electrically
powered cars and mobility scooters.

PERMITTED DEVELOPMENT 

54. Hotel Use



The hotel (Use Class C1) hereby approved shall only be used as a hotel under Use 
Class C1 only and not for any other purposes, including as co-living units. For the 
avoidance of doubt the Hotel (Use Class C1) hereby approved shall not be used as 
permanent residential accommodation under Use Class C3, or shared living units 
under a Sui Generis use.  

Reason: To ensure that the development is retained for hotel use and is not use for 
long-term residential purposes and to prevent circumvention of the housing policies of 
the Local Plan. 

55. Commercial Land Use

Notwithstanding the provisions of Part 3 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 2015 (or any Order revoking and/or
re-enacting that Order) the commercial premises hereby approved shall only be used
for the purposes specified in the application (being use class B1a and B1c as defined
in the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as
amended at the date of this permission).

Reason: To provide control over the loss of employment generating use in accordance
with the regeneration objectives for the Legacy Corporation area as set out in its
purposes and within the Corporation’s Local Plan. In granting this permission the Local
Planning Authority has had regard to the special circumstances of this case and
wishes to have the opportunity of exercising control over any subsequent alternative
use.

56. Advertisements – Restrictions

Notwithstanding the provisions of the Town and Country Planning (Control of
Advertisements) (England) Order 2007, no external advertisements are permitted to
displayed as part of the development without the prior written consent of the Local
Planning Authority.

Reason: To protect the external appearance and design quality of the development.

57. Lighting Strategy

No architectural lighting, security lighting or other external means of illumination of the
building or development shall be provided, installed or operated in the development,
except in accordance with a detailed scheme which shall provide for lighting that is low
level, hooded and directional, and has been submitted to and approved in writing in
advance by the Local Planning Authority. The scheme shall be implemented in
accordance with the approved details and retained thereafter.

Reason: In the interest of residential amenity and to protect ecological systems in
accordance with Local Plan policy BN.3.

58. Accessibility Hotel Bedrooms

No occupation of the development hereby approved shall take place except in
accordance with a detailed scheme to be submitted and approved in writing by the
Local Planning Authority which shall provide a minimum of 10% of the total bedrooms
provided within the development as wheelchair accessible bedrooms. The scheme
shall be implemented in accordance with the approved details prior to first occupation
of the development and retained as such thereafter.

Reason: To ensure that a suitable quantum of accessible hotel bedrooms are provided
and in accordance with policy 4.5 of The London Plan, policy E10 of the draft new
London Plan, and policy BN.5 of the Local Plan.

Informatives on the following topics are recommended: 

1. Mayoral CIL



2. Thames Water requirements

3. National Grid requirements

4. Article 35 (Positive and Proactive Informative)

Appendices: 

1. Site Location Plan / Site Context

2. Application Site and Surrounding Context

3. Floor Plans

4. Elevation Drawings

5. Visualisations

6. QRP report dated 23rd May 2019

7. GLA Stage 1 Report 16th September 2019




