
 
Subject: Jubilee House and Broadway House, Farthingale Walk, Stratford, 

London, E15 1AW (ref: 21/00483/FUL) 

Meeting date:  24 May 2022 

Report to: Planning Decisions Committee 

Report of: Anne Ogundiya, Deputy Head of Development Management 

Borough:         London Borough of Newham 

FOR DECISION  

This report would be considered in public 

1. EXECUTIVE SUMMARY 

1.1. This application seeks planning permission for the demolition and 
redevelopment of Jubilee House (a 12-storey existing office block (Use Class 
E)), and the partial demolition of Broadway House (a 6-storey existing sixth 
form college for the London Academy of Excellence (LAE) (Use Class F1)).   

1.2. The proposed redevelopment includes the erection of a building of up to 36 
storeys to provide a) 8,815m² of provision of education (use class F1) on the 
first 6 floors and b) 23,900m² of purpose-built student accommodation (PBSA) 
(use class Sui Generis) on the upper 30 floors. 

1.3. The PBSA would provide a total of 716 student accommodation units. This 
includes 682 cluster bedroom units and 34 studio bedrooms of which there are 
5% accessible units and 5% adaptable units.  The proposals include 915m² of 
internal community space and an external communal amenity space of 317m². 
The proposals also include cycle parking, refuse store and new areas of public 
realm. 

1.4. The proposed education use would provide teaching and welfare facilities for 
an expanded pupil roll of 750 students (from the current 480 student roll), for 
the London Academy of Excellence (LAE) 6th form college enabling the LAE to 
offer its teaching programme to an extra 270 pupils at any one time.  

1.5. The proposals also include a basement which would provide plant, servicing 
and cycle parking for both uses. 

1.6. There is an inter-dependency between the new LAE college and the student 
accommodation above, as the value in the student accommodation would 
subsidise the high cost of providing the new school for the LAE. The student 
accommodation would also enable the new high-quality public realm and 
integrated improvements to the existing Jupp Road Bridge.  

1.7. It should be noted that LB Newham is at early stages in proposing 
educational, commercial and residential uses and further new public realm for 
the wider Bridge and Broadway House site, to the south of the application site. 
The applicant has worked closely with the LBN, and the LAE in developing its 
proposals including the planning and property strategy for their delivery, 
responding to comments made by officers for a masterplan approach to cover 
Jubilee and Bridge and Broadway Houses. The applicant has provided an 



illustrative masterplan that shows how their proposals could integrate with LB 
Newham’s proposals, which are yet to be finalised.  

1.8. The application site is located with the Metropolitan Centre The proposed 
redevelopment would have an AOD height of 120m.  The Local Plan states 
that development in Stratford High Street (sub area 3) is generally expected to 
have a maximum height of 30m which, in a residential building, would normally 
equate to 9 / 10 storeys. Buildings above this height may be acceptable if 
tested against criteria set out in policy BN.5, which has been carried out. 

1.9. The application site is an irregular shaped plot, covering an area of 0.48ha. 
The site is bounded by Station Street to the west and Great Eastern Road to 
the east with Farthingale Walk, a pedestrian route, and the High Street, a 
vehicular route, to the south.  

1.10. Part of the proposed development site sits within the Stratford St John 
Conservation Area. The site is in Flood Zones 1, 2 and 3. In terms of transport 
and access, the site has a Public Transport Accessibility Level rating (PTAL) 
of 6b (excellent).  

1.11. It is the applicant’s intention that the proposed PBSA accommodation would 
be occupied by a higher education institution (HEI) which is envisaged to be 
the University of the Arts London (UAL), through a nominations agreement 
secured by way of s106 legal agreement, in line with relevant planning policy. 
The applicant is proposing 35% of the student accommodation as affordable 
accommodation, which would also be secured by s106 legal agreement in 
accordance with policy. 

1.12. The LAE plans have been drawn up in accordance with the DfE’s output 
specification, which sets clear requirements for the shape and size of 
classrooms, adjacencies to support functions such as catering, lecture 
theatres, multiuse hall, study areas and staff accommodation. These design 
requirements drive the size and configuration of the floorplates, whilst the 
academy have some flexibility around the specific use/classification of the 
classrooms depending upon subjects taught. 

1.13. The proposals would be delivered in two phases. Phase 1 involves the 
demolition of the existing Jubilee House building and construction of the 
student accommodation and academy building. It also involves delivery of a 
new area of landscaped public realm in the northern part of the Site, between 
the new building and the Unex Tower (existing residential block), plus a new 
landscaped eastern access ramp to the Jupp Road Bridge. 

1.14. Once the new building is complete, the LAE would relocate into it, leaving its 
current premises in Broadway House vacant. The next phase would then 
involve the demolition of part of Broadway House and the delivery of a further 
area of new public realm, referred to as the Southern Plaza; this is known as 
Phase 1A.  

1.15. The key matters for assessment are set out in the report, and include the 
following:  

 Principle of Development; 

 Impact on Setting of St John’s Conservation Area; 

 Design; 

 Accessibility and Inclusive Design;  

 Transport and Servicing; and  

 Environmental / Sustainability and Amenity Impacts 



1.16. The principle of the redevelopment of the site to provide purpose-built student 
accommodation (PBSA) and the re-provision and uplift of the educational 
facility is supported in the LLDC opportunity area in the Local Plan.  

1.17. Regional and Local development plan policy acknowledges that there is a 
strategic need across London for new student bedspaces arising from the 
shortfall in the number of available bed spaces. This need in this case is 
primarily met through the link with a named HEI (UAL) and officers are 
confident that the development meets local and strategic need. Furthermore, 
the applicant has provided robust evidence that the proposed bedrooms that 
are not linked directly to a named HEI would directly benefit local students. It 
suggests that the need for additional bed spaces is in part due to a rise in the 
number of students attending HEIs, and the expansion of HEIs locally. The 
proposal meets both London Plan and Local Plan in terms of its location by 
being situated within the Metropolitan Centre, being highly accessible to local 
services by walking, cycling and public transport.  

1.18. Overall, the proposals are considered to be an acceptable use for the site and 
within the surrounding context. The development is proposed would be built to 
a scale and form which would not cause any detrimental loss of amenity to 
local residents including in terms of outlook/daylight/sunlight. Impacts from 
construction noise and disturbance can satisfactorily be mitigated by the 
imposition of appropriate conditions.  

1.19. Officers consider that the development meets the test set out in Local Plan 
policy BN.5 which includes ‘…exhibiting exceptionally good design…’ and is a 
view supported by Quality Review Panel (QRP).  The QRP comment that it 
‘…feels that the architectural improvements relating to scale and proportions 
work well and have given the building a more elegant form…’ and in terms of 
the landscaping ‘…welcomes the variety of spaces and consideration of 
appropriate planting and biodiversity measures in this respect...’ 

1.20. Officers have had particular regard to the potential impacts upon the setting of 
the St John’s Conservation Area, Listed Buildings and the locally listed non-
designated heritage assets and are of the view that the proposal would cause 
less than substantial harm to these assets. Officers are also satisfied that the 
proposals would not harm the character and appearance of the St John’s 
Conservation Area.  

1.21. Members were briefed on the application proposals at preapplication stage in 
July 2021, and issues raised included design and impacts on neighbouring 
properties. The application has been extensively consulted on, with some 288 
letters sent to neighbouring properties. Twenty-seven objection letters have 
been received from local residents: on the grounds of height and massing, 
privacy, daylight/sunlight impacts and construction and transport impacts, the 
need for student accommodation in the area and its impact on mixed and 
balanced communities. Following analysis of the scheme officers are satisfied 
that the proposed development would not cause material harm to the 
amenities of nearby residents or businesses. 

1.22. Thirty-five letters of support have been received supporting the London 

Academy of Excellence Sixth Form College (LAE) proposals, including one from 
the University of the Arts, London.  

1.23. The GLA reviewed the scheme and commented in its Stage 1 response that 
whilst the proposal is supported in principle, the Mayor considered that the 
application did not fully comply with the London Plan; but suggested remedies 
centred around securing 35% affordable student accommodation, further 
details around urban design and sustainability (including whole life cycle 
carbon circular economy sustainable drainage and flood risk and energy 
strategy). Officers are satisfied that the further detailed information and 



refinement provided by the applicant and the mitigation and other obligations 
secured in the heads of terms of the recommended s106 legal agreement 
obligations and conditions, would address the GLA’s concerns.  

1.24. Officers have reviewed the submission in consultation with PPDT’s 
environmental, transport and heritage technical advisors, alongside advice 
from statutory consultees. Officers are satisfied that the proposals include 
good quality facilities and accommodation for the LAE sixth form college as 
well as good amenity for the PBSA and would provide enhanced public realm 
in the area with robust landscaping to the public realm.   

1.25. Subject to conditions, and other measures proposed to be secured by a s106 
legal agreement, it is considered that the impacts of the scheme can be 
robustly mitigated. The scheme is considered to represent a sustainable form 
of development in compliance with relevant planning policies and is 
recommended for approval.  

2. RECOMMENDATIONS 

2.1 The Committee is asked to: 

(a) Approve the application for the reasons given in the report and grant 

planning permission subject to: 

I. Referring the application   to the Mayor of London and any direction of 
the Mayor of London   

II. The satisfactory completion of a legal agreement under s106 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; and 

III. The conditions set out in this report.  

2.2 (b) Agree to delegate authority to the Director of Planning Policy and 
Decisions to: 

 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; 

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

 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 

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

 



2.3 Following the issue of planning permission 21/00483/FUL, inform the Secretary 
of State, consultation bodies and public of the Decision, pursuant to Regulation 
30(1)(a) -(c) of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017; and 

2.4 Following the issue of planning permission 21/00416/FUL, to publish a 
statement on the Statutory Register confirming the details as required by 
Regulation 30(1)(d) of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 including confirming that the main reasons and 
considerations on which the Committee’s decision was based on were those set 
out in this report. 

3. FINANCIAL IMPLICATIONS 

3.1. There are no financial implications as a result of this application. 

4. LEGAL IMPLICATIONS 

4.1. The recommendation is that planning permission is granted, subject to the 
satisfactory completion of a s106 legal agreement to ensure adequate 
mitigation of the impacts of the development. The contents of the required s106 
agreement are described within this report (Draft Heads of Terms). 

Site Plan 
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Location:  Jubilee House and Broadway House, 
Farthingale Walk, Stratford, London, E15 1AW 

 
London Borough:    London Borough of Newham 
 
Proposal:  Application made under the provisions of the 

Town and Country Planning Act 1990 (England 
and Wales) (as amended), accompanied by an 
ES under the Environmental Impact Assessment 
Regulations 2017 (as amended), seeking 
approval for the demolition of Jubilee House 
(Class E – Office) and partial demolition of 
Broadway House (Class F1 – School) and 
erection of a building up to 36 storeys (plus 
basement, roof plant and partial mezzanine 
above ground floor) 32,760m² (GIA) to provide 
student accommodation 23,900m²(GIA) (Sui 
Generis) and a school 8,815m² (GIA) (Class F1), 
with provision of a new eastern access ramp to 
the Jupp Road Bridge, public realm and 
associated hard and soft landscaping, car 
parking and servicing, cycle store, boundary 
treatments and other associated works. 

 

Applicants:     Spiritbond 
 
Agent:     Gerald Eve 
 
Architecture:     AHMM 
 
Landscape Architecture:                 LDA Design  

5. SITE & SURROUNDINGS  

5.1. The application site is an irregular shaped plot, covering an area of 0.48ha 
located within the London Borough of Newham. The site is bounded by Station 
Street to the west and Great Eastern Road to the east with Farthingale Walk, a 
pedestrian route, and Stratford High Street, to the south.   

5.2. The site is located within the Stratford Metropolitan Centre. Part of the proposed 
development site sits within the Stratford St John Conservation Area. The site is 
in Flood Zones 1, 2 and 3. In terms of transport and access, the site has a 
Public Transport Accessibility Level rating (PTAL) of 6b (excellent).  

5.3. The application site currently includes two buildings: 

 Jubilee House: A late 20th century office building (7,570m² (GIA)) 
previously occupied by Her Majesty’s Revenue & Customs (HMRC). The 
building is 6 storeys in height and is clad in a distinctive blue framed 
glazing system and includes an artificial pitched gable appearance at 
roof level. HMRC have relocated to a new purpose-built regional 
headquarters in Stratford (International Quarter London (IQL). Following 
HMRC’s departure, another government department is partially 
occupying the building on approximately 3 floors on a temporary licence. 

 Broadway House: Adjacent and south of Jubilee House is a 4 to 5 storey 
educational building (4,067m² (GIA)) is currently occupied by the London 
Academy of Excellence (LAE) sixth form college (480 pupil 6th form 



students). Broadway House has a similar appearance to Jubilee House, 
albeit with a yellow framed glazing system. 

 The site also includes a part of Station Street and land adjoining the 
railway as well as the eastern access to the Jupp Road Bridge. 

5.4. The surrounding area is mixed use comprising residential, commercial and 
community uses, including the Stratford Centre shopping mall and indoor 
market, Westfield Stratford City Mall, and the nearby QEOP and its facilities. 
There are a range of buildings styles and architectures in the area ranging from 
two storey to 43 storeys further south on the High Street (the Halo Tower).  

5.5. To the north of the Jubilee House is the Unex Tower a 26-storey residential 
tower, and on the opposite side of the Broadway is the 37 storey (120m in 
height) Stratosphere building.  

5.6. The surrounding area has experienced significant redevelopment and 
regeneration over recent years. This redevelopment has included the erection 
of a number of tall and large buildings along Stratford High Street and in the 
Metropolitan Centre. The Carpenters Estate lies to the west of the site beyond 
the railway lines. This is owned by LB Newham, who are currently proposing a 
regeneration scheme to provide circa 2,000 homes, employment, community 
and other uses.   

5.7. There are also a number of planning permissions for tall buildings in the vicinity 
including the mixed-use scheme for the redevelopment of Morgan House and 
the consented hotel scheme at 304- 312 Stratford High Street.  

Transport Site Context 

5.8. The proposed development site is bounded by Station Street to the north and 
west, the A118 High Street to the south and Great Eastern Road to the east. 
The A118 High Street and Great Eastern Road are on the TfL Strategic Road 
Network (SRN). Further west are the railway lines serving the Jubilee and DLR 
lines.  The site includes Farthingale Walk (the pedestrian and cycle route linking 
Station Street to Great Eastern Road). The nearest station is Stratford 
(Regional) Station, 150 metres north of the site, served by Central and Jubilee 
lines, DLR, TfL Rail and London Overground and Greater Anglia services. 
Stratford High Street DLR Station is situated 150m south of the site and 
Stratford International station (DLR and South-Eastern services) can be 
reached within a 12-minute walk north of the site.  The site is less than 100m 
from Stratford Regional Bus Station which is served by at least 18 bus routes. 
There is a taxi rank adjacent to the bus station, with a taxi feeder rank on 
Station Street. There are also four existing parking permit bays on Station 
Street. The site has a Public Transport Accessibility Level (PTAL) of 6b, the 
highest possible level of connectivity on a scale of 0 to 6b 

5.9. The site is located adjacent to the Jubilee and DLR railway lines running 
south from Stratford Station.  

5.10. Cycleway 2 is a protected cycle superhighway that runs along the High Street 
to the south of the site, providing access to Aldgate and terminating within 
Stratford town centre. A protected cycleway continues along Great Eastern 
Road past the bus station. The closest Cycle Hire docking station is at Stratford 
Station on Montfichet Road. This area is situated within the Newham Controlled 
Parking Zone (CPZ) area Stratford Central (S).  

5.11. Jupp Road Bridge provides an existing pedestrian and cycle link over the 
Jubilee/ DLR corridor to the Carpenters Estate and Queen Elizabeth Olympic 
Park in the west, although the connection is of a poor standard.  



 

6. RELEVANT PLANNING HISTORY 

6.1. The following relevant permissions relate to the application site. 

Jubilee House 

1. Application reference 86/1182/OUTL - Erection of four and five storey 
office development with off street parking and landscaping - approved 
February 1987. 

2. Application reference 86/1183/PLAN - Erection of five storey office 
development with off street parking and surrounding landscaping and 
fencing - approved February 1987. 

3. Application reference 87/1378/PLAN - Erection of six storey office 
development with off street parking and surrounding landscaping and 
fencing. - approved February 1988. 

4. Application reference 88/0500/PLAN - Erection of four and five storey 
office development (Phases two and three) with off street parking and 
landscaping) - approved July 1988. 

Broadway House 

5. Application reference 12/00747/COU - Change of use from Offices 
(Class B1) to a School (Class D1). The application proposes the first 6th 
Form college to be set up under the Government's Free School Scheme, 
to be known as 'London Academy of Excellence – approved June 2012.  

Jupp Road Bridge  

6. Application reference 94/0958/DTLS - Approval of details of Jupp Road 
footbridge and paving to Bridge Approach – Approved November 1994.  

7. Application reference 94/0958 - Approval of Details Jupp Road 
Footbridge and Paving to Bridge Approach – October 1994. 

ENVIRONMENTAL STATEMENT 

6.2. An Environmental Statement (ES) has been submitted to accompany the 
planning application. The Environmental Statement is a document prepared by 
the applicant containing information reasonably required to reach a reasoned 
conclusion on the likely significant environmental effects of the proposed 
development. The ES has been submitted in accordance with the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017 (as 
amended) (the EIA Regulations). 

6.3. The LLDC issued a Scoping Opinion on 6th January 2022 (reference 
21/00323/SCOES) as a result of which it was agreed that the ES should cover 
the following topics: 

 Socio-economics 

 Transport and access  

 Noise and vibration  

 Air quality 

 Water resources and flood risk 

 Ground conditions and contamination  

 Archaeology and built heritage 

 Ecology 



 Wind and microclimate 

 Daylight, sunlight and overshadowing 

 Townscape and visual impact 

 Cumulative effects 

6.4. The ES reports the likely significant effects of the development under these 
topics and describes any mitigation measures which would reduce or eliminate 
the effects and any remaining residual effects. 

6.5. The ES has been reviewed by PPDT’s Environmental and Transport 
Consultants. Following these reviews, further details / updates to the ES has 
been submitted by way of an addendum with respect to the following topics:  

 Energy and Sustainability;  

 Landscape and Townscape;  

 Waste/Sustainable Design and Construction;  

 Archaeology and Cultural Heritage; • 

 Noise and Vibration;  

 Technical Lighting Advice;  

 Ecology and Biodiversity; • 

  Waste Resources and Flood Risk; • 

  Daylight, Sunlight and Overshadowing; 

  Transportation. 

6.6. The Environmental Statement has considered the likely significant 
environmental effects associated with the development. The ES and 
subsequent addendum have considered potential cumulative effects including a 
series of sensitivity tests to ensure that all significant environmental effects and 
necessary mitigation are identified based on the information available at the 
time of assessment. As such, the ES is considered to be complete and to have 
addressed the requirements of EIA Regulations. 

6.7. Officers are satisfied that the ES including the further details / updates 
appropriately describe the likely significant environmental effects of the 
development and identify appropriate mitigation measures which have been 
designed into the proposals and/or which will be secured by way of planning 
condition or s106 planning obligation. 

6.8. The principal issues raised under the ES topics are discussed in the 
Assessment Section. The mitigation measures will be set out in a table which 
would be annexed to the planning permission. A planning condition (condition 4 
refers) is proposed to be imposed to secure these measures. 

7. APPLICATION PROPOSALS 

7.1. This application seeks full planning permission for the demolition and 
redevelopment of Jubilee House and the partial demolition of Broadway House, 
and for redevelopment to provide new accommodation for a London Academy 
for Excellence (LAE) sixth form college, alongside purpose-built student 
accommodation and public realm improvements.  

7.2. The proposed works which are the subject of this planning application are 
summarised as follows: 

 Demolition of Jubilee House;  



 Erection of a 36-storey building (plus a basement and lower basement) 
of 120m AOD in height, including a partial mezzanine above the ground 
floor, roof plant and a basement;  

 Provision of educational uses on the ground and five floors above the 
building (Use Class F1) for occupation by the London Academy of 
Excellence (LAE) sixth form college;  

 Purpose Built Student Accommodation (PBSA) on the upper 30 floors 
(Sui Generis) comprising 716 student accommodation units;  

 A new area of public realm to the north of the building, referred to as the 
Northern Plaza, which includes a building for plant which also serves as 
external entrance point to the cycle parking in the basement; 

 A new area of public realm to the west of the site between Station Street 
and the railway lines; 

 A new landscaped access ramp to the Jupp Road Bridge; and  

 The demolition of part of Broadway House, releasing an area for a new 
Southern Plaza adjoining Farthingale Walk. 

7.3. The submission is accompanied by an Illustrative Masterplan which covers a 
wider area that includes the remaining part of Broadway and Bridge House site 
(owned by LBN) and sets a framework for comprehensive redevelopment of the 
area. 

Provision of Education Use - The London Academy of Excellence (LAE) 

7.4. The proposed development would provide 8,815m² of educational space for 
the London Academy of Excellence sixth form college, an uplift of 6,799m² over 
the existing LAE.  

7.5. The LAE is to be arranged over 6 floors above ground, with a mezzanine 
space and basement provision. The entrance to the LAEis situated adjacent to 
the new Northern Plaza created between the proposals and Unex Tower 
(residential) to the north. An entrance reception leads visitors and students into 
the building at this level, which also has access to a double height flexible hall 
space. 

7.6. The new academy for the LAE would provide teaching and welfare facilities 
for an expanded pupil roll call of 750 students (from the current 480 student roll 
call), enabling the LAE to offer its teaching programme to an extra 270 pupils at 
any one time.  

7.7. The LAE facilities would include a new main hall of 311m² for larger lectures, 
events, and recreational use; seminar rooms, classrooms and science labs; 
study areas; activity space; a dining hall; a library; a music room; a drama room; 
a variety of support, office and administrative rooms/spaces; and storage and 
circulation areas.  

7.8. The LAE would be provided with 104 long stay cycle parking spaces within 
the basement and 8 short stay spaces in the public realm. Deliveries and 
servicing of the school would be provided from the servicing lay-by in Station 
Street, with a service lift providing access to the basement to service the 
building. 

Proposed Community Use 

7.9. Out of school hours and during school holidays the LAE building would 
operate as a centre for the community. This includes use of the main hall, dining 
areas and kitchens provided at below market rates. In addition, the classrooms 
can be used as teaching space for adult education. The proposition is to offer 



opportunities for local community organisations to access a range of spaces, 
host events and carry out community initiatives. 

Purpose-built student accommodation 

7.10. Purpose-built student accommodation (PBSA) to be used by students in full 
time education at university and colleges in the area. 

7.11. The PBSA would occupy the upper 30 floors of the development. The 
accommodation comprises a mix of cluster flats (with a communal 
kitchen/lounge and bathroom) and studio flats (a single room of accommodation 
containing bed space, living space and en-suite facilities).  

7.12. The accommodation also includes communal common rooms, laundry rooms 
and other amenity spaces. There is further internal communal space within the 
PBSA comprising; general and quiet lounges, games room, gym, cinema/video 
games room, a health and wellbeing suite, study and quiet study areas and a 
private dining room for 12 people.  

7.13. The PBSA would provide 716 student bedspaces measuring approximately 
23,900m² (GIA), comprising 682 cluster rooms (average 12.6m² in size) and 34 
studios (27.3m²). 682 of the bedrooms are arranged in clusters of 5, 6 or 7 
around a shared kitchen, living and dining space (KLD). The average size of the 
KLDs at 28.2m² provides c. 4.5m² per student.  

7.14. The internal amenity space which is additional to the KLDs equates to 915m². 
Therefore, the total internal amenity space is 4,135m² and this equates to circa 
5.8m² per student.  

7.15. In addition, an external recreational terrace would be available to occupants 
at the 6th floor. This would incorporate seating, planting, a glazed perimeter 
balustrade for safety (1.8m high). 

7.16. 253 units would be affordable, equating to 35% of units.  

Elevation and Façade Treatment 

Stratford High Street façade 

7.17. In terms of materiality, the building has been designed with a unifying material 
treatment across both the LAE and PBSA with of a grid of glass reinforced 
concrete horizontal and vertical elements.  

7.18. The GRC elements are proposed to have a white, cream tone emulating the 
stucco of the buildings of the St John’s Conservation Area set within the context 
of a rational grid approach of the buildings of the residential Unex Tower and 
Stratosphere. Behind this grid is a further layer of blasted ribbed light grey GRC 
panels that form a horizontal spandrel. Darker aluminium frames articulate the 
windows. 

7.19. Active frontages are proposed at ground floor with a double height LAE 
entrance and PBSA entrance to the north-east and north-west of the plan 
respectively. 

Rear Façade (Southwest) 

7.20. To the rear, the building would extend outwards in the form of curved precast 
awnings as the façades reach garden level. This occurs at two different levels. 
Between these volumes a pair of arches and a supporting drum column would 
replace the solid mass and transfer the load to the ground.  

7.21. There would be a projecting substation and cascading stair terrace to the 
west.  

7.22. At roof level, the four volumes again form open framed parapets or crowns as 
on the Stratford High Street façade. 



Flank Façade of Broadway House 

7.23. A mural/art feature is proposed on the flank wall of Broadway House. A green 
wall is proposed on the lower portion of the flank wall to add further greening, 
improving air quality and biodiversity. Industrial type feature frames (see 
illustration at appendix 11) are proposed in the Southern Plaza. The frames 
would offer flexibility allowing the use of programme activities throughout the 
year. They would also allow for temporary installations such as shade canopies, 
rain screen, climbing frames for plants and lighting installations. 

Detail 

7.24. Window reveals would be one and a half bricks deep. Lintels and sills are 
proposed to be cast concrete. They are pigmented in tones contrasting with the 
brickwork. The windows would cover 42% of the internal bedroom window wall.  
Externally there is to be a precast head at each window.  

Phasing 

7.25. The proposed development would be delivered in two phases.  

Phase 1 

7.26. Phase 1 involves the demolition of the existing Jubilee House building and 
construction of the student accommodation and academy building. It also 
involves delivery of a new area of landscaped public realm in the northern part 
of the site, between the new building and the Unex Tower, plus a new 
landscaped eastern access ramp to the Jupp Road Bridge. 

7.27. Once the new building is complete, the LAE would relocate into it, leaving its 
current premises in Broadway House vacant.  

Phase 1A 

7.28. The Phase 1A site comprises part of Broadway House and Farthingale Walk.  

7.29. Phase 1A commences once the new building is complete, the LAE would 
relocate into it, leaving its current premises in Broadway House vacant. Phase 
1A would then involve the demolition of part of Broadway House and the 
delivery of a further area of new public realm, referred to as the Southern Plaza, 
as well as a meanwhile pocket park and improvements to Farthingale Walk, 
creating a new recreational area. 

7.30. Farthingale Walk would remain open in the proposed development and would 
form a key pedestrian and cycle link across the site from east to west, although 
it would be closed for two years during construction.  

7.31. A small area is defined as temporary (see appendix 8), as it is envisaged that 
there would be a new building in this area when the remainder of Broadway 
House and Bridge House are redeveloped in the future by landowner LB 
Newham.  

Phase 2 Illustrative Proposals 

7.32. Phase 2 has been included within the proposals for illustrative purposes only 
and does not form part of the planning application.  It would involve the 
demolition of the remaining part of Broadway House and Bridge House and 
construction of the new southern site building and a new enclosed space 
providing opportunity for spill out spaces from ground floor retail and 
workshops. Phase 2 is LB Newham land and would be expected to be delivered 
by LB Newham. This proposal is at an early stage of development. 

Amenity and Landscape 

7.33. The proposed development would provide a total of 2,858m² of external 
public realm. 



 A new Northern Plaza which would deliver an additional east west route 
from Station Street to Great Eastern Road. This area sits between Unex 
Tower and Jubilee House and measures 20.3m x 43.9m. This space is 
outside of the main entrance to the LAE entrance and student residential 
lobby. 

 A new Southern Plaza encompassing Farthingale Walk. Following the 
part demolition of Broadway & Bridge House (Broadway House) this 
area would open up into a flexible space, book ended by green spaces, 
with a meanwhile pocket park outside of Broadway House. 

 A new landscaped Eastern Approach to the Jupp Road Bridge 
incorporating both ramps and steps. The applicant has reworked the 
landings and ramped access to not only make this space work but also 
to add to the street frontage and the relationship with the Station 
Approach. 

 A combination of hard and soft landscaping is proposed including the 
addition of 44 trees. 

7.34. The proposed development achieves an Urban Greening factor value 
of:0.423.   

Accessibility and Inclusive Design 

7.35. The building is proposed to be fully accessible. Level access is proposed to 
be provided to all building entrances, and throughout the layout. All floors of the 
buildings are to be accessible by appropriately sized lifts. 

London Academy of Excellence (LAE) 6th Form Building 

7.36. Level access is to be provided to the building entrances, and throughout. 

7.37. All floors of the buildings are proposed to be accessible by wheelchair 
accessible lifts, and accessible WCs would be provided at every level of the 
LAE including the ground floor. Changing facilities would be provided in the 
basement level of the building with lift and stair access. 

PBSA 

7.38. Thirty-seven (circa 5%) of the 716 student study bedrooms are designed as 
wheelchair accessible rooms (WCA). A further thirty-six (circa 5%) are proposed 
as wheelchair adaptable rooms. Wheelchair accessible rooms are to be 
distributed evenly throughout the building and on all accommodation floors but 
one.   

7.39. The accessible rooms are distributed giving a choice of either northern (with 
an easterly facing window) or southern aspect on each of the floors from level 8 
to 14. There is a choice of northern aspect rooms (with an easterly facing 
window) on each of the remaining floors from 15 to 35.  

7.40. The adaptable studio rooms provide further choice from floors 15 to 35. 
Similarly, the adaptable cluster rooms would provide further choice vertically to 
the east and west facades of the building. 

7.41. An external recreational terrace (317m²) would be available to occupants at 
the 6th floor, allowing students access to the outdoors without having to leave 
the building, including if there are further COVID19 restrictions. This would 
incorporate seating, planting, a glazed perimeter balustrade for safety (1.8m 
high). The terrace would be split having a quiet area and an area for regular 
activity, ensuring that students have a choice of environments. 

 

 



Access and Parking 

7.42. The proposal is car-free with the exception of 4 accessible parking bays 
which are to be provided on Station Street. 1 further accessible space would be 
provided at the edge of the Northern Plaza. 

7.43. The distance from the accessible bay to the LAE entrance is approximately 
70m. The distance from the furthest accessible bay to the student 
accommodation entrance is approximately 40m.  

7.44. A proposed layby area is to double up as car drop off and potential pickup, 
although it should be noted that there is a taxi point from Stratford Station 
approximately 125m to the north of the development along Station Street.  

Cycle Storage 

7.45. Cycle storage is provided in accordance with the requirements of the London 
Plan.  This sets out requirements as follows: one cycle space for every 0.75 bed 
spaces within the student accommodation and one visitor cycle space for every 
40 bed spaces within the student accommodation.  

7.46. This equates to 212 spaces, which are to be provided within a secure room at 
lower ground level accessed via a designated bike and bin lobby from Stratford 
High Street. Eight spaces for short stay visitors are to be provided on street via 
4no. Sheffield stands. 

7.47. The accessible cycle and mobility scooter provision is provided at the lower 
basement level where there is the shortest distance to access the cores serving 
the building.  

Refuse & Servicing 

7.48. Deliveries and servicing would be provided from the servicing lay-by on 
Station Street with direct access to the delivery and bin store area of the 
building. Vehicular access to the Site is from Station Street via Great Eastern 
Road, entering in forward gear from the north, turning in the turning head and 
exiting from the Site in forward gear. Deliveries and servicing would be provided 
from the servicing lay-by on Station Street with direct access to the delivery and 
bin store area of the building. The delivery bay has been designed to ensure 
vehicles up to 7.5 tonnes, and the usual Newham refuse vehicle, can service 
the site. The delivery bay would have space to accommodate one large vehicle 
(up to a 7.5 tonne box van) at any one time. 

7.49. The student accommodation provider would coordinate any larger deliveries, 
for example furniture supplies, to prevent the loading bay from being blocked for 
long periods of time during busy periods. The scheduling of deliveries and 
coordinating with suppliers would reduce the duration of servicing movements. 
In total, circa 18 delivery trips per day of which 15 would be associated with the 
student accommodation. The majority of these trips would be undertaken in 
LGVs. All deliveries, servicing and refuse collection would take place on the 
Station Street immediately in front of the site. 

7.50. On site management would be responsible for ensuring the communal waste 
storage areas are kept tidy. During refuse collection days, refuse would be 
taken from the waste storage room to the loading bay, with no refuse to be left 
on the public highway. 

Statutory Framework  

7.51. Planning law requires applications for planning permission to be determined 
in accordance with the development plan unless material considerations 
indicate otherwise (s.38(6) Planning and Compulsory Purchase Act 2004 taken 
with section 70(2) of the Town and Country Planning Act 1990). 



7.52. One such material consideration is the National Planning Policy Framework 
(“NPPF”) (current version July 2021). However, the presumption in favour of 
sustainable development expressed in the NPPF does not alter the statutory 
status of the development plan as the starting point for decision-making. Where 
a planning application conflicts with an up-to-date development plan, permission 
should not be granted unless material considerations indicate otherwise.  

7.53. There are also particular statutory requirements which apply to the 
determination of applications which have the potential to affect listed buildings 
or their settings and the character and appearance of conservation areas:  

(a) Section 66(1) of the Town and Country Planning (Listed Buildings and 
Conservation Areas) Act 1990 provides:  

7.54.  “In considering whether to grant planning permission for development which 
affects a listed building or its setting, the Local Planning Authority or, as the 
case may be, the Secretary of State, shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses”.  

(b) Section 72(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires a local planning authority, in the exercise of its 
planning powers with respect to any buildings or other land within a 
Conservation Area, to:  

7.55. “Pay special attention to the desirability of preserving or enhancing the 
character or appearance of that area”.  

7.56. The courts have held that in order to give effect to the duties above, with 
regards to proposed development within the setting of a listed building, or which 
may impact on a listed building, or in a conservation area, the decision-maker 
must: 

(a) in the case of listed buildings accord considerable importance and 
weight to the “desirability or preserving the listed building, or its setting”; 
and, 

(b) in the case of conservation areas, give a high priority to the objective of 
‘preserving or enhancing the character of appearance of the area’  

7.57. when weighing these factors in the balance with other “material 
considerations”.  

7.58. Chapter 16 of the NPPF sets out a series of paragraphs to apply to these 
applications in light of these statutory duties.  

7.59. For the avoidance of doubt, officers have applied the above statutory 
obligations and the approach in Chapter 16 of the NPPF in the analysis 
provided in this report.  

7.60. Section 149 of the Equality Act 2010 contains the public-sector equality duty. 
LLDC’s obligations in this regard are set out in more detail in the section on 
Equalities later in this report. 6.8. A local planning authority is also required to 
act compatibly with human rights as set out in the Human Rights Act 1998. The 
requirements in this regard are set out in more detail in the section on Human 
Rights later in this report. 

8. POLICIES & GUIDANCE 

National Planning Policy Framework (July 2021) 

 
8.1. Planning law requires applications for planning permission to be determined 

in accordance with the development plan unless material considerations 



indicate otherwise (s.38(6) Planning and Compulsory Purchase Act 2004 taken 
with section 70(2) of the Town and Country Planning Act 1990). 
 
The Development Plan  

 
8.2. For the purposes of s.38(6) of the Planning and Compulsory Purchase Act 

2004 and s.70(2) of the Town and Country Planning Act 1990, the adopted 
‘Development Plan’ for this site is The London Legacy Development 
Corporation’s Local Plan 2020-2036 (July 2020) and the London Plan (2021).  
 

8.3. The application has been considered against the policies in the Development 
Plan as whole but with particular regard to the following policies:  

 
The London Plan (adopted March 2021) 

 
8.4. The London Plan 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. 
 

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

Policy Reference Policy Name 

GG1  Building strong and inclusive communities 

GG2  Making the best use of land 

GG3  Creating a healthy city 

GG4  Delivering the homes Londoners need 

GG5  Growing a good economy 

GG6  Increasing efficiency and resilience 

Policy SD1  Opportunity Areas 

Policy SD6 Town centres and high streets 

Policy SD7 Town centres: development principles and Development Plan 

Policy SD10  Strategic and local regeneration 

Policy D1  London’s form, character and capacity for growth 

Policy D2  Infrastructure requirements for sustainable densities 

Policy D3  Optimising site capacity through the design-led approach 

Policy D4  Delivering good design 

Policy D5  Inclusive design 

Policy D6  Housing quality and standards 

Policy D7  Accessible housing 

Policy D8  Public realm 

Policy D9  Tall buildings 

Policy D11  Safety, security and resilience to emergency 

Policy D12  Fire safety 

Policy D13  Agent of Change 

Policy D14  Noise 

Policy H1  Increasing housing supply 

Policy H5  Threshold approach to applications 

Policy H15  Purpose-built student accommodation 

Policy HC1 Heritage conservation and growth 

Policy DF1 Delivery of the Plan and Planning Obligations 

Policy S4  Play and informal recreation 

Policy E11  Skills and opportunities for all 

Policy HC1  Heritage conservation and growth 

Policy HC3  Strategic and Local Views 



Policy HC5  Supporting London’s culture and creative industries 

Policy HC6  Supporting the night-time economy 

Policy G1  Green infrastructure 

Policy G4  Open space 

Policy G5  Urban greening 

Policy G6  Biodiversity and access to nature 

Policy G7  Trees and woodlands 

Policy SI 1  Improving air quality 

Policy SI 2  Minimising greenhouse gas emissions 

Policy SI 3  Energy infrastructure 

Policy SI 4  Managing heat risk 

Policy SI 5  Water infrastructure 

Policy SI 7  Reducing waste and supporting the circular economy 

Policy SI 8  Waste capacity and net waste self-sufficiency 

Policy SI 12  Flood risk management 

Policy SI 13  Sustainable drainage 

Policy T1  Strategic approach to transport 

Policy T2  Healthy Streets 

Policy T3  Transport capacity, connectivity and safeguarding 

Policy T4  Assessing and mitigating transport impacts 

Policy T5  Cycling 

Policy T6  Car parking 

Policy T6.1  Residential parking 

Policy T6.3  Retail parking 

Policy T6.5  Non-residential disabled persons parking 

Policy T7  Deliveries, servicing and construction 

 
Local Planning Policy  

 
The London Legacy Development Corporation Local Plan (July 2020)  

 
8.6. The Legacy Corporation Local Plan is the relevant Local Plan for the Legacy 

Corporation area. The most relevant policies of the existing Local Plan are:  
  

SD.1 Sustainable development 

Developing business growth, jobs, higher education and training 

SP.1:  Building a strong and diverse economy 

B.2:  Thriving town, neighbourhood and local centres 

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

Providing housing and neighbourhoods 

SP.2:  Maximising housing and infrastructure provision within new 
neighbourhoods 

H.1:  Providing for and diversifying the housing mix 

H.4 Providing Student Accommodation 

CI.1:  Providing new and retaining existing community infrastructure 

Creating a high-quality built and natural environment 

SP.3  Integrating the natural, built and historic environment 

BN.1:  Responding to place 

BN.2:  Creating distinctive waterway environments 

BN.3:  Maximising biodiversity 

BN.4:  Designing development 

BN.5:  Proposals for tall buildings 

BN.6:  Requiring inclusive design 

BN.8:  Improving Local Open Space 

BN.9:  Maximising opportunities for play 



BN.10:  Protecting key views 

BN.11:  Air Quality 

BN.12:  Noise 

BN.13:  Protecting archaeological interest 

BN.14  Improving the quality of land 

BN.17:  Conserving or enhancing heritage assets 

Securing transport infrastructure to support growth 

SP.4:  Planning for and securing transport and utility infrastructure to support 
growth and convergence 

T.1:  Strategic transport improvements 

T.2:  Transport improvements 

T.3:  Supporting transport schemes 

T.4:  Managing development and its transport impacts to promote sustainable 
transport choices, facilitate local connectivity and prioritise pedestrians 
and cyclists 

T.5:  Street network 

T.6:  Facilitating local connectivity 

T.7:  Transport Assessments and Travel Plans 

T.8:  Parking and parking standards in new development 

T.9:  Providing for pedestrians and cyclists 

Creating a sustainable place to live and work 

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

S.1:  Health and wellbeing 

S.2:  Energy in new development 

S.3:  Energy infrastructure and heat networks 

S.4:  Sustainable design and construction 

S.5:  Water supply and waste water disposal 

S.7:  Planning for waste 

S.8:  Waste reduction 

S.9:  Overheating and urban greening 

S.10:  Flood risk 

S.11  Sustainable drainage measures and flood protections 

S.12  Resilience, safety and security 

Sub Area 3 
SUB Are 3 
Policies 

Central Stratford and Southern Queen Elizabeth Olympic Park  
Policy 3.1: Metropolitan Centre 
Policy 3.3: Improving connections around central Stratford 

 
8.7. Other relevant material guidance and documents: 

 Mayor of London –Housing SPG (2016) 

 Mayor of London –Affordable Housing and Viability SPG (2017) 

 Mayor of London – Accessible London: Achieving an Inclusive 
Environment (2014) 

 Mayor of London – Control of Dust & Emissions (2014) SPG 

 Mayor of London – Sustainable Design and Construction (2014) SPG 

 LLDC Carbon Offset SPD (2016) 

 LLDC Characterisation Study (2019) 

 LLDC Housing Density Study (2020) 

 LLDC Design Quality Policy (2018) 

 Night-time Economy SPD (2021) 

 



National Planning Policy Framework  
 

8.8. The NPPF sets out the Government’s planning policies for England including 
the presumption in favour of sustainable development. The NPPF is a material 
consideration in the determination of all applications.  
 

8.9. The following NPPF sections are considered to be of particular relevance to 
this application: 2. Achieving Sustainable Development  
 

Policy Number  Policy Name 

Section 2 Achieving sustainable development 

Section 4 Decision-making 

Section 5 Delivering a sufficient supply of homes 

Section 6 Building a strong, competitive economy 

Section 8 Promoting healthy and safe communities 

Section 9 Promoting sustainable transport 

Section 10 Supporting high quality communications 

Section 11 Making effective use of land 

Section 12 Achieving well-designed places 

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

Section 15 Conserving and enhancing the natural environment 

Section 16 Conserving and enhancing the historic environment 

 
8.10. The Planning Practice Guidance (PPG) supports the implementation of the 

policies in the NPPF and sets out good practice guidance. The guidance in the 
PPG is therefore also a material consideration. 

9. CONSULTATIONS 

9.1 The application was advertised in the press published in the Newham Recorder 
on 3rd November 2021. A total of 4 site notices were displayed in and around 
the site.   

9.2 288 consultation letters were sent out to neighbours and statutory and non-
statutory consultees were notified of the proposals.  

9.3 In response to consultation on the submitted scheme a total of 27 letters of 
objections from local residents have been received. A total of 35 letters of 
support have been received. The letters of representation are summarised in 
the table below, alongside the officer and applicant response where considered 
appropriate. 



Table 1 - Summary of Neighbours’ Objections / Concerns 

  
 

Issue Raised  Officer Response  

27 Letters of Representation Raising Objections / Concerns from residents of Unex Tower, 
and Stratosphere 

Light and 
Privacy, Views 

The consultation comment raises 
concerns over the impact on daylight 
and sunlight into the neighbouring 
properties, as well as the lack of 
privacy the proximity of the buildings 
would result in and the adverse 
effects this would have on residents. 
Comments are also raised on 
residents’ views being blocked by the 
development.  

Applicant Response:  A full detailed 
review of the light amenity has been 
undertaken by Point 2 Surveyors which 
accompanies the application.  Whilst 
there are some changes in light beyond 
the BRE Guidelines to a small number of 
windows within Unex Tower, the retained 
light levels are considered good for an 
urban location. The curved form of the 
Unex façade and setbacks in the 
proposed façade of Jubilee House 
maximise the separation distances 
between the building within the 
constraints of the site. It is noted that 
views out of individual apartments are not 
a relevant planning consideration.  
 
Officer Response:  

The comments from a local resident in 
respect of loss of views / outlook are 
noted. 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.  

With respect of daylight/sunlight and 
overshadowing, further information has 
been submitted and assessed by PPDT’s 
environmental consultants. The impacts 
on neighbouring amenity are considered 
in paragraphs 10.117 – 10.150. 
 

Height and 
Massing 

The consultation comment is that the 
proposed size of the proposal is 
overdevelopment of the site and 
would contribute to ongoing light and 
wind issues.  

Applicant Response: The principle of a 
tall building on the site is supported by its 
designation within the Stratford 
Metropolitan Centre. The height and 
massing of the proposed building has 
been rigorously tested in townscape 
views and in respect of nearby heritage 
assets and demonstrated to be 
acceptable. The submitted Environmental 
Statement confirms that the potential 
wind, microclimate and light impacts 
would be acceptable.  
 
Officer Response: Where the heights of 
the proposed development are above the 
prevailing heights as required by the 
Local Plan an assessment has been 
carried out under Policy BN.5. Officers 
are satisfied that the proposed 
development is in accordance with 



 

 

 

 

 

 

 

 

 

development plan policy for the area. 
This has also been confirmed by the 
post-submission QRP comments. 
 

Principle of 
Student  
accommodation 
and  
mixed and 
balanced  
communities 

The consultation comment raises  
concerns about further development 
of student accommodation in the 
area. Namely a concern about mixed 
and balanced communities and the 
impact on existing residents.  

Applicant Response: The principle of 
student accommodation is supported in 
the Stratford Metropolitan Centre and the 
submitted JLL report demonstrates there 
is a clear demand for the accommodation 
proposed. A Management Plan would be 
secured via condition to mitigate any 
concerns regarding antisocial behaviour.  
 

Construction 
Impacts 

The consultation comment raises 
concerns about the level of noise 
and disturbance including dust/dirt 
from building works should planning 
permission be granted. 

Applicant Response: We would comply 
with the working hours set out in the 
Construction Management Plan and 
adhere to the planning conditions 
associated with the Planning Permission.  
A complaints / feedback tracker is to be 
used throughout construction to log any 
complaints or feedback to monitor our 
response and ensure comments are dealt 
with in a timely manner. 
 

Transport The consultation comment is that the 
area is ill-equipped to handle the 
increase in traffic for the 
development, both during 
construction and following 
completion.  

Applicant Response: The proposal is car 
free and would not result in any additional 
private vehicle movements. Construction 
traffic would be managed accordingly 
through suitable planning conditions.  
 

Disjointed 
Development   

The consultation comment highlights 
the potential disjointed development 
of the area given that Bridge, 
Broadway and Jubilee Houses are 
not coming forward for 
redevelopment together. 

Applicant Response: Following 
discussions with the LLDC, the applicant 
has prepared an illustrative masterplan 
for the adjacent sites (Bridge and 
Broadway Houses) to demonstrate how 
the proposed development at Jubilee 
House does not prejudice and potentially 
fits into the wider redevelopment of the 
area. An Environmental Report has also 
been prepared demonstrating the 
potential future interrelationship between 
the developments and how potential 
environmental impacts would be 
mitigated.  
 



Table 2 - Summary of Support 

 

Letters of Support Comments 

35 letters of 
representation voicing 
support for the London 
Academy of Excellence 
Sixth Form College (LAE) 

 

Limitations of the 
existing LAE building and 
oversubscription of the 
LAE 

Comments stress that the LAE have outgrown the existing site, and 
much is no longer fit for purpose. The sixth form is oversubscribed with 
4,000 applicants for 250 spaces.  
 
Comment that the success of the renowned LAE could be further 
reaching if the proposals were implemented, allowing the LAE to 
increase their intake from 480 to 750 students a year. 
 

Benefits of the Proposed 
new School and Facilities 

Support comments that the proposals would provide the purpose-built 
facilities required by the LAE, at a high-quality level which would 
further enhance the opportunities for the pupils and community. The 
proposed new school would allow for the LAE to continue as a 
pioneering sixth form. 
 

Community uses 
Proposals would provide much needed community space which could 
be used for a variety of purposes.  
 
Commented that the plans would deliver new spaces for the 
community to use outside school hours. These spaces would ensure 
the benefits of the proposals ensure further outreach to the wider 
Newham community.  
 
It was commented that in the context of the proposed LB Newham 
Youth and Education Campus plan, the new development offers 
unique opportunities for collaboration between LAE and university 
students. 
 

Design 
Comments raise that the design is well thought out and innovative 
whilst being in keeping with the surrounding townscape and existing 
tall buildings. 
 

LocatED (property 
division of the 
Department for 
Education) 

 

Since opening the LAE has been rating ‘Outstanding’ by OFSTED, 
helping students to achieve excellent grades and attend top level 
universities. The existing site is now operating at its capacity as the 
building was not designed with intention for use as a school.  
 
There is a planned increase in the expansion of the LAE which has 
been run in tandem with a search for a new site. As well as the 
academy’s reputation for academic excellence, Stratford’s excellent 
transport link and connectivity are a vital part of the academy’s appeal 
for many applicants, as are local amenities and proximity to the 
Olympic Park. This is simply not on offer for any of the alternative 
locations considered which are either on the fringes of Stratford and/or 
outside of the London Borough of Newham and would demand 
significant compromise. The move to the Jubilee House site offers LAE 
a defining opportunity to establish the academy in a bespoke state of 
the art facility in the best possible location within Newham. It would 
facilitate a much-needed expansion of academic places thereby 



continuing to help raise academic standards and promote social 
mobility in one of the poorest parts of the capital and transform the 
educational landscape of east London as a whole. For the first time in 
its history LAE would also be able to operate from a facility which is fit 
for purpose and an inspiring place to educate young people. 
 
The proposed redevelopment of the existing Stratford site and 
proposed phasing of the application would enable a continuity of 
operation for the LAE.  

University of the Arts 
London (UAL) 

 

UAL Support this development:  
 
UAL ‘…need more Purpose-Built Student Accommodation (PBSA) in 
the area. This would relieve rental pressure both on the private rented 
sector and existing local PBSA.  
 
We also understand that there would be community space on the 
ground floor, and that this could include flexible working space for 
charitable organisations, meeting places for resident advice and areas 
in which local students can display their work such as art or fashion.  

UAL view is that this development would provide excellent housing for 
students in the area and, through the community space and other 
social impacts, would also contribute to meeting the needs of the local 
community…’ 
 

 

Table 3 - Statutory and Non-Statutory Consultation Responses Received 

Consultee  Comment and Response 

GLA – Stage 1 report 

The GLA reviewed the scheme as 
originally submitted and 
commented in its Stage 1 
response 6th December 2021. 

Whilst the GLA support the 
principle of redevelopment of the 
site the Mayor considered that the 
application did yet not fully 
comply with the London Plan but 
said that possible remedies 
suggested could address these 
deficiencies. Issues raised are 
addressed in the column 
opposite. 

The GLA expect to have the case 
referred back for their Stage 2 
response, including following a 
review of Urban Design, and 
Sustainability. 

 

Principle of Development: The use of the site for student 
accommodation and educational facilities meet with the 
objectives of the opportunity area. The Council must confirm 
that the loss of employment floorspace is considered 
appropriate. 
 
Student Housing: The proposal includes a 35% Affordable 
Housing offer which meets with the Fast-Track Route 
requirements. The student accommodation is expected to 
provide a high quality of accommodation for future residents. 
 
Urban Design: Overall, the form and massing approach is 
consistent with the emerging context however until a full 
assessment of the proposal is undertaken, and all benefits 
associated with it are established, it is not possible to fully 
determine if the visual, functional and environmental impacts of 
the building are considered acceptable. Officers raise no 
strategic issue with the architectural approach, however the 
LLDC must ensure that high quality and durable materials are 
used. The proposal is not expected to result in harm to nearby 
heritage assets. 
 
Transport - The provision of disabled car parking only, 
compliant cycle storage and mobility scooter charging points is 
welcome. Cargo bike parking spaces should be located in the 
public realm. Improvements identified in the ATZ which would 
improve the connection and route for both cyclists and 
pedestrians should be secured. A contribution to the delivery of 
improved step free access and wayfinding is requested. The 
revised access to Jupp Road bridge is welcomed, although it 



would need to be clarified if there would be any impacts on 
railway operation and infrastructure during demolition, 
construction or operation, with any necessary engagement 
secured through a planning condition. Management plans and 
railway infrastructure protection measures should be secured 
by condition. 
 
Applicant Response: Agree that contributions can be secured 
towards Stratford Station improvements, wayfinding and local 
connectivity improvements in the vicinity of the site.  
 
Officer Response: Officers have included these requirements 
within the heads of terms / conditions – see paragraph 10.248. 
 
Climate change and environment: Further information is 
required on the energy strategy, whole life carbon, circular 
economy, green infrastructure, water-related matters, and air 
quality.  
 
Sustainable Drainage and Flood Risk: The assessment 
concluded that the flood risk from surface water, groundwater, 
sewers and artificial water bodies is considered low. Council 
should ensure that mitigation measures outlined within the 
Flood Risk Assessment and Mitigation and Monitoring chapters 
of the Environmental Statement should be secured by 
condition. 
  
Officer Response: Officers have included these requirements 
within the heads of terms / conditions. 
 
Energy: Need to provide further information to demonstrate 
carbon dioxide savings has been maximised.  
 
Officer Response:  The applicant has provided additional 
documentation regarding carbon dioxide saving. These 
additional documents have been reviewed by the PPDT’s 
environmental consultants and are deemed acceptable. 
 
Be Lean: The applicant should model additional energy 
efficiency measures and aspire to meet the EE target.  
 
Energy reduction:  The applicant has stated that the building 
typology assumed has resulted in the 15% energy reduction 
target not being achievable. Although certain constraints can 
be appreciated, the applicant should demonstrate which areas 
of energy use are not performing well and provide robust 
justification for this. 
 
Applicant Response:  Although the development exceeds the 
35% carbon reduction requirement, the design of the proposed 
development has not achieved the recommended 15% Be 
Lean reduction. Certain limitations of the building including: 
Heating - Fabric properties limited by practicalities for a PBSA - 
Large elements of glazing to maximize daylighting to ensuite 
rooms, requirement for opening panels to PBSA rooms which 
have inferior u-values than solid walls. 
 
Auxiliary energy - Mechanical ventilation required (no natural 
ventilation possible) as openable panels need to remain closed 
for background ventilation purposes due to noise and air 



quality issues, which requires the installation of MVHR units 
and additional auxiliary energy. (MVHR units proposed have 
very good SFP values). 
 
DHW- The DHW for the BE LEAN stage has been modelled as 
a central DHW system being provided by gas boilers (as per 
GLA guidance). This results in a fairly poor performing energy 
model at this stage which does not take into consideration the 
heat pumps which are at the centre of the proposed 
development all electric design. 
 
The DHW system proposed for the actual (BE GREEN) entire 
development (Academy and PBSA) is based on a highly 
efficient ASHP combined with a WSHP to achieve the required 
LTHW temperatures suitable for the production of 60°C of 
domestic hot water.  
 
Be Clean: The applicant has identified the proposed expansion 
of the East London District Energy Scheme district heating 
network within the vicinity of the development and is proposing 
to connect to the network. Connection to the network should 
continue to be prioritised and evidence of active two-way 
correspondence with the network operator should be provided. 
 
The applicant is proposing a site-wide heat network supplied 
by a centralised energy centre. It has been confirmed that all 
apartments and non-domestic building uses would be 
connected to the heat network. 
 
Applicant Response: The applicant has provided evidence of 
correspondence with East London District Energy Scheme. 
Ongoing correspondence would be shared once available. 
 
The installation of heat exchangers would require staged 
removal of the existing buffer vessels (currently provided for 
the heat pump installation) which would become redundant at 
that point at which the building is connected to a DH system. 
DH plant installation would follow the same principles as plant 
replacement through wall knockout panels and removable 
hatches in the courtyard for hoisting new plant down to 
basement. 
 
Overheating: The results of the Dynamic Overheating Analysis, 
using the CIBSE TM59 methodology, demonstrate that all 
student accommodation bedrooms comply with DSY1 
assuming a g-value of 0.33, non-operable windows and MVHR 
with cooling (heat pump). The applicant should also investigate 
the risk of overheating using the DSY 2 & 3 weather files. The 
applicant should confirm that any required blinds would be 
included in the base build and demonstrate that the blinds do 
not interfere with the effective opening area of windows 
 
Mechanical cooling is being proposed in the student 
accommodation bedrooms. However, the applicant has not 
sufficiently demonstrated how the cooling hierarchy has been 
followed and robustly justify the use of MVHR with 
cooling. The proposed strategy should be reviewed. As a 
minimum a run with the windows opened should be provided to 
show if the design of the building would pass without the 
restrictions as the need for cooling should be 



minimised. 
 
Applicant Response:  The TM59 Overheating Risk Analysis 
has been updated using DSY 2 & 3 weather files. 
 
The facade design has fixed window panels (with blinds 
provided), with solid non-glazed openable vent panels adjacent 
to the windows (provided with no blinds as not glazed). The 
overheating model assumes that these panels are not 
openable for general ventilation, as this is a restriction imposed 
by air quality and noise issues. Blinds do not interfere with 
openable panels which are used for purge ventilation only.  
 
The cooling hierarchy has been followed to minimise the 
requirement for active cooling for the development. TM59 
iterations with varying opening panel sizes were carried out, 
however noise and air quality issues prohibit the use of 
openable panels for background ventilation. The next step 
studies through subsequent TM59 iterations was to attempt to 
overcome the overheating criteria with varying amount of 
mechanical ventilation delivered through a standard MVHR unit 
(not cooling assisted) - however the flow rates required to 
overcome the overheating from mechanical ventilation alone 
resulted in unfeasible air volumes. It is after all these iterations 
that cooling assisted MVHR was proposed which helped ease 
the overheating risk.  
 
Nevertheless, as requested a TM59 run with openable 
windows and no MVHR with mechanical cooling results have 
now been provided in an update to the Overheating Statement. 
The results show that the majority of residential areas would 
pass, however this is not possible due to noise and air quality 
issues as previously stated. This results in having to provide a 
costly solution to ensure that the PBSA rooms have been 
provided with the highest standard of wellbeing. 
 
Be Green: The applicant is not proposing to install any PV 
across the development, which is disappointing. The applicant 
should reconsider the PV provision and they should provide a 
detailed roof layout demonstrating that the roof’s potential for a 
PV installation has been maximised and clearly outlining any 
constraints to the provision of further PV, such as plant space 
or solar insolation levels.  
 
Heat pumps are being proposed in the form of a centralised 
cascade ASHP to WSHP system with a high SCOP of 4.24. 
Further information on the heat pumps should be provided 
including:  
 

a. An estimate of the heating and/or cooling energy 
(MWh/annum) the heat pumps would provide to the 
development and the percentage of contribution to the 
site’s heat loads. They should demonstrate how the 
heat fraction from heat pump technologies has been 
maximised. 
 

b. Details of the Seasonal Coefficient of Performance 
(SCOP) and/or Seasonal Energy Efficiency ratio 
(SEER) and how these have been calculated. This 
should incorporate the expected heat source and heat 



distribution temperatures (for space heat and hot 
water) and the distribution loss factor, which should be 
calculated based on the above information and used 
for calculation purposes. 
 

Applicant Response: The proposals for use of BIPV panels to 
the facades of the building have been disallowed by the Fire 
Engineer as photovoltaics contain an interlayer which is 
deemed combustible and therefore not in line with new facade 
fire regulations. The limited area on the roof is occupied by 
heat pumps, a generator, ventilation equipment and space 
allowance for a BMU - there is no space available for 
photovoltaics.  
 
Carbon Performance Offsetting: The applicant should confirm 
the carbon shortfall in tonnes CO2 and the associated carbon 
offset payment that would be made to the borough. This should 
be calculated based on a net-zero carbon target for domestic 
and non-domestic proposals using the GLA’s recommended 
carbon offset price (£95/tonne) or, where a local price has 
been set, the borough’s carbon offset price. The draft s106 
agreement should be submitted when available to evidence the 
agreement with the borough. 
 
Applicant Response: The carbon shortfall is 408 tonnes, and 
the offset fund contribution is £1,162,290. This is shown on 
Page 3 of the Energy Statement. 
 
Officer response: Officers have included these requirements 
within the heads of terms 
 

LB Newham (Planning) LB Newham comments were received at pre-application 
stage (written response received in September 2021). 
These are summarised below: 
 
Overall, the principle of locating the LAE in the proposed 
development is welcomed.  
 
LBN Comment: Further justification is requested on the need 
for additional PBSA in Stratford and clarification is sought on 
the management of the PBSA and proposed HEI  
 
Applicant Response: the demand for PBSA is addressed in the 
submitted Student Management Plan and UAL have confirmed 
that they support the proposals 
 
LBN Comment: Further details of the community facilities 
provided are requested  
 
Applicant Response: The LAE would offer opportunities for 
local community organisations to access a range of spaces, 
host events and carry out community initiatives. The main hall, 
dining areas and kitchens would be available for community 
use out of school hours and during the holidays at below 
market rates. In addition, the classrooms can be used as 
teaching space for adult education (for example by language 
schools etc) after hours and during school holidays. 
Discussions have already been held with local groups, such as 
the charity Fight for Peace who currently have a base in 
Newham (Silvertown), in the use of the facilities.  



 
Officer Response: Officers have included requirements relating 

to a Community Investment Programme within the heads of 
terms / conditions – see paragraph 10.248. 
 
LBN Comment: The indicative masterplan of the wider Bridge 
and Broadway Houses is welcomed, as is the delivery of wider 
public realm on the Jupp Road Bridge Eastern Access Ramp 
 
Applicant Response: The delivery of the Ramp is secured 
within the Section 106 Agreement. The illustrative masterplan 
provides an indication of what could be achieved on the Bridge 
and Broadway Houses site.  
 
LBN Comment: Concerns are raised with the height and scale 
of the building and it is noted that the QRP need to be content 
with the proposal and the environmental impacts are assessed 
and justified  
 
Applicant Response: the post-submission QRP meeting 
confirmed the height and scale of the proposed building are 
acceptable and the environmental impacts have been 
rigorously assessed and demonstrated to be acceptable within 
the submitted Environmental Statement. 
 
LBN Comment: The car-free nature of the proposed 
development is supported as is the provision of blue badge 
spaces, but this should include provision within the applicant’s 
ownership. Cycle parking should be provided in accordance 
with London Plan standards. 
 
Applicant Response: The proposed development now includes 
one blue badge space off-street as requested in addition to the 
four bays on street. Cycle parking is provided in accordance 
with the relevant London Plan standards, as requested. 

LB Newham (Environmental 
Health) 

No comments received 

LB Newham (Waste) 
 

As this is student accommodation, refuse and recycling would 
be collected as commercial waste. Therefore, it could be 
Newham’s commercial team or another company that make 
collections. Waste arising should be calculated as with a hotel.  
 
Officer Response: The applicant has confirmed that waste 
storage for the 6th form college allows for weekly collections, 
while the waste storage for the student accommodation 
requires collections three times per week.  Additional bins are 
provided to ensure resilience to the strategy.  The waste 
storage area would be fully managed by the student 
accommodation provider.  Double doors are proposed from the 
waste stores onto Station Street to allow easy manoeuvring of 
the bins.  The bins would not be transferred along any corridors 
within the development. 
 

LB Newham (Highways) 
 
 
 
 
 

The Council broadly welcomes the improvement to the Jupp 
Road footbridge and the proposals presented by the applicant. 
The landscaping proposals presented alongside the ramp 
layout on the eastern side are of high quality and would 
represent a considerable uplift to the quality of the public realm 
fronting Station Street and would complement the recent town 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
LB Newham Network 
Management would be unable to 
support this application (issues 
subsequently resolved).  
 

centre public realm improvements well. 
 
Notwithstanding some concerns over the ultimate delivery of 
the other elements of the bridge and ramp upgrades, the 
Jubilee House proposals represent a significant step towards 
the scoping and delivering of these, and the improved ramp 
and landscaping on the eastern side and the new interface with 
Jupp Road is very much supported by LBN Highways & 
Sustainable Transport both for the connectivity and public 
realm enhancements it would provide. 
 
Officer Response: The delivery of the Jupp Road Bridge 
Eastern Ramp is secured within the heads of terms. A 
requirement for the applicant to prepare a planning application 
for the Western Ramp and bridge crossing, which the applicant 
has agreed to, is also secured within the heads of terms.  
 
LBN Comment: Additional comments were received on 04 April 
2022 in respect of the construction works and the submitted 
Construction Logistics Plan (CLP).  The concerns raised are 
summarised as:  

 No access from Great Eastern Road via crossover; 

 Concern regarding impact on buses leaving the bus 
station; 

 Pedestrian safety; 

 Impact on traffic flows; and 

 Timetabling of construction works 

 

Officer Response: Following a workshop with the applicant LB 
Newham, TfL and LLDC’s transport advisors to discuss LB 
Newham’s construction concerns further details were provided 
by the applicant and the matters are now resolved. 

Construction traffic impacts would be managed through a 
conditioned detailed Construction Traffic Management Plan 
(CTMP) which would be implemented, monitored and 
updated as necessary throughout the construction 
programme. The committed measures would be secured via 
the CTMP condition (condition 8 refers). 

LB Tower Hamlets (Planning) No comments received 

LB Tower Hamlets (Pollution) No comments received 

Transport for London (TfL) (06 
December 2021) 

TfL make the following comments: 
 

 The eastern ramp structure is seeking to ‘front’ the 
railway boundary, and the indicative designs show 
some clear panels adjacent to the railway boundary. 
The applicant should confirm whether the proximity to 
the railway boundary and infrastructure have been 
considered within the design.  Positioning a structure 
immediately on the boundary would be entirely 
unacceptable 

 On the basis of the information contained within the 
submission, and for the purposes of planning 
consultation only, DLRL can support the principle of the 
proposals.  

The following contributions should be secured through the 
Section 106 agreement: 
 

 A contribution to Stratford Station infrastructure 



projects - £250,000 

 A contribution to Legible London - £25,000 

 A contribution to Healthy Streets proposals – to be 
agreed with LLDC and LB Newham  

 Travel Plan 
 
Conditions should be secured in respect of: 

 Parking and Design Management Plan, Blue Badge 
and EVCP provision 

 Student Management Plan 

 Delivery and Servicing Plan 

 Details of long stay and short stay cycle parking and 
facilities 

 Stage 1 road safety audit 

 Full Construction Logistics Plan and Construction 
Management Plan 

 DLR and railway infrastructure Protection 
 
Applicant response: The ramp design has been updated with 
the following amendments: 
 

- Increase offset to 500mm from rail edge 
- Bleacher seating reduced to increase planted area 
- Retaining wall omitted in lieu of metal retaining edge to 

maximise planted area 
- The lower part of stairs has been omitted to maintain 

the required minimum footpath width of 1.8m 
- The apex corners of the planters have been omitted to 

create more space for soil, construction for retaining 
edge for planting 

 
 Officer response: Conditions / s106 obligations along the 
recommended grounds are included.   
 

TfL Infrastructure  No objection to the principle of the development. Given the 
proximity of the site to railway lines,  
 
Officer response: An updated Letter of Agreement in principle 
was received from DLR Infrastructure on 28 March 2022 
confirming support for the revised Eastern Ramp proposals 
subject to a planning condition, which is included.  
 

Environment Agency (EA)  No objection 

Historic England (HE) HE note that the proposals include the provision of a tall 
building. HE are aware that tall buildings in the Stratford area 
have the potential to impact on the backdrop setting of the 
Grade I St. Paul's Cathedral in views originating from King 
Henry's Mound in Richmond Park (as seen in London View 
Management Framework View 9). If the proposals were to 
feature within that view, we request re-consultation and would 
welcome the opportunity to advise further. 
 
Officer response: PPDT’s Historic advisors have  confirmed 
that the proposal is not visible within the LVMF view 9 from 
King Henry's Mound in Richmond Park to St Paul’s Cathedral. 
 
 
  
 



Historic England (Archaeology)  
(GLAAS) 
 

Initial consultation response – 12 December 2021: 
 
The planning application lies in an area of archaeological 
interest. Further information is required to update the 
archaeology submission.  
 
The ES should include an up-to-date desk-based assessment 
and geoarchaeological model of the site and immediate 
surroundings in order to fully assess the impact of the 
development.  
 
The applicant should also consider the medieval structure and 
preceding later prehistoric activity found at New Broadway 
Chambers.  
 
The submitted documents that accompany the ES include a 
soil investigation report but it would appear that no site-specific 
geotechnical investigations have been carried out. However, 
from a review of the New Broadway Chambers (Stratosphere) 
report and the Gibbins Yard and Duncan House reports, it is 
apparent that OD heights of the natural ground, channel 
deposits and archaeological levels are available. Nearby 
borehole and site reports are also available, and I would 
suggest that these 
reports would contain enough information to produce a deposit 
model for the site for anticipated depths of archaeology. 
 
Potential alluvial deposits relating to the Channelsea river 
should be discussed. 
 
Some further information on proposed mitigation should be 
included within the ES chapter, including proposals for public 
benefit 
 
Second consultation response – 04 March 2022 
 
GLAAS: A letter was sent to the applicant in December 2021 
requesting more information for the site, including a deposit 
model and more detail on the previous and proposed impacts. 
The requested information was received in March 2022.  
 
GLAAS comment that: Likely to be limited impact on potential 
deposits relating to the Channelsea river, probably relating to 
the removal of the current ramp in the west of the site and 
construction of a new ramp. 
 
There are potential impacts on archaeological material of 
prehistoric, Roman and medieval date in the remaining Phase 
1 and 1A area, but these remains are likely to be of lesser 
significance. 
 
It is therefore recommended that archaeological monitoring of 
geotechnical test pits takes place in the first instance, followed 
by targeted trench evaluation post demolition to ground slab 
but prior to grubbing out. 
 
Historic England GLAAS recommend attaching a condition with 
respect to possible archaeological remains. 
 
 



Officer response:  Conditions along the recommended grounds 
are included.  
 

Natural England As submitted, the application could have potential significant 
effects on Epping Forest Special Area of Conservation (SAC). 
A plan outlining the avoidance and mitigation measures for the 
development to ensure there are no recreational impacts on 
Epping Forest SAC should be provided. 
 
Officer Response: The application site is located 4.4km from 
the Epping Forest SAC and 5.3 km from the Lea Valley and 
Ramsar site. With the exception of 5 blue badge parking 
spaces the proposed development is to be car free.  

Metropolitan Police No overall objection to the proposal 
 
Request the imposition of a Secured by Design Condition: 
 
Officer response:  Conditions along the recommended grounds 
are included.  

Sport England  The existing provision within the area may not be able to 
accommodate this increased demand without exacerbating 
existing and/or predicted future deficiencies. Therefore, Sport 
England considers that new developments should contribute 
towards meeting the demand that they generate through the 
provision of on-site facilities and/or providing additional 
capacity off-site. The level and nature of any provision should 
be informed by a robust evidence base such as the London 
Borough of Newham’s Playing Pitch Strategy, a Built Facility 
Strategy or another relevant robust and up-to-date needs 
assessment. 
 
The SFC indicates that a population of 716 (based one student 
per room) in within this area would generate a demand for 0.05 
sports halls (£162,670), 0.04 swimming pools (£173,318), 0.03 
artificial grass pitches (£32,968 if 3G or £29,986 if sand) and 
0.01 rinks of an indoor bowls centres (£2,364).  
 
 
Consideration should be given by the Council to using the 
figures from the Sports Facility Calculator for informing the 
level of any financial contribution if indoor sports provision was 
to be made through a S.106 agreement. 
 
Officer response: PPDT has considered the potential need for 
sports improvements but has concluded that the impact of the 
development would be minimal given the sports facilities 
provided at university campuses as well as the significant 
sporting venues within the QEOP.  
 
Financial contributions are secured for other offsite 
improvements to public realm within the QEOP and wider 

LLDC area, along with considerable contributions and 
developer commitments towards prioritising transport 
improvements at Stratford Station/Jupp Road bridge. 

Thames Water  No objection to the principle of the application. A condition is 
requested, requiring confirmation that either: - all water network 
upgrades required to accommodate the additional flows to 
serve the development have been completed; or – a 
development and infrastructure phasing plan has been agreed 



with Thames Water. 
 
Officer response:  Conditions along the recommended grounds 
are included.  

Quality Review Panel (QRP) 
Post-Submission Review 22nd 
November 2022 
 

The panel feels that the architectural improvements relating to 
scale and proportions work well and have given the building a 
more elegant form. The design has improved the relationship 
with Unex House. It is also noted that the established cluster of 
towers in Stratford town centre is a key consideration, and long 
views show that the development sits comfortably in this 
context.  
 
Massing and Scale: The panel feels that for the next phase, it 
would be important that the adjacent building steps down in 
height. It questions how this would be controlled given that the 
height of this development may establish a benchmark for taller 
buildings. 
 
Landscape and Public Realm: noted that the Urban Greening 
Factor is challenging given constraints but considers that this 
has been addressed well through variety of spaces and 
consideration of biodiversity measures. Detail of microclimate 
analysis, ensuring seating and movement areas are in the 
correct locations.  
 
The panel feels that the quality of Station Street should be 
extended beyond the redline. It suggests that a wider strategy 
for public realm improvements that extend towards the station 
could be considered, in consultation with the Highway Authority 
 
The panel questions why the bridge ramp access is located at 
a different place to the stepped access. It notes that for 
equality and inclusivity purposes it would be good to reconsider 
if these can be designed to arrive in the same place. It also 
questions whether the ramp can be widened to accommodate 
more opportunities for planting in the shared space.   
 
Seating within the public realm should incorporate accessible 
features.  
 
The location of the student entrance to the north is sensible, 
given the approach from the town centre. However, the panel 
feels that more could be done to relate the academy to the 
public realm to the south. It encourages the design team to 
consider opportunities for the assembly hall to engage with the 
external space. The south square presents a good opportunity 
for creating a social space for the students but safeguarding 
measures, such as hard thresholds and fences, should be 
avoided where possible. 
 
The panel has concerns relating to the phasing of the public 
realm given that the south square is reliant on demolition. To 
ensure that this public benefit comes forward, it recommends 
that this is tied to the Section 106 agreement. 
 
Internal layouts and clusters: The panel has concerns 
regarding the quality of life for the students, especially given 
the increase in remote learning resulting in more time being 
spent in the study bedrooms. The design team should consider 
the amount of time the students would spend in these spaces. 



The north facing rooms are of particular concern.  
 
Materiality and Appearance: The panel questions the 
sustainability implications of the amount of concrete being used 
and would welcome further detail of the scheme’s approach to 
zero carbon development. 
 
Officer Response: Officers consider that the applicant has 
suitably addressed the comments raised by QRP. Relevant 
s106 obligations along the recommended grounds are 
included.   
 

PPDT’s Environmental 
Consultant (Arup) 

Comments were originally received which sought clarification 
on a number of environmental matters including the drainage 
strategy, noise, ecology, energy, air quality, wind, waste and 
sunlight/daylight: 
 
Contamination: The sequence of superficial deposits on the 
site should be checked and relevant sections of the report 
updated. The RTD should be considered as a groundwater 
receptor. 
 
The list of receptors should be updated to reflect the future use 
of the site and the environmental setting. 
 
The potential for onsite Made Ground to be a ground gas 
source should be considered and carried forward to Table 14 
(preliminary risk assessment). The table should be updated to 
be consistent with previous sections of the report and to ensure 
there are no contradictions or omissions. 
 
A number of contamination conditions  
are also requested (see conditions 15 - 18).  
 
Design and Access: a number of design clarifications were 
requested, particularly in respect of the landscaping rationale 
and ecology.  
 
Circular Economy: additional information is required to update 
the CES:  

- Building weight calculations 
- Reused or recycled content calculations, including 

supporting details 
- Cut and fill calculations 
- Reused or recycled content calculations, including 

supporting details  
- Relevant extracts from a Site Waste Management Plan 
- Relevant extracts from an Operational Waste 

Management Plan 
- End of life strategy  

 
Waste Storage: The proposed development should comply 
with the requirements of Newham's Waste Management 
Guidelines for Architects and Property Developers. In particular 
the following aspects should be considered, and evidence 
should be provided that the proposed development is 
compliant, including dimensioned plans and layout drawings. 

- Sufficient waste storage capacity for weekly collections 
(any less storage should be agreed in writing by 
Newham's waste officer) 



- Provision of bulky waste storage space 
- Communal bin stores within 30m of resident’s front 

doors 
- Bins to be fully accessible from the front face, to allow 

for easy depositing of waste, unless it is demonstrated 
that there would be site management presence at the 
development.  

- All doors and alleys to/from and within bin stores to be 
at least 2m wide to allow for safe manoeuvring of bins 

 
Fire Statement: detailed updates were required to the fire 
statement demonstrating the proposed development’s 
suitability in accordance with the London Plan.  
 
Flood Risk: Request product 8 data from the EA and use the 
flood depths from the 1% AEP event including an appropriate 
allowance from climate change to assess the breach flood risk. 
If required, suggest appropriate measures to mitigate this risk. 
These measures could include flood resistance and resilience 
building measures as well as an emergency flood plan. 
 
SuDS and Drainage: Need to provide the greenfield runoff 
rates for the site for a 1 in 1 year, and 1 in 100-year event. 
Using the 1 in 100-year rate, re-assess the viability of 
restricting the discharge rate to greenfield. 
 
Reconfiguring the proposed drainage network was also 
suggested, so that the proposed surface and foul networks 
remain separate up to the manhole immediately before 
connection into the TWUL combined sewer. This would allow 
the restriction of the surface water discharge rate down to 
greenfield runoff rates in line with 2021 London Plan Policy. 
 
Officer Response: Further details were provided by the 
applicant and the matters are now resolved. Conditions have 
been recommended in relation to noise, wind, contamination, 
waste strategy, air quality and dust management. 
 

PPDT’s Transport Consultant 
(Jacobs)   

Comments were originally received which sought clarification 
on a number of transport related matters. A brief summary is 
set out below: 
 
Disabled Car Parking: Clarify the strategy for allocating the 
blue badge bays in the TA so that the TA and the DAS are 
consistent. Clarify the location of the Blue Badge Bay on the 
east side of Station Street. 
 
Clarify whether LB Newham has agreed the implementation of 
dedicated Blue Badge parking bays for the proposed 
development. 
 
Trip Generation: Provide the TRICS output data for the 
following:  

- From which the trip generations have been calculated 
- Trip rate generations for expanded London Academy of 

Excellence Sixth Form Academy from (non-covid) first 
principles using existing Academy attendance data. 

- Evidence that the Sixth Form Academy trip generations 
take into account staff and visitor trips. 

- Additional separate tables showing trip generations by 



mode for the peak hours and additional peaks for the 
existing Sixth Form Academy and the net increase for 
the Expanded Academy. 

- Provide total person trip generations by mode for daily 
and for each assessment time period that have been 
assessed in the ES. 

- Provide two-way combined forecast delivery and 
servicing trip generations in the TA for daily and for 
each assessment period. Provide justification for any 
assumptions, including how post-covid use of on-line 
shopping is allowed for. 

- Provide baseline pedestrian flows and assessment of 
impact of the proposed development on pedestrian 
crowding on Station Street and A118 Great Eastern 
Road. 

 
Public Transport: Clarify whether the public transport trip 
generations assessed are from the full (750 pupil) Sixth Form 
Academy or whether the assessment assumes the additional 
300 students only. 
 
Amend the assessments so that the assumptions regarding the 
proposed development are consistent or alternatively clarify 
whether in order to carry out a robust assessment, the 
pedestrian trip generations assessed are from the full (750 
pupil) Sixth Form Academy.  
 
Effect Assessment Methodology: The impact on Stratford 
station and Stratford bus station and parking during 
construction and operation needs to be discussed in the TA 
and assessed in Chapter 7 of the ES. 
 
Review and update, if necessary, the assessment of the impact 
of construction traffic on pedestrian fear and intimidation for 
users of Jupp Road Bridge. 
 
Provide an assessment of the impact of bus and rail 
passengers arising from the proposed development on public 
transport interchanges during operation. Suggest to LLDC that 
TfL views are sought on this. 
 
Parking: Clarify available Blue Badge parking for the new 6th 
Form Academy for students, staff and visitors and make 
provision for Academy users requiring Blue Badge spaces. 
 
Construction:  Provide an assessment of the construction 
activities on parking and traffic in the TA. 
 
Officer Response: Further details were provided as requested 
to the satisfaction of officers and their transport advisors. 
Conditions have been imposed where considered necessary. 
 

Built Environment Access Panel 
(BEAP):  

BEAP would like to see design that reflect diversity and 
wellbeing to ensure student’s educational experience is 
inclusive. Careful thought needed on student’s mental health in 
terms of the quality of space and provision of adequate 
amenity spaces.  
 
 Request to the applicant to confirm details of the public realm, 
including kerb height, material palette and coloured surface. 



The applicant was also encouraged to consider shared space 
and how this would be navigated by students with visual 
impairments. 
 
Internally, it was raised that there was insufficient provision of 
toilets on the ground floor.  
 
The panel also requested that the applicant clarify the use of 
the academy hall, suggesting that it could be used for 
community uses.   
 
Officer Response: Further details were provided by the 
applicant and the matters are now resolved. 
 

Member PDC Briefing: The 
proposal was presented to 
Members at pre-application 
stage on the 23 July 2021. 

The following points were made in discussion: 

 Queried the long-term security of the LAE given it 
doesn’t own the site 

 Queried the level of amenity space proposed for the 
LAE and PBSA and quality of public realm given 
potential microclimate and overshadowing impacts 

 Queries also raised on extent of public realm and 
ownership in terms of maintenance  

  Comments made over the concentration of student 
accommodation in Stratford 

 Noted QRP’s concerns regarding compliance with 
Policy BN5 on tall buildings 

 Greening and air pollution should be considered 

 Comments raised about net employment loss given 
removal of existing offices 

 Further detail requested on internal layouts and quality 
of accommodation 

 Is the architectural approach correct, and of high-
quality design? 

 Queries raised on local spend and what local services 
would be provided with the proposals 

 Queries raised on wind studies 
 
Officer’s Response: 
 

 The applicant has advised that an agreement for lease 
has been signed with the LAE ensuring their presence 
within the development for 35 years at an affordable 
rent, which is to be circa 65% below office rents in the 
Central Stratford area 

 The amenity space to be provided with the scheme has 
been maximised and includes three distinct areas: the 
northern plaza and Jump Road Eastern Access Ramp 
within Phase 1 and the southern plaza with Phase 1a. 
Cumulatively, this provides a significant proportion of 
public realm which is significantly in excess of other tall 
building schemes approved and built in Stratford in 
recent years. The LAE have confirmed they do not 
require any external space. The sunlight and daylight 
and microclimate conditions within the public realm 
have been rigorously tested by PPDT’s environmental 
consultants and confirmed to be acceptable.  

 The northern plaza would be in the applicant’s control 
and would be maintained at the applicant’s expense. 
The Eastern Access Ramp and southern plaza are in 



the ownership of the LB of Newham and would be 
maintained by the Council.  

 The Student Demand Study submitted in support of the 
application, which has been reviewed by officers, 
demonstrates there is significant existing and future 
demand for PBSA in the Stratford area specifically. The 
letter of support received from the University of the Arts 
London (UAL) confirms that a Higher Education 
Institution has requirements for the PBSA proposed.  

 The post-submission meeting of the QRP has 
confirmed that the proposal is now considered to meet 
Policy BN5 and demonstrates high quality design.  

 An urban greening factor (UGF) of 0.423 would be 
achieved on the scheme, exceeding the policy 
requirements. Mitigation for air pollution impacts has 
been tested within the submitted ES and is 
demonstrated to be acceptable.  

 Whilst the scheme does result in the loss of existing 
office space, the current tenant HMRC have relocated 
elsewhere within Stratford meaning that there is no loss 
of employment within LB Newham. The existing 
building is outmoded, and its layout and configuration 
do not meet the needs of current office occupiers. The 
proposed PBSA and LAE uses would support 84-89 
jobs. Therefore, this is considered acceptable on 
balance, having regard to the significant benefits of the 
proposals.  

 The internal layouts of the PBSA have been refined 
following submission of the application and are 
considered to represent good quality accommodation, 
including having regard to comparable student 
schemes in the area.  

 As noted in the post-submission QRP meeting, the 
proposal is considered to be of exceptional 
architectural quality and would be an appropriate 
addition to the emerging cluster of tall buildings within 
Stratford. 

 No local services are provided within the development; 
however officers consider that the proposals would 
generate local spend for Stratford, in so far as 
supporting local business.  

 Officers and their environmental advisors consider that 
the proposals provide a robust assessment of wind and 
microclimate impacts of the proposed development and 
demonstrates that these are within acceptable levels.  
 

10. ASSESSMENT OF PLANNING ISSUES 

10.1 The main issues in respect of this proposed development are considered to be 
whether the principle of the student accommodation and 6th form college on 
this site is acceptable including the loss of existing office floorspace. As well 
as siting, layout, height and massing; quality of design; impact on setting of St 
John’s conservation area including heritage considerations; transport; 
environmental and amenity impacts; accessibility and inclusive design; and 
sustainability.  

 



Principle of Development - Student Accommodation 

10.2 There is national, regional, and local development plan policy support for 
purpose-built student accommodation.  

10.3 The principle of providing purpose-built student accommodation in this location 
is supported by planning policy. At a national level, the National Planning 
Policy NPPF) highlights the importance of appropriately delivering the housing 
supply, setting out the importance of providing for specific housing groups, 
such as students. The Planning Practice Guidance (PPG): ‘Housing needs of 
different groups’, states that ‘strategic policy-making authorities need to plan 
for sufficient student accommodation whether it consists of communal halls of 
residence or self-contained dwellings, and whether or not it is on campus. It 
encourages that dedicated student accommodation is appropriately planned 
for, to that take pressure off the private rented sector and to increase the 
overall housing stock. 

10.4 The PPG states that all student accommodation, whether it consists of 
communal halls of residence or self-contained dwellings, including whether or 
not it is on campus, can in principle count towards contributing to an 
authority’s housing land supply.  This is based on the amount of 
accommodation that new student housing releases in the wider housing 
market (by allowing existing properties to return to general residential use); 
and / or the extent to which it allows general market housing to remain in such 
use, rather than being converted for use as student accommodation.  

10.5 The GLA as a strategic policy-making authority has prepared the London 
Strategic Housing Market Assessment 2017 (SHMA) that determines the 
requirements for student accommodation within London. The methodology 
used to assess the London-wide need compares the current provision with the 
gross projected need and identifies a net need of approximately 88,500 
additional PBSA bedspaces between 2016 and 2041, or 3,500 when 
annualised over the 25-year plan period, which is set out in London Plan 
policy H15. 

10.6 At a local level, the Local Plan includes specific policies for new Purpose-Built 
Student Accommodation (PBSA) schemes in Policy H.4. This policy discusses 
the need for student housing and sets specific local requirements for these 
proposals.   

Strategic and Local Need for Purpose Built Student Accommodation 

10.7 As discussed above in paragraph 10.5, the target set within the supporting text 
of policy H15 is for a requirement for 3,500 PBSA bed spaces to be provided 
annually over the Plan period. The strategic need for PBSA is not broken 
down into local authority-level targets as the location of this need is expected 
to vary over the London Plan period with changes in higher education 
providers’ estate and expansion plans, availability of appropriate sites, and 
changes in Central Government policy that could affect HEIs’ growth and 
funding.  

Nomination Agreement 

10.8 To address this approach, the key element in any assessment of need or 
demand for PBSA in both the London Plan and Local Plan policies is the 
ability to demonstrate a direct link between PBSA accommodation with one or 
more Higher Education Institution (HEIs) in the form of a nominations 
agreement. This should directly demonstrate that the bedrooms in the PBSA 
development are needed by London’s HEIs in this particular location, and that 
its design, layout, and rental levels meet the needs of London’s higher 
education students. 



10.9 This is reflected in both London Plan policy H15 and policy H.4 of the Local 
Plan, which requires the accommodation to be secured by nomination 
agreement for occupation by students of one or more identified HEIs. This is 
to ensure the accommodation meets genuine student need and is provided at 
a rate affordable to current students. 

10.10 London Plan policy, H15, goes to state that a ‘majority’ of student bedrooms, 
including all affordable bedrooms, are secured through a nomination 
agreement. The London Plan does not define ‘majority’, however GLA officer’s 
reports on schemes within and outside the LLDC area suggests that at least 
51% should be secured by a nomination agreement with one or more HEI.  

10.11 The applicant has committed to entering into a legally binding nominations 
agreement via a s.106 legal agreement with one or more HEIs for the majority 
of bedrooms, which officers would seek to secure by s106 legal agreement, to 
be secured for the lifetime of the development. The University of Arts London 
(UAL) have written in support of the proposals. In their letter, the UAL has 
confirmed that they are directly in discussion with the applicant regarding the 
proposal and that the provided units would deliver accommodation for their 
students at the Stratford campus. The UAL London College of Fashion is 
moving in to their 5,000 student UAL Stratford campus at Stratford Waterfront 
QEOP in the autumn of 2023. The building is currently under construction and 
has topped out. 

10.12 Under the nominations agreement should the UAL not have the majority of 
rooms occupied, officers suggest that a ‘Cascade Mechanism’ be used in the 
lettings process. In the first instance, the accommodation would be offered to 
local HEIs within the LLDC area, following this the accommodation would be 
offered to HEIs in the four growth boroughs: and finally, to all other HEIs. This 
Cascade Mechanism would need to agree the number of rooms to be offered 
and the duration of the offer period for the first and second tiers before the 
remaining rooms are made available to the third tier. Officers consider that 
adoption of such a mechanism through a s.106 legal agreement would ensure 
that the benefit of the accommodation would be principally for students 
studying within the LLDC area or elsewhere within the local boroughs, and 
that the provision would thus contribute towards meeting the needs of the 
student households in the immediate area. 

10.13 The UAL has also confirmed that they have reviewed the accommodation and 
amenity plans for Jubilee House and are supportive of the design, 
commenting that the specification and room layouts within the scheme would 
be an attractive offer to their students. Furthermore, they have highlighted the 
importance that the suitably designed PBSA has on their students’ wellbeing 
in the light of the current pandemic. The letter also confirmed a strong 
relationship that the UAL already has with the developer having worked on a 
number of other sites across London. This provides evidence not only in 
relation to the development being linked with an identified HEI, but it also 
confirms that the scheme would overall provide a high standard PBSA that 
would cater for the need of other local students.  

Metropolitan Centre 

10.14 The suitability of this location for the PBSA goes beyond its proximity to the 
linked HEI.  The site falls within the Stratford Metropolitan Centre and it has 
the highest PTAL rating of 6b which demonstrates excellent access to public 
transport. The site is well connected to local services by walking and cycling. 
As discussed above the proposal is located within walking distance to the 
linked local HEI (UAL Stratford campus). It complies with the requirements of 
Policy H.4 of the Local Plan that sets out that PBSA proposals should be 
located either within or on the edge of the Stratford Metropolitan Centre. The 



Local Plan considers the Stratford Metropolitan Centre as being the most 
appropriate for PBSAs by nature of their access to services and enhanced 
public transport accessibility, the location of existing and future HEIs, and the 
ability of the proposals to add to the diversity and vitality of the centre.  

10.15 Student proposals in this area are also more complementary to the range of 
other uses in the Metropolitan Centre. In this location PBSA proposals are 
generally expected to deliver measures to introduce activity to the street to 
add to the vitality of the Metropolitan Centre and contribute to the rejuvenation 
of the area. In the Metropolitan Centre PBSA proposals should deliver 
measures to introduce activity to the street including the introduction of 
employment generating uses, community uses, and/or cultural and 
evening/night-time economy uses to add to the vitality of the area and where 
relevant contribute to the rejuvenation of the High Street.  

10.16 Therefore, this proposal should also be seen in context of the provision of 
educational and community uses which would further contribute to the 
economic activity within the Metropolitan Centre, particularly at ground floor 
level. This is also in line with the LLDC Evening and Night-time Economy SPD 
(July 2021) that sets the guidance for the development of commercial uses 
within town centres. The SPD recognises that proposals for new student 
residences within the Metropolitan Centre could drive demand for additional 
evening and night-time activity as well as provide space for ground floor uses. 
The principle of street level activation remains important for the appeal and 
maturation of Stratford Metropolitan Centre, particularly in connecting the 
Metropolitan Centre and Stratford Town Centre. The principles of visual 
permeability, glazed frontages and activation at street level and the absence 
of dead frontages and diversification of uses (particularly where those 
introduce day to evening and night-time activation) has been appropriately 
addressed through this proposal and officers see this as a positive contribution 
to achieving the vision for this area. 

10.17 The GLA support the principle of the student use (GLA Stage 1 response) 
stating that the site is well connected, and that the applicant has provided 
robust evidence that identifies the shortfall of student accommodation within 
the wider east London region. Whilst the LLDC acknowledges that in general 
there is a demand for student accommodation across London, recent 
permissions within the LLDC area have already significantly contributed to the 
provision of student accommodation which also adds further to London’s 
supply. The LLDC area has been a significant contributor to new student 
homes in London with 2,616 bedrooms built since 2012 and 2,312 PBSA 
currently in the pipeline, including around 1,800 bedrooms to be delivered as 
part of the UCL campus at East Bank. At present, the LLDC pipeline alone 
represents approximately 20% of the entire current London PBSA pipeline. 

Approved HEI Expansion within LLDC 

10.18 Members will be aware of the recently approved two new undergraduate 
campuses located less than a mile’s radius of the application site. The 
University College London’s East Campus (UCL East); the University of Arts’, 
London College of Fashion (LCF) ‘Stratford Waterfront’. Both of these 
approved schemes are currently under construction. No PBSA is proposed as 
the part of the Stratford Waterfront development, and the University of the Arts 
London (UAL) have stated that their proposals would generate a significant 
need for local student housing in this area. As a result, UAL are actively 
looking to source more PBSAs in good locations and at appropriate rents. The 
delivery of high quality PBSA in this location would add to the 
neighbourhood/community aspirations for Stratford and avoid UAL’s students 
having to commute from other parts of London.  



10.19 The UCL East development would be built out in two phases, with Phase 1 
occupation anticipated 2023, and Phase 2 of the development commencing 
construction circa 2030 with occupation complete by 2034.  It is estimated to 
host an estimated 3,000 students in 2022, when it becomes operational with 
an up to an additional 8,350 students by 2030 / 2034, totalling 12,350. The 
UCL East campus also proposes to deliver 1,800 student bed spaces 
delivered in two tranches: broken down as 524 bed spaces during phase 1 
with the remainder (1,276) built during the construction of phase 2.    

10.20 The LCF Stratford Waterfront development is anticipated to host an estimated 
6,000 students by 2023, and it is not proposing any student accommodation.  

10.21 Collectively, when operational, by 2023 these two campuses (UCL East 
(phase 1) and LCF) would host circa 9,000 students.  A further 1,000 
postgraduate students are located within Loughborough University’s new 
London campus at Here East.  To the east, lying just outside of the LLDC 
administrative area is the University of East London’s Stratford Campus and 
the University Square Stratford campus (Great Eastern Road) affiliated to both 
Birkbeck College, University of London and the University of East London. 
Collectively these campuses host a further 4,600 students. 

10.22 Arising from just the UCL and UAL expansion plans at East Bank within the 
QEOP some 17,000+ students are anticipated to study in the LLDC area by 
2034. It is acknowledged that not all students would reside in PBSAs nor 
would all students studying in Stratford wish to reside in the local area, 
nevertheless applying the GLA methodology for assessing the need for 
PBSAS the evidence suggests that there would be a strong need for specialist 
student accommodation.  To that end, officers are satisfied that not only is 
there a strategic need which is being met given the expansion plans referred 
to above including HEI’s such as Loughborough at Here East there is also a 
local need. 

10.23 The proposals are considered to be proportionate to the growth and expansion 
of HEIs within the LLDC area in accordance with Local Plan policy B.6, which 
supports provision of facilities for higher education within or at the edge of the 
Metropolitan Centre (Local Plan policy B.6 refers). Officers are of the view that 
the development is meeting a genuine local need and is justified in this context 
and as a result does not unacceptably affect the Local Plan aim of achieving a 
mixed and inclusive neighbourhood in this part of the LLDC area (discussed 
below).  

Mixed and Inclusive Neighbourhoods 

10.24 The Local Plan designates the site as being within Site Allocation SA3.1: 
Stratford Town Centre West: A range of town centre uses and residential 
accommodation appropriate to the scale and form of the Metropolitan Centre 
designation. The eastern parcel providing access to the town centre by a Link 
Bridge. Active uses shall be on the ground floor along enhanced key 
connections. Local Plan policy H.1 inter alia seeks to promote the creation of 
mixed and inclusive communities. There are 22 site allocations within the 
LLDC area designated within the Local Plan with the overall aim being to 
achieve across the area mixed and inclusive communities. To that end there 
needs to be a mix of uses across the LLDC area.   

10.25 The Local Plan states that protecting existing residential stock is also a key 
component of mixed and balanced communities. The quantum of units would 
also provide a significant contribution to addressing housing need as set out in 
Local Plan Policy H1. By using the 2.5:1 ratio specified within the London Plan 
Policy H15, the 716 student accommodation units would equate to 
approximately 286 residential units in an overall contribution to the LLDC’s 
housing target. The student accommodation units would contribute to the 



housing targets using provided ratios, this would take pressure off the private 
rented sector as students wouldn’t be residing in them, particularly larger 
family units.  

10.26 Furthermore, by integrating the LAE within the proposal, it is considered that 
the scheme would optimise the land use and unlock the adjoining site for 
future development. The introduction of a mix of uses also supports the 
London Plan policy GG2 concept of ‘good growth’ which seeks to create 
sustainable mixed-use places, making best use of land, and meets the need to 
explore the potential to intensify the use of land, promoting higher density 
development in locations that are well-connected to services, infrastructure 
and amenities. 

10.27 Given the above, officers’ analysis is that the proposed PBSA would help 
address the aim of London Plan policy to reduce the pressure on the wider 
housing stock currently occupied by students, particularly in the private rented 
sector. The Local Plan anticipates 33,000 new homes and 40,000 jobs to be 
delivered by the Plan period (2020 - 2036). Given these projections and the 
annual monitoring data which monitors progress officers are satisfied that this 
development would not undermine the Local Plan policy H.1 requirement in so 
far as contributing to a mixed and inclusive neighbourhood. The proposals 
would contribute to a mix of housing types by reflecting local demographic 
norms in relation to tenure, age structure and income to create sustainable 
new neighbourhoods that contribute towards mixed and balanced 
communities. Furthermore, the proposals also provide a policy compliant level 
of affordable student accommodation (discussed below). Nevertheless, 
officers are aware of the growing concentration of PBSA’s in the LLDC area 
and will of course continue to assess each subsequent application on its 
individual merits. In addition, there is a requirement for a student management 
plan (condition 45 refers) to be submitted to ensure the appropriate operation 
and of the use. 

Affordable Student Housing Provision  

10.28 The proposed development includes 35% of affordable student housing, which 
is in accordance with London Plan Policy H15 and Local Plan Policy H.4. All of 
these beds would be secured via the nominations agreement and in the s106 
legal agreement. The price level for the affordable accommodation should 
comply with the London Plan rent setting formula (as published by the GLA) 
ensuring that the cost for the academic year should be equal to or below 55% 
of the maximum income that a new full-time student in London and living away 
from home could receive from the Government’s maintenance loan for living 
cost that academic year. The rent charged must include all services and 
utilities which are offered as part of the package for an equivalent non-
affordable room in the development. There should be no additional charges 
specific to the affordable accommodation.  

10.29 The applicant has confirmed that all students residing in the affordable rooms 
would have full access to all facilities, and the rent would include all services 
and utilities which are offered as part of the package for the market rate 
rooms. This would be secured via s106 legal agreement. 

London Academy of Excellence 6th Form College (LAE) - Education use  

10.30 The LAE currently operates at its maximum capacity at the Broadway House 
and is in search of new and expanded premises. Furthermore, the current 
building is outdated and at the end of its design life. The new proposed 
bespoke facility would expand the capacity of the current academy from 
around 4,000m2 to 8,815m2 (GIA), increasing the student capacity to 750 
(from 480), which would address the existing and growing needs.  The LAE 
have advised that the age and specification of Broadway House make it 



impossible to adapt and expand, and that they have had to operate with many 
compromises including restricting the range of subjects offered and 
repurposing the school’s dining area as a study space and social space which 
is disruptive. 

10.31 Re-provision of the college on the site is supported by development plan 
policy. The London Plan policy S3 and Local Plan policy C1.1. Local Plan 
policy CI.2 states that the LLDC would work with the Borough Education 
Authorities and other partners to secure the provision of planned new schools 
within its area, and where appropriate, the expansion of existing schools or 
proposals for new schools.  

10.32 Policy CI.2 also states that LLDC would support proposals for provision of new 
schools, provided that it is possible to demonstrate that the proposed school: 

1) meets an identified need for school places within Legacy Corporation 
area and from surrounding communities; 

2) is accessible safely and sustainably, by walking and cycling and public 
transport, through provision of an adequate transport assessment and 
school travel plan with any planning application; and 

3) makes adequate provision, preferably on site, for play areas and playing 
fields in accordance with the school standards and guidance in place at 
that time and relevant to the type of school proposed. 

10.33 In terms of need, the evidence base prepared to inform the LLDC Local Plan 
2020, included a School and School Place Review (2018) to assess the need 
for school places over the plan period. The finding of the report recognises 
that all four boroughs face challenges in relation to secondary school 
provision. The deficit is currently predicted to continue until the end of the plan 
period in 2036. This provides clear evidence of the need for new and 
expansion of existing secondary schools within the area. 

10.34 The applicant has submitted an Economic Statement, which has been 
interrogated by officers the conclusions of which are accepted, it illustrates a 
demonstrable need for additional capacity and the expansion of the LAE. The 
Economic Statement states that the existing LAE was established in 2012 in 
Newham to address a specific shortfall in academic A-Level provision in LB 
Newham. The LAE’s admissions arrangements are reflective of this with a 
minimum of 50% of conditional offers of places reserved each year for 
students studying in LB Newham’s secondary schools. 

10.35 The academy has been achieving ‘excellent’ results placing LAE among the 
top 5% of schools nationally with reference to A-level results. The school has 
received an ‘Outstanding’ rating by the Office for Standards in Education, 
Children’s Services, and Skills. As a result, officers are advised that the school 
is oversubscribed with almost 4,000 applications in 2020 for 240 places for 
Year 12 students.  

10.36 The Economic Statement also states that, the majority of LB Newham’s 
secondary schools are for 11–16-year-old pupils and do not have their own 
sixth forms. Relocating LAE to another borough would be likely to have an 
adverse impact on the academy’s link with Stratford and Newham in general. 

10.37 The proposed accommodation is the result of extensive collaboration with the 
Department for Education (DfE) and their property division, LocatED. There is 
a demonstrable need for additional capacity for the school as set out in the 
Economic Statement. The proposed purpose-built accommodation represents 
a significant upgrade compared to the existing facilities within Broadway 
House (which was built for office use) and would enable the future success of 
the academy. The site is very well connected via a range of public transport 



modes which encourages sustainable travel choices in accordance with 
London Plan Policy S3 and Local Plan Policy CI.2. The provision of an 
enhanced 6th form college would not only bring forward the advantages 
identified by the DfE, it would also widen choice in education within Newham, 
meeting the aspirations of the NPPF. In their pre-application engagement on 
the application, Newham Council has stated ‘…It is acknowledged that the 
LAE require improved premises and the desire to provide this is welcomed 
subject to suitable justification for the loss of the existing use…’, this is 
discussed below in paragraphs 10.38 – 10.46. 

Loss of Existing Office Floorspace 

10.38 The proposed development would result in the loss of 7,570m² of existing 
office floorspace in Jubilee House. London Plan policy E1 and Local Plan 
policy B.1 generally seek the protection of existing office uses. Based on 
modern occupation of office floorspace as set out in the Homes and 
Communities Agency Density Guide there are estimated to be 240 jobs within 
the proposed Jubilee House development. However, the applicant has 
advised that the re-provision of the LAE would support 74 jobs. The proposed 
PBSA would support a further 10-15 jobs. It is recognised that short-term 
construction jobs would generate some further employment, though this would 
be short-term. Overall, the proposals would support 84-89 jobs, which would 
clearly result in a loss of employment based on HCA density guide.  

10.39 Local Plan Policy B.1, part 5 states that proposals on non-designated 
industrial sites shall maintain or re-provide existing employment capacity and 
sub-part b) states that proposals involving a change from B1 Use Class 
floorspace shall intensify capacity through increased job density. Part 7 of this 
policy states that proposals, including conversions, shall also be considered 
against: 

a) Proximity of incompatible uses to the existing and proposed use  

b) The potential reuse of buildings of heritage assets for employment  

c) Re-location strategies showing how existing businesses can be suitably 
accommodated  

d) Evidence of demand for this form of employment space, through viability 
appraisal showing suitability of maintaining or re-providing industrial or 
employment within the building, marketing strategies with appropriate 
lease terms for two immediately preceding years and other overriding 
factors potentially inhibiting the continuation of employment use. 

10.40 Officers are of the view that there is clear and convincing justification for the 
loss of the office use in the context based on the following factors:  

Jubilee House 

10.41 Jubilee House is let to the HMRC on a lease which expires on 31st March 
2028. However, as of August 2021, the HMRC staff have relocated to a new 
purpose-built regional headquarters within the local area i.e., Westfield 
Avenue adjacent to the QEOP. Following HMRC’s departure, another 
government department is partially occupying the building on approximately 3 
floors on a temporary licence. The applicant has advised that there is a break 
clause in the HMRC lease which, if triggered, would result in a vacant building 
on 31 March 2023, facilitating the proposed development on the site. Officers 
consider it prudent in accordance with policy B.1 to secure the relocation 
strategy as part of the s106 to ensure that the applicant uses reasonable 
endeavours to relocate those tenants within the Growth Boroughs.  

10.42 The LLDC’s Annual Monitoring Report for 2020/2021 (published July 2021) 
records that planning permission has been granted for around 680,000m² of 



employment floorspace within the LLDC area since 2012. Approximately 
257,000m² has been delivered and another 140,000m² is currently under 
construction (i.e., East bank, International Quarter London, Hackney Wick, 
East Wick and Sweetwater, Stratford Town Centre). This illustrates a gain of 
81,162m² of new employment floorspace of which the majority is delivered as 
office floorspace from 2012. The Local Plan records ‘…considerable growth of 
businesses and high employment growth, more than the growth than the 
London average…’. It should be noted that 40, 000 jobs are expected to be 
delivered over the Local Plan period (i.e., 2020-2036) within the LLDC area. 

10.43 In the context of this projected employment growth and the pipeline of new 
employment floorspace the proposed loss of 7,570m² of employment 
floorspace within Jubilee House is not considered to compromise the LLDC’s 
overall objective of strengthening the local economic profile of the area or be 
likely to undermine the future function of the Metropolitan Town centre. Given 
the context officers’ conclusion are that the proposals would contribute 
towards the aims of Strategic Policy SP.1 (Building and strong and diverse 
economy).   

Broadway House 

10.44 Broadway House is already used by the college, and the proposals make 
provision for replacement education use therefore in planning terms there is 
no net loss of office space as a result of that building being demolished. The 
site has been identified by the applicant as the optimum location for a new 
home for the LAE. This would enable it to expand and remain within LB 
Newham, where it can continue to provide educational opportunities for 
Newham’s young people. Officers take the view that the qualitative 
enhancement on site, would in the case of the LAE foster and encourage a 
better environment for learning in accordance with Local plan policy C1.2.  
Officers are also of the view that the needs of the LAE, and the importance of 
its role in delivering education and supporting convergence outcomes at this 
location in line with policy aspirations is a material factor.  

10.45 The applicant has assessed the existing buildings (Jubilee House and 
Broadway House) as being at the end of their economic life. The buildings are 
considered to be dated and outmoded, with a layout and configuration that 
does not meet the needs of current office occupiers. A building’s existing 
configuration and leasing arrangements are noted in Policy B.1 as reasons 
why equivalent employment cannot be provided in redevelopment proposals, 
which is relevant in this instance.  

Conclusions 

10.46 Having assessed the proposals against policy B1 the conclusion of officers is 
that the loss of the existing employment floorspace is acceptable. Officers are 
satisfied that although the proposal provides a reduced quantum of 
employment floorspace, the quality is superior to that which currently exists on 
the site. This therefore fulfils the aspiration of policy B.1 (5.a / b).  Given the 
context as discussed above in terms of employment growth within the area, 
officer analysis concludes that the proposals would support the wider 
regeneration and economic benefits for the area. Therefore, the employment 
floorspace shortfall is on balance, considered acceptable also having regard to 
the significant benefits of the proposals. 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. The proposed relocation strategy as part of the s106 would to some 
extent mitigate of the loss of employment vis a vis the HCA job density 
projections and would seek to relocate the existing tenants within the Growth 
Boroughs. 



Community Uses 

10.47 The application is accompanied with a Social Impact Strategy, which sets out 
how the applicant would engage with the local community with the aim of 
helping to deliver strong and inclusive communities in accordance with the 
aspiration of London Plan policy GG1 and Local Plan policy S.1, which 
requires proposals to include information on amongst other things access to 
community facilities. In their pre-application response to the applicant LB 
Newham stated ‘… The student accommodation should not be provided in 
isolation and due consideration needs to be given to the provision of 
associated community facilities. These community facilities should be made 
available to existing and future students as well as the wider community and 
would require a suitable management plan…’ The applicant has committed to 
providing spaces for the local community to use outside school hours. This is 
secured in the heads of terms of the recommended s.106 legal agreement. 

10.48 The Social Impact Strategy states that the applicant ‘…will offer opportunities 
for local community organisations to access a range of spaces, host events 
and carry out community initiatives. The hall, kitchens and a range of 
classrooms would be available for community use out of school hours and 
during the holidays at below market rates. It is the intention that the main 
school hall would be fitted with some equipment, at no cost to the LAE, in 
order to enhance the level of facilities available to the local community….’ LB 
Newham noted that ‘…the school hall would be part of a community use plan, 
and this is welcomed….’ 

10.49 The applicant has also proposed to set up a Community Investment 
Programme (CIP) for the development which would establish a programme of 
initiatives and opportunities on site and within the immediate vicinity to 
maximise the social, environmental and cultural benefits. The CIP would be 
formed prior to construction and would include a representative mix of local 
residents, community groups, civic organisations and education institutions. 
The applicant is proposing to provide a minimum of £100,000 to kickstart the 
programme.  The intention would then be to work collaboratively with the 
community investment panel, and allocate funding to local environmental, 
cultural and social value initiatives. Officers would seek to secure the CIP and 
the community facility proposals including the fitting out of the school hall via 
the proposed s106 legal agreement. Officers consider the proposed CIP to be 
proportionate and reasonably related in scale and kind to the development 
proposed.  

10.50 Officers’ analysis concludes that the proposed use of the LAE building for 
community facilities would ensure the benefits of the proposals ensure further 
outreach to the wider LLDC and Newham communities in accordance with the 
aspirations of London and Local Plan policy B.6 in so far as a being a catalyst 
for further growth within the area enabling other supporting businesses to 
locate and expand.  

Conclusions on Principle of Land Uses 

10.51 The proposals make full re-use of previously developed and accessible 
brownfield land within the Metropolitan Centre. The site is considered to be an 
appropriate location for the proposed PBSA and the integration of the 6th form 
college education uses on the lower floors.  

10.52 The GLA reviewed the scheme and commented in its Stage 1 response that 
the proposal is supported in principle. Officer analysis concludes that the 
principle of the proposals is considered to be acceptable and complies with 
London Plan policies D1, E2, H15 and G5 and Local Plan policies, SP.1, SP.2, 
B6, H1 and H4.  With respect to the loss of employment floorspace and 
compliance with Local Plan policy B.1 officers consider that the wider 



economic and regeneration benefits, in particular the reprovision and 
expansion of the college ensuring local educational needs are met as well as 
a range of community uses afforded by the proposals the benefits outweigh 
the loss of employment floorspace space. 

Urban Design Analysis 

10.53 Strategic Policy SP.3 of the Local Plan deals with how development integrates 
with the natural, built and historic environment. It states that LLDC will create a 
high quality built and natural environment, by ensuring development that 
contributes to place making, enhances its surroundings, maintains and 
promotes local distinctiveness, supports delivery of the priorities for the 
various sub-areas and respects LLDC’s Design Quality Policy. 

10.54 London Plan policies D3, D4, D5, and D6 require development proposals to be 
of the highest design quality and have appropriate regard to local context. 
Local Plan policies BN1, 4 and 5 reinforce this strategic approach.  

Tall building design quality assessment 

10.55 The proposed building has a maximum height of +120m AOD and therefore 
must be demonstrated that, in addition to assessment against the policies 
BN.1 and BN.4, it meets the criteria of Local Plan Policy BN.5, Proposals for 
Tall Buildings. A tall building is defined in the Local Plan as one that exceeds 
the prevailing height of its Sub Area, which in Central Stratford is defined as 
30m. Officers are satisfied that the building meets the BN5 test on location i.e., 
it is within the Stratford Met Centre where the policy directs that tall buildings 
should be located. The proposal would be considered acceptable where it 
exhibits exceptionally good design, demonstrated through independent design 
review assessed against the following: 

1. An appropriate proportion, form, massing, height and scale in context 
with the character of its surroundings 

2. Use of material appropriate to the height of the building 

3. Acceptable access and servicing arrangements 

4. A positive contribution to the public realm at ground level 

5. A positive contribution to the surrounding townscape, and 

6. Creation of new or an enhancement to existing views, vistas and 
sightlines where there is an opportunity to do so. 

An assessment of the proposals against the BN.5 criteria is set out below. 

1. An appropriate proportion, form, massing, height and scale in context with 
the character of its surroundings. 

10.56 The policy requires the proportions, form, massing, height and scale of the 
development to be assessed, and found to be appropriate. The supporting text 
to BN5 explains that ‘Proposals for groups of tall buildings would need to 
demonstrate an appropriate relationship with each other and to the wider 
surrounding area, including the value of the group of buildings to longer 
distance views in addition to the immediate context’.  

10.57 The proposal would form part of a cluster of existing tall buildings and is 
identified as a location suitable for tall buildings in the Local Plan due to its 
position within the Stratford Metropolitan Centre. The 26 storey Unex 
residential tower lies immediately to the north of the site and the 36 storey 
Stratosphere residential tower in close proximity to the east across Great 
Eastern Road.  There are a number of other tall buildings in the area 
surrounding the site as well as consented and emerging proposals. The site is 
also located partly within the St John’s Conservation Area and the impact on 



its setting and appearance is an important consideration in assessing the 
appropriateness of the proposed design and is discussed in para 10.83 – 
10.94. 

10.58 The building is arranged as two main volumes with a stepped form and 
massing informed by a response to the character of its surroundings. The six-
storey massing to the base of the building establishes a datum that 
corresponds with the scale of the historic commercial buildings that lie within 
the St John’s Conservation Area on the south side of the high street. The 
more compact plan form of the tower with its centralised core relates to the 
cluster of modern tall buildings that mark the town centre.  

10.59 In the early reviews of the proposals the QRP described the relationship 
between the proposed building and Unex tower as ‘jarring’ and commented on 
the excessive bulk of the tower’s proportions. Subsequently the square plan 
form of the tower was modified to create cut-away corners to the northeast 
and southwest. The QRP concluded that the revised massing improved the 
scale and proportions and gave the building a more elegant form. They also 
noted that the staggered plan form eased the relationship with Unex House. It 
should also be noted that the proposal as revised is positioned 19m from the 
façade of its neighbour whereas the Unex tower was constructed 11m from 
the existing six storey office building that currently occupies the proposal site.  

10.60 Officers consider that the proposals satisfactorily demonstrate that the form, 
massing, height and scale of the tower is appropriate in its context. This is 
subject to ensuring that proposals are implemented as proposed in so far as 
using high quality materials and detailing. 

2. Use of material appropriate to the height of the building 

10.61 The approach to the façade of the building in common with neighbouring tall 
buildings is a regular grid expressing the structural frame. The dimensions of 
the grid vary according to use i.e., larger, squarer openings for the academy 
floors and contrasting grouping of the openings into taller, narrower bays to 
accentuate the verticality of the tower and enhance the impression of its 
slenderness. 

10.62 Although differentiated by use, the façade as a whole is unified in its use of 
materials. The main facing material of the primary grid to both volumes is 
panels of glass reinforced concrete (GRC) in a white tone, lightly sand-blasted 
to give texture. In the tower, aluminium extruded baguettes screen the 
openable vents. Spandrels of ribbed GRC panels infill the primary grid of the 
academy façade. As well as creating depth and articulation to the façade, 
these give flexibility in internal layout and reduce the opening size for greater 
environmental control. The texture and tones respond to early concerns 
expressed by the QRP that the materials proposed could feel ‘cold and 
technical’ against the richer more textured palette of the St John’s 
Conservation Area. The refinements to the architectural expression are 
considered to adequately address those concerns.  

10.63 At ground level, large areas of glazing to the double height hall and lobby 
areas of the LAE are intended to provide active frontage, revealing the interior 
life of the building to Great Eastern Road. At the top of the building the grid 
extends upwards to form an open crown, similarly to the approach taken in 
other tall buildings nearby of screening roof top structures whilst maintaining a 
coherent architectural approach and avoiding excessive bulk.  

10.64 London Plan policy D9 on Tall buildings notes that architectural quality and 
materials should be of an exemplary standard to ensure that the appearance 
and architectural integrity of the building is maintained through its lifespan. In 
this case robustness and strength in relation to weight, ease of construction, 



fire resistance and embodied carbon are all factors which have informed the 
selection of materials as well as to their visual effects and responsiveness to 
context. Material details would be secured via condition. 

10.65 To ensure that the architectural quality is maintained, a Design Team retention 
clause would be applied via the s.106 agreement to monitor the design quality 
of the development through to completion. In the event that the Design Team 
are not retained to oversee the design quality of the development a financial 
contribution would become payable towards the LPA’s costs in supervising the 
design quality of the development. 

3. Acceptable access and servicing arrangements 

10.66 As a result of discussion with the applicant, the proposed application boundary 
has been expanded to recognise the need for comprehensive redevelopment. 
The application site includes the site of the existing Jubilee House, part of 
Station Street, land between the DLR railway edge and the Eastern ramp and 
stair access to the Jupp Road bridge. It also encompasses the eastern 
approach to the Jupp Road bridge, Farthingale Walk and part of the footprint 
of Broadway House. An Illustrative Masterplan (phase 2, not part of the 
detailed application subject of this report) is provided for a wider area 
encompassing the entirety of the Bridge and Broadway House sites to the 
south of Jubilee House. The applicant has committed to submitting a planning 
application for the improvements to the Jupp Road Bridge and the western 
ramp within the Carpenters Estate (the delivery of which is likely to be LB 
Newham). This recognition of the need for a comprehensive approach to 
redevelopment is particularly relevant in relation to assessment of the 
proposals against the acceptability of the access and servicing arrangements 
(BN.5 criterion 3) and the contribution that they make to the public realm (BN.5 
criterion 4). 

10.67 London Plan policy D9 on Tall buildings states that they should be serviced, 
maintained and managed in a manner that would preserve their safety and 
quality, and not cause disturbance or inconvenience to surrounding public 
realm. Entrances, access routes, and ground floor uses should be designed 
and placed to allow for peak time use and to ensure there is no unacceptable 
overcrowding or isolation in the surrounding areas. 

10.68 The entrance to the LAE is located in the northeast corner of the building but 
orientated towards the public space to the north rather than directly on to 
Great Eastern Road. The student accommodation entrance is located to the 
other side of the northern square adjacent to Station Street. The northern 
edge of the square forms the boundary with the site of the Unex tower. It is 
enclosed by short stay cycle stands and the stairs and lifts providing access to 
the two basement levels of cycle parking and plant rooms and other ancillary 
spaces as well as music rooms and drama studios that extend beneath the 
square and building. The northern square serves as the interface with the 
main entrances to the building providing a spill out space that should help to 
avoid the intensity of use of the building causing overcrowding of the 
surrounding public realm. 

10.69 The vehicular access to the bin stores, for deliveries, and access to the five-
blue badge parking serving the building are located on Station Street. Early in 
the design process, officers drew attention to the importance of movement and 
connections at the site boundary, particularly given the density and intensity of 
use of the proposed development and consequent uplift in pedestrians and 
cyclists in the public realm around the building. The Jupp Road Bridge was 
identified as an important local connection at the edge of the site that is 
projected to see substantially increased use because of the regeneration of 
the wider area. As well as making the bridge a safer and more inclusive route, 



it was also recognised that the vehicular use of Station Street should be 
reduced to essential vehicles only and that the street should form part of a 
comprehensive package of landscape proposals (see BN.5 criterion 4 below). 

4. A positive contribution to the public realm at ground level 

10.70 Overall, the landscape proposals offer a positive contribution to the public 
realm and have substantially improved throughout the pre and post application 
design process in response to officer, BEAP and QRP comments. 

10.71 In the first phase of development a new public realm space, the ‘Northern 
Plaza’, would be created between the proposed building and neighbouring 
Unex Tower site. This would serve mainly to connect Great Eastern Road and 
Station Street and to provide access to the building. It is acknowledged that its 
amenity value is limited by its size and lack of direct sunlight due to its position 
north of a tall building. 

10.72 The creation of the ‘Southern Plaza’ in phase 1A, as part of the demolition of 
Broadway House, is a welcome and necessary addition to the proposals to 
address the concern that there was insufficient external amenity space to 
serve the LAE and the PBSA. The approach to the southern square is 
appropriate with the creation of different seating areas and spaces for various 
activities to occur. With the inclusion of Phase 1A, the proposal achieves an 
urban greening factor of 0.423. The fact that the UGF target can only be 
achieved on completion of phase 1a, and the importance of the ‘Southern 
Plaza’ to the acceptability of the proposal overall, emphasises the need for the 
delivery of phase 1a to follow in quick succession following phase 1 
completion and occupation and for this to be secured via s.106 legal 
agreement. 

10.73 Another key area of improvement has been a new simplified accessible 
arrangement to the existing ramp to Jupp Road Bridge. The QRP noted that 
replacing the existing uninviting Jupp Road Bridge, would make a significant 
and welcome contribution to the public realm and its facilitation by this 
development would add to the justification for a tall building in this location. As 
well as submitting planning application(s) for works to the bridge and the 
eastern ramp the applicant has agreed to make a £1m contribution towards 
future improvement works to the Jupp Road Bridge/eastern ramp. 

10.74 Officers are satisfied that the nature of the spaces and routes that would be 
created by the proposed development, would result in an acceptable urban 
form. It should be noted that the requirements for outdoor space from the 
Department of Education for Sixth Form Colleges are not the same as for 
primary and secondary schools. There is no outdoor space at Broadway 
House, where the LAE has been located. The applicant has advised that LAE 
students are focussed on academic subjects which do not include sport and 
recreation. The school day is optimised around these subjects and therefore 
significant outdoor space is not necessary. This approach has been agreed 
with the DfE. Nevertheless, overall, the proposed development does include a 
significant quantum of public realm which provides breakout space for 
students. 

5. A positive contribution to the surrounding townscape 

10.75 The site occupies a pivotal and prominent position in the Metropolitan Centre 
with an extensive frontage on Great Eastern Road that would extend to 
Stratford High Street in the later phase of development set out in the 
Illustrative Masterplan. The existing buildings on the eastern High Street 
frontage of the extended site, Bridge House and Broadway House, are 
identified as negative contributors in the submitted Conservation Area 
appraisal, confirmed by PPDT heritage advisors. The partial redevelopment of 



these buildings within the application and masterplan for comprehensive 
redevelopment in the future, allows for the potential for the site to make a 
positive contribution to the conservation area and to enhance the setting of 
listed buildings. 

10.76 The landscape design and public realm proposals are judged to be well-
considered by the QRP and noted that the overall legibility and sense of arrival 
is good and improved from earlier reviews. Crucially, the height of the ground 
floor was increased following the first review to afford the academy greater 
prominence and provide greater legibility to the entrance to both students and 
the community.   

6. Creation of new or an enhancement to existing views, vistas and 
sightlines where there is an opportunity to do so   

10.77 Criterion 6 requires an assessment of how the proposal adds to the value of 
the cluster of town centre tall buildings when viewed from longer distance 
views rather than how it contributes to its immediate context.  

10.78 A series of longer distance townscape views were presented to the QRP 
throughout pre and post-application design development. In relation to the 
final, modified tower form it was considered to be more ‘elegant’, and the 
panel concluded that it is a key consideration that the proposal would add to 
an established cluster of towers in the town centre and that the views 
demonstrated that the tower would sit comfortably within this context.  

Conclusion on policy BN.5 analysis  

10.79 The QRP concluded that ‘The panel is broadly supportive of the scheme and 
feels that it has the potential to meet the tests of BN.5 but would like to see 
further consideration of the individual student rooms and cluster arrangement 
to reflect the comments raised’. As the quality of accommodation is not a 
criterion addressed under BN.5, these QRP concerns are explored in the 
following quality of accommodation paragraphs below. 

10.80 Officers are satisfied that the BN.5 criteria as discussed above are met. 
Officers are satisfied that adverse impacts would not result from the height, 
massing and siting of the proposed tower.  

10.81 The applicant’s design team have responded positively to QRP and officer 
comments, which has led to successful design development. Officers are 
satisfied that taking into account the design factors, with measures, as 
discussed, secured via conditions and s106 legal agreement the proposed 
scheme would meet the exceptional design quality required by policy BN.5.  

10.82 Local Plan Policy BN5 criteria on microclimate conditions, amenity of the 
surrounding area, (including open spaces and other buildings and waterways) 
that relate to overlooking, daylight, overshadowing, light spill/reflection and 
wider amenity impacts, existing views of landmarks, parkland, heritage assets, 
waterways, and views along street corridors (in accordance with Policy BN.10) 
are covered later in the report. 

Scale and Urban Design and Impact on character and appearance 
of heritage assets, including the setting of St John’s Conservation 
Area  

10.83 The architectural form of the proposals is required to comply with Local Plan 
policy BN.16 which seeks to preserve or enhance the character of 
conservation areas. The site sits partially within the St John Conservation 
Area (St John’s CA) which covers the town centre street frontages of High 
Street and Broadway. The existing buildings on the site are identified as a 
negative contributor in the conservation area appraisal.  



10.84 Stratford High Street is characterised by tall buildings which punctuate the 
skyline of up to 30+ storeys. In the immediate environs of the site to the 
southeast are a linear sequence of buildings of local interest which includes 
the Stratford High Street DLR station, the Rex cinema at 361-383 High Street 
and Stratford Workshops on Burford Road, and they are circa 35m at its 
closest point.  

10.85 There are also some statutorily listed buildings in proximity to the site.  

 The Old Town Hall (Grade II listed): approx. 210m to the northeast of the 
site 

 Magistrate Court House (Grade II listed): approx. 210 to the northeast of 
the site 

 King Edward VII Public House (Grade II listed): approx. 325m to the 
northeast of the site 

 St John’s Church (Grade II listed): approx. 335m away to the northeast 
of the site 

10.86 PPDT’s heritage advisors have reviewed the applicant’s submitted Heritage 
Townscape and Visual Impact Assessment and agree with the conclusions 
that whilst the site is in a sensitive townscape location, the appearance of the 
existing buildings (Jubilee House and Broadway House) and the arrangement 
of the built form on the site is considered to be a detracting feature in the 
street scene of Stratford Metropolitan Centre.  

10.87 In cases where the Local Planning Authority considers there is less than 
substantial harm, the NPPF (paragraph 202) states that the 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…’.     

10.88 Officers consider the buildings have limited significance arising from their 
design, including the prominent coloured framed window systems.  

10.89  Officers are satisfied that the planning and indeed public benefits arising from 
the proposals outweigh the harm of demolishing the building for the following 
reasons:  

a) improvements to the public realm surrounding the proposal;  

b) public accessibility and improved connectively;  

c) high quality architecture and materials; and  

d) enabling public benefit in providing education and public engagement 
gains within a building  

e) provision of a new academy building for the LAE would provide teaching 
and welfare facilities for an expanded pupil roll. This aligns with the 
Local Plan convergence commitment in so far as delivering education, 
which would contribute to not just the local economy but to the wider 
area including the neighbouring Growth Boroughs. 

10.90 Officers’ analysis concludes that the demolition and redevelopment of the 
Jubilee and Broadway House buildings would be acceptable from the 
perspective of impact on character and appearance of heritage assets, and 
that it would cause less than substantial harm to the setting of the 
Conservation Area and townscape generally and that this harm would be 
outweighed by the public benefits of the scheme set out above.  



10.91 Officers are of the view that the proposals would realise significant townscape 
benefits through the redevelopment of the site; demolition presenting an 
opportunity for the improvements that would arise from the proposed scheme 
from a visual, townscape and heritage perspective. These include the 
replacement of negative contributor buildings with a new building of high-
quality architecture which would improve the experience of Stratford town 
centre at ground level and from wider townscape locations/views. The 
proposed building would have an open and permeable ground floor level with 
views through to the uses and activities within the building, a defined building 
line, and generous public realm. Wider benefits would include the provision of 
a fit for purpose sixth form college, student residential accommodation, 
community space for local residents, a new eastern accessible ramp to the 
Jupp Road Bridge and a building of high sustainable design and construction 
quality to ensure the environmental impact of the construction and operation of 
the building is kept to a minimum.  

10.92 The design, massing and scale of the proposals is considered to be 
acceptable, and sympathetic to the surrounding historical context and the 
Conservation Area. The proposed height is supported subject to robust 
conditions securing high quality materials. PPDT’s heritage advisors agree 
and consider that the redevelopment of the site to result in less than 
substantial harm, and that is outweighed by the public benefits arising from the 
proposals. Officers are of the view that the proposals would make a positive 
contribution to the wider local character and distinctiveness.in accordance with 
policies SP.3 and BN.17 of the Local Plan and result in a positive contribution 
to the surrounding townscape in accordance with criterion 5 of Local Plan 
policy BN.5 and criterion 6 in terms of the creation of an enhancement to 
existing views and the creation of new views through the building, and the 
greening experience to the town centre 

10.93 PPDT’s Historic Advisor also comments that the cumulative impact of the 
development alongside other proposals i.e., Unex Tower (93m AOD) and the 
Stratosphere (122m AOD) on heritage assets provides ‘less than substantial 
harm’ outweighed through provision of public benefit. ‘…When considered 
cumulatively with the surrounding development of tall buildings, the proposed 
scheme has very little impact on its surrounding heritage context. The 
Stratosphere building next-door is taller and combined with the Unex building 
(and other tall buildings consented nearby), a cluster of high-rise buildings is 
developing in this area alongside the long-established historic urban fabric of 
the high street. The scheme can be seen to mediate between these two very 
distinct character areas…’ They go on to state 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 the existing streetscape and complement the emerging 
developments with Stratford. In addition, despite added height, the proposed 
scheme would appear less overbearing to the Conservation Area than the 
existing buildings on the site which lack open space or active/ open frontages, 
green space, tree planting and planters introduced as part of the scheme 
would help soften the development.  

10.94 The nearest listed building to the site is the Town Hall at circa 210m to the 
northeast which is listed Grade ll. The proposals are clearly visible and of a 
different scale to the Town Hall and would reduce the openness of the outlook 
to the southwest. However, it is not considered that the proposals would harm 
the character or setting of this listed building given the surrounding context. 
The taller Stratosphere tower (122m AOD) development is closer. The scale of 
the proposed development at 36 storeys (120m AOD) is of a commensurate 



height, whilst the adjacent consented Stratford Shopping Centre 
redevelopment proposals are circa 144m AOD.  

10.95 The submitted Townscape, Heritage and Visual Impact Assessment (THVIA), 
assesses the impact on the other locally listed buildings in the vicinity of the 
site: which is a sequence of buildings of local interest which includes Stratford 
High Street DLR station, and the Rex cinema at 361-383 High Street as 
negligible in all cases.  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, officers are satisfied that the impact on the DLR station is 
acceptable. 

10.96 Officers are satisfied that the proposals meet local policy requirements with 
regards to design, heritage and townscape considerations and avoid 
substantial harm to designated heritage assets. 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 the NPPF, 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 
1990, Local Plan policies BN.10, BN.16, BN.17, and London Plan policies 
HC1 and HC7.  

Quality of Accommodation 

10.97 The proposals are assessed against London Plan Policies D4 and D6 and 
Local Plan policies, SP.3, BN.1 and BN.4. Local Plan Policy BN.4, amongst 
other things, requires all mixed-use and residential development to take 
account of the best practice guidance in the LLDC Design Quality Policy 
document, and demonstrate that a high standard of liveability would be 
achieved. 

Purpose-built student accommodation  

10.98 The proposals provide 23,900m² of student accommodation comprising 716 
bedrooms and associated internal amenity spaces. Of these, 690 of the rooms 
are located within clusters of 6 or 7 served by shared kitchen/dining/living 
spaces and 26 are studio rooms - single rooms of accommodation containing 
bed space, living space and en-suite facilities. The proportion of studio rooms 
provided outside of clusters has reduced during application discussions in 
response to officer and QRP concerns that the typology brings a risk of social 
isolation for occupants.  

10.99 The QRP expressed disappointment with the internal layout of the residential 
floors of the student accommodation noting the long, narrow proportions of the 
cluster rooms (width 2165mm), the number of north facing rooms and the loss 
of a clear identify to the cluster groupings and legibility of the plan. 

10.100 Refinements post-submission have sought to address some of the concerns 
raised by the QRP. Two windows have been added to the return elevations in 
the staggered section of the plan to a north facing accessible studio and 
cluster room on levels 08-35. This means that an additional 2 rooms per floor 
benefits from dual aspect provided by a small additional east facing window.  
Two of the four kitchen/dining/living rooms serving the clusters have been 
relocated in the southwest and northeast corners of the plan, rather than 
centred on the core entrance, so as to provide half of these communal spaces 
with dual aspect. 

10.101 The proposals have also been amended to provide a ‘front’ door to each of the 
clusters with only one studio room per floor not located within a cluster. 



Natural light also serves part of the shared circulation areas via windows on 
the north and southern faces of the building. 

10.102 In response to Members comments the applicant has carefully considered the 
layouts of the development in particular the proposed student accommodation. 
The Nationally Described Space Standards, as required as a minimum by 
Local Plan policy BN.4, do not apply to purpose-built student accommodation. 
There is therefore no adopted regulatory tool to apply to the width or 
proportions of a typical study bedroom. Nonetheless, the large number of 
completed and emerging purpose-built student accommodation within LLDC 
has provided a significant set of data to allow benchmarking and comparison 
between schemes.  

10.103 The layout of the typical cluster room proposes a large single bed/small 
double bed placed beneath the window and this is in common with the layout 
of the majority of typical study bedrooms in other schemes. The width of the 
room in this layout is set by the width of the bed, although at 2.165m, this is a 
minimum and positions the proposal towards the lower end when assessed 
against other schemes on this metric. The PBSA would include both cluster 
bedrooms and studios. Overall, the typical cluster bedroom size of 12.9m² is 
close to the average and approximately 1.9m² larger than the smallest rooms 
sizes proposed elsewhere. The narrow width in proportion to the relatively 
deep plan form creates the perception of a lack of generosity of space 
whereas in fact the room sizes proposed roughly conform to the average for 
the LLDC area. The studios extend on average to 27.3m². The average size of 
the KLDs at 28.2m² provides c. 4.7m² per /student and is at the upper end of 
space ratios when benchmarked against other student accommodation 
nationally and in the local area. 

10.104 The UAL in their letter of support state ‘…We have reviewed the 
accommodation and amenity plans for Jubilee House and we are supportive of 
the design…’ they go on to state ‘…We also confirm the specification / room 
layouts within the scheme appeals to UAL’s students and is something we 
believe would be attractive to our students. We consider the rooms at Jubilee 
House should appeal to returner postgraduate students and undoubtedly cater 
well for our undergraduate student cohort. I would be very confident that the 
scheme would prove to be highly attractive to LCF’s students. We are also 
cognisant of the fact that larger rooms invariably cost more and see the 
proposed design as well balanced in this regard…’ 

LAE Sixth Form College 

10.105  The proposals to relocate the LAE are funded by the applicant which includes 
a turnkey construction contract and provides a complete building to LAE. The 
scheme has been developed by the applicant’s design team in close 
collaboration with the DfE and the developed design has been validated by 
both the school operator (LAE 6th Form) and the DfE’s Technical Advisors as 
meeting all relevant standards. The facilities including elements such as 
location of entrances, classrooms, library etc have been carefully considered 
through the design process. Officers are satisfied that the proposals have 
been well designed to ensure a good learning environment in accordance with 
London Plan policy S3.  

Health and Wellbeing 

10.106 London Plan policy GG3 seeks to improve Londoners’ health and reduce 
health inequalities. Local Plan policy S.1 requires proposals to describe how 
the scheme would contribute to the health and wellbeing of those who live 
and/or work within the proposed development. The health and wellbeing of 
students has been considered in the design of the proposals and in particular 
the PBSA and tested through discussions with officers and the Built 



environment Access Panel (BEAP). The applicant acknowledges that the 
COVID 19 pandemic has restricted students to their halls of residence for long 
periods of time, which has only served to emphasise the importance of 
appropriate design to support health and wellbeing and has sought to address 
this by including facilities to enhance student welfare, including communal 
spaces, facilities and amenity areas, as well as a small number of bedrooms in 
clusters, in order to foster a community amongst the students. This approach 
helps students to form networks, reduce isolation and promote wellbeing. The 
proposal has been designed to enhance student welfare, including communal 
spaces, facilities and amenity areas created to foster a community amongst 
the students. This approach is considered to help students form networks, 
reduce isolation and promote wellbeing. 

10.107 The bedrooms are arranged in clusters of 5 to 7 around a shared KLD. The 
scale of cluster has been chosen as it is considered to assist students in 
forming tight friendship/support groups and in acknowledgement that larger 
scale clusters and KLDs can be overwhelming for some students. 

10.108 There is further internal communal space within the PBSA comprising; general 
and quiet lounges, games room, gym, cinema/video games room, a health 
and wellbeing suite, study and quiet study areas and a private dining room for 
12 people. The wellbeing suite provides smaller more intimate spaces to 
support those students who prefer quiet spaces and not having to mix with 
large groups and enable either group or one-to-one access to trained 
accommodation staff to assist with managing and discussing student 
wellbeing needs. BEAP advised that these areas were important for those with 
cognitive disabilities and the applicant has responded to this. 

10.109 A Student Management Plan has been submitted which details the 
management and operation of the student units. This has been carefully 
considered by officers and is considered to be acceptable with additional 
details being secured via   a planning condition. The applicant has advised 
that there would be on site wellbeing support. A combination of online, face to 
face and information boards would be used to promote resident Health & 
Wellbeing. There would be a Regional Student Support Manager within the 
area who is trained to provide pastoral support and guidance should residents 
require to ensure their mental and physical health and wellbeing. In addition to 
this, a number of the onsite team would have training in order to identify 
student wellbeing issues so that they may signpost students to the appropriate 
personnel within the university or externally if concerns are identified. These 
details are provided in the Student Management Plan (condition 45 refers). 

10.110 The main school hall provided in the LAE building below the PBSA would be 
available for students to book and use out of school hours for clubs and 
activities such as yoga/pilates, and basketball, providing a further on-site 
recreational outlet. It is considered that the new and improved LAE would 
provide modern facilities in an environment that enhances student learning. 

10.111 The proposals meet the aspirations of Local Plan policy S.1 in so far as 
contributing to the health and wellbeing of users of the development. 

Accessibility and Inclusive Design  

10.112 London Plan Policy D7 requires that all new developments achieve the highest 
standards of accessible and inclusive design and can be used safely, easily 
and with dignity by all; are convenient and welcoming with no disabling 
barriers; are flexible and response; and realistic. The design principles set out 
in the submission are commendable, they are to ensure everyone can live, 
study, work, get to and move through the building on equal terms regardless 
of age, disability, ethnicity or social grouping within the site.  



10.113 The wheelchair accessible rooms are designed specifically for those students 
requiring the use of a wheelchair or those requiring the greater spatial 
provisions (such as ambulant disabled or someone with a guide dog). All other 
rooms are intended to be utilised by anyone else, including those with other 
forms of impairments where the spatial requirements or specialist fittings of 
the wheelchair accessible rooms are not required (such as those with visual or 
hearing impairments).  

10.114 The applicant had initially proposed to have only 2% fully fitted out from the 
outset and the remaining 3% to be provided as larger non adapted rooms 
should they be required at a later date. This was not acceptable to officers or 
indeed BEAP.  Therefore, and in line with the LLDC Inclusive Design Standard 
the proposed development would provide 716 new bedrooms, with 37 (circa 
5%) wheelchair accessible bedrooms provided initially and a further 36 (circa 
5%) rooms that can be adapted at a later date. 

10.115 As accepted on other PBSA schemes officers accept 5% fully accessible 
WCA, with an additional 5% designed as wheelchair adaptable on this 
occasion. The applicant through their links with PBSAs are of the view that the 
demand for the proposed WCA accommodation is not likely to exceed the 
proposed 5%.  Nevertheless, an annual monitoring report which details the 
demand and occupation of all accessible rooms within the development by 
students with disabilities by academic year to be submitted to the Local 
Planning Authority under the s106 legal agreement; with any increased 
demand to be addressed. The annual monitoring report would detail which 
rooms needed to be adapted and this could be done for the beginning of the 
academic cycle. The applicant has agreed that the wheelchair adaptable units 
could be fitted and made available for accessible use within two weeks. The 
applicant has agreed to have a marketing plan included in the s.106 and 
subject to letting terms would commit to making the units ready within two 
weeks.  

10.116 The GLA has asked that LLDC ‘… confirm that they are satisfied with the 
proposed unit split, layout and design of the units and secure M4(2) and M4(3) 
requirements by condition or planning obligation to ensure compliance with 
Policy D7…’ All the bedrooms are designed to allow universal access to all. 
The WCA bedrooms occupy twice the footprint of a standard bedroom, 
allowing manoeuvring space around a bed, desk, wardrobe and the inclusion 
of a WCA en-suite bathroom (see appendix drawing). Officers consider that 
the quantum and distribution of wheelchair housing is satisfactory for this 
development and similar to provision accepted elsewhere for similar 
development (conditions 48 and 49 refer). 

10.117 There are 29 north facing units within the cluster with an east facing window to 
each unit. There are 7 south facing units outside the clusters. The accessible 
rooms are distributed so there is a choice of either northern (with an easterly 
facing window) or southern aspect on each of the floors from level 8 to 14. 
There is also a choice of northern aspect rooms (with an easterly facing 
window) on each of the remaining floors from 15 to 35. The adaptable studio 
rooms provide further choice, should they require adaption, from floors 15 to 
35. Similarly, the adaptable cluster rooms would provide further choice 
vertically to the east and west facades of the building. 

10.118 With the exception of 5 blue badge parking space the proposed development 
is to be car free. Four accessible spaces would serve the PBSA. The distance 
from the furthest accessible bay to the PBSA entrance is approximately 40m, 
which are considered to be acceptable distances in line with LLDC’s Inclusive 
Design Standards, which states that accessible parking should be within 50m 
of building entrances. One accessible space that serves the LAE is 



approximately 70m way however, officers are satisfied that in accordance with 
the LLDC IDS there is a resting place 50m away, within the public realm.  

10.119 Overall officers are satisfied that the proposals meet the development plan 
objectives in terms of accessibility and inclusive design and are capable of 
complying with Policy BN.6 of the Local Plan. Officers consider that the 
development complies with London Plan accessibility policies D5 and D7.  

Daylight and Sunlight 

10.120 Policies BN.1, BN.4 and BN.5 of the Local Plan require new development to 
demonstrate that they would not create unacceptable daylight, sunlight and 
overshadowing impacts on surrounding receptors and that internal daylight 
and sunlight availability would be maximised in the interests of high-quality 
design. 

10.121 The applicant has prepared a Daylight / Sunlight Assessment as part of the 
Environmental Statement, which has been reviewed by PPDT’s Environmental 
Consultants. The assessment has considered the impact of the proposed 
development in terms of daylight and sunlight on the existing residential 
properties and amenity spaces located within close proximity of the site. 
Impacts for two scenarios have been assessed to account for the proposed 
development phasing: 

 Phase 1: proposed student accommodation and academy within the 
new Jubilee House building are completed and Broadway House/Bridge 
House are as existing; and 

 Phase 1A: proposed student accommodation and academy within the 
new Jubilee House building are in operation and Broadway House is 
part demolished. 

10.122 Whilst these two separate scenarios have been tested, when assessing the 
impact on neighbouring receptors, the analysis records consistent results 
across both scenarios/phases. Officers’ assessment is therefore applicable to 
both phases of the proposed development. The surrounding properties tested 
are shown in Figure 1. 

Figure 1: Location of properties in relation to the existing Jubilee House 
that have been modelled as part of the daylight and sunlight assessment 



 

Effects on lighting conditions at neighbouring properties  

10.123 The impact on daylight and sunlight availability at neighbouring residential 
properties has been assessed using the methods as recommended within 
BRE guidance British Standard document BS8206 pt2. These methods 
include calculation of the Vertical Sky Component (VSC) and No-Skyline 
(NSL) which give an indication of daylight availability and Annual Probable 
Sunlight Hours (APSH) which indicates direct sunlight availability to rooms. 
The BRE recommends that windows tested in surrounding properties should 
achieve a guidance value of 27% VSC or retain 0.8 times their baseline 
values.  In terms of sunlight, the BRE recommends   at least 25% APSH 
annually to applicable rooms, including 5% available in winter. 

10.124 Table 5 below shows the impact of the proposed development on daylight 
amenity at surrounding properties during both Phase 1 and Phase 1A using 
the VSC and NSL assessment methods. 

Table 5 Impact of the proposed development on daylight availability to 
surrounding properties during Phase 1 and Phase 1A 

 

Address VSC NSL 

Phase 1 Phase 1A Phase 1 Phase 1A 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets BRE 

Guidance 

UNEX Tower 865 457 

(53%) 

865 457 

(53%) 

280 235 

(84%) 

280 235 

(84%) 

Stratosphere 
Tower and 
Azure 
Building 

2,353 1,639 

(70%) 

2,353 1,639 

(70%) 

362 362 

(100%) 

362 362 

(100%) 

405 High 
Street 

6 6 

(100%) 

6 6 

(100%) 

3 3 

(100%) 

3 3 

(100%) 

403 High 7 7 7 7 3 3 3 3 



Address VSC NSL 

Phase 1 Phase 1A Phase 1 Phase 1A 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets 

BRE 

Guidance 

Total 

windows 

assessed 

Meets BRE 

Guidance 

Street (100%) (100%) (100%) (100%) 

Broadway 
House 

197 109 

(55%) 

61 61 

(100%) 

23 22 

(96%) 

7 7 

(100%) 

304-308 
Stratford 
High Street 
(proposed) 

116 116 

(100%) 

116 116 

(100%) 

78 78 

(100%) 

78 78 

(100%) 

1 to 24 
Adrian 
House 

64 63 

(98%) 

64 63 

(98%) 

50 50 

(100%) 

50 50 

(100%) 

59 Jupp 
Road 

8 8 

(100%) 

8 8 

(100%) 

5 5 

(100%) 

5 5 

(100%) 

1 Kennard 
Road 

5 4 

(80%) 

5 4 

(80%) 

4 4 

(100%) 

4 4 

(100%) 

Total 3,621 2,409 

(67%) 

3,485 

 

2,361 

(68%) 

808 762 

(94%) 

792 747 

(94%) 

 

10.125 Overall, of the more than 3,000 windows tested for VSC in surrounding 
properties, 67% would meet BRE recommendations during Phase 1 and 68% 
during Phase 1A. In terms of NSL, 94% of the rooms tested in both scenarios 
would meet BRE recommendations. In all these cases, there is  limited 
change to the effects following completion of Phase 1 and the part demolition 
of Broadway House does not significantly increase or decrease daylight 
availability to surrounding properties. 

10.126 Focussing on effects to the specific properties assessed, there would be no 
change / no noticeable change to the daylight amenity at 403 High Street, 405 
High Street, the proposed 304-308 Stratford High Street development, 1-24 
Adrian House, 59 Jupp Road or 1 Kennard Road.  

10.127 However, there are some properties that would experience a significant effect 
on their daylight amenity including Stratosphere Tower and Azure Building 
(residential buildings) and Broadway House which are discussed below.  

10.128 Within the Stratosphere Tower and Azure Building, the VSC results show that 
1,639 out of 2,353 windows (70%) would meet the recommended BRE 
guidelines. Of the 714 windows that do not meet the highest VSC BRE 
targets, 309 windows retain VSC values in excess of 15% which is considered 
acceptable for buildings situated within an urban setting across London 
(following the Mayor’s Housing Design Quality and Standards SPG). 
Furthermore, of the 736 windows that demonstrate an alteration beyond the 
BRE’s recommended 20% from the former value,125 windows record an 
existing baseline value below 10% (It is noted that only 40% of all the 2,353 
windows tested (950 windows) meet the VSC criteria of greater than 27% in 
the baseline condition). Thus, any slight change in the outlook of these 
windows would be likely to trigger a disproportionate change in light. In terms 
of NSL, all windows meet the requirements of BRE guidance (100%) in both 
the baseline and proposed conditions. 

10.129 With regards to Broadway House, 109 out of 197 windows (55%) tested would 
meet VSC criteria recommended by BRE. Of the 88 windows that do not meet 



the highest VSC in the BRE guidelines, 49 windows demonstrate daylight 
levels below 14.99% in the baseline condition. Therefore, any slight change in 
alteration to these windows is likely to trigger disproportionate changes in light. 
These windows are also predominately situated to the northern section of 
Broadway House and have a direct view over the existing site and proposed 
development.  

10.130 In terms of the NSL test at Broadway House, the results show that 22 out of 
23 rooms (96%) would meet the BRE guidelines. The isolated instance of 
alteration occurs to a classroom (room ref: R6/402) which already 
demonstrates low existing levels of daylight in the baseline, recording 33%. 
Again, any slight change in the outlook of this room is likely to trigger 
disproportionate changes in light (56.6% from its former value recorded in the 
proposed condition). It is acknowledged that as Broadway House is an 
education institution, it is likely that supplementary artificial lighting is relied 
upon during most of the day. Thus, the changes in light would not alter or 
effect the way in which the existing spaces are used. 

10.131 Overall, in terms of daylight amenity, Officers are satisfied that the majority of 
rooms within surrounding properties would retain levels that meet BRE 
recommendations. Where a reduction in daylight amenity is to be experienced 
within the Stratosphere Tower and Azure Building and Broadway House, this 
occurs predominantly where baseline conditions are already constrained and 
so even a slight change in the levels of light availability would be more greatly 
perceptible. Effects on the Unex Tower are discussed later in the report.  

 Sunlight effects on neighbouring properties  

10.132 An assessment of the effects on sunlight amenity at surrounding properties 
has also been carried out using the APSH method. It was found that there 
were 3,217 south-west facing windows that serve 630 residential rooms in 
surrounding properties that were relevant to the sunlight assessment. The 
APSH results are set out in Table X and indicate that of the 630 rooms tested, 
86% (543 rooms) would meet the recommended BRE criteria.  

Table 6 - Sunlight amenity effects on the surrounding properties  
 

Address APSH 

Phase 1 Phase 1A 

Total windows 
assessed 

Meets BRE 
Guidance 

Total windows 
assessed 

Meets BRE 
Guidance 

UNEX Tower 280 200 

(71%) 

280 200 

(71%) 

Stratosphere Tower and 
Azure Building 

329 322 

(98%) 

329 322 

(98%) 

405 High Street N/A N/A N/A N/A 

403 High Street N/A N/A N/A N/A 

Broadway House 10 10 

(100%) 

2 2 

(100%) 

304-308 Stratford High Street 
(proposed) 

6 6 

(100%) 

6 6 

(100%) 

1 to 24 Adrian House 

 

3 3 

(100%) 

3 3 

(100%) 

59 Jupp Road 2 2 

(100%) 

2 2 

(100%) 



Address APSH 

Phase 1 Phase 1A 

Total windows 
assessed 

Meets BRE 
Guidance 

Total windows 
assessed 

Meets BRE 
Guidance 

1 Kennard Road N/A N/A N/A N/A 

Total  630 543 

(86%) 

630 543 

(86%) 

 

10.133 Of the six surrounding properties required to be tested, four would not 
experience a change in their sunlight amenity including 1 to 24 Adrian House, 
Broadway House, 59 Jupp Road and the proposed 304-308 Stratford High 
Street development. Significant effects (in EIA terms) are expected on the 
Stratosphere Tower and Azure Building, which is discussed below, and the 
Unex Tower, which is discussed later in the report. 

10.134 At the Stratosphere Tower and Azure Building, 98% of the rooms tested (322 
out of 329 rooms) would meet the BRE Guidelines. There are seven rooms 
within this building which would experience a significant effect on their sunlight 
amenity (a reduction of more than 40%) which is further limited during winter 
months due to the lower sun horizon. Analysis shows that each affected room 
is a combined living/kitchen/diner (LKD) and all seven rooms are aligned on 
the same vertical column on the south facing elevation of the building.  

10.135 Overall, Officers acknowledge that there are some discrete instances where 
sunlight amenity is reduced within the Stratosphere Tower and Azure Building 
but that overall, impacts on neighbouring properties are acceptable.  

Daylight and sunlight effects on UNEX Tower 

10.136 Officers note from the outset in the assessment the effects on Unex Tower, 
and also that the proposed development site falls within the Stratford 
Metropolitan Centre, which is one of five locations identified for tall buildings 
under Local Plan Policy BN.5. Therefore, the principle of a tall building on this 
site is considered acceptable.  

10.137 There have been a number of objections (number?) received from residents 
within Unex Tower, each of has which raised considerable concerns about the 
potential for loss of daylight and sunlight amenity. During the determination of 
the application, Officers requested that the applicant prepare a more detailed 
analysis of the potential effects to provide a greater understanding of where 
these would be likely to occur within the building. Officers and PPDT’s 
Environmental Consultants also requested further interrogation of whether 
there would be any other viable height options for the proposed development 
which would improve the daylight and sunlight availability to surrounding 
properties including Unex Tower, Stratosphere Tower and Azure building, and 
Broadway House. The applicant confirmed that there would be effects on 
these surrounding properties as a result of any building above 7 or 8 storeys.  

10.138 The Unex Tower is the closest residential building to site and is located almost 
directly adjacent to the northern boundary which in itself presents some 
challenges in relation to light availability. The proposed development has a 
smaller footprint compared to the existing Jubilee House building which 
increases the separation distance between the two buildings from an existing 
11m, up to 18m. This has sought to limit the impact on Unex Tower and 
generally promote good light amenity to neighbours.  

10.139 In terms of effects on daylight amenity, as shown in Table X, of the 865 
windows tested, 437 windows (53%) achieve BRE targets for VSC. There are 



428 windows that fall short of meeting the highest VSC BRE targets; however, 
222 of these windows retain VSC values in excess of 19.4% which is 
considered very good within an urban setting. 

10.140 Of the remaining windows that do not meet the highest BRE targets for VSC, 
technical analysis shows that there are 40 windows that retain VSC below 3% 
that have existing VSC levels below 6%, which in some instances are as low 
as 3.25%. Any changes to the light levels in these cases would result in a 
disproportionate change to the availability of daylight. 

 
Figure 2: Extract of the Unex Tower seventh floor layout on the south facing 

elevation  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

10.141 Review of the Unex Tower floor layout plans on the south-facing elevation 
indicates that the majority of the windows that retain a low existing VSC or 
where a retained VSC in the proposed condition is below 15%, serve 
bedrooms which are set back behind balconies, as shown in Figure 2. Officers 
accept that there is generally a lower expectation for light within bedrooms 
based on their function. 

 

 

 

 

 

 

 

 

  

Retained VSC for these 
windows meets BRE 
targets in the baseline 
and proposed condition 

Baseline 
VSC low at 
this window 

Existing VSC low at these 
windows due to location 
behind or facing onto inset 
balcony 

N 



Figure 3: Example LKD and living room windows on the sixth floor of Unex 
tower that do not meet VSC BRE targets 

 
 

 
 

 

 

 

10.142 Other windows that do not comply with the highest VSC BRE targets serve 
combined LKDs and living rooms. These windows are predominantly located 

N 

Existing VSC low at this window. 

 
Existing VSC low at this window. 

N 



perpendicular to the Unex Tower façade, directed onto the inset balconies. 
The LKD/living rooms served by these windows are in the majority of cases 
also served by 4 or 5 other windows which retain good to very good VSC 
levels when compared against BRE. Therefore, officers are satisfied that 
whilst some windows are compromised for the reasons discussed above, 
overall, the majority of rooms retain good levels of daylight suitable for their 
function. 

10.143 The NSL results for Unex Tower show that 235 out of 280 rooms (84%) would 
achieve the recommended BRE guidelines. The technical analysis 
demonstrates that in every instance of alteration beyond the BRE guidelines 
(45 rooms), these rooms retain NSL values in excess of 50%, many between 
59% and 72%, which is considered a good indicator for natural light within an 
urban context. Again, where rooms do not meet BRE criteria, these are 
predominantly bedrooms set back behind balconies which limits light 
penetration, as shown in the Figure below.  

Figure 4: Example bedrooms on the sixth floor of Unex Tower where light 
penetration would be restricted. 
 

 
 

10.144 In relation to sunlight amenity, 280 windows (within 90 degrees of due south) 
were assessed against APSH criteria with 200 windows (71%) achieving BRE 
recommendations. In the 80 rooms where a transgression from the BRE 
guidance has been identified, as these are habitable rooms, effects have been 
assessed as significant (in EIA terms). However, in every instance, these 
effects are experienced within bedrooms. BRE recognises that this room 
classification does not carry the same expectation for light when compared to 
a living room. All other habitable rooms tested, including living rooms and 
LKDs, meet or exceed APSH BRE recommendations.  

10.145 Officers have considered the impacts on Unex Tower through a more detailed 
analysis of where the effects on daylight and sunlight amenity are likely to 
occur. Transgressions from BRE criteria predominantly affect bedrooms where 
it is acknowledged that there is a lower expectation for natural light compared 
to living rooms/LKDs. Furthermore, where living rooms/LKDs are affected, the 



retained levels of daylight and sunlight amenity are still within the levels 
considered acceptable for an urban setting.  

Overshadowing of external amenity spaces 

10.146 An overshadowing assessment has been submitted as part of the 
Environmental Statement which includes results of a Sun Hours on Ground 
analysis for all public external amenity areas. The BRE recommends that 50% 
of the amenity area should receive at least two hours of direct sunlight on 21st 
March. Results for Phase 1 and Phase 1A are reported in Table 7 and shown 
in Figure 5. The results clearly show all spaces would meet BRE 
recommendations and retain high levels of direct sunlight.  

 
Table 7 Sun Hours on Ground assessment results summary (21st March) 
 

Amenity Space 

Completed development 
(% of area receiving at least two hours of sun on 21st 

March) 

Phase 1 Phase 1A 

2 Kennard Road 80 80 

UNEX Tower 65.2 65.2 

On-site Public Realm 
(introduced) 

88.4 89.3 

 
 
Figure 5 Overshadowing of external amenity areas (Phase 1) on 21st March 
 

 
 
Internal daylight and sunlight amenity  

10.147 This section considers sunlight and daylight performance within the proposed 
development. Local Plan policy BN.4 (6) sets out that new residential 
development should receive acceptable levels of daylight and sunlight in 
accordance with the BRE guidance. A daylight and sunlight assessment has 

2 Kennard Road 

On-site public 
realm 

Unex Tower 



been submitted with the application using a range of BRE methodologies 
including Average Daylight Factor (ADF) and APSH. The assessment has 
applied ADF values of 1% for bedrooms, 1.5% for living rooms and 2% for 
kitchens and focussed on habitable rooms located on the seventh floor (above 
existing) to the seventeenth floor. Any floors above the seventeenth would 
benefit from a less restricted view of the sky and thus experience greater 
daylight and sunlight availability when compared to the lower, obstructed 
floors. The assessment has been undertaken for both the separate Phase 1 
and Phase 1A scenarios but as the analysis records consistent results across 
both scenarios, the values are only reported once. 

10.148 The submitted report, which has been reviewed by PPDT’s environmental 
consultants, demonstrates that when assessed using the ADF methodology, a 
total of 265 out of 309 habitable rooms, equivalent to 86%, within the 
proposed development would achieve a daylight condition that meets BRE 
guidance for their classification.  

10.149 Of the habitable rooms assessed that do not meet the target ADF values, the 
majority are LKDs which in most instances are situated on the northern 
elevation of the building that faces the Unex Tower. As these rooms are LKDs, 
and unusually large and deep, the spaces closest to the windows (at the front 
of the room) would, in isolation, experience good levels of daylight in line with 
target values. 

10.150 Looking at the student rooms specifically, 240 of the 260 bedrooms have been 
assessed as meeting an ADF target value of 1%. With the Covid 19 pandemic 
increasing the number of students needing to work in their bedrooms, PPDT’s 
environmental consultants assessed the ADF performance of the proposed 
student bedroom against a 1.5% target.  The conclusion of this is that the 
student bedrooms assessed also perform well against the higher 1.5% ADF 
target for daylight amenity, with 226 (87%) of the 260 bedrooms assessed 
meeting or exceeding the target. The proposed breakout area on the seventh 
floor which is likely to be used during the day, far exceeds the ADF target 
value of 2% demonstrating the space would achieve very good levels of 
daylight. 

10.151 Overall, Officers are satisfied that the internal daylight amenity of the proposed 
habitable rooms demonstrate levels of ADF (during both Phase 1 and Phase 
1A) that are considered good, given the urban context of the site and fall 
within the practical application of BRE guidance. 

10.152 In terms of sunlight amenity, the orientation of the proposed development and 
proposed unit layouts have been designed to maximise the number of living 
rooms that face within 90 degrees of due south. The results demonstrate that 
163 out of the 167 habitable rooms assessed (98%) would meet the APSH 
BRE criteria. The four rooms that do not meet BRE guidelines are bedrooms 
which do not carry the same expectation for natural light. However, each of 
these bedrooms have annual sunlight levels in excess of 20%, which is 
considered very good for an urban location. 

10.153 Overall, Officers are satisfied the results of the assessed habitable rooms 
demonstrate very good levels of sunlight and that the proposed development 
is compliant with Local Plan policy BN.4. 

Solar Glare 

10.154 The applicant has submitted a Solar Glare analysis as part of the ES which 
has assessed a set of eleven viewpoints where it was considered the 
reflectivity of the façade may affect sensitive road and rail receptors.   

10.155 The analysis has considered a worst-case scenario where the façade of the 
proposed development has been modelled as a perfect polished surface and 



the sky is clear throughout. The results show intermittent solar reflection 
frequency and duration. However, where reflections are noted, these do not 
fall within drivers’ foveal range of vision (within 10 degrees), are not 
considered to result in discomfort glare (where there is a reaction to avoid 
looking at a bright source), and are not considered potentially hazardous (i.e., 
they do not give rise to disability glare where light from bright sources is 
scattered across the retina). The proposed development comprises a light 
grey, concrete façade and inset façade configurations which are likely to 
absorb reflection to dampen and reduce the extent of any solar glare 
reflection. As such, Officers are satisfied that there would be no significant 
effects expected as a result of solar glare.   

10.156 Overall, the impacts of the proposed development on the consented 
surrounding residential properties are considered to be acceptable and in 
accordance with the BRE guidelines, the NPPF and Mayor’s Housing SPG. 
PPDT’s environmental consultants have advised that no mitigation measures 
are necessary. 

Fire Strategy 

10.157 A Fire Report has been submitted with the application which sets out the 
proposed fire safety strategy for the proposed development. The outline 
strategy has been agreed with officers and their environmental consultants 
after discussion with the applicant team’s fire consultant to ensure that the 
internal building configuration is safe for all users.  The final details of the fire 
strategy would be developed as the detailed design progresses. A condition is 
recommended and would require the details of the fire strategy to be agreed, 
which would be expected to meet with the relevant Approvals Authority to 
ensure that the design meets the requirements of Building Regulations and 
BS9991. 

Landscaping 

10.158 Officers consider the proposed public realm and landscape strategy to have 
been developed in a thoughtful way responding to the historical and physical 
context of the site and the future microclimate of the spaces.  The submission 
illustrates a strong relationship between the proposed internal amenity space 
and the proposed external amenity spaces which is welcomed and supported. 
Officers consider the landscape to be legible, simple, clean and modern.   

10.159 The soft and hard materials palettes are well considered and would reinforce 
the character aspired to for the different spaces. Conditions are imposed to 
ensure the quality, materiality and maturity of the planting illustrated in the 
landscape drawings is delivered to the success of the scheme. The landscape 
design has been amended to provide clear sight lines through the public realm 
spaces and on the landscaped bridge access ramp. 

10.160 BEAP had concerns over the legibility of the landscape in providing a clear 
route through the site to Station Street and encouraged the needs of partially 
sighted pedestrians to be taken into consideration. The landscaping of the 
Northern Plaza has been adjusted in line with BEAP comments including 
further refinements to the landing and ramp edges to ensure safe access for a 
wide range of users.  

10.161 The soft landscape proposals result in an urban greening factor (UGF) of 
0.423 (the London Plan UGF factor requirement is 0.4). Officers are satisfied 
that the proposals are in line with London Plan Policies G1 and G5.  

Ecology and Biodiversity 

10.162 Local Plan policy BN.8 requires proposals to maximise opportunities to 
contribute to the provision of green infrastructure and policies G1 and G5 of 



the London Plan require new development to incorporate urban greening 
features such as street trees, green roofs, green walls and rain gardens. 
London Plan policy G5 introduces the Urban Greening Factor (UGF) 
calculation for Boroughs to identify the appropriate amount of urban greening 
required in new development.  

10.163 The UGF score for the proposed development totals 0.402 for both Phase 1 
and Phase1A against a target of 0.4. The UGF calculation includes extensive 
green roof provision, flower rich perennial planting, tree planting (in both soils 
and tree pits), a green wall and permeable paving. 

10.164 Officers are satisfied that the proposed development meets policy aspirations 
and contributes to the urban greening of London. 

Biodiversity net gain 

10.165 Recent legislation and policy changes, including the new Environment Act and 
Local Plan policy BN.3, have introduced a requirement for new developments 
to achieve a minimum of 10% biodiversity net gain through the creation of new 
habitats both on and off-site. The applicant has prepared a Biodiversity Net 
Gain assessment using the DEFRA 3.0 metric which assigns a value to the 
quality and quantum of green roof, brown roofs, green walls etc that are to be 
created on site. Based on these calculations the proposed development would 
result in an expected biodiversity net gain of 0.6 biodiversity units which is 
equivalent to a percentage change of 1007.66%. It is noted that the existing 
site has a very low biodiversity baseline against which the score has been 
calculated and so any introduction of new planting would be considered a net 
gain and biodiversity benefit of the proposed development.  

10.166 Nevertheless, officers consider that ecological enhancements at the site have 
been maximised and the policy aspirations of Local Plan policy BN.3 have 
been met. A condition would be applied which requires the detailed planting 
plans to be agreed to ensure a rich variety and mix of native plant and tree 
species are selected.  

10.167 Conditions are proposed that require further details of the green roofs, and 
hard landscaping details. Subject to these conditions, the proposal is 
considered to accord with policies 5.10, 5.11, 7.19 and 7.21 of the London 
Plan, as well as London Plan policies G1, G4, G5 and G6 and BN.3 of the 
Local Plan. 

Transport and Servicing 

10.168 The applicant has submitted a Transport Assessment (TA) in order to address 
how relevant policy issues have been addressed.  This has been reviewed by 
PPDT’s Transport Consultants and TfL who have raised no objections to the 
application subject to relevant conditions and s106 obligations in order to 
suitably mitigate any relevant transport impacts.  Highway safety contributions 
are requested and set out in the Heads of Terms. Local Plan Policy T.4 and 
the approach to developer contributions guidance contained within the CIL 
regulations are such that officers are of the view that the case for highway 
safety contributions are appropriate and that a financial contribution is 
necessary, and is directly related to the proposed development. The 
justification in terms of the requested amounts relate to the impacts of the 
construction works on the immediate area. Officers consider the contributions 
to be proportionate and reasonably related in scale and kind to the 
development proposed.  

 

 

 



Parking provision 

10.169 London Plan Policy T6 sets out the approach to car parking provision.  

10.170 The existing site currently includes 15 existing car parking spaces located 
between Jubilee House and Unex Tower. The proposed development would 
be car-free, apart from blue badge parking and delivery and servicing, in line 
with London Plan standards for development proposals in places that are well-
connected by public transport. 

10.171 The proposed development site would be car free apart from five blue badge 
car parking spaces, four provided along Station Street, with a further space off 
street, within the public realm. Station Street is a public highway, and it is 
understood that the four on-street blue badge bays would be operated by LB 
Newham.   

10.172 The proposed blue badge parking is in addition to four existing permit and 
short-stay parking bays further north on Station Street, adjacent to the existing 
taxi feeder rank.  It should be noted that the four on-street blue badge bays 
would not be for the sole use of the proposed development.  Given the 
constraints on site, it is not possible to provide parking at the same level as 
standard residential parking. Although this level of blue badge parking is low, it 
is considered sufficient due to the close proximity and flat routes to local rail 
stations (which are step-free from street to platform) and the Bus Station 
(where all TfL bus routes are wheelchair accessible).  Disabled travellers 
would therefore have access to a wide range of public transport links.  

10.173 There would be four mobility scooter charging points provided in the basement 
which give the opportunity for people with mobility impairments to travel locally 
without the use of a car. 

10.174 The s106 would require the submission of a Car Parking Management Plan, 
which requires these spaces to remain as disabled person parking provision 
for the duration of the proposed development. As well as a s106 that prevents 
residents and occupiers from applying for permits to park in the adjoining 
controlled parking zone (CPZ) would need to be secured. 

Cycle Parking 

10.175 Policy T5 of the London Plan sets out the Mayor’s approach to cycling and 
cycle parking. Developments should provide cycle parking at least in 
accordance with the minimum standards set out in the Plan. The following 
standards are relevant to the proposed development:  

10.176 University and colleges require provision of 1 long stay space per 4 FTE staff 
and 1 space per 20 FTE students. A further provision of 1 short stay space per 
7 FTE students is required. Student accommodation requires 0.75 long stay 
spaces per bedroom, and 1 short stay space per 40 bedrooms. 

10.177 Cycle parking is proposed in line with the London Plan standards. The total 
cycle parking provision would be provided for 667 cycles with 34 (5%) of these 
cycle spaces being accessible spaces as recommended in the London Cycle 
Design Guide (LCDS). The long-stay cycle provision totals 641 cycles and 
short stay cycle parking provision totals 26 spaces. A total of 537 long stay 
spaces are dedicated to the student accommodation with the remaining 104 
long stay spaces allocated to the sixth form academy (10 for staff and 94 for 
the college students).  

10.178 The 26 short stay spaces would be provided within the public realm and off the 
public highway for use by short stay users & guests. The long-stay cycle 
parking would be spread across the basement and lower basement floors, 
accessible from the western edge of the development. Access would be via a 



lift on the northern edge of the site, and users can then walk across the 
basement floor to the lift cores directly up into the main development. 

10.179 The level of cycle parking provision proposed is policy compliant. A planning 
condition is required to ensure that the cycle parking is delivered as proposed 
including the type of stands. 

 

Transport sustainability 

10.180 There would be a reduction in vehicle trips, compared to the existing situation, 
due to the car-free nature of the development.  Travel Plans would be 
provided at outset by s106 legal agreement and Delivery and Servicing Plans 
would also be in place by condition.  This would encourage more trips to be 
made by sustainable modes and to reduce the impacts of delivery and 
servicing vehicles, in particular reducing the number of ad hoc private vehicle 
pick up/drop off trips to the Sixth Form Academy. 

10.181 The combined student accommodation and LAE proposed development would 
generate 315 AM peak (07:00) two-way journeys and 72 PM peak (17:00-
18:00) two-way journeys respectively by rail. It is noted that the 750 place LAE 
replaces the existing 450 place in Broadway House and s the net increase in 
generated trips would be lower than this.   

10.182 TfL has highlighted that passengers at Stratford Station would add to 
pedestrian congestion along the western and central subways and access to 
platforms, requiring mitigation to be agreed with TfL and Network Rail.  
Funding for this of £250,000 would be secured within the s106 legal 
agreement. TfL’s view is that there is unlikely that the increase in bus 
passengers would affect the capacity of local bus services and at Stratford bus 
station.  Although the applicant was only able to provide limited information 
regarding the impact of the proposed development on existing pedestrian 
flows, due to Covid preventing surveys, the capacity provision around the site 
would be increased through improved urban realm provision, compared to 
existing and not expected to be an issue.  

10.183 The development would promote sustainable transport as it facilitates local 
connectivity and prioritise pedestrians and cyclists.  The TA concludes that in 
a scenario where UCL East Campus students were to occupy the student 
accommodation and 50% of additional pedestrian flows generated assumed to 
use Jupp Road Bridge, there would be sufficient capacity on the bridge and 
comfort levels adequate.  This is considered to be a worst realistic case 
scenario as students from other local university campuses are less likely to 
use Jupp Road Bridge. The development maximises the opportunities to 
improve connectivity across, within and through the LLDC area.  To support 
the enhanced access by pedestrians, a contribution of £25,000 towards 
wayfinding is recommended.  The development would provide electric 
charging for the five blue badge spaces and electric bike charging, which 
would be funded by the applicant.  

Public realm 

10.184 The proposed development would provide new areas of improved public realm 
that would improve accessibility, shade and shelter and increase the number 
of places to stop and rest. This would encourage pedestrian activity, 
contributing to a busy atmosphere and increasing feelings of safety for site 
users and improve pedestrian and cyclist connectivity for all users of Stratford 
town centre. A Stage 1 Road Safety Audit (RSA) is proposed by officers and 
their advisors to be carried out, reflecting the proposed site access 
arrangements incorporated into the wider design and use of the public realm 
and new / amended desire lines towards the Jupp Road bridge. 



Jupp Road Bridge Eastern Approach 

10.185 The Jupp Road Bridge eastern ramp approach would be much improved and 
rebuilt with a gradient of 1 in 20 to meet LLDC IDS disabled access standards, 
increasing pedestrian and cyclist accessibility and connectivity. Pedestrian 
levels of comfort would be maintained on Jupp Road Bridge, although the 
narrow existing bridge deck would remain a constraint. The proposed use of 
the space socially as a meeting space may require some management but it is 
understood that there would be a 24-hour facilities management presence in 
the building who would be able to address issues as they arise.   

10.186 In addition, there would be public realm improvements in the Station Street 
area.  Station Street would remain a dead-end and there would be no through-
traffic. Vehicular traffic levels would be low consisting of blue badge parking, 
delivery and servicing and refuse collection activities. Vehicles would therefore 
travel at low speeds.   

Delivery and servicing 

10.187 Delivery and servicing activities would use a dedicated loading bay on Station 
Street with direct access to the delivery and bin store area of the building. 
Swept path analyses have been provided to demonstrate that the servicing 
arrangements are feasible, although available space for vehicles larger than a 
7.5-ton box van is tight due to the proximity to the on-street blue badge 
parking bays.  The expected number of delivery vehicles is considered by 
officers and their transport advisors to be low (18 delivery vehicles per day). 
Vehicles would access and egress the site via Station Street in forward gear. 
Delivery and servicing arrangements and management are therefore 
considered adequate and documented by the Delivery and Servicing 
Management Plan which would be conditioned. This would need to include 
provision for suspending delivery and servicing during refuse collection due to 
site constraints. 

Student Moving In/Out Strategy 

10.188 A moving in/out strategy is presented in the Transport Assessment, with a 
booking strategy to make use of the limited parking availability and loading 
bays located adjacent to the site, together with the public realm. The 
assessment provides a worst-case assessment allowing an average 30-
minute slot to provide capacity for 180 vehicles per day, over four days, with 
all marshalling and management provided by the applicant. This would be 
conditioned, clarifying that the applicant has control of these spaces and that 
the blue badge parking spaces would remain available to disabled users.  A 
planning condition is required for the Student Management Plan (condition 45 
refers). 

Construction Transport Impacts 

10.189 The development site is very constrained.  It is in close proximity to Great 
Eastern Road, A118 High Street and Stratford bus station. A conditioned 
Construction Transport Management Plan (CTMP - (condition 8 refers)) would 
need to be consulted on and agreed with TfL, LB Newham and LLDC before 
any construction commences in order to reduce impacts on existing transport 
users and ensure safe operation of local transport networks, including 
vulnerable road users (pedestrians and cyclists), to include Railway 
Infrastructure Protection matters. In particular, the construction access/egress 
arrangements for pre and post extended LAE opening would need to be 
agreed. The CTMP would be monitored throughout the construction 
programme by the applicant/developer to ensure it is being adhered to. 

10.190 The proposed development site would generate up to 122 vehicles per day 
during construction (61 vehicles in and 61 vehicles out).  The busiest phase 



would be the first two years, after which the number of construction vehicles 
would reduce to around 34 vehicles per day.  The applicant has advised that 
the workforce would commute using sustainable modes.  The proposed 
construction vehicle route to the site has been agreed with LB Newham and 
TfL and would be confirmed and agreed in the detailed CTMP. The route 
would be via the A12, Stratford High Street and Great Eastern Road. Heavy 
loads (construction vehicles greater than 40 tonnes) would avoid the stretch of 
road between Bow roundabout along the A118 High Street, unless works have 
been carried out to rectify this structure.  The A118 High Street and Great 
Eastern Road are on the TfL Strategic Road Network (SRN), although LB 
Newham is the local highway authority.  

10.191 A key area of concern raised by LB Newham, and TfL is access to/egress 
from the construction site due to the constraints of the site and surrounding 
roads. Phase 1 would last for approximately two years and involve the 
demolition of the existing buildings, excavation of the basement and 
construction of the expanded LAE. After approximately two years, the existing 
LAE would be transferred into the new building at Jubilee House from its 
existing location in Broadway House to the south of the development site.  
Phase 1A would last for the remaining construction period. 

10.192 Traffic marshals would be used to manage the delivery of all large vehicles. It 
would be necessary to partially or fully suspend the existing four parking bays 
on Station Street during the works to allow for large construction vehicles to 
enter/exit the site. The four existing permit parking bays have the only limited 
electric charging facility in the area and LB Newham have expressed concerns 
about the temporary suspension of these. However, the applicant has offered 
to provide electric charging for bays in an alternative location.  TfL has some 
reservations regarding the potential suspension of the taxi feeder rank, 
although it is noted that its use is greatest outside the planned construction 
hours. The applicant has committed to minimise disruption to the taxi feeder 
rank; and to relocate it if needed. There are three options currently being 
considered for the Phase 1 site access/egress: 

10.193 The first option originally proposed was to create a one-way system running 
through the site, with vehicles entering from Great Eastern Road and exiting 
via Station Street in a forward gear. This requires crossing of the footway on 
Great Eastern Road and creating a temporary junction. Both TfL and LB 
Newham requested that this is avoided due to pedestrian safety concerns and 
alternative options to access the site considered. The taxi feeder rank would 
remain operational.   

10.194 Two further options were considered in joint LB Newham/ TfL/ LLDC meetings 
on 22/04/22 and 28/04/22. The second option involves reversing the one-way 
system with vehicles entering the site from Station Street and exiting via Great 
Eastern Street. This option is considered safer for pedestrians and less likely 
to cause local traffic congestion due to better traffic management of the 
construction vehicles crossing the footway on Great Eastern Road. The kerb 
would need to be realigned to enable HGVs to turn left into Station Street to 
enter the site.  The taxi feeder rank would need to be suspended during 
construction operation hours. Three of the four parking bays would be 
suspended during construction operation hours. 

10.195 A third option involves entering and exiting the site via the North-West corner 
of the development site. This option would avoid any crossing of the footway 
on Great Eastern Road and instead require construction vehicles to reverse 
into the site. It would require the removal of the taxi feeder rank and all four 
parking bays.   



10.196 The applicant considers the footway crossing to be the most appropriate 
method of access, ensuring safety and minimising disruption as it allows 
vehicles to enter and exit in forward gear. The third option is preferred by LB 
Newham. Traffic marshals would be used to manage the pedestrian traffic on 
Great Eastern Road to ensure vehicles can cross the footway safely.  The 
applicant has stated that all traffic marshals would be fully trained to CSAS 
standard.  The access of construction vehicles to the site during Phase 1 of 
the works would be consulted on and agreed with LB Newham, TfL and LLDC 
within the conditioned CTMP before any construction commences. 

10.197 After a period of approximately two years the existing LAE would be 
transferred from its existing location in Broadway House to the south of the 
development site into the new building at Jubilee House. Construction work 
would continue to the floors above.  At this point the proposal is that both 
construction vehicle access and egress would be via Great Eastern Road and 
Station Street.  As Broadway House would be vacant, a turning area would be 
created within the car park on Station Street to allow access for larger 
construction vehicles from Station Street. The parking bays would remain 
partially suspended, as for Phase 1. 

10.198 The main building work is separated from the Jubilee and DLR railway line by 
Station Street. The contractor would liaise with TfL on activities adjacent to the 
DLR line. It is noted that construction vehicles exiting Station Street would 
pass by Stratford Bus Station and the exit to the bus station is opposite Station 
Street. However, buses turning left would have priority over vehicles turning 
right and no disruption to bus service journey times and reliability is expected 
during construction. Construction traffic marshals would be necessary in the 
vicinity of the bus station and the taxi rank to ensure that bus and taxi 
movements are not impaired. In addition, taxi marshals may be necessary to 
ensure the smooth operation of the taxi rank in the bus station and taxi feeder 
rank and parking bays in Station Street, if these are not suspended, 
particularly at peak times.  This would be funded by the applicant and secured 
as a condition within the CTMP (condition 8 refers) and or s.106 legal 
agreement. 

10.199 There is a protected cycle route running along the A118 Great Eastern Road 
on the eastern side which would be maintained during construction. Site traffic 
and pedestrian vehicular traffic would be kept separate at all times. Pedestrian 
routes would be clearly signed. All contractors and subcontractors would be 
required to adhere to the Construction Logistics and Community Safety 
Standard (CLOCS) and Fleet Operator Recognition Scheme (FORS).   TfL 
expects the achievement of and adherence to the FORS Silver standard is 
mandated via the procurement process for all fleet operators engaged to 
support the development.  This would be addressed through the conditioned 
CTMP. 

10.200 On-going access to the bus station and Jupp Road Bridge during construction 
would also be secured through the conditioned approval of the CTMP.  

10.201 A number of Traffic Regulation Orders would be required in order to ensure 
safe demolition and construction. Farthingale Walk would need to be closed 
for the first two years of the development construction. Pedestrians and 
cyclists would be diverted north via Great Eastern Road and Station Street. 
The applicant has advised that Station Street would need to be partially closed 
in order for tower cranes to be taken down and removed. This would take 
place on a weekend day, in order to minimise disruption to surrounding 
buildings.   

10.202 Officers and their advisors are satisfied that the development is compliant with 
London Plan Policy T2 and Local Plan Policy S.1 as well as TfL objectives 



which seek to minimise the use of cars, and walk, cycle and use public 
transport more. Given the location of the site it has been vital that the options 
for highway and pedestrian safety during demolition and construction have 
been discussed in advance with the highways stakeholders. More than one 
realistic and mutually agreeable option is available, and conversations will 
continue on the best approach to build out this scheme, if approval is granted. 

Environmental / Sustainability and Amenity Impacts 

Archaeology 

10.203 An assessment of archaeology, supported by an archaeological desk-based 
assessment, was submitted as part of the Environmental Statement and has 
been reviewed by Officers and PPDT’s Environmental Consultants. The 
assessment considered the potential impacts on archaeology, below-ground 
heritage assets, geoarchaeology and palaeoenvironmental deposits.  

10.204 The applicant’s assessment concluded that the site has moderate to high 
archaeological potential for Roman remains, low to moderate potential for 
Saxon and Medieval period remains and moderate potential for 
palaeoenvironmental remains to be present in the underlying alluvial 
sequences.  

10.205 Based on its review of the site and the potential for geoarchaeological 
remains, GLAAS initially objected to the application, requesting that a Deposit 
Model was produced for the site to establish the likelihood for deposits of high 
significance to be present. A Deposit Model was prepared and submitted 
during the determination of the application. The modelling concluded that if 
archaeological remains were present, that these would have been subject to a 
degree of later disturbance and truncation from modern phases of 
development, and any remains present would most likely only be of local 
significance.  

10.206 The applicant undertook further consultation with GLAAS to discuss the 
likelihood for features associated with Roman occupation, such as a road or 
river crossing, to be present beneath the site. The exact alignment of the 
London to Colchester Roman Road still largely remains unknown; however, 
the site’s position at the interface between the main channel area and the low 
gravel terrace, as shown by the Deposit Model, indicates a position at which a 
road would have been seen to come from the northeast before becoming a 
crossing of the area of channel(s). Evidence for the road at this stage is based 
on conjecture and the applicant acknowledges if remains are found, removal 
would result in significant adverse effects (in EIA terms).  

10.207 To ensure impacts on archaeology and geoarchaeology are appropriately 
managed during the basement excavation, piling activities and geotechnical 
works, conditions would be placed which require the scope of a watching brief 
to monitor these works and a written scheme of investigation to gain a greater 
understanding of the existing geological sequence and archaeological survival 
at the site to be agreed with officers and GLAAS. 

10.208 On the basis that GLAAS would be consulted on all further archaeological 
monitoring and investigation work at the site, as well as any recording of 
archaeological assets should it be necessary, it has removed its objection to 
the application and agreed to the proposed conditions (conditions 6 and 7 
refer). 

10.209 Overall, officers are satisfied that impacts on archaeology can be appropriately 
managed and that the proposed development meets the requirements of Local 
Plan policy BN.13. 

 



Wind microclimate 

10.210 Policies D8 and D9 of the London Plan seek to ensure that development and 
tall buildings should not cause unacceptable harm to the amenity of 
surrounding land and buildings, particularly in relation to wind and 
microclimate. This is reiterated within Policy BN.4 of the Local Plan which 
states that proposals for tall buildings should consider the impact on 
microclimate and wind, including down-draughts and lateral winds across 
public spaces and communal amenity spaces. 

10.211 The submitted ES includes a chapter analysing the effects on wind 
microclimate as a result of the proposed development. The wind tunnel testing 
has been reviewed by PPDT’s environmental consultants. It is considered that 
wind conditions would generally be safe and comfortable (based on Lawson 
criteria) across the proposed development for the intended uses, subject to 
the incorporation of a number of mitigation measures to improve conditions 
along some of the pedestrian throughfares, ground level and podium amenity 
areas and along the High Street. These measures include the introduction of 
setbacks into the building at the south-western and north-eastern corners and 
installation of porous elevated screens on the western façade and western 
edge of the building entrance alcove. Two mature deciduous trees would also 
be required in the southwestern corner of Phase 1 along with a solid 1.8m 
balustrade to be installed on the podium. These details are secured through 
condition. 

10.212 During the interim period where construction of Phase 1 is completed and 
development activities associated with Phase 1A are starting, there would be 
a period of time where the new Jubilee House is built, and Broadway House is 
still in its current form. Temporary mitigation measures would be required in 
the form of two 6m totems at the western areas between Phase 1 and 
Broadway House and deciduous tree planting at the southwestern corner of 
Phase 1 to ensure wind conditions are safe and comfortable along the east – 
west pedestrian route through the site. Depending upon how development in 
the surrounding area progresses, further temporary landscaping may also be 
required. The need to review and update any temporary mitigation measures 
has been secured by condition.  

10.213 With the installation of the proposed mitigation measures (secured by 
condition 53), officers are satisfied that wind conditions at ground level, around 
the entrances and along the throughfares, as well as on private balconies and 
podium and rooftop amenity spaces, would be safe and comfortable (in 
accordance with Lawson Criteria) for their intended uses and that the 
proposed development is in accordance with London Plan policies D8 and D9 
and Local Plan policy BN.4. 

Amenity - Noise and Vibration 

10.214 Policy BN.12 of the Local Plan states that development proposals should 
contribute towards minimising the effects of noise on amenity of the occupiers 
and users of the existing and planned new development. New development 
should be constructed to minimise exposure to the adverse impacts of noise 
and designed to minimise the effects of noise. Applications are also expected 
to demonstrate compliance with the Agent of Change Principle by mitigating 
and managing noise impacts from new development and designing new 
development to minimise the effects on occupiers and users from existing 
noise sources. 

10.215 The applicant carried out a detailed assessment of likely noise and vibration 
effects within the submitted ES. This assessment has been reviewed by 
PPDT’s environmental consultants who have confirmed that the proposed 
occupied development would not result in any residual significant noise 



disturbance for existing uses in the surrounding area or the proposed future 
users of the operational development. Following requests to the applicant to 
clarify some of the technical assessment assumptions, PPDT’s environmental 
consultants have confirmed the information within the noise assessment is 
sufficient.  

10.216 In relation to noise and vibration effects during the construction phase of the 
proposed development, it is anticipated there would be some significant 
adverse impacts on residents at Unex Tower whilst the existing Jubilee House 
and Broadway House buildings are being demolished. Effects may also arise 
as a result of piling activities and construction traffic during peak periods. All 
demolition and construction activities would be tightly controlled through 
compliance with and implementation of best practicable means measures 
within a Code of Construction Practice/Construction Transport Management 
Plan which would be secured through a condition (see condition 8) to agree 
details with officers prior to commencement. A series of other conditions and a 
Section 61 consent would also control working hours, robust noise limits and 
times at which noisier activities can take place to avoid, as far as possible, 
disturbance to Unex Tower and monitor noise emissions (conditions 40 -42 
refer). 

10.217 No specific comments have been raised by LB Newham in relation to noise 
and the GLA has confirmed they are satisfied the proposed development 
meets London Plan policy D.14 subject to the mitigation and monitoring 
measures set out in the ES being suitably secured by condition to any 
planning permission granted. 

10.218 Overall, officers are satisfied that the proposed development meets the 
requirements of London Plan policy D14 and Local Plan policy BN.12. 

Air Quality  

10.219 The site is located within LB Newham, the entirety of which has been 
designated as an Air Quality Management Plan (AQMA). 

10.220 The applicant has submitted an Air Quality Assessment as part of the 
submitted ES which has been assessed by PPDT’s environmental consultants 
in relation to the effect of the proposed development on local air quality. The 
assessment concludes that the main likely effects on local air quality would 
occur during the demolition and construction phases as a result of dust 
emissions. The applicant has committed to preparing a detailed Dust 
Management Plan as part of the CTMP in advance of any works commencing, 
which would include appropriate dust suppression measures and techniques 
for a high-risk site and monitoring of dust emissions at nearby properties. This 
would be secured by condition 11. It should be noted that where mitigation 
relies on water, it is expected that only sufficient water would be applied to 
damp down the material to ensure efficient use of resources.  

10.221 Officers consider that the implementation of appropriate measures would 
minimise or prevent adverse construction dust emissions at surrounding 
sensitive receptors. Once completed, it is concluded that the proposed 
development would not cause any significant effects on local air quality (both 
nitrogen dioxide and particulates). Measures to reduce pollutant emissions 
over the longer term would largely be driven by European legislation (written 
into UK law) and the local GLA air quality plan. The applicant’s assessment 
also concludes that the completed development would be air quality neutral in 
terms of building and transport related emissions. 

10.222 Officers are therefore satisfied the proposed development meets London Plan 
Policy SI 1 and Local Plan policy BN.11 with respect to air quality. 

 



Sustainability and Energy 

10.223 The application is supported by Energy and Sustainability Statements which 
have been reviewed by PPDT’s Environmental Consultants. 

Sustainability 

10.224 The submitted Sustainability Statement sets out the applicable London and 
Local Plan Policy requirements along with targeted scores under the BRE 
environmental assessment methodology. Officers are satisfied that the 
Sustainability Statement is acceptable and that the policy requirements have 
been met. 

10.225 The proposed development is targeting BREEAM ‘Excellent’, which accords 
with Local Plan Policy S4. The predicted BREAAM ratings for the proposed 
educational building and proposed residential building are 70.54% and 
71.42%, respectively. 

10.226 The proposed development also seeks to meet all the KPIs of the London 
Energy Transformation Initiative (LETI) which include: 

 Have fossil fuel free heating and hot water and use the Heat Decision 
Tree to select systems. 

 Develop a demand response strategy and implement design measures 
and active measures to reduce electrical grid demand. 

 Provide enough energy on-site and off-site renewable generation to 
achieve a zero-carbon balance. 

Energy 

10.227 Local Plan policy S.2 relates to energy in new developments. It states that the 
developments would be expected to minimise carbon dioxide emissions to the 
fullest extent possible through the application of the Mayor’s Energy Hierarchy 
to: 

1.  Reducing energy requirements. 

2.  Supplying the energy that is required more efficiently and where possible 
generating, storing and using renewable energy on-site. 

3.  Meeting remaining energy requirements through renewable energy 
sources where viable and exploiting local energy resources. 

10.228 Where the requirements of the energy hierarchy and Building Regulations 
cannot be met, then a financial contribution to the Legacy Corporations 
Carbon Offsetting Fund is required. The Legacy Corporation’s Carbon Offset 
SPD sets out the cost and methodology for carbon offsetting as follows: 

 ‘Carbon gap’ (Tonnes of CO2) x Price of Carbon (£60) x 30 (years) = 
Offset payment. 

10.229 Related to the above, it should also be noted that Local Plan policy S.3 sets 
out aspirations for energy infrastructure and heat networks. It places an 
emphasis on connecting to existing heat networks or the creation of new 
networks, subject to certain conditions. 

10.230 It is currently intended that the proposed development would be  fully electric 
with a highly efficient air source heat pump (ASHP) system installed to provide 
heating and cooling to academy and domestic hot water to the entire 
development. This electricity would be sourced from renewable technology. 

10.231 As a result, the proposed development would reduce annual carbon emissions 
by 302.2 tonnes of carbon dioxide. This accounts for a reduction of 
approximately 43% of the proposed development’s expected regulated energy 



carbon emissions, thereby meeting the London Plan target of a minimum 35% 
reduction in carbon dioxide emissions. 

10.232 To achieve the London Plan net zero carbon emissions commitment, the 
proposed development has a further carbon saving requirement of 408 tonnes 
of carbon dioxide to offset. Based on the calculation above (set out in the 
LLDC Carbon Offset SPD), this is equivalent to a financial contribution of 
£1,162,260 to the LLDC offset fund which would be secured through the s.106 
legal agreement. 

10.233 Despite achieving a significant carbon saving (43%), the proposed 
development falls short of the London Plan requirement for a 15% reduction 
through Be Lean (energy efficiency) measures. This can be attributed to the 
ventilation panels in each of the residential units and the large requirement for 
domestic hot water (the ASHP solution for this system is only considered in 
the later Be Green stage of the Energy Hierarchy). The GLA in its Stage 1 
report stated that the applicant should seek to maximise carbon savings 
through energy efficiency and provide further justification for why the minimum 
target cannot be achieved. A condition is recommended which requires further 
consideration of energy efficiency measures as the detailed design is 
progressed. 

10.234 Overall, officers are satisfied that the proposed development meets Local Plan 
policy S.2. With respect, to Local Plan policy S.3, whilst the proposed 
development would not be connecting to the district heat network, officers are 
satisfied that it would achieve a significant carbon saving through the use of 
renewable technologies and net-zero emissions overall through a financial 
contribution to the LLDC offset fund. The commitment to achieve BREEAM 
‘excellent’ for the scheme would also provide an independent verification of 
the design.   

Overheating 

10.235 Local Plan policy S.9 states that proposals for new development should 
ensure that buildings and spaces are designed to avoid overheating and 
excessive heat generation internally and externally, while minimising the need 
for internal air-conditioning systems. London Plan policy SI.4 provides further 
guidance and suggests that overheating should be addressed by following the 
cooling hierarchy which includes minimising internal heat generation; reducing 
the amount of heat entering a building in summer through orientation, shading, 
albedo, fenestration, insulation, green roofs and walls; managing the heat 
within the building through exposed internal thermal mass and high ceilings; 
passive ventilation; and active cooling systems (assuming that they are the 
lowest carbon option). 

10.236 The Energy Strategy includes a cooling hierarchy and overheating risk 
assessment which has been undertaken in accordance with the London Plan 
Cooling Hierarchy, CIBSE TM52 and TM59. This demonstrates that all 
modelled rooms would comply with the overheating criteria. 

10.237 Officers are satisfied that the proposed development meets Local Plan policy 
S.9 and London Plan policy S1.4 with respect to overheating. 

Flood Risk 

10.238 Local Plan policy S.10 provides guidance on dealing with flood risk as part of 
development proposal, whilst London Plan policy S.13 deals with sustainable 
drainage measures and flood protection. The site is largely located within 
Flood Risk Zone 1; however, there are areas located within Flood Zones 2 and 
3 (defended) and so the applicant has submitted a detailed Flood Risk 
Assessment (FRA) and a SuDS and Drainage Strategy Report to assess the 
risk of flooding.  



10.239 PPDT’s environmental consultants have been consulted on the application 
with respect to flooding and drainage matters. A number of issues were raised 
during their review in relation to the drainage design and ensuring greenfield 
runoff rates could still be achieved during storm events. The applicant has 
confirmed that the proposed development would restrict the peak surface 
water run-off rate to 25.3l/s which would provide a 68% betterment on the 
existing surface water discharge rate for the 1 in 100-year return period. This 
reduction is achieved through the incorporation of blue roofs, permeable 
paving and a geocellular storage tank. 

10.240 In addition to the information already submitted, PPDT’s environmental 
consultants recommended that a detailed Emergency Flood Evacuation Plan 
is secured via a condition. This plan would need to comprise details of a safe, 
accessible assembly point for future users of the proposed development. 

10.241 No objections on flood risk ground have been received from the Environment 
Agency and Thames Water has confirmed there is sufficient capacity for a 
new connection.  

10.242 Officers are satisfied that the proposed development meets the requirements 
of Local Plan policy S.10 and London Plan policy SI.12 and that the proposed 
development does not increase the risk of flooding either at the site or within 
the surrounding area.  

Circular Economy Strategy 

10.243 The applicant has submitted a Circular Economy statement in line with the 
requirements of the London Plan which introduces the concept of “Circular 
Economy”, defining it as: ‘… An economic model in which resources are kept 
in use at the highest level possible for as long as possible in order to maximise 
value and reduce waste, moving away from the traditional linear economic 
model of ‘make, use, dispose…’ London Plan policies D3, S17 and S18 and 
Local Plan S.8 are relevant.  

10.244 A range of commitments are proposed and include:  

 Design for adaptability and flexibility 

 The use of materials that have high durability for longevity  

 Diversion of demolition and construction waste from landfill by 
converting elements and materials for alternative use; and 

 Efficient construction and operational waste management via accessible, 
dedicated areas for segregated waste volumes.  

10.245 The submission includes commitments to either 80% of demolition waste (m3) 
or 90% of demolition waste (tonnes) to be diverted from landfill, and 70% of 
non-demolition waste (m3) or 80% of non-demolition waste (tonnes) to be 
diverted from landfill. These commitments would be managed and secured by 
condition / s106 legal agreement including through the BREEAM target and 
the submitted waste management plan (discussed below).  

10.246 Overall, officers and their environmental advisors are satisfied that the circular 
economy has been considered throughout the evolution of the development as 
part of the wider aspirations to enhance sustainability and responds to the 
overarching values of the Circular Economy including conserving resources, 
designing to eliminate waste and managing waste sustainably. 

Contamination 

10.247 A Contamination Assessment has been submitted with the application, which 
has been assessed by PPDT’s environmental consultants who agree with its 
conclusions.  



10.248 PPDT’s environmental consultants’ comment that the submitted information is 
sufficient to allow the planning application to be determined with respect to 
contamination, providing ground contamination conditions are placed on the 
development (conditions 13 to 16 refer). Subject to the imposition of these 
conditions, it is considered that any contaminated land can be properly treated 
and made safe before development of the site and as such the long-term 
health of future users or occupiers of the site can be suitably mitigated.  The 
proposals are therefore considered to accord with Local Plan Policy BN.13. 

Summary of Objections  

10.249 The objections to the proposals on grounds of their impact on daylight / 
sunlight and privacy, height and massing, construction impacts, transport 
matters, as well as concerns relating to the need/demand for more student 
accommodation in the area are set out in Section 9 of this report and have 
been carefully considered. Officers are satisfied that the development would 
be acceptable in its relationship with neighbouring sites in respect to overall 
scale and mass and the orientation of the new development. Officers also are 
satisfied that there is a clear strategic and local need for the proposed 
development; and, given the approved and emerging residential development 
within the LLDC area, the proposed PBSA use is considered to be 
proportionate and not considered to materially impact the mix and balance of 
the community.  

10.250 For the reasons set out in this report officers have concluded that whilst there 
may be some adverse daylight and sunlight impacts on some of the 
surrounding residential properties officers are satisfied that, on balance, and 
overall, the proposals would not have an adverse impact on amenity and are 
considered to be acceptable and in general accordance with development 
plan policy. 

Community Infrastructure Levy  

10.251 The site is liable for both Mayoral and LLDC CIL which is based on the current 
proposals and results in a total mandatory contribution which calculated as 
LLDC CIL £2,083,016 (this is based on the LLDC student accommodation rate 
of £100m²) and Mayoral CIL £1,016,303 (this is based on the Mayoral CIL 2 
rate of £60m² for the LLDC area). The calculation assumes the LAE 
floorspace attracts a nil charge for both Mayoral and LLDC CIL as it’s an 
education use.  

Draft Heads of Terms 

10.252 The following Heads of Terms for the Section 106 Agreement are 
recommended to mitigate the effects of the development: 

 Student Accommodation 

 Prior to Occupation of the Student Accommodation the Developer shall 
submit the Nominations Agreement to the LPA and the Student 
Accommodation shall not be Occupied until the LPA has approved the 
Nominations Agreement with a registered HEI.  

 Ensure that the 35% nominations agreement is always in place.  

 In any year in which the nominations agreement is not in place for the 
16%, then the developer will be obliged to let the 16% of rooms in the 
open market, but at the affordable rent.  

The LPA would require an additional positive obligation on the developer 
to use reasonable endeavours to maximise the number of rooms beyond 



51% (but accepting that the fall-back affordable rent would only apply to 
the 16%).   

 During the Academic Year the Student Accommodation shall only be let 
in the following order of priority:  

o (a) the use of Higher Education Institution Students;  

o (b) the use of Students who study at institutions based in LLDC's 
administrative area;  

o (c) the use of Students who study at institutions based in Newham, 
Waltham Forest, Tower Hamlets or Hackney;  

 any other Students provided that reasonable evidence has been 
submitted to the LPA demonstrating that Reasonable 
Endeavours have been used to operate and manage the Student 
Accommodation for students but that the Student 
Accommodation is not fully utilised by those students. 

Outside the Academic Year the Student Accommodation may be let 

PROVIDED that that any use carried out outside the Academic Year 
shall not constitute a material change of use from the use permitted 
under the Planning Permission. 

 to any Student enrolled on a recognised educational course or 
placement;  

 as temporary accommodation for uses related to an End User 
educational and conference operations including the hosting of 
temporary 'summer school' students;  

 as temporary accommodation for users affiliated with a Higher 
Educational Establishment such as academics, postgraduates or 
lecturers. 

any delegates of an End User or such other class of user as agreed 
with the LPA in writing  

 Affordable Student Accommodation 

 35% of the total approved Student Accommodation Units shall be 
provided as Affordable Student Accommodation Units. 

 The Affordable Student Accommodation Units shall be 
indistinguishable from the Private Student Accommodation Units. 

 The rent (inclusive of service charge, utilities and estate charges) 
charges for the letting of any Affordable Student Accommodation 
Units shall not exceed the Mayor of London's policy on rental 
levels for PBSA that are considered to be affordable  

 Wheelchair Affordable Student Accommodation Units 

 Annual Monitoring Report which details the demand and 
occupation of all accessible rooms within the development by 
students with disabilities by academic year shall be submitted to 
the Local Planning Authority.  

 Marketing Plan setting out how the WCA rooms would be 
promoted/advertised. 

 Viability Review 

 Early-stage review 



 If Substantial Implementation not achieved by 18 months post 
grant of planning 

 Review if development work ceases 

 Phasing Plan 

 Details of the Phase 1 and Phase 1A stages to be approved by 
the LPA including triggers for the relevant stages with respect to 
the construction programme and occupation of the various 
elements of the development including delivery of the public 
realm. 

 S278 and Traffic Management Order  

 To be entered into with the Local Highway Authority for:  

 The redesigned vehicle crossover 

 Landscaping and planting of street trees 

 Visibility splays and tracking 

 Public footway improvement works  

 Trigger for entering into agreement and delivery of works (tbc) 

 Management Strategy for the public realm (measures to include but 

not limited to): 

 Management strategy of public realm  

 Securing an amount as publicly accessible space 

 Management of communal space 

 Details of access arrangements 

 Out of hours emergency 

 Meanwhile Pocket Park  

 Secure all necessary consents for the delivery of a publicly 
accessible pocket park  

 Delivery before first occupation of the student accommodation  

 Financial contribution to the LPA for the public realm 
improvement should the pocket park not be delivered. 

 Car Parking Management 

  Residents and occupiers of the development would not be 
eligible for on-street parking permits. 

 Spaces to remain as disabled person parking provision for the 
duration of the proposed development.  

 Public Realm and Connectivity 

 A public realm management strategy and public access to open 
space within the development  

 Offsite Financial contribution (£150,000) towards improved public 
realm, local connectivity, walking and cycling provision and 
wayfinding to and within QEOP 

 Public Art financial contribution within new public realm (£50k) 

 

 



 Highways Matters  

 A contribution (£20,000) towards the administration of the 
Construction Management Group and a requirement to 
participate in the group 

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

 Public footway improvement works secured via s.278 agreement.  

 Attendance at LLDC Construction Transport Management Group. 

 Four permanent Blue Badge parking spaces on Station Street 
agreed with the LPA and the Highway Authority 

 £20,000 financial contribution towards TfL Healthy Streets 

 Stratford Regional Station   

 Financial contribution of £250,000 towards the impact of 
additional trips including a capped amount to be used towards 
studies which support the delivery of mitigation options at 
Stratford Regional Station. 

 Jupp Road Bridge improvement works 

 Submission of planning application for the Jupp Road Bridge 
improvement works including the western access ramp 

 Financial contribution £1,000,000 

 Relocation Strategy 

 To provide a relocation strategy in connection with the remaining 
tenants at Jubilee House including a relocation strategy 
specification 

 Compliance with relocation strategy 

  Refuse 

  Waste collection arrangement. 

 Local Connectivity and Wayfinding 

 Financial contribution of £25,000 towards improved local 
connectivity, and wayfinding 

 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 careers connected with the approved 
uses.  

 All job vacancies arising from the Development are advertised in 
Local Labour and Business Schemes and job centres in the Host 
Boroughs 



 Local Labour and Business Schemes are notified of all job 
vacancies arising from the Development 

 the recruitment of persons living in the Host Boroughs to account 
for 25% of the construction jobs arising from the Development 

 the recruitment of persons living in the Host Boroughs to account 
for a total of between 25% and 85% of the end-use jobs at the 
Development 

 all employees employed at the Development in construction jobs 
to be paid the London Living Wage 

 the London Living Wage is promoted for all end use jobs at the 
Development; and 

 work-based learning opportunities are provided at the 
Development, including not less than 4 apprenticeship 
opportunities during construction 

 Commitment to engage with local charities/school/colleges to 
present opportunities/career paths in real estate and related 
subjects (e.g. sustainability).   

 Commitment to engage with local charities/school/colleges to 
invite to site during construction to demonstrate the process with 
links back to the curriculum  

 Creation of apprenticeship and training pathway within the 
facilities management aspect of the site when occupied.  

 

 Sustainability  

 Use of reasonable endeavours to connect to the QEOP district 
heating and cooling network to the development site and 
thereafter obligation if it is extended; 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;  

 Use 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 to be 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 £90 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 weeks] of the conclusion of 
that monitoring 



 Use Reasonable Endeavours to achieve BREEAM Excellent 
rating with a minimum requirement to achieve excellent with 
reasonable endeavours for outstanding 

 A Community Investment Programme 

 Submission and approval by the LPA of a detailed Community 
Investment Programme which sets out the type of projects to be 
funded by the financial contribution set out below; how these 
meet community development needs; and engagement with 
existing community groups in the Stratford area.  

 Financial contribution of a minimum £100,000 to kickstart the 
programme.   

 Commitment to fit out the school hall with equipment (details to 
be discussed with LAE) 

 Community Use 

 Strategy around the LAE community space element identifying 
how it would be designed/managed and allocated,) including 
detail of ‘low-cost hire/rents’, letting terms, marketing etc) to meet 
the needs of local Small and Medium Sized Enterprises to be 
submitted to the LPA for approval and thereafter the community 
space shall be delivered as approved.  

 Employment of a curator / manager  

 Securing space for a minimum period (TBC) 

 Review period (TBC)  

 Cascade mechanism out another use as agreed with the LPA 

 Architect Retention and Design Monitoring Contribution 

 Aim to retain architects and landscape architects in order to 
maintain design quality. In the event that the original architects 
are not retained then suitable alternatives shall be submitted for 
approval by the LLDC. If the LLDC does not approve the 
suggested alternative architects then the applicant shall 
reimburse the LLDC for its costs in commissioning its own design 
advice subject to such costs being capped at £150,000. 

 Sustainable Transport  

 The applicant to submit a Final Travel Plans required for PBSA 
and LAE, meeting the TfL best practice requirements and secure 
the LPA’s written approval.  The Final Travel Plan would 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  

 To include electric car charging points 

 Occupants shall not be eligible for on-street parking permits 

 Travel Plans monitoring contribution £10,000 

11 HUMAN RIGHTS & EQUALITIES IMPLICATIONS 

11.1 Members should take account of the provisions of the Human Rights Act 1998 as 
they relate to the application and the conflicting interests of the Applicants and 



any third party opposing the application in reaching their decisions. The 
provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. In particular, 
Article 6 (1), of the European Convention on Human Rights in relation civil rights 
and a fair hearing; Article 8 of the ECHR in relation to the right to respect for 
private and family life and Article 1 Protocol 1 of the ECHR in relation to the 
protection of property have all been taken into account 

11.2 In addition, the Equality Act 2010 provides protection from discrimination in 
respect of certain protected characteristics namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion, or beliefs and sex and 
sexual orientation. It places the Local Planning Authority under a legal duty to 
have due regard to the advancement of equality in the exercise of its powers 
including planning powers. Officers have taken this into account in the 
assessment of the application and Members must be mindful of this duty inter 
alia when determining all planning applications. In particular Members must pay 
due regard to the need to: 

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

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

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

11.3 Officers are satisfied that the application material and Officers’ assessment has 
taken into account these issues. Particular matters of consideration have 
included provision of student accommodation; education facilities, public realm; 
accessibility, and parking bays, as well as the provision of community floor space 
and student housing. 

11.4 Officers consider that the effects of the proposal would not be so adverse as to 
cause harm and justify a refusal of consent or permission.  

12 CONCLUSION 

12.1 Officers consider that the overall massing, scale and height and the scheme’s 
architectural treatment and material selection have been well handled and is a 
suitable response to the context of the site and the St John’s Conservation Area 
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 and 
would provide an enhancement on the current situation in terms of views within 
and from the conservation area. The design quality and associated materials of 
the proposed development would serve to enhance the appearance of the site 
and its setting.  The proposals are supported by the QRP. 

12.2 In terms of the proposed uses the applicant has demonstrated that they have 
definitive links for the proposed PBSA from a specific HEI (UAL) in order to meet 
the policy requirement as well as illustrate how it would provide a policy 
compliant level of on-site affordable accommodation. It is confirmed that there 
would be a nomination agreement in place from the point of occupation, which is 
reflected in the s106. Provisions would also be included in the s106 to secure 
affordable rent caps on the student housing accommodation in accordance with 
the requirements under policy H.4. The proposals would therefore contribute 
towards the creation of a mixed and balanced community. 

12.3 The provision of new educational infrastructure is welcomed and meets local 
educational need, and it is considered provides, clear educational benefits in 



terms of the enhanced sixth form facilities in line with the aspirations of national, 
regional and local development plan policy.  

12.4 The proposals would also provide high quality facilities for use not just by 
students but also for the local community when the school is not open, which 
would contribute to the vibrancy and vitality of Stratford town centre. 

12.5 Officers are satisfied that the proposals would not, overall, be detrimental to 
residential amenity, and conditions are imposed where necessary to protect 
amenity.    

12.6 Officers are satisfied that the proposed redevelopment of this site is in general 
accordance with national, regional and local planning policies; and is considered 
as a form of sustainable development.  

12.7 It is recommended that the application be approved, subject to the Stage 2 
response from the Mayor; the recommended conditions set out below; and the 
completion of a s106 legal agreement as set out in the Heads of Terms above. 

13 CONDITIONS 

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: 

TO INSERT 

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 LPA to monitor development.  

4) Development in accordance with Environmental Statement 

The Development (including all matters submitted for approval pursuant to this 
permission) shall be carried out in accordance with the mitigation measures 
set out in Annex X unless otherwise provided for in any of these Conditions or 
subject to any alternative mitigation measures as may be approved in writing 
by the Local Planning Authority, provided that such measures do not lead to 
there being any significant environmental effects other than those assessed in 
the Environmental Statement.  



Reason: To ensure the mitigation measures specified in the Environmental 
Statement are satisfactorily implemented. 

CONSTRUCTION 

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 demolition or development 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 
demolition or development 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 demolition/development shall 
take place other than in accordance with the agreed stage 2 WSI which shall 
include: 

 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. 

 Where appropriate, details of a programme for delivering related positive 
public benefits. 

 The programme for post-investigation assessment and subsequent 
analysis, & 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: Development shall not commence before this condition is discharged 
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) Public engagement for Archaeological Finds 

No development shall commence until details of an appropriate programme of 
public engagement for archaeological finds including a timetable have been 
submitted to and approved in writing by the local planning authority. The 
development shall be carried out in accordance with the approved 
programme. 



Reason: The planning authority wishes to secure public interpretation and 
presentation of the site's archaeology in line with London Plan Policy HC1. 

Pre-commencement justification: This pre-commencement condition is 
necessary to safeguard the archaeological interest on this site. 

8) Demolition and Construction Transport Management Plan  

The Development, including demolition, shall not be commenced until a 
Demolition and Construction Transport Management Plan (DCTMP) has been 
prepared in consultation with the Local Planning Authority, Local Highway 
Authority, Transport for London, TfL Infrastructure Protection and the 
emergency services and such DCTMP has been submitted to and approved in 
writing by the Local Planning Authority. The DCTMP shall be in accordance 
with the TfL guidance for a detailed Construction Logistics Plan, all other 
relevant legislation in force, and substantially in accordance with all policy and 
best practice guidance published at the time of submission.  An updated 
version of the DCTMP reflecting any changes and details of the development 
known at the time and any updated policy or best practice guidance shall be 
submitted to the Local Planning Authority for its written approval in 
consultation with the agencies referred to above no less frequently than once 
every three years and prior to any proposed changes in site access 
arrangements during the construction period. 

The objectives of the DCTMP shall be to: 

 minimise the level of road-based construction traffic through the 
promotion of sustainable transport options, where feasible 

 minimise the impact of road-based construction traffic by identifying 
clear controls on routes for large goods vehicles, vehicle types, vehicle 
quality and hours of site operation. 

 identify highway works required to accommodate construction traffic. 

 minimise the number of private car trips to and from the site (both 
workforce and visitors) by encouraging alternative modes of transport 
and identifying control mechanisms for car use and parking; and 

 assess the need for improvements to the public transport network to 
accommodate the additional number of trips associated with 
construction site activity to promote sustainable transport for 
construction. 

The DCTMP shall include as a minimum the following information: 

 a summary of works, hours of operation and demolition/construction 
traffic arrivals/ departures, scope and size of development, estimated 
materials and quantities.  

 details of workforce commute 

 demolition and construction programme and methodology 

 strategies and planned measures to reduce demolition/construction 
traffic (including noise and air quality) impacts on pedestrian and 
cyclists, public transport and other road users 

 detailed forecasts of daily demolition/construction vehicles, by vehicle 
type (size of vehicle), by construction phase and daily profile 

 the arrangements for liaison with the relevant highway authorities and 
emergency services, which shall include attendance at the LLDC 
Construction Transport Management Group 



 how the DCTMP will be implemented, monitored and updated including 
for the number, type and timing of vehicle arrivals on site, breaches and 
complaints, adherence to safety and environmental standards, including 
air quality and noise 

 details of required Traffic Regulation Orders (TRO) such as proposed 
road and footway closures, including those for abnormal loads and 
parking suspension and the notification of these 

 highway enabling schemes and the method for applying for approvals for 
Off Site highway works 

 the designated routes for large goods vehicles and process for dealing 
with abnormal loads 

 local access details including any required highway enabling schemes 
for access to and from the construction site 

 details of the proposed use of any lorry holding areas 

 railway protection matters 

 the position and operation of cranes / Mobile Elevating Work Platforms 

 details of control of and limits on parking spaces for construction 
workers' motor cars and vans used to travel to the Site 

 details of the required driver standards within the demolition/construction 
site and on the highway and how these will be enforced 

 on-site construction vehicle capacity by vehicle type, by phase if this 
changes 

 parking arrangements of vehicles belonging to site operatives and 
visitors 

 the storage of plant and materials used in constructing the development 

 community liaison, including the notification of neighbours with regard to 
specific works, dealing with complaints and measures for protecting 
nearby residential and commercial properties from noise and other 
environmental effects. 

Measures to address impacts from construction traffic might include (but not 
limited to): 

 safe provision for walking and cycling, including the erection and 
maintenance of security hoardings 

 measures to control the emission of dust and dirt during construction, 
including details of measures to prevent the deposit of mud and debris 
on the public highway 

 a scheme for recycling and disposing of waste resulting from any 
demolition and construction work 

 membership of the Fleet Operator Recognition Scheme and 
implementation of vehicle safety measures and driver training including 
cycle awareness and an on-road cycle module. 

The detailed CTMP shall also include the following as set out below: 

The CTMP shall describe how construction traffic movements will avoid peak 
area traffic times where significant events or football matches take place at 
London Stadium. 



For each phase of the development the applicant shall prepare detailed 
proposals for the local access arrangements to the site for approval by LLDC, 
LB Newham and TfL, including swept path analyses by vehicle type, details of 
parking and feeder taxi rank suspension and / or relocation, the latter of which 
should be minimised, whilst taking into account safety requirements. Liaise 
with TFL and provide details of surveys using a methodology to be agreed 
with TfL for taxi feeder rank use and electric vehicle (EV) parking bays use. 

The construction routes to and from the site shall be agreed with LLDC, LB 
Newham and TfL in advance of any demolition and construction. The routes 
for heavy loads (construction vehicles greater than 40 tonnes) shall avoid the 
stretch of road between Bow roundabout along the A118 High Street, unless 
works have been carried out to rectify this structure. 

The site access/ egress arrangements should avoid crossing the footway on 
Great Eastern Road for access entirely and egress, unless it can be 
demonstrated that no other alternative is reasonably practicable.  Should the 
Applicant’s proposed access/ egress option involve crossing the footway on 
Great Eastern Road, the CTMP shall include a commitment to avoid HGV 
construction vehicle arrivals and departures coinciding with the busy time for 
Sixth form students (understood to be before 08.30). In any event construction 
traffic arrivals/ departures must be within LB Newham’s normal operating 
hours (currently 08:00 to 18:00 hours Monday to Friday, 08:00 to 13:00 hours 
Saturday and at no time on a Sunday or Bank Holiday). 

Access to and Egress from the site, including the passage of construction 
vehicles in the vicinity of Stratford bus station will be managed at all times by 
traffic marshals who are Community Safety Accreditation Scheme (CSAS) 
trained, to minimise the impact on pedestrians, cyclists and buses and taxis.  

Should the existing two electric vehicle (EV) parking bays on the western side 
of Station Street need to be suspended at any time during any part of the 
construction period, the applicant shall fund the provision of two alternative EV 
parking bays at an alternative location as required by LB Newham. 

Should the existing taxi feeder rank on the western side of Station Street need 
to be relocated and / or temporarily suspended at any time during any part of 
the demolition/construction period, the applicant shall fund an alternative 
location or provision as approved by TfL and LB Newham. 

The public highway shall not be closed at any time, except for the southern 
section of Station Street that is not adjacent to the bus station, on a weekend 
day only, including works associated with crane erection and dismantlement, 
without prior agreement in writing from LB Newham.  

Wheel washing facilities shall be used to ensure that no muck or detritus 
enters the public highway. 

All demolition/construction vehicle deliveries shall take place within the 
demolition/construction site, to ensure vehicles do not stop on the highway, 
with the exception of the southern section of Station Street, away from the bus 
station, once the Sixth Form Academy has relocated to the new Development. 

A commitment is required that the adoption of Construction Logistics and 
Community Safety (CLOCS) standards for all delivery vehicles (CLOCS 
Standard for construction logistics, V1.2 2014) shall be a contractual 
requirement.  

A commitment is required that Fleet Operator Recognition Scheme (FORS) 
Silver accreditation as a minimum shall be a contractual requirement and that 
Gold operators will be appointed where possible. 

The development shall be carried out in accordance with the approved details.   



The following monitoring information in relation to the demolition/construction 
of the Development shall be provided to the Local Planning Authority on not 
less than an annual basis until the date of Practical Completion of the 
Development: 

 sustainable transport of materials and waste (including percentages 
transported by road, rail and water) 

 waste generation and materials reuse and recycling  

 air quality from construction activity within the Site 

 noise from construction activity within the Site 

The first such monitoring information shall be provided on the first anniversary 
of Commencement of the Development and on each anniversary thereafter 
until the Completion of the Development. The Development shall be carried 
out in accordance with the approved details. 

Reason and pre-commencement justification: To ensure that the Local 
Planning Authority can assess whether the development would generate any 
unacceptable environmental impacts through demolition and construction that 
would require appropriate mitigation and to be in accordance with Local Plan 
Policy T.4. 

9) Railway Infrastructure Protection 

The development hereby permitted shall not be commenced until the written 
permission of either a) Network Rail acting in consultation with TfL, or, b) TfL 
acting in consultation with Network Rail and DLR has been provided to the 
satisfaction of the Local Planning Authority, such approval shall be for the 
detailed design and method statements for all of the foundations, basement 
and ground floor structures, or for any other structures below ground level, 
including piling (temporary and permanent). 

The development shall thereafter be carried out in all respects in accordance 
with the approved design and method statements, and all structures and 
works comprised within the development hereby permitted which are required 
by the approved design statements in order to procure the matters mentioned 
in paragraphs of this condition shall be completed, in their entirety, before any 
part of the building hereby permitted is occupied.   

Reason: To ensure that the development does not impact on existing   
transport infrastructure. 

Pre-commencement justification: submission required prior to commencement 
to ensure that Network Rail, the DLR, TfL and the Local Planning Authority is 
satisfied that the impact of the development would be appropriately mitigated. 

10) Demolition & Construction Dust Monitoring and Mitigation 

Prior to the demolition phase and prior to commencement of 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: 

 A detailed Dust Management Plan (DMP) which shall include 
appropriate dust suppression measures and techniques for a high-risk 
site and monitoring of dust emissions at nearby properties 

 An air quality and dust risk assessment 



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

Separate schemes for dust monitoring, assessment and mitigation for 
demolition and construction phases can be submitted. 

Reason:  To ensure that the demolition and construction of the development 
minimises its environmental impacts and protect local air quality and comply 
with Policy SI1 of the London Plan and the GLA SPG Control of Dust and 
Emissions During Construction. 

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

11) Demolition  

A scheme for protecting nearby residents and commercial occupiers from 
noise, dust, vibration and other environmental effects during demolition shall 
be submitted to and approved in writing by the Local Planning Authority prior 
to any demolition taking place on the site. The scheme shall be based on the 
Code of Practice for Construction Sites and arrangements for liaison set out 
therein. A staged scheme of protective works may be submitted in respect of 
individual stages of the demolition process but no works in any individual 
stage shall be commenced until the related scheme of protective works has 
been submitted to and approved in writing by the Local Planning Authority. 
The demolition shall not be carried out other than in accordance with the 
approved scheme 

In the interests of public safety and to ensure a minimal effect on the 
amenities of neighbouring premises and the transport network these details 
are required prior to demolition in order that the impact on amenities is 
minimised from the time that development starts. 

Reason: In the interests of public safety and to ensure a minimal effect on the 
amenities of neighbouring premises and the transport network these details 
are required prior to demolition in order that the impact on amenities is 
minimised from the time that the construction starts. 

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

12) Demolition and Construction Waste Management Plan(s)  

The Development shall not be commenced until a Demolition and 
Construction Waste Management Plan(s) has been submitted to and 



approved in writing by the Local Planning Authority. Separate plans for the 
demolition and construction phases can be submitted. 

The objectives of the management plan shall be to ensure all waste arising 
from demolition and construction works are 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 
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 Plan(s).  

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

Pre-commencement justification: The submission 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. 

13) Internal and External Plant Equipment 

Prior to their installation, 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, adjoining occupiers or to the area generally. 



14) 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 prior to first 
commencement. The proposed works would 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. 

CONTAMINATION 

15) 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:  

i A updated risk assessment which has identified: all previous uses, potential 
contaminants associated with those uses, a conceptual model of the site 
indicating sources, pathways and receptors, potentially unacceptable risks 
arising from contamination at the site. 

ii. A scheme of ground investigation, incorporating a detailed review of 
investigation, remediation and validation work carried out previously, 
describing and justifying the scope of investigations to provide sufficient 
information for a contamination risk assessment; and 

iii. A contamination risk assessment and Remediation Strategy report based 
on the findings of the ground investigation. 

The scheme of ground investigation (part 2) shall be agreed in writing with the 
Local Planning Authority before the ground investigation commences. The 
ground investigation and remediation strategy (part 3) shall be implemented 
as approved, with any changes requiring the written consent of the Local 
Planning Authority. 

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 Policy BN14 of the 
Local Plan 2020. 

16) Remediation Implementation and Verification Method Statement 

Excluding demolition, 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, has been submitted to and approved in writing by 
the Local Planning Authority.  

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

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 BN3 and BN14 of the Local Plan 2020. 

17) Unexpected Contamination 

If during development unexpected contamination is encountered, then the 
Local Planning Authority shall be notified 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 (unless otherwise agreed in writing with the Local Planning 
Authority).  

The addendum remediation implementation and verification method statement 
shall be implemented as approved, with any changes agreed in writing 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 Policy BN14 of the Local Plan 2020. 

18) Verification Report 

No occupation/use 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 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 Policy BN14 of the Local Plan 2020. 

19) Foundation Works Risk Assessment 

No foundations work (including piling, or other similar penetrative methods) 
shall commence until a foundation works risk assessment, including a piling 
method statement, and details of measures to decommission screw piles at 
the end of the proposed temporary use, has been submitted to and approved 
in writing by the Local Planning Authority. The development shall be 
implemented in accordance with the approved details. 

Reason: To safeguard human health and controlled waters 

WATER USE 

20) Drainage Strategy 



Prior to the commencement of the development hereby permitted (except 
demolition above ground floor 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 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. 

21) Infiltration Drainage  

No infiltration drainage into the ground is permitted other than with the prior 
written consent of the Local Planning Authority. If infiltration drainage is 
proposed then a written plan shall demonstrate that there is no unacceptable 
risk to controlled waters from contamination.  

Reason: To prevent the increased risk of flooding, to improve and protect 
water quality, and improve habitat and amenity in accordance with Policy 
BN14 of the Local Plan 2020.  

22) Sustainable Urban Drainage Strategy 

Development shall not commence (with the exception of demolition works 
above ground level) until a sustainable drainage strategy, detailing any on 
and/or off-site drainage works including maintenance and integration of linked 
tree pits, soil volume, irrigation, has been submitted to and approved 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 (with the exception of temporary drainage during 
construction as approved with the sewerage undertaker) 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 BN14 of the Local Plan 2020. 

23) Sustainable drainage systems 

No above ground works shall take place until details of a sustainable drainage 
system (SuDS) have been submitted to and approved in writing by the Local 
Planning Authority.   

These shall include: 

i. coordination drawing illustrating how the systems work with paving, tree 
pits, planting pits, building drainage and local authority drainage  

ii. details of permeable paving, green/blue roofs, water collection and 
attenuation storage 

iii. details of the interconnected system of sustainable drainage features, 
identifying pathway of surface water, attenuation volumes and operation 
in both normal rainfall and flood conditions 

iv. details of any associated planting, substrate and drainage design, 
including appearance of any visible elements 



v. management and maintenance proposals for the sustainable drainage 
system 

The development shall not be occupied/used until it has been carried out in 
accordance with the approved details.  The development shall thereafter be 
retained as such.  

Reason:  To reduce the rate of surface water run-off from the buildings and 
limit the impact on the storm-water drainage system in accordance with 
Strategic Policy SP.5 and Policy S.4 of the Local Plan. 

24) Thames Water 

Development shall not commence (with the exception of demolition works 
above ground level) until impact studies, prepared in consultation with 
Thames Water, on the existing water supply infrastructure including the 
magnitude of any new additional capacity required in the system and a 
suitable connection point have been submitted to, and approved in writing by, 
the Local Planning Authority.  

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

25) Implementation of FRA 

The development approved by this planning permission (or phase in 
development as may be agreed in writing with the Local Planning Authority) 
shall not be occupied unless than in accordance with the approved Flood Risk 
Assessment Stratford Assembly Flood Risk Assessment October 2021 
prepared by Elliot Wood. The mitigation measures detailed in this document 
shall be fully implemented prior to occupation, in accordance with the 
scheme’s timing/phasing arrangements. The measures detailed above shall 
be retained and maintained thereafter throughout the lifetime of the 
development 

Prior to the occupation of the development details of a Safe Refuge 
Emergency Flood Evacuation Plan to be incorporated into the development 
shall be submitted to the Local Planning Authority for approval in writing. 

The development shall be carried out in accordance with the approved details   
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 Local Plan 2020. 

 

 

DESIGN 

26) Secured by Design  

Details of the measures to be incorporated into the development, 
demonstrating how principles and practices of the current ‘Secured by Design’ 
scheme and local crime prevention security measures shall be included within 
the development, shall be submitted to and approved in writing by the Local 
Planning Authority. Once approved in writing by the Local Planning Authority 
in consultation with the Metropolitan Police Designing Out Crime Officers, the 
development shall be carried out and maintained in accordance with the 
agreed details.  

Prior to the first use or occupation of the building, a letter or SBD certification 
from Metropolitan Police Designing Out Crime Office stating that appropriate 



SBD measures of compliance for the development    have been met shall be 
submitted to the Local Planning Authority. 

On completion of the full development including landscaping, external 
materials and other works incidental to the proposed development a letter or 
SBD certification from Metropolitan Police Designing Out Crime Office stating 
that appropriate SBD measures of compliance for the development have been 
met  shall be submitted to the Local Planning Authority. 

Reason: To ensure that the development maintains and enhances community 
safety. 

27) Material Samples Materials and Detailed Design 

No above ground works shall take place until details and a schedule of 
materials and products of all external facing materials to be used in the 
construction of the building hereby approved, along with material sample 
boards and/or full-size mock-ups, have been submitted to and approved in 
writing by the Local Planning Authority.  The development shall not be 
occupied/used until it has been carried out in accordance with the approved 
details. The development shall thereafter be retained as such. 

 

Detailed drawings including drawings of: 

 Principal features on the facades e.g., typical bay study to levels 1-5 and 
7-36 (1:50 @ A3, 1:25 @A1) 

 Ground floor frontages, including academy entrance study and student 
accommodation entrance study, to show glazing and signage zones, 
glazed architectural terracotta / faience tiles to entrance reveal, infill 
panels to bin stores etc, (1:50 @ A3, 1:25 @A1) 

 Details of white and light grey acid etched, or sand blasted glass 
reinforced concrete/ pre-cast concrete panel type and mid grey ribbed 
and bush hammered concrete spandrel panels, including joint profile 
(1:20 @A3) 

 Details of high performance PPC aluminium window system, extruded 
PPC aluminium baguettes to opening windows and curtain walling 
systems including any manifestation (1:20 @A3) 

 Key junctions between materials (1:20 @A3) 

 Parapets/roof level crown study to include rooftop plant screening, lift 
over runs etc (1:20 @A3) 

 Head, jamb and sill details, including profiles, for typical openings and all 
ground floor entrances and doors to sixth floor terrace (1:20 @A3) 

 Details of sixth floor roof terrace including floor finishes and balustrade 
details (1:20 @A3) 

 Details of soffits and canopies to entrance areas (1:20 @A3) 

 Details of enclosures to external stairs to basement bike stores (1:50 
@A3) 

 External signage details including elevations and sections (1:50 @A3)  

 Elevational location of all openings in envelope eg ventilation grilles, bird 
& bat boxes (1:100 @ A3) 



 Elevational location of all items which are fixed to the façade eg 
projecting perforated façade screens, rainwater pipes, lighting, CCTV, 
alarms including any provision for cable runs boxes (1:100 @ A3) 

 Elevational location of all panel joints (1:100 @ A3) 

 

 

Details of materials and products, including finishes, of:  

 Façade cladding materials including white and light grey acid etched or 
sand blasted glass reinforced concrete/ pre-cast concrete panel type 
and mid grey ribbed and bush hammered concrete spandrel panels and 
all facing metalwork including extruded PPC aluminium baguettes to 
opening windows 

 Window / door types (including finishes, glass types and any 
manifestation) 

 Curtain wall (including finishes, glass types, any manifestation and 
vertical planting panels to be incorporated) 

 All items which are fixed / integrated to the façade (eg projecting 
perforated façade screens, louvres and ventilation grilles, rainwater 
pipes, signage, bird/bat boxes) 

 Soffit and canopy materials 

 Sixth floor terrace floor and balustrade finishes 

Samples of the above materials should be provided. 
 

Full-size mock-ups of facades shall be provided at a size to be agreed with the 
Local Planning Authority.  This includes as a minimum: 

 Academy entrance and level 1 bay study to include soffit and paving 
interface  

 Level 5 bay study and parapet/balustrade to level 6 roof terrace 

 Typical bay study to level 8  

 Level 36 and crown bay study 

See guidance appended to the planning decision notice for further details of 
submission requirements. 
 
Reason: To secure high-quality design and detailing and to ensure that 
materials will make an acceptable contextual response, resulting in the 
satisfactory appearance of the development in accordance with Strategic 
Policy SP.3 and Policies BN.1, BN.4 and BN.10 of the Local Plan.  

 
 

LANDSCAPING 

28) Landscape Design 

Prior to completion of the façade, full details of hard and soft landscaping 
works and means of enclosure of all un-built, open areas and public realm 
including podiums/roof terraces shall be submitted to, and approved in writing 
by the Local Planning Authority 

Hard landscape details shall include:  



i. details of proposed finished levels or contours including any alterations 
in existing ground levels  

ii. means of enclosure and boundary treatments including railings and any 
associated access points  

iii. details of the solid 1.8m balustrade to be installed on the podium. 

iv. car parking layouts including details of blue badge parking and electric 
charging points  

v. details of other vehicle and pedestrian access and circulation areas 
including cycle storage 

vi. details of inclusive design including external steps and ramps, tactile 
warning or wayfinding paving, mobility features and dropped kerbs 

vii. hard surfacing materials which shall be permeable as appropriate, 
including dimensions, bonding and pointing 

viii. minor artefacts and structures e.g., street furniture, play equipment, 
refuse or other storage units, signage, lighting, planters (fixed and 
moveable), drinking water fountains, bollards and hostile vehicle 
mitigation 

ix. location of proposed and existing functional services above and below 
ground including service trenches, drainage, power (such as in ground 
power units, operating controls and feeder pillars), communications 
cables, pipelines etc. indicating lines, access covers and supports to 
ensure no conflicts with tree and planting pits and integration of access 
covers with paving/surfacing layout 

x. coordination drawing illustrating how the sustainable drainage system 
works with paving, tree pits, planting design, building and external 
drainage and local authority drainage  

xi. materials samples 

Soft landscape details shall include:  

i. updated Urban Greening Factor calculation and plan 

ii. planting plans including plant schedules, noting species, plant sizes 
including girth and clear stem dimensions of trees and proposed 
numbers/densities where appropriate 

iii. written specifications including cultivation and other operations 
associated with plant establishment 

iv. all planting systems including tree pits and planting beds demonstrating 
plant stabilisation, drainage, aeration/irrigation, volume and specification 
of growing medium, tree pit surfacing and measures for protection of 
planting beds during establishment 

v. coordination drawing showing the locations of green roofs/walls and 
integration with the building design, maintenance access including detail 
of substrate and species proposals  

vi. coordination drawing of all biodiversity enhancements including habitats 
and items such as bird/bat boxes, swift/bee bricks with specifics on the 
species anticipated to use these elements based on the ecological 
strategy and survey 

vii. implementation programme including time of year for planting 

viii. Two mature deciduous trees in the southwestern corner of the site  



The development hereby permitted shall be thereafter carried out in 
accordance with the approved details prior to the date of first occupation/use. 
All tree, shrub and hedge planting included within the above specification shall 
accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent 
superseding equivalent) and current Arboricultural best practice.  

If within a period of FIVE years from the date of the planting any trees, shrubs 
or hedges included in the landscaping scheme for the development hereby 
permitted that die, are removed, become seriously damaged or diseased, 
within five years of planting, shall be replaced within the first planting season 
following death, removal, damage or disease by planting of the same species 
and size as that originally planted shall be planted at the same place, unless 
the Local Planning Authority gives its written consent to any variation. 

The development shall only be implemented in accordance with the approved 
details. 

Reason:  To ensure that the development achieves a high quality of 
landscaping which contributes to the visual amenity, biodiversity and character 
of the area in accordance with Strategic Policy SP.3 and SP.5 and Policies 
BN.1, BN.3, BN.4, BN.8, T.4, T.6, T.9, S.1 and S.4 of the Local Plan. 

29) Landscape implementation 

All hard and soft landscape works shall be carried out in accordance with the 
approved landscape details and Phasing Plans as agreed in writing with the 
Local Planning Authority, by no later than the end of the planting season 
following completion of the development or prior to the first occupation of the 
development, whichever is sooner.  Planting shall comply to biosecurity 
requirements and BS:4428 Code of practice for general landscaping 
operations, BS:3936 Nursery stock specification, BS:5837 Trees in relation to 
construction and BS:7370 Recommendations for establishing and managing 
grounds maintenance organisations and for design considerations related to 
maintenance.’  

Reason:  To ensure that the landscaping is carried out within a reasonable 
period, to ensure new planting becomes established and to maintain a high 
quality of visual amenity within the area in accordance with Strategic Policy 
SP.3 and SP.5 and Policies BN.1, BN.3, BN.4 and BN.8 of the Local Plan.  

 

30) Tree Protection 

No development shall take place until an updated Arboricultural Method 
Statement and a Tree Protection Plan in accordance with British Standard 
BS5837:2012 (Trees in relation to design demolition and construction) have 
been prepared by a qualified arboriculturalist and submitted to and approved 
in writing by the Local Planning Authority.   

The Arboricultural Method Statement (AMS) shall include: 

i. schedule of trees to be removed or retained and details of any proposed 
tree works including topping, lopping or relocation 

ii. details of replacement tree planting where necessary 

iii. analysis of the tree root system including any existing surface 
constraints 

iv. full details and plans demonstrating how trees to be retained shall be 
protected during construction work including all trees on the site, or parts 



of trees growing from adjoining sites, unless shown on the permitted 
drawings as being removed.  

v. details of planned visits and training carried out by suitably qualified 
arboriculturalist 

vi. details of related works (including levels) in vicinity to the tree root 
system including surfaces and edging, below ground services, and any 
associated measures to protect the root system 

vii. details of any mitigating improvements to promote existing tree health 

The development shall not be occupied/used until it has been carried out in 
accordance with the approved details.  The development shall thereafter be 
retained as such. 

Reason:  To ensure that the development will not have an adverse effect on 
existing trees and to maintain the character and visual amenity within the 
locality in accordance with Strategic Policies SP.3 and SP.5 and Policies 
BN.1, BN.3, BN.4, S.1 and S.9 of the Local Plan. 

Pre commencement justification: To ensure that the development will not have 
an adverse effect on existing trees and to maintain the character and visual 
amenity within the locality. 
 

31) Trees – during construction 

Throughout the implementation of the works, the Arboricultural Method 
Statement shall be adopted and adhered to.  The erection of fencing for the 
protection of any retained tree shall be undertaken before any equipment, 
machinery or materials are brought on to the site for the purposes of the 
development, and shall be maintained until all equipment, machinery and 
surplus materials have been removed from the site.  Nothing shall be stored or 
placed in any area fenced in accordance with this condition and the ground 
levels within those areas shall not be altered, nor shall any excavation be 
made, nor shall any fires be lit, without the written consent of the Local 
Planning Authority.  All tree work shall be carried out in accordance with 
British Standard 3998 (Tree Work) and undertaken under the supervision of 
the project arboriculturalist.  No existing trees or hedgerows on the site unless 
dead or dangerous shall be felled or removed within 5 years from the 
completion of the development without the written approval of the Local 
Planning Authority.  

Any tree identified as retained that is damaged or required to be removed as a 
result of the works will result in either:  

a) the penalty payment by the applicant of a compensatory sum 
ascertained by the CAVAT valuation system to the Local Authority.  The 
applicant will submit at their own cost an independent CAVAT valuation 
for consideration 

b) the replacement by the applicant of the tree of equivalent size and 
species, or where not feasible due to the size of the tree, a replacement 
of a larger number of trees to an equivalent CAVAT value.  The 
applicant will submit at their own cost an independent CAVAT valuation 
for consideration 

The Local Authority will be granted access when requested and reasonably 
practicable to survey the condition of existing trees. 

Reason:  To ensure that the development will not have an adverse effect on 
existing trees and to maintain the character and visual amenity within the 



locality in accordance with Strategic Policies SP.3 and SP.5 and Policies 
BN.1, BN.3, BN.4, S.1 and S.9 of the Local Plan. 

32) Ecology 

No above ground works shall take place until a detailed ecological 
enhancements scheme, including a programme for the implementation of the 
works and long-term management, has been submitted to and approved in 
writing by the Local Planning Authority.   

This scheme shall include details of:  

i. An updated Phase 1 habitat survey and any further recommended 
surveys 

ii. appropriate ecological enhancements  

iii. measures specifically to address retention and/or enhancement of the 
site's ecological connectivity through ecological corridors and networks  

iv. details of any mitigation measures such as provision for roosting bats 

v. coordination drawing of all biodiversity enhancements including habitats 
and items such as bird/bat boxes, swift/bee bricks with specifics on the 
species anticipated to use these elements based on the ecological 
strategy and survey 

The development shall not be occupied/used until it has been carried out in 
accordance with the approved details.  The development shall thereafter be 
retained as such.  

Reason:  To preserve and enhance biodiversity and the water environment in 
accordance with Strategic Policy SP.3 and SP.5 and Policies BN.3, BN.4, S.4 
and S.9 of the Local Plan. 

33) Ecology during construction 

Due to the potential for nesting birds / protected species to be present, 

clearance of dense vegetation (including trees) shall be undertaken outside of 

the breeding bird season (between March – August inclusive). If clearance is 

required during the nesting season, an ecologist should survey the area for 

nesting birds a short time before clearance (ideally a week or less before 

clearance, and no more than 2 weeks before). Clearance within 5 m of any 

active nests found must be delayed until chicks have fledged. A report 

detailing results of the nesting bird check should be supplied to the Local 

Planning Office soon after the survey, and areas found nest free should be 

cleared as soon as possible after the survey in case birds attempt to nest in 

surveyed areas between the time of the nesting bird check and the start of 

clearance.   

 
Reason:  To ensure the development contributes towards the protection and 
creation of habitats and valuable areas for biodiversity, ensuring compliance 
with the Habitats Regulations and the Wildlife & Countryside Act 1981 (as 
amended) in accordance with Strategic Policy SP.3 and SP.5 and Policies 
BN.3, BN.4, S.4 and S.9 of the Local Plan. 

34) Green roofs / green walls 

No above ground works shall take place until full details of green roofs and 
green walls in the areas indicated on the approved drawings have been 



submitted to and approved in writing by the Local Planning Authority.  All 
green roofs shall meet the minimum substrate depth requirements of the GRO 
Code 2021 and shall take account of the policy objective for biodiversity net 
gain. 

The details shall include: 

i. coordination drawing showing the locations of green roofs/walls and 
integration with the building design and maintenance access   

ii. details of substrates including depth and profile 

iii. full details of planting/seeding with species and density 

iv. a detailed scheme of maintenance including irrigation system (where an 
irrigation system is part of the design)  

v. details of associated ecological enhancements such as deadwood 
habitat, bird boxes, etc. 

vi. details of access and safety precautions during maintenance operations 

vii. sections at a scale of 1:20 with manufacturer’s details demonstrating the 
construction and materials used and showing a variation of substrate 
depth (where applicable) 

viii. details of arrangements of and interfaces with all roof-top mechanical 
elements or structures including solar panels 

Upon completion, the green roof should be inspected by an 
independent, suitably qualified and experienced person (e.g., chartered 
landscape architect or chartered ecologist with experience of green roofs), to 
confirm that the specifications provided in response to the condition are met.  
Prior to first occupation/use a report with photographs, confirming substrate 
depth, seeding/planting and other relevant details shall be submitted to the 
Local Planning Authority for its written approval. 
 
The development shall not be occupied/used until it has been carried out in 
accordance with the approved details.  The development shall thereafter be 
retained as such.  
 
Reason:  To ensure the development undertakes reasonable measures to 
take account of biodiversity and the water environment in accordance with 
Strategic Policy SP.3 and SP.5 and Policies BN.3, BN.4, S.4 and S.9 of the 
Local Plan. 

TRANSPORT 

35) Cycle Parking 

Before the first use/occupation of the development hereby approved the cycle 
storage facilities as shown on the approved drawings shall be provided and 
thereafter such facilities shall be retained throughout the life of the 
development and the space used for no other purpose and the development 
shall not be carried out otherwise in accordance with any such approval given. 

Reason: To ensure that satisfactory safe and secure bicycle parking is 
provided and retained for the benefit of the users and occupiers of the building 
and to promote sustainable modes of transport. 

 

36) Storage- details to be submitted 



Before the first occupation of the relevant part of the development details 
(1:50 scale drawings) of the facilities to be provided for the secure storage of 
cycles and on-site changing facilities and showers for the respective uses 
have been submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the 
approved details and the facilities provided shall be retained for the life of the 
development and the space used for no other purpose. 

Reason: In order to ensure that satisfactory secure cycle parking and facilities 
for cyclists are provided and retained and in accordance with Policy T4 of the 
Local Plan 2020.  

37) Parking Permit Free 

No occupiers of the student accommodation hereby permitted, with the 
exception of disabled persons who are blue badge holders, shall apply to 
London Borough of Newham for a parking permit or retain such permit, and if 
such permit is issued it shall be surrendered to the Council within seven days 
of written demand.  

Reason: To avoid obstruction of the surrounding streets. 

38) 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 and London Borough of Newham (highway authority). 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. 

NOISE 

39) Noise Levels – Internal Noise Levels 

There shall be no occupation of any of the student accommodation units 
hereby permitted, until evidence has been provided to and approved in writing 
by the Local Planning Authority demonstrating compliance with BS 8233:2014 
‘Guidance on sound insulation and noise reduction for buildings’ to attain the 
below internal noise levels.  

 Bedrooms- 30dB LAeq,T* and 45dB LAfmax (following World Health 
Organisation guidance (to be exceeded no more than 10 -15 times per 
night within bedrooms) 

 Living rooms- 35dB LAeq, D*  

 *T- Night-time 8 hours between 23:00-07:00  

 *D- Daytime 16 hours between 07:00-23:00.  

The composite sound reduction of the building envelope (including openings 
or vents for background ventilation) shall ensure that appropriate internal 
noise levels can be achieved.   



Reason: To ensure that the occupiers and users of the development amenity 
are not adversely affected by excessive noise from environmental and 
transportation sources and to be in accordance with Policy BN11 of the Local 
Plan 2020. 

40) Noise Levels – Mechanical Equipment or Plant 

Noise from any mechanical equipment or building services plant, as measured 
in accordance with BS4142: 2014, shall not exceed 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.  

41) Noise from construction 

Noise levels at any occupied student accommodation unit due to construction 
or demolition shall not exceed 75dB LAeq (10 hour) measured at 1m from the 
façade of the building, 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 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 BN12 of the Local Plan 
2020. 

42) Grease Trap  

Prior to the commencement of the relevant part of the development, details of 
any grease trap or grease digester system required to be installed to any 
kitchen in the building shall be submitted to and approved in writing by the 
Local Planning Authority.  Details shall include plan and sectional drawings 
with measured drain sizes and invert levels and full manufacturer 
specifications.  The development shall only be carried out in accordance with 
the approved details. The approved details shall be implemented prior to the 
first occupation/use of the relevant part of the development and shall 
thereafter be permanently maintained. 
 
Reason:  To protect the amenity of future occupants and/or future nearby 
residential properties. 

MANAGEMENT 

43) Delivery and Servicing Management Plan  

The development shall not be occupied/used until a delivery and servicing 
management plan (DSMP) detailing how all elements of the development are 
to be serviced 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 DSMP shall also include provision for 
suspending delivery and servicing during refuse collection. The approved 
details shall be implemented from first occupation/use of that part of the 
development and thereafter for the life of the development on the respective 
area of land.  

http://www.tfl.gov.uk/info-for/freight/planning/delivery-and-servicing-plans#on-this-page-1
http://www.tfl.gov.uk/info-for/freight/planning/delivery-and-servicing-plans#on-this-page-1


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 T4 of the 
Local Plan 2020.   

44) Waste and Recycling Management 

Prior to the occupation/use of the relevant part of the development hereby 
permitted, details of waste and recycling storage for the relevant part of 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/occupation of the 
relevant 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. 

45) Student Management Plan 

Prior to occupation of the student accommodation hereby approved, a 
Student Management Plan shall be submitted to and approved in writing by 
the Local Planning Authority. The plan shall detail how all elements of the 
student accommodation would be managed by the accommodation operator, 
including the following: 

 Term move-in and move-out arrangements including details to minimise 
impact on the local highway network; 

 Use and management of external 6th floor terrace including accessibility, 
hours of use; measures to be taken to control noise emissions and 
prevent nuisance to nearby residential properties; 

 Management of spaces within student accommodation operator control; 

 Hours of access and noise control within internal and external spaces;  

 Security arrangements; and 

 Community liaison. 

The development shall be occupied in accordance with the approved details. 
 

Reason: To ensure appropriate operation and management of student 
accommodation and to limit disturbance to surrounding residential occupiers. 
 

46) Management Plan 



Prior to first occupation/use of the development hereby approved, a 
Management Plan shall be submitted and approved in writing by the Local 
Planning Authority. The Management Plan shall detail how all areas within the 
developer’s ownership shall be managed and maintained. Details shall include 
how all external landscape areas would be maintained and tidied to a good 
visual standard and how cross over of ownership demise with London 
Borough of Newham would be managed. Thereafter the approved plan shall 
be complied with for the lifetime of the development.  
 
Reason: To ensure that the development is completed and operated with good 
quality public realm spaces, and with appropriate management and 
maintenance procedures in place. 
 

47) Adaptable & Wheelchair Accessible PBSA Accommodation  

Five per cent of the student accommodation units hereby permitted shall be 
constructed to wheelchair accessible standards and comply with Part M of the 
Building Regulations and British Standard: 8300. Any communal areas and 
accesses serving the Wheelchair accessible bedrooms shall also comply with 
Part M of the Building Regulation. An additional Five per cent student 
accommodation shall be provided as easily Adaptable Wheelchair-accessible 
rooms for independent use. All other student accommodation units, communal 
areas and accesses hereby permitted shall be constructed to be easily 
accessible and comply with the Building Regulations. 

Reason: To secure appropriate access for disabled people, older people, 
people with mobility constraints and additional needs. 

48) Accessibility Management Plan  

Prior to the commencement of the relevant part of the development hereby 
permitted, an Accessibility Management Plan (AMP) shall be submitted to and 
approved in writing by the Local Planning Authority. The AMP shall include 
details of:  

1. The detailed design and layout of rooms that will be designed for 
wheelchair users to occupy from the outset (5% - 37 rooms in total) 

2. A proposal for how rooms would be fitted out for those students who 
require an accessible room but are ambulant disabled 

3. A mechanism to enable additional bedrooms up to a maximum of 10% of 
the total number of rooms (maximum of 71) to be fitted out within 2 
weeks of the adaptable rooms being required and no accessible rooms 
being available unless agreed otherwise 

4. Details of the way in which the website which advertises rooms at the 
development will advertise the availability of wheelchair accessible 
rooms; and  

5. Details of the mobility scooter and blue badge parking provision to 
include a mechanism for review and regular monitoring of blue badge 
and mobility scooter parking demand. The AMP shall also set out how 
further mobility scooter or blue badge parking demand could be 
accommodated either on-site or on-street (within the immediate vicinity 
of the site) if required. 

The AMP will be considered by the Local Planning Authority, in consultation 
with the GLA Access Adviser and the measures shall be implemented, and 



the accommodation operated only in accordance with the approved AMP at all 
times thereafter throughout the life of the development hereby permitted.  

Reason: To ensure an inclusive environment. 

SUSTAINABILITY 
 

49) BREEAM 

Before any fit out works to the development hereby authorised begin, an 
independently verified BREEAM report (detailing performance in each 
category, overall score, BREEAM rating and a BREEAM certificate of building 
performance) to achieve a minimum 'excellent' rating shall be 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. 

Before occupation of the purpose-built student accommodation and LAE 6th 
form college hereby permitted, a certified Post Construction Review (or other 
verification process agreed with the Local Planning Authority) shall be 
submitted to and approved in writing by the Local Planning Authority, 
confirming that the agreed standards above have been met. 

Reason: To ensure that high standards of sustainability are achieved in in 
accordance with policies S2 and S4 of the Local Plan 2020. 

50) Renewable energy 

The development shall be constructed and operated in accordance with the 
approved   Stratford Assembly Energy Statement October 2021 prepared by 
DSA Engineering and shall achieve the reported 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 policies S2 and S5 of the Local Plan 2020.  

51) Energy Strategy 

Prior to commencement, an updated Energy Strategy should be submitted 
and agreed in writing with the local planning authority which provides further 
detail on how the development will meet the GLA Energy Hierarchy target of 
15% for ‘Be Lean’ measures. This should include a description of all the 
measures that have been considered and how energy efficiency has been 
maximised. If further improvements cannot be made then a robust justification 
should be provided as to why. 

Reason: In the interests of promoting sustainable development. 

52) Ventilation Strategy 

Prior to the commencement of above ground construction works, 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 with respect to NOx filtration 
or ventilation.  The development shall be thereafter carried out prior to first 
occupation/use in accordance with the approved details and the mitigation 
measures maintained as part of the development. 

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



53) Wind 

Prior to occupation of the development hereby approved, wind tunnel testing 
analysis shall be carried out in accordance with a set of weibull parameters 
which shall be agreed in writing in advance with the Local Planning Authority. 
The wind tunnel testing analysis shall demonstrate that the proposed 
mitigation is sufficient to ensure wind conditions are safe and comfortable for 
the intended uses, entrances and public realm throughout the development.  

Reason: to ensure a safe and comfortable wind environment in the public 
realm. 

Wind Mitigation Measures 

54) Prior to  commencement of the development hereby approved details of 
temporary mitigation measures shall be submitted to, and approved in writing 
by,  the Local Planning Authority  in the form of two 6m totems,  to be provided 
at the western area of the development site between the school/student 
accommodation building hereby permitted and Broadway House, as well as 
deciduous tree planting at the southwestern corner  to ensure wind conditions 
are safe and comfortable along the east – west pedestrian route through the 
site. The wind mitigation measures shall be reviewed and updated throughout 
the construction period and be updated as agreed in writing with the Local 
Planning Authority.  

Reason: to ensure a safe and comfortable wind environment in the public 
realm. 

Pre commencement justification: To ensure that the Local Planning Authority 
can consider wind mitigation measures during demolition and construction. 

55) Fire Strategy 

Prior to commencement of above ground works hereby permitted, an updated 
Fire Strategy prepared by a third party suitably qualified assessor shall be 
submitted to and approved in writing by the Local Planning Authority. The 
updated strategy shall detail how the proposed development would function in 
terms of: 

 the building’s construction: methods, products and materials used 

 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 

 how provision would be made within the site to enable fire appliances to 
gain access to the building. 

The updated fire strategy shall detail the approach to compliance with the 
relevant fire safety guidance, and evidence shall be provided to the LPA that 
consultation has been undertaken with the relevant approval authorities (Fire 
Service and Building Control) to agree the approach.  

The strategy shall be implemented as approved prior to first occupation/use 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 D12. 

56) Fire Evacuation Lifts  



Prior to commencement of superstructure works, drawings showing the 
installation of fire evacuation lifts for each building core shall be submitted to, 
and approved in writing by, the Local Planning Authority. Fire evacuation lifts 
shall thereafter be installed within the development hereby permitted in 
accordance with the approved drawings.  

Reason: To ensure the safe and inclusive emergency evacuation of residents 
in accordance with London Plan Policies D3 and D12 

 

57) Overheating 

Before the construction of the façades of the development hereby permitted 
takes place, an updated assessment of the internal temperature in summer of 
the development shall be submitted to, and approved in writing by, the Local 
Planning Authority, so as to demonstrate compliance with the requirements of 
the Building Regulations 2010 (Schedule 1, Part L). Such assessment shall 
use the method of calculation set out in the SAP 2012 (Appendix P) (or any 
subsequent edition of the SAP as may amend or replace the 2012 edition, as 
published by BRE) and have regard to CIBSE 2050 weather data. The 
assessment 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. The building shall be constructed in accordance with the approved 
details 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 and to be in accordance 
with Policy S.4 of the Local Plan. 

PERMITTED DEVELOPMENT 

58) 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. 

59) Lighting  

No occupation of the development hereby approved shall take place until a 
lighting scheme, including floodlighting, security lighting and the illumination of 
the buildings at night, has been submitted to and approved in writing by the 
Local Planning Authority.   

The scheme shall include: 

i. functions of proposed lighting and the uses it supports e.g., for 
wayfinding 

ii. a lux plan showing both proposed and existing retained light sources  

iii. details of time limits on lighting and hours of operation  

iv. details of how the lighting scheme will mitigate any potential biodiversity 
impacts arising from the installation or operation of the proposed lighting  



v. details of fixtures, any supporting structures and systems of control such 
as timers and sensors including surface finish and colour 

vi. details on colour temperature of the lighting and the associated public 
realm surfaces including reflectivity and glare 

The development shall not be occupied/used until it has been carried out in 
accordance with the approved details.  The development shall thereafter be 
retained as such. 

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

60) CCTV 

No CCTV equipment shall be installed until details of the design and 
appearance including the location have been submitted to and approved in 
writing by the Local Planning Authority. 

The development shall be carried out in accordance with the approved details 
and thereafter retained as such.  

Reason:  To ensure that the development does not prejudice the visual 
amenities of the locality. 

61) Wayfinding / Signage 

No above ground works shall take place until details of a signage strategy 
which shall include detailing of the intended appearance of signage for all 
uses on the site, including the mural/wall art to the flank wall of Broadway 
House, as well as wayfinding (including waymarking from point of arrival), 
street signage and traffic related signage has been submitted to and approved 
in writing by the Local Planning Authority.  The strategy shall include locations 
and details of fittings and supporting structures.  The development shall not be 
occupied/used until it has been carried out in accordance with the approved 
details.  The development shall thereafter be retained as such. 

Reason:  To ensure legibility of the site in accordance with Strategic Policy 
SP.3 and SP.5 and Policies BN.1, BN.3, BN.4, BN.8, S.1 and S.12 of the 
Local Plan. 

Appendices 
 
1. Location Plan / Site Context 
2. Site within St John’s Conservation Area 
3. Neighbouring Properties 
4. Selection of LAE Floorplans 
5. Selection of PBSA Floorplans 
6. New Eastern Access Ramp to the Jupp Road Bridge 
7. Public Realm and Landscaping Character Areas 
8. Southern Plaza illustrating temporary landscaping  
9. Elevations 
10. Sections 
11. Visualisations (including Industrial type feature frames) 
12. Accessible and Adaptable Bedroom Layout 
13. Sub Area 3 (Central Stratford and Southern Queen Elizabeth Olympic 

Park) 
14. QRP report dated 22nd November 2021  


